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PROJECT:    330 Topaz Street Residence 

 
FILE NUMBER:   26-KET-00126  
 
APPLICATION TYPE:  Mountain Overlay Design Review  
 
ASSOCIATED APPLICATIONS: Lot Consolidation Preliminary Plat 26-KET-00135, 

Preapplication Mountain Overlay Design Review P26-001 
 
PROPERTY OWNER:  Matthew & Kathryn McNeal  
 
ARCHITECT:    Gretchen Wagner, AIA, Scape Design Studio  
 
REQUEST: Mountain Overlay Design Review for the development of a new 

two-story, 5,823-square-foot single-family residence and 
associated site improvements and Lot Consolidation 
Preliminary Plat with requested Subdivision Exceptions. 

 
LOCATION:  330 Topaz Street (Tax Lots 8258 & 8259) 
 
ZONING:    Limited Residential (LR) 
 
OVERLAY:    Mountain Overlay  
 
 

RECORD OF PROCEEDINGS 
The City of Ketchum Planning and Zoning Commission (the “Commission”) considered the 330 
Topaz Street Residence Mountain Overlay Design Review Application File No. 26-KET-00126 
during their regular meeting on June 17, 2026. The application was considered concurrently with Lot 
Consolidation Preliminary Plat Application File No. 26-KET-00135 and the public hearings were 
combined in accordance with Idaho Code §67-6522.  
 
A public hearing notice was mailed to all property owners within 300 feet of the project site on May 
27, 2026. The notice was published in the Idaho Mountain Express on May 27, 2026. A notice was 
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posted on the city’s website on June 2, 2026 and on the project site on June 2, 2026. The building 
corners were staked, all trees proposed to be removed were flagged, and the story pole was 
installed on the project site on June 10, 2026. 
 

FINDINGS OF FACT 
The Commission having reviewed the entire project record, provided notice, and conducted the 
required public hearing does hereby make and set forth these Findings of Fact, Conclusions of Law, 
and Decision as follows:  
 
Matthew and Kathryn McNeal, represented by architect Gretchen Wagner of Scape Design Studio, 
have submitted a final Mountain Overlay (MO) Design Review application for the development of a 
new two-story, 5,823-square-foot single-family residence and associated site improvements (the 
"project"; see Figure 2) located at 330 Topaz Street. The property consists of two existing tax lots 
(Tax Lots 8258 and 8259) located within the Limited Residential (LR) Zoning District and Mountain 
Overlay (MO) District. The final MO Design Review plan set is included as Exhibit A. 
 
The project is proposed in conjunction with a Lot Consolidation Preliminary Plat to combine the two 
existing tax lots into a single lot. Lot consolidations are processed as major subdivisions and are 
permitted in the LR Zone subject to approval of a subdivision exception pursuant to LDC 
§16.07.080.A.1.b.5. In accordance with LDC §16.07.080.A.1.b.5.c.2.B, the Preliminary Plat 
application was submitted with the final MO Design Review application for concurrent review.  
 
Pursuant to LDC §16.02.070.D.4.a, Mountain Overlay Design Review is required for the 
construction of new buildings and associated site improvements within the Mountain Overlay 
District. Accordingly, the proposed residence and related site improvements are subject to the 
Mountain Overlay standards in LDC §16.02.070.D.5, the Design Review standards in LDC 
§16.04.080.C, and the Design Review approval criteria in LDC §16.07.030.C. 
 
The project site is located within an established residential neighborhood in the Mountain Overlay 
District. The proposal includes demolition of the existing residence, construction of a new single-
family residence, associated site improvements, and consolidation of the two existing tax lots into a 
single parcel. 
 
The Commission finds that the proposed Mountain Overlay Design Review application, Lot 
Consolidation Preliminary Plat, and requested Subdivision Exceptions generally conform with the 
Comprehensive Plan, Mountain Overlay District standards, Design Review standards, and 
applicable subdivision requirements.  
 
Existing Conditions  
The property is located within an established hillside neighborhood and consists of two separate tax 
lots (Tax Lots 8258 and 8259) within the LR Zone and the Mountain Overlay District. The two tax 
lots are proposed to be consolidated as part of the project.  
 
Tax Lot 8258 is developed with an existing single-family residence originally constructed in 1930. 
Two existing accessory sheds located on Tax Lot 8259 are proposed to remain. Pursuant to 
Ketchum Municipal Code (KMC) §15.16.020, structures that are 50 years of age or older are 
classified as historic structures for purposes of demolition review. Because the existing residence 
meets this threshold, demolition is subject to the procedures in KMC §15.16.040, including a 
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required 60-day waiting period following publication of a notice of intent to demolish. The notice of 
intent to demolish was published on May 13, 2026, and the required waiting period expires on July 
12, 2026. 
 

FINDINGS REGARDING CONFORMANCE WITH DESIGN REVIEW CRITERIA 
Pursuant to LDC §16.07.030.C.2.d, the Commission shall determine the following prior to granting 
Design Review approval:  

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, Welfare and Comprehensive Plan Conformance  
Comprehensive Plan and Mountain Overlay Vision  
The property is designated Low-Density Residential (LDR) on the Future Land Use Map of the 2025 
Cohesive Ketchum Comprehensive Plan and is located within the Mountain Overlay (MO) District. 
Together, these frameworks support residential development that is compatible with established 
neighborhood character while minimizing impacts to Ketchum's hillside environment. 
 
The LDR designation supports single-family residential development that is compatible with 
surrounding development patterns and neighborhood character. The Comprehensive Plan 
encourages reinvestment and redevelopment within established residential areas, provided 
development maintains the visual and environmental qualities that define those neighborhoods. 
 
The Mountain Overlay District places additional emphasis on protecting hillsides as a significant 
community asset. The purpose of the district is to minimize unnecessary disturbance to natural 
topography and vegetation, reduce visual impacts, and direct development to the most suitable 
portions of a site while accommodating reasonable residential use. 
 
Site Context and Analysis  
The property differs from many Mountain Overlay sites because it is not an undeveloped hillside 
parcel. The site is located within an established residential neighborhood and has been substantially 
altered by previous development activities, including construction of the existing residence, grading, 
landscaping, irrigation infrastructure, and roadway improvements. The property does not contain 
slopes exceeding 25 percent, and the proposed development does not extend into previously 
undisturbed hillside areas. 
 
The proposal redevelops a previously disturbed residential site and includes several improvements 
that advance the objectives of the Mountain Overlay District. These include removal of an existing 
residence that encroaches into the required uphill setback, consolidation of development within the 
most suitable and previously disturbed portion of the site, removal of unnecessary asphalt and other 
disturbed surfaces, regrading and revegetation of disturbed areas, and consolidation of two legal tax 
lots into a single parcel, thereby reducing future development potential. 
 
The Commission finds that the proposal generally conforms with the design-related goals, policies, 
and objectives of the Comprehensive Plan, is consistent with the purpose and intent of the 
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Mountain Overlay District, does not jeopardize public health, safety, or welfare, and satisfies 
Criteria 1 and 2 for approval. 
 
Criteria 3: Conformance with Applicable Code Standards 
Zoning and Dimensional Standards  
The Commission reviewed the final Mountain Overlay Design Review application for compliance 
with applicable zoning and dimensional standards, including setbacks, building height, building 
coverage, landscaping, parking, and access requirements. Based on the submitted plans and 
supporting materials, the Commission finds that the proposed development complies with the 
applicable standards of the Limited Residential (LR) Zoning District, subject to the conditions of 
approval contained in this report. 
 
Topaz Street, Easements, and Turnaround Areas 
Topaz Street is a substandard roadway that does not meet the City's minimum right-of-way width 
requirements for residential streets. Portions of Topaz Street, including the segment adjacent to the 
property, traverse private property. 
 
The City has historically maintained and provided snow removal services on a portion of Topaz 
Street extending to the existing turnaround area near the property. Based on this historic 
maintenance pattern, a 15-foot-wide easement measured from the edge of asphalt is required along 
the maintained portion of the roadway to accommodate snow storage, drainage, maintenance 
activities, and emergency access. 
 
As shown on the submitted plans, the applicant proposes to dedicate the required easement along 
the portion of Topaz Street historically maintained by the City. Areas of Topaz Street located east of 
the turnaround that have not historically been maintained by the City are considered private 
driveway access and are not subject to the same easement requirements. The Commission finds 
that the proposed easement configuration adequately accommodates the operational needs of the 
Streets Department, including maintenance access, snow storage, and emergency vehicle 
circulation.  

 
A portion of the designated fire apparatus turnaround is proposed to be surfaced with grass-pave 
blocks. Prior to issuance of a building permit, the applicant shall execute an agreement, in a form 
approved by the City Attorney and approved by City Council, acknowledging that the City shall not 
be responsible for damage to the grass-pave system resulting from roadway maintenance, snow 
removal, or other City operations. 
 
Pursuant to LDC §16.07.080.A.1.c(2)(A)j, a Preliminary Plat must identify the location and 
dimensions of all existing and proposed easements. In addition, LDC §16.06.050.F.2 requires that 
where a subdivision contains or borders a watercourse, drainageway, channel, or similar 
conveyance, an easement of sufficient width shall be provided to contain the facility and allow 
access for maintenance and reconstruction. 

The submitted Preliminary Plat does not currently depict all easements necessary to serve the 
development. Specifically, the plat does not clearly identify and dimension the proposed turnaround 
easement area associated with emergency access, fire apparatus operations, snowplow operations, 
and roadway maintenance at the terminus of Topaz Street. The turnaround configuration is shown 
in the project plans, including the hammerhead turnaround depicted on Sheet L110, associated 
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landscape improvements shown on Sheet L120, grass-pave treatment shown on Sheet L122, and 
supporting civil engineering drawings; however, the easement area itself must also be reflected on 
the Preliminary Plat. 

In addition, the property contains two irrigation conveyances, commonly referred to as the McCoy 
(Weyyakin) Ditch and the Reinheimer Ditch. The applicant proposes to relocate portions of these 
conveyances into underground piping to accommodate the proposed residence and associated site 
improvements. While the final alignment and design remain subject to additional review and 
approval by the City, the Final Plat must ultimately identify and provide easements sufficient to 
contain the relocated conveyances and provide for ongoing maintenance, repair, replacement, and 
reconstruction access. Easement locations associated with the relocated conveyances may 
therefore be refined during final engineering review and reflected on the Final Plat. 

Accordingly, the Preliminary Plat be revised prior to City Council consideration to clearly depict, 
dimension, and dedicate the fire apparatus, emergency services, and Streets Department 
turnaround easement area. In addition, the Final Plat shall be revised, as necessary, to reflect the 
final approved location and dimensions of easements associated with the relocated McCoy and 
Reinheimer irrigation conveyances. 

Irrigation Conveyances 
The property contains two existing irrigation conveyances. One conveyance, commonly referred to 
as the McCoy Ditch (also known as the Weyyakin Ditch), historically conveyed water associated 
with a water right that was transferred to the City of Ketchum in 2008. Although the City no longer 
utilizes the conveyance to transport irrigation water associated with the transferred water right 
downstream of the property, seasonal runoff, stormwater, and conveyance flows continue to occur 
within the ditch system. Accordingly, the conveyance must retain the ability to transport the same 
volume of water from the northern portion of the property near Topaz Street to the southern portion 
of the property near Garnet Street. 

Pursuant to LDC §16.06.050.F.5, no ditch, pipe, or irrigation conveyance may be rerouted, modified, 
piped, or otherwise altered unless approved in writing by the ditch company, property owner, or 
other party holding the applicable water rights, easement rights, or conveyance interests. The 
applicant proposes to relocate portions of the existing conveyances into underground piping to 
accommodate the proposed residence. Given the importance of the conveyance system and the 
proposed modifications, additional engineering review is necessary to ensure that the relocated 
facilities maintain equivalent functionality and do not create drainage, flooding, or maintenance 
concerns. 

Accordingly, prior to issuance of a building permit, the applicant shall submit a final irrigation 
conveyance relocation plan prepared by an Idaho licensed professional engineer for review and 
approval by the Planning Department, Public Works Director, Water Division, and City Engineer. 
The plan shall demonstrate that the proposed relocation maintains uninterrupted gravity 
conveyance, provides equivalent or greater hydraulic capacity than the existing system, preserves 
access for inspection and maintenance, will not impede the conveyance of water through the site, 
and will not adversely affect upstream or downstream properties. 

Prior to issuance of a building permit, the applicant shall also provide written authorization from the 
owners or holders of any affected conveyance rights, including the Reinheimer Ditch owners and 
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any other party possessing a legal interest in the affected irrigation facilities, authorizing the 
proposed relocation, piping, modification, or alteration of the conveyances as required by LDC 
§16.06.050.F.5. 

The applicant shall further execute any easements, maintenance agreements, indemnification 
agreements, access agreements, or other documents deemed necessary by the City Attorney to 
establish responsibility for the future operation, maintenance, repair, blockage, overflow, or failure 
of the relocated conveyance system. 

Mountain Overlay Standards  
The Commission finds that the proposed project complies with the applicable Mountain Overlay 
standards and is consistent with the purpose of the Mountain Overlay District to minimize hillside 
disturbance, preserve natural landforms and vegetation where feasible, reduce visual impacts, and 
direct development to the most suitable portions of a site.  
 
The project redevelops a previously disturbed residential site, does not encroach into slopes 
exceeding 25 percent, and avoids expansion into undisturbed hillside areas. The proposed 
residence, access improvements, landscaping, and utility infrastructure are concentrated within the 
most suitable portion of the property while maintaining compliance with applicable zoning and 
Mountain Overlay standards. 
 
The Commission finds that the project minimizes visual and environmental impacts and represents 
a context-sensitive redevelopment consistent with the intent of the Mountain Overlay District. 
 
Design Review Standards  
The Commission reviewed the proposed residence for compliance with the applicable Design 
Review standards in LDC §16.04.080.C and finds that the project is generally consistent with the 
standards related to building massing, scale, architectural character, and neighborhood 
compatibility.  
 
The proposed residence incorporates variation in building form, rooflines, and architectural 
articulation that reduces the visual perception of bulk and mass. The design combines two-story 
elements with pitched gable roofs and a central one-story element, creating visual relief and 
breaking down the overall scale of the structure. The proposed maximum building height of 30 feet 
4 inches remains below the maximum permitted height of 35 feet and is compatible with the scale 
and character of surrounding residential development. 
 
The project incorporates materials, roof forms, and architectural elements that are consistent with 
the mountain character of the surrounding neighborhood. In particular, the open colonnade feature 
within the central one-story element provides visual openness and contributes to the overall 
articulation of the building. The residence is also designed to respond to the site's topography and 
existing development pattern, helping minimize visual prominence while maintaining compatibility 
with the established residential character of the area. 
 
The Commission finds that the proposed residence satisfies the applicable Design Review standards 
and contributes positively to neighborhood character while minimizing visual impacts associated 
with hillside development. 
 



330 Topaz Street Residence Mountain Overlay Design Review  
Findings of Fact, Conclusions of Law, and Decision 
City of Ketchum Planning & Building Department        Page 7 of 22  

FINDINGS REGARDING COMPLIANCE WITH ZONING & DIMENSIONAL STANDARDS 
 

Zoning and Dimensional Standards Evaluation  
Land Development 
Code Section Zoning and Dimensional Standards & Commission Findings 

16.02.020.A.2 Minimum Lot Area 
Required: 9,000 square feet minimum 

Conformance 
YES 

Commission 
Findings 

Existing  
Tax Lot 8258: 12,836 square feet (0.29 acres) 
Tax Lot 8259: 5,828 square feet (0.13 acres)  
 
Proposed  
Consolidated Lot Area: 18,678 square feet (0.42 acres) 
The proposed lot consolidation combines an existing conforming lot and an existing 
substandard lot into a single parcel containing 18,678 square feet. The resulting parcel 
exceeds the minimum 9,000-square-foot lot area required in the LR Zone and 
eliminates a longstanding substandard lot. 

16.02.020.A.2 Building Coverage 
Maximum Permitted: 35% 

Conformance 
YES 

Commission 
Findings 

22% (4,183 square feet building coverage/ 18,678 square feet lot area) 
The Commission  finds the proposed residence complies with the maximum 35% 
building coverage standard. The proposed lot consolidation is not necessary to achieve 
compliance with building coverage requirements, as the residence would remain below 
the maximum permitted building coverage even without consolidation. 

16.02.020.A.2 Minimum Required Setbacks  
Front: 15’ 
Side: > of 1’ for every 2’ in building height = 15’-2’’ 
Rear: 20’ 

Conformance 
YES 

  

Commission 
Findings 

Front (Topaz Street): 15’-2’’ 
Side (east): 15’-2’’ 
Side (west): 31’-6’’ 
Rear (Garnet Street): 89’-10’’ 
 
The proposed residence complies with all required setbacks of the LR Zone. The primary 
purpose of the lot consolidation is to eliminate an internal property line that would 
otherwise cause the residence to encroach into the required rear setback. Following 
consolidation, the residence exceeds the required 20-foot rear setback by approximately 
70 feet. 

16.02.020.A.2 Building Height 
Maximum Permitted: 35 feet   

Conformance 
YES 

Commission 
Findings 

30’-4’’ 

16.04.020.C.12.i.2 Driveway Width 
• Minimum: The unobstructed, all weather surface of a private 

driveway shall not be less than 12 feet. 
• Maximum: The unobstructed, all weather surface of a private 

driveway shall not be greater than 35 percent of the linear 
footage of any street frontage or 30 feet, whichever is less, 
unless otherwise approved by the City Engineer. 

Conformance 
YES 

Commission 
Findings 

Proposed driveway width is approximately 24.5 feet, which exceeds the minimum 
required width of 12 feet and remains below the maximum permitted width. The 
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driveway occupies approximately 16 percent of the property's Topaz Street frontage, 
which is below the maximum allowed by the Land Development Code. 

16.04.050.E Parking Spaces 
One-Family Dwelling Unit in Residential Districts:  
2 parking spaces per one-family dwelling unit 

Conformance 
YES 

Commission 
Findings 

Two enclosed parking spaces are provided within the attached garage, satisfying the 
minimum parking requirement for a single-family residence. 

16.04.090.D Dark Skies: Lighting Standards 
• Color Temperature: All exterior lighting shall use light sources 

not to exceed 2,700 Kelvin.  
• Lighting Fixtures: All exterior lighting fixtures shall be full cutoff 

fixtures with the light source fully shielded, except as exempted 
in this section.  

Conformance 
YES 

Commission 
Findings 

The submitted lighting plan indicates that all exterior lighting fixtures are full-cutoff 
fixtures with fully shielded light sources and color temperatures not exceeding 2700 
Kelvin. The Commission finds the proposed lighting complies with the City's Dark Sky 
standards and will minimize off-site light spill and glare. 

 
FINDINGS REGARDING COMPLIANCE WITH MOUNTAIN OVERLAY DISTRICT STANDARDS 

Mountain Overlay District Standards (LDC §16.02.070.D.5) 
Land Development 
Code Section Mountain Overlay District Standard & Commission Findings 

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. 

Conformance 
YES 

Commission 
Findings 

The proposed residence is located on a previously developed residential site that lies 
below surrounding hillside features and is not situated on a prominent ridgeline, knoll, or 
skyline visible from public vantage points entering or within the City. Existing and 
proposed development is concentrated within the lower, previously disturbed portion of 
the property and remains subordinate to the surrounding topography. 
 
The Commission reviewed the submitted site plans, grading plans, building elevations, 
and visual information and finds that the proposed residence will not project above a 
significant ridgeline or skyline when viewed from public streets or other public vantage 
points. Existing vegetation, intervening development, and the site's position below 
surrounding hillside landforms further reduce visibility of the structure. 
 
The Commission finds the proposal will not result in a material visual impact to a 
significant skyline and complies with Section 16.02.070.D.5.a. 

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 is minimized.  
Material, as the term is used herein, shall be construed in light of the 
magnitude of the negative impact on the objectives of this section. 

Conformance 
YES 

Commission 
Findings 

The proposed residence, associated grading, and site improvements are located within a 
previously developed and disturbed residential site. While the project includes 
excavation, grading, and vegetation disturbance necessary to accommodate 
redevelopment of the property, the proposed improvements are concentrated within the 
existing developed area and do not extend onto prominent ridgelines, hilltops, or other 
visually sensitive hillside features. 
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The applicant has incorporated measures to minimize visual impacts, including siting 
the residence below surrounding hillside landforms, retaining existing vegetation where 
feasible, limiting disturbance to defined construction areas, and revegetating disturbed 
portions of the site. The proposal also includes removal of overhead utility lines, 
reduction of existing paved surfaces, and restoration of portions of the property 
following construction. 
 
The Commission  finds that the proposed redevelopment is concentrated within 
previously disturbed portions of the property and avoids expansion into undisturbed 
hillside terrain. The project includes removal of unnecessary paved surfaces, restoration 
and revegetation of disturbed areas, and undergrounding of utilities. Given the site's 
existing developed condition and the limited extent of additional disturbance, The 
Commission  finds that building, excavation, filling, and vegetation disturbance have 
been reasonably minimized and will not result in a material visual impact visible from 
public vantage points entering or within the City. 

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

Conformance 
YES 

  
Commission 
Findings 

The proposed development will continue to utilize access from Topaz Street through a 
driveway that has been reviewed as part of the associated site development and 
Mountain Overlay Design Review applications. The driveway has been designed to 
accommodate safe vehicular access while responding to the site's topography and 
minimizing disturbance within the Mountain Overlay District. The plans provide 
adequate access for emergency services, including a fire apparatus turnaround, and 
demonstrate sufficient space for vehicle circulation and access within the site consistent 
with applicable City requirements. 
 
The proposal consolidates access onto a single driveway from Topaz Street and 
eliminates the need for separate access to Tax Lot 8259 from Garnet Street, reducing 
the potential for additional hillside disturbance and access improvements. 
 
The Commission  has reviewed the proposed driveway design and finds that it complies 
with the driveway standards and other applicable site design requirements contained in 
Section 16.04.020.A. Therefore, the proposal complies with Section 16.02.070.D.5.c. 

16.02.070.D.5.d All development shall have access for fire and other emergency 
vehicles to within one hundred fifty feet (150’) of the furthest 
exterior wall of any building.  

Conformance 
YES 

Commission 
Findings 

The proposed residence is served by an existing driveway connection to Topaz Street 
that has been reviewed in conjunction with the associated site development and 
Mountain Overlay Design Review applications. The plans include a fire apparatus 
turnaround and provide emergency vehicle access to the residence consistent with City 
and Fire Department requirements. 
 
Based on the submitted site plan and access improvements, fire and other emergency 
vehicles can access the site and reach within one hundred fifty feet (150') of the furthest 
exterior wall of the proposed residence. The proposal also consolidates access onto a 
single driveway from Topaz Street, eliminating the need for separate access from Garnet 
Street and reducing the potential for additional hillside disturbance associated with 
access improvements. 
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The Commission finds the proposed development provides adequate emergency access 
and maneuvering space for fire and emergency service vehicles. The proposed fire 
apparatus turnaround and associated access easements will be further refined and 
depicted on the Preliminary Plat prior to City Council review. 

16.02.070.D.5.e Significant rock outcroppings shall not be disturbed. Conformance 
YES 

Commission 
Findings 

Review of the submitted topographic survey, site plans, and grading plans indicates that 
the subject property does not contain any significant rock outcroppings. No significant 
rock outcroppings have been identified within the proposed development area, and no 
disturbance of such features is proposed as part of the project. Therefore, The 
Commission finds the proposal complies with Section 16.02.070.D.5.e. 

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

Conformance 
YES 

Commission 
Findings 

The proposed residence and associated site improvements are subject to review and 
approval under the currently adopted building and fire codes, including all applicable 
provisions of Title 15 of the Ketchum Municipal Code and requirements of the Ketchum 
Fire District. The submitted plans include emergency access improvements and a fire 
apparatus turnaround designed to meet applicable fire protection standards. 
 
Compliance with all applicable building, fire, and life-safety requirements will be verified 
by the City Building Official and Ketchum Fire District during building permit review. The 
Commission finds the project is capable of meeting the requirements of the adopted 
building and fire codes and therefore complies with Section 16.02.070.D.5.f. 

16.02.070.D.5.g Public water and sewer service shall comply with the requirements  
of the City. 

Conformance 
YES 

Commission 
Findings 

The proposed residence will be served by existing public water and sewer infrastructure. 
The City's Water and Wastewater Departments reviewed the project plans submitted 
with the Mountain Overlay Design Review application and determined that the proposal 
is capable of complying with applicable utility service requirements. Any required utility 
improvements, connections, and service upgrades will be reviewed and approved 
through the building permit process. 
 
The project also includes review of proposed modifications to existing irrigation 
conveyances. Final design of the conveyance relocation shall be subject to review and 
approval by the City Engineer, Water Supervisor, Public Works Director, and Planning 
Department prior to issuance of a building permit. 
 
The Commission finds that adequate public water and sewer service is available to serve 
the proposed development and that the project complies with City utility requirements. 
Therefore, the proposal complies with Section 16.02.070.D.5.g.  

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

Conformance 
YES 

 
Commission 
Findings 

The applicant has submitted a drainage and grading plan demonstrating how 
stormwater runoff generated by the proposed development will be collected, conveyed, 
and managed on-site. The proposed improvements include measures to control runoff 
from new impervious surfaces and maintain existing drainage patterns to the extent 
practicable. The plans have been reviewed by the City Engineer, who determined that 
the proposed drainage design is capable of complying with applicable City standards. 
 
In addition, the property contains existing irrigation conveyances that function as 
seasonal runoff conveyance channels. Any approved relocation of these facilities shall 
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maintain existing conveyance capacity and shall not adversely affect upstream or 
downstream properties. 
 
Final drainage design and any required drainage improvements will be subject to review 
and approval during the building permit process. The Commission finds that drainage 
from the proposed development can be adequately controlled and maintained such that 
it will not adversely affect adjacent properties. Therefore, the proposal complies with 
Section 16.02.070.D.5.h. 

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. The clear zone shall include low 
combustible irrigated vegetation with appropriate species, on file 
with the Planning and Building Department. Revegetation outside of 
this clear zone should be harmonious with the surrounding hillsides. 

Conformance 
YES 

 

Commission 
Findings 

The proposed residence is located within the most suitable portion of the property for 
development. The selected building location utilizes an existing developed area, avoids 
expansion into undisturbed hillside terrain, relies on existing access from Topaz Street, 
and minimizes impacts to vegetation, drainage patterns, and hillside character. The 
proposal also eliminates an existing setback encroachment and consolidates two legal 
tax lots into a single parcel, reducing future development potential. The Commission 
finds there are no other locations on the property that would better achieve the 
purposes and objectives of the Mountain Overlay District. Therefore, the proposal 
complies with Section 16.02.070.D.5.j. 

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. 

Conformance 
YES 

 
Commission 
Findings 

The proposed residence is located within the previously developed portion of the 
property and is positioned to avoid expansion into higher-elevation areas, prominent 
hillside features, and more environmentally sensitive portions of the site. The selected 
building location maintains larger areas of open space and existing vegetation, utilizes 
the established access location from Topaz Street, and avoids the need for additional 
access improvements from Garnet Street. 
 
The Commission reviewed the site's topography, existing development pattern, and 
access constraints and finds the proposed building location appropriately concentrates 
development within the most suitable portion of the parcel. Relocating the residence to 
other areas of the property would likely result in greater disturbance to natural features, 
vegetation, drainage patterns, or hillside areas. 
 
Based on the submitted plans and supporting materials, The Commission finds there are 
no other locations on the parcel that are demonstrably more suitable for the proposed 
development while better carrying out the purposes and objectives of the Mountain 
Overlay District. Therefore, the proposal complies with Section 16.02.070.D.5.j. 

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

Conformance 
N/A 
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Commission 
Findings 

The proposed residence is accessed from Topaz Street via an existing access corridor, 
and the submitted topographic information indicates that the driveway and emergency 
access route do not traverse slopes of 25 percent or greater. As no access 
improvements are proposed across slopes meeting this threshold, the standard 
concerning impacts to drainage, snow and earth slide potential, and erosion associated 
with access traversing slopes of 25 percent or greater is not applicable to this project. 

16.02.070.D.5.l Utilities shall be underground. Conformance 
YES 

 
Commission 
Findings 

The project includes underground installation of all utility services, including electric, 
water, sewer, and communications infrastructure. Existing overhead utility lines serving 
the property will be removed and replaced with underground service.  
 
The project eliminates existing overhead utilities and provides underground utility 
service to the proposed residence. Therefore, the proposal complies with Section 
16.02.070.D.5.l. 

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. 

Conformance 
YES 

 
Commission 
Findings 

The submitted site and grading plans identify limits of disturbance for construction 
activities and include temporary construction fencing to delineate and protect areas 
outside the approved disturbance area. The limits of disturbance are intended to 
minimize impacts to existing vegetation, natural features, and undisturbed portions of 
the site during construction. 
 
As a condition of approval, limits of disturbance shall be clearly marked in the field and 
protected by construction fencing for the duration of construction activities. The 
Commission finds the project establishes limits of disturbance and provides for their 
protection during construction in compliance with Section 16.02.070.D.5.m. 

16.02.070.D.5.n Excavations, fills and vegetation disturbance on hillsides not 
associated with the building construction shall be minimized. 

Conformance 
YES 

 
Commission 
Findings 

The Commission finds that excavation, fill, and vegetation disturbance have been limited 
to areas necessary for construction of the residence, driveway improvements, utility 
installation, and associated site improvements. Disturbed areas not occupied by 
permanent improvements will be restored through landscaping and revegetation. 
Therefore, The Commission finds that hillside disturbance not directly associated with 
the proposed development has been minimized. 

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. 

Conformance 
N/A 

 

Commission 
Findings 

The Commission reviewed the subject property and the submitted application materials 
and found no significant historic, cultural, or community landmarks located on the site. 
The proposed development will not impact any identified landmark resources. 
Therefore, this standard is not applicable to the project. 

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. 

Conformance 
N/A 
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Commission 
Findings  

Review of the submitted site plans and building plans indicates that no below-grade 
structures are proposed to encroach into required setback areas. Accordingly, the 
provisions governing below-grade setback encroachments are not applicable to the 
proposed development. 

 
FINDINGS REGARDING COMPLIANCE WITH DESIGN REVIEW STANDARDS  

Design Review Standards (LDC §16.04.080.C) 
Land 
Development 
Code Section 

Design Review Standards & Commission Findings 

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. 

Conformance 
YES 

Commission 
Findings 

The subject property is accessed from Topaz Street, a substandard roadway that traverses 
private property and does not meet the City's minimum right-of-way width requirements 
for residential streets. As part of the proposed development, the applicant is providing a 15-
foot-wide easement along the historically maintained portion of Topaz Street to 
accommodate snow storage, drainage, roadway maintenance, and emergency access. The 
easement configuration has been reviewed by City staff and generally aligns with the 
operational needs of the Streets Department. 
 
The applicant is responsible for all costs associated with access improvements and any 
related infrastructure necessary to serve the development. In addition, prior to issuance of 
a building permit, the applicant shall execute an agreement, in a form approved by the City, 
acknowledging that the City is not responsible for damage to the proposed grass-pave block 
surface within the fire apparatus turnaround resulting from roadway maintenance or snow 
removal operations. 
 
The Commission finds that the applicant has provided for the access improvements 
necessary to serve the development. Prior to City Council consideration of the Preliminary 
Plat, the plat shall be revised to identify and dedicate the proposed fire apparatus, 
emergency services, and Streets Department turnaround easement. Subject to this 
condition, The Commission finds the proposal complies with Section 16.04.080.C.1.a. 

16.04.080.C.1.b 
Streets 

All street designs shall be approved by the City Engineer. Conformance 
YES 

Commission 
Findings 

The proposed access improvements, fire apparatus turnaround, easement configuration, 
and related roadway improvements have been reviewed by the City Engineer and Streets 
Department as part of the application review process. Any required modifications to the 
design, construction specifications, or maintenance provisions will be addressed through 
the engineering review and building permit processes. 
 
The Commission finds the proposed access improvements are capable of meeting City 
engineering requirements and are subject to final approval by the City Engineer. Therefore, 
the proposal complies with Section 16.04.080.C.1.b. 

16.04.080.C.2.a 
Sidewalks 

All projects under 16.04.080.B that qualify as a "substantial 
improvement" shall install sidewalks as required by the Streets and 
Facilities Department. 

Conformance 
N/A 

  
Commission 
Findings 

Section 16.04.020.C.13 requires sidewalk installation for substantial improvements in the 
Community Core, Tourist, and Light Industrial zoning districts. The subject property is 
located in the Limited Residential (LR) zoning district, where sidewalk installation is not 
required. Therefore, this standard is not applicable. 
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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. 

Conformance 
N/A 

Commission 
Findings 

Because sidewalk installation is not required for this project, the sidewalk width and 
design standards of this section are not applicable. 

16.04.080.C.2.c 
Sidewalks 

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

of conditioned space. 
b) The City Engineer finds that sidewalks are not necessary 

because of existing geographic limitations, pedestrian traffic 
on the street does not warrant a sidewalk, or if a sidewalk 
would not be beneficial to the general welfare and safety of 
the public. 

Conformance 
N/A 

Commission 
Findings 

Because sidewalk installation is not required for this project, consideration of a sidewalk 
waiver is unnecessary and this standard is not applicable. 

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. 

Conformance 
N/A 

Commission 
Findings 

Because no sidewalk improvements are required as part of the proposed development, 
this standard is not applicable.  

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. 

Conformance 
N/A 

Commission 
Findings 

Because no sidewalk improvements are required as part of the proposed development, the 
pedestrian connectivity standards of this section are not applicable. 

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. 

Conformance 
N/A 

 

Commission 
Findings 

Because sidewalk improvements are not required for this project, no in-lieu contribution is 
necessary and this standard is not applicable. 

16.04.080.C.3 
Drainage & 
Landscaping 

All applications shall meet the standards set forth in 16.04.060.A, Standards for All 
Development. 

 
16.04.060.A.1 
Drainage 

a. All stormwater shall be retained on site.  
b. Drainage improvements constructed shall be equal to the length 

of the subject property lines adjacent to any public street or 
private street.  

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

d. Drainage facilities shall be constructed per City standards. 

Conformance 
YES 

 

Commission 
Findings 

The applicant has submitted grading, drainage, and utility plans demonstrating how 
stormwater generated by the proposed development will be collected, conveyed, and 
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retained on-site. The proposed drainage system has been reviewed by the City Engineer, 
who determined that the project is capable of meeting applicable City drainage 
requirements and standards. 
 
The project includes drainage improvements necessary to serve the development and 
address runoff from new impervious surfaces. Any required drainage facilities located 
adjacent to access improvements will be constructed in accordance with City standards 
and subject to final engineering review. The City Engineer may require additional drainage 
improvements as necessary to address site-specific conditions during final engineering 
and building permit review. 
 
The Commission finds the proposed development is capable of retaining stormwater on-
site and providing drainage improvements consistent with City standards. Therefore, the 
proposal complies with Sections 16.04.080.C.3 and 16.04.060.A.1. 
 
The property contains the existing McCoy and Reinheimer irrigation conveyances. The 
applicant proposes to relocate portions of these conveyances to accommodate the 
proposed residence. Final design of the conveyance relocation shall be subject to review 
and approval by the Planning Department, Water Supervisor, Public Works Director, and 
City Engineer prior to issuance of a building permit. The applicant shall demonstrate that 
the relocated conveyances maintain existing hydraulic capacity and will not adversely 
affect upstream or downstream properties. 

16.04.060.A.2 
Utilities  

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

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

Conformance 
YES 

 

Commission 
Findings 

The proposed development will be served by public water, sewer, electric, and 
communication utilities. All utility improvements necessary to serve the development, 
including utility relocation, extension, connection, and installation, shall be completed at 
the sole expense of the applicant. 
 
The submitted plans provide for underground installation of utility infrastructure serving 
the site. Existing overhead utility lines will be removed and replaced with underground 
service, and utility, power, and communication lines within the development site will be 
concealed from public view. Final utility design and installation will be reviewed through 
the engineering and building permit processes to ensure compliance with applicable City 
and utility provider requirements. 
 
The Commission finds the proposed development is capable of meeting all applicable 
utility requirements and complies with Section 16.04.060.A.2. 

16.04.060.A.3 
Snow Storage 

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

b. Snow storage areas shall be provided on site.  
c. A designated snow storage area shall not have any dimension less 

than five feet and shall be a minimum of 25 square feet.  
d. In lieu of providing snow storage areas, snowmelt and hauling of 

snow may be allowed. 
e. All surface parking lots shall be designed with either snowmelt to 

facilitate the removal of snow or a storage area for plowed snow. 

Conformance 
YES 
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The storage area shall be 150 square feet for every 55 feet of 
linear lot width of the surface parking lot. 

Commission 
Findings 

 The submitted site plan identifies designated on-site snow storage areas intended to 
accommodate snow removed from driveways, parking areas, pedestrian circulation areas, 
and other improved surfaces. The proposed snow storage areas have been reviewed by 
the City Engineer and Streets Department and are sufficient to serve the development. 
Snow storage is provided on-site and is integrated into the overall site design to avoid 
impacts to adjacent properties, access routes, utilities, and drainage facilities. 
 
The plans demonstrate that designated snow storage areas meet the minimum 
dimensional requirements of the Land Development Code and are appropriately located to 
facilitate snow management during winter conditions. Any modifications required by the 
City Engineer to address site-specific conditions or operational considerations will be 
incorporated through final engineering and building permit review. 
 
The Commission finds the project provides adequate on-site snow storage consistent with 
City standards and complies with Section 16.04.060.A.3. 

16.04.060.A.4 
Landscaping  

a. Landscaping is required for all projects. 
b. 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. 

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

d. 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. 

Conformance 
YES 

 

Commission 
Findings 

The applicant has submitted a landscape plan providing landscaping throughout the 
developed portions of the site, including revegetation of disturbed areas following 
construction. The proposed landscape design incorporates a combination of trees, shrubs, 
grasses, and other plant materials intended to complement the character of the 
surrounding neighborhood and hillside setting. 
 
The proposed plant palette has been selected to be compatible with the site's 
environmental conditions, including its topography, exposure, and soil characteristics. 
Landscape materials consist of drought-tolerant species appropriate for the local climate, 
and disturbed areas outside of maintained landscape areas will be revegetated with plant 
materials that are compatible with the surrounding natural environment. Existing 
vegetation will be retained where feasible to reduce disturbance and maintain the site's 
established character. 
 
The subject property does not contain mapped riparian areas subject to the floodplain 
planting standards of Section 16.07.050.D.3. Therefore, subsection (d) is not applicable to 
the project. 
 
The Commission finds the proposed landscaping is consistent with the requirements of 
Section 16.04.060.A.4. The landscape plan will enhance the site's appearance, support 
revegetation of disturbed areas, and further the Mountain Overlay objective of restoring 
portions of the property following redevelopment. 
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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. 

Conformance 
N/A 

 

Commission 
Findings 

The Commission reviewed the subject property and the submitted application materials 
and found no significant landmarks that provide historical or cultural importance to the 
neighborhood or community. As no significant landmark resources have been identified on 
the site, this standard is not applicable to the proposed development. 

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. 

Conformance 
N/A 

 
Commission 
Findings 

This standard applies to additions to buildings constructed prior to 1940. The proposed 
project involves demolition of the existing residence and construction of a new single-
family residence rather than an addition to an existing pre-1940 structure. Therefore, this 
standard is not applicable to the proposed development. 

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. 

Conformance 
YES 

 
Commission 
Findings 

The subject property is located within the Limited Residential (LR) zoning district, where 
sidewalk installation is not required. Therefore, the requirement to provide pedestrian 
access to the nearest sidewalk is not applicable to the project. 
 
The proposed residence includes a clearly identifiable primary entrance oriented toward 
the front of the structure and connected to the driveway and site circulation system by 
pedestrian walkways. The Commission finds the building entry is clearly defined and 
complies with the intent of this standard. 

16.04.080.C.5.b 
Architectural 

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

Conformance 
YES 

 
Commission 
Findings 

The proposed residence incorporates articulated building massing, varied roof forms, 
covered porch and colonnade elements, changes in wall planes, and a coordinated palette 
of natural materials. These architectural features establish a clear building character while 
reducing the perceived scale and mass of the structure. The Commission finds the 
proposed residence exhibits a cohesive architectural expression that is compatible with 
the mountain residential character of the surrounding neighborhood and complies with 
Section 16.04.080.C.5.b. 

16.04.080.C.5.c 
Architectural 

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

Conformance 
YES 

 
Commission 
Findings 

The proposed residence utilizes a coordinated palette of exterior materials, colors, and 
architectural details that are applied consistently throughout the development. Exterior 
finishes, including siding, accents, roofing materials, trim, and other architectural 
elements, are integrated into a cohesive design that establishes visual continuity across all 
building elevations. No signage is proposed as part of the residential development. 
 
The Commission finds the project demonstrates continuity of materials and colors 
throughout the site and building design and complies with Section 16.04.080.C.5.c. 

16.04.080.C.5.d 
Architectural 

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

Conformance 
YES 

 
Commission 
Findings 

The proposed retaining walls, fencing, landscape features, and other site improvements 
have been designed to complement the architectural character of the residence through 
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the use of compatible materials, colors, and textures. The Commission finds the proposed 
site improvements are integrated with the overall project design and comply with Section 
16.04.080.C.5.d. 

16.04.080.C.5.e 
Architectural 

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

Conformance 
YES 

 
Commission 
Findings  

The proposed residence utilizes varied roof forms, changes in wall planes, covered 
architectural elements, and a combination of one-story and two-story building 
components to reduce the appearance of bulk and flatness. These design elements break 
the building into smaller visual components and help maintain compatibility with 
surrounding residential development. The Commission finds the proposal complies with 
Section 16.04.080.C.5.e. 

16.04.080.C.5.f 
Architectural 

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

 
Commission 
Findings 

The residence is oriented toward Topaz Street, which functions as the property's primary 
frontage and access point. The primary entrance and principal building elevations address 
Topaz Street and establish a clear relationship between the residence and the street. The 
Commission finds the proposal complies with Section 16.04.080.C.5.f. 

16.04.080.C.5.g 
Architectural 

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

Conformance 
YES 

 
Commission 
Findings 

The proposed residence does not include any alley frontage. Refuse and recycling 
containers will be stored within the attached garage and will not be visible from the public 
right-of-way or adjacent properties. No satellite receivers are proposed as part of the 
project. 
 
The Commission finds that garbage storage areas are adequately screened from public 
view and that the project complies with Section 16.04.080.C.5.g. 

16.04.080.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. 

Conformance 
YES 

 
Commission 
Findings 

The proposed residence incorporates roof overhangs, covered entry features, and other 
architectural elements designed to direct snow and water runoff away from building 
entrances, pedestrian walkways, and gathering areas. The site and building design provide 
for controlled drainage and snow management within the property and are not expected 
to direct snow slide or roof runoff onto adjacent properties. 
 
Compliance with applicable building code requirements related to roof drainage, snow 
loads, and snow retention measures will be verified during building permit review. The 
Commission finds the proposed design includes appropriate weather protection measures 
and complies with Section 16.04.080.C.5.h. 

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. 

Conformance 
YES 

 
Commission 
Findings 

The proposed development includes pedestrian connections between the residence, 
driveway, parking areas, and outdoor spaces. The subject property is not adjacent to any 
existing public pedestrian pathways, bicycle facilities, equestrian trails, or designated 
pathway easements, and no adopted plans identify future pedestrian, bicycle, or 
equestrian connections through the site. 
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The Commission finds the proposed driveway, circulation areas, and fire apparatus 
turnaround provide safe access for residents, visitors, and emergency responders. The 
project will continue to utilize the existing access from Topaz Street and is not anticipated 
to adversely affect traffic circulation or safety. Therefore, the proposal complies with 
Section 16.04.080.C.6.c. 

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. 

Conformance 
N/A 

 
Commission 
Findings 

No awnings are proposed to extend over a public sidewalk or public right-of-way as part of 
the project. Therefore, the standards governing awnings projecting over public sidewalks 
are not applicable to the proposed development. 

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. 

Conformance 
YES 

 

Commission 
Findings 

The proposed development will continue to utilize the existing access from Topaz Street 
and includes improvements to the driveway, vehicle circulation areas, and fire apparatus 
turnaround. The site plan provides for safe vehicular ingress and egress, adequate 
maneuvering space within the site, and emergency vehicle access consistent with 
applicable City and Fire Department requirements. 
 
Pedestrian circulation is accommodated through walkways connecting the residence to 
parking and outdoor areas. No designated bicycle or equestrian facilities exist adjacent to 
the property, and the project will not interfere with any existing or anticipated bicycle or 
equestrian routes. The access configuration has been reviewed by City staff and provides 
adequate sight distance for vehicles entering and exiting the site. Any required addressing, 
traffic control, or safety signage will be installed in accordance with applicable City and 
Fire Department requirements. 
 
The Commission finds that traffic circulation within the site and at its connection to Topaz 
Street has been designed to function safely for anticipated users and complies with 
Section 16.04.080.C.6.c. 

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. 

Conformance 
YES 

 

Commission 
Findings 

The proposed development will continue to utilize the existing access location from Topaz 
Street. Review of the submitted site plan indicates that the driveway entrance is not 
located within 20 feet of an intersection of two or more streets. No new curb cuts are 
proposed as part of the project. 
 
The access configuration has been reviewed by City staff provides adequate separation 
from nearby intersections to maintain safe vehicle movements and sight distance. The 
Commission finds the proposed driveway access complies with the minimum spacing 
requirements of this section and that no additional separation distance is necessary based 
on site conditions or traffic considerations. Therefore, the proposal complies with Section 
16.04.080.C.6.d. 

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. 

Conformance 
YES 
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Commission 
Findings 

The proposed development includes a driveway, vehicle circulation areas, and a fire 
apparatus turnaround designed to provide access throughout the site for emergency 
responders and service vehicles. The access configuration has been reviewed by the City 
Engineer, Streets Department, and Ketchum Fire Department and is designed to 
accommodate fire apparatus, snowplows, garbage collection vehicles, and other service 
vehicles requiring access to the property. 
 
The project also includes a 15-foot-wide easement along the historically maintained 
portion of Topaz Street to accommodate snow storage, drainage, roadway maintenance, 
and emergency access. The proposed access and turnaround areas provide adequate 
maneuvering space and unobstructed access to the residence and associated site 
improvements. 
 
The Commission finds the proposed driveway, circulation areas, and fire apparatus 
turnaround provide adequate access for emergency responders, snowplows, garbage 
trucks, and similar service vehicles. Prior to City Council review of the Preliminary Plat, the 
applicant shall revise the plat to identify and dedicate the proposed turnaround easement. 
Subject to this condition, the proposal complies with Section 16.04.080.C.6.e. 

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 Streets 
and Facilities Department prior to Design Review approval from the 
Planning and Zoning Commission. 

Conformance 
N/A 

 

Commission 
Findings 

Pedestrian amenities are required only in conjunction with projects where sidewalks are 
required. As discussed under Section 16.04.080.C.2, sidewalk installation is not required 
for the proposed development. Therefore, the requirement to provide pedestrian 
amenities such as benches, kiosks, bus shelters, trash receptacles, fountains, public art, or 
similar features is not applicable to this project. 

16.04.080.C.8.a 
Underground 
Encroachments 

Encroachments of underground building(s) or portions of building(s) 
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. 

Conformance 
N/A 

 

Commission 
Findings 

Review of the submitted site plans and building plans indicates that no underground 
portions of the proposed residence or associated structures are proposed to encroach into 
required setback areas. Accordingly, the provisions governing underground setback 
encroachments are not applicable to the proposed development. 
 
The Commission finds that no underground encroachments into required setbacks are 
proposed and that the project complies with Section 16.04.080.C.8.a. 

16.04.080.C.8.b 
Underground 
Encroachments 

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

Conformance 
N/A 

 
Commission 
Findings 

The subject property does not contain a riparian area or riparian setback. In addition, no 
below-grade structures are proposed within any area that would be subject to riparian 
setback requirements. Therefore, this standard is not applicable to the proposed 
development. 
 
The Commission finds the project complies with Section 16.04.080.C.8.b. 
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CONCLUSIONS OF LAW 

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

2. The Commission has authority to hear the applicant’s Design Review Application pursuant to 
§16.07.030.C of the Land Development Code. 
 

3. The City of Ketchum Planning Department provided notice for the review of this application 
in accordance with Land Development Code §16.07.020.E.6.  

 
4. As conditioned, the 330 Topaz Street Mountain Overlay Design Review Application File No. 

26-KET-00126 meets all applicable standards specified in the Land Development Code.  
 

 DECISION 
THEREFORE, the Ketchum Planning and Zoning Commission approves this Mountain Overlay 
Design Review Application File No. 26-KET-00126 this Thursday, July 16, 2026 subject to the 
following conditions of approval.  
 

CONDITIONS OF APPROVAL 
1. This Mountain Overlay Design Review approval is based on the plans and supporting 

materials submitted with the application and approved by the Planning and Zoning 
Commission on June 17, 2026, included as Exhibit A. The building permit plans shall 
substantially conform to the approved plans unless otherwise approved in writing by the 
Planning and Zoning Commission or Administrator. Any building or site discrepancies that 
do not conform to the approved plans may be subject to correction or removal. 

2. This Mountain Overlay Design Review approval is subject to approval of the 330 Topaz 
Street Lot Consolidation Preliminary Plat and Subdivision Exception (Application File #26-
KET-00135) by the City Council. 

3. Prior to issuance of a building permit, the applicant shall submit final civil engineering 
drawings prepared by an engineer licensed in the State of Idaho for review and approval by 
the City Engineer. The final civil plans shall include all drainage, grading, utility, roadway, and 
right-of-way improvements associated with the project. 

4. Prior to issuance of a building permit, the applicant shall submit a final irrigation conveyance 
relocation plan prepared and stamped by an Idaho licensed professional engineer for review 
and approval by the Planning Department, Water Supervisor, Public Works Director, and 
City Engineer. The final irrigation conveyance relocation plan shall demonstrate that the 
proposed relocation maintains uninterrupted gravity conveyance, provides equivalent or 
greater hydraulic capacity than the existing system, will not impede the conveyance of 
irrigation water, seasonal runoff, or other flows currently conveyed through the system, and 
will not adversely affect upstream or downstream properties. Prior to issuance of a building 
permit, the applicant shall execute all easements, maintenance agreements, indemnification 
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agreements, and other documents required by the City Attorney establishing responsibility 
for future maintenance, repair, blockage, overflow, or failure of the relocated conveyance 
system by the property owner and their successors and assigns and shall provide written 
authorization from any affected conveyance owners or holders of conveyance interests as 
required by LDC §16.06.050.F.5. 

5. Prior to issuance of a building permit, the property owner shall execute an agreement, in a 
form approved by the City Attorney and approved by City Council, acknowledging that the 
City of Ketchum shall not be responsible for damage to the grass-pave turnaround area 
resulting from snow removal operations, roadway maintenance activities, emergency 
response activities, or other City operations within the dedicated turnaround easement area. 

6. The limits of disturbance shall be identified on the construction activity plan submitted at 
the time of building permit and shall be protected by construction fencing or other measures 
approved by the Planning Department for the duration of construction. 

7. The existing residence shall not be demolished until all requirements of KMC Chapter 15.16 
have been satisfied and a demolition permit has been issued by the City. 

8. The term of this Design Review approval shall be twelve (12) months from the date the 
Findings of Fact, Conclusions of Law, and Decision are adopted by the Planning and Zoning 
Commission, or upon appeal, the date approval is granted by the City Council, subject to 
applicable code provisions governing expiration and extensions. 

9. In addition to the requirements set forth in this approval, the project shall comply with all 
applicable local, state, and federal laws, regulations, permits, and agency requirements. 

 
 

Findings of Fact adopted this 16th day of July 2026.  
 
 
 
 
 
 
  

                                                          Brenda Moczygemba, Vice Chair 
                           City of Ketchum 

                                                          Planning and Zoning Commission  
 
 
 
 
 



 
 

Exhibit A 
Mountain Overlay  

Design Review Plan Set 
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SHEET ENLARGED TO FIT ISSUED SHEET SIZE, DRAWING NOT TO SCALE
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C300
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FORM

LIGHTINGG ZONEE SCHEDULE
SYMB LOCATION QTY. FIXTURE TYPE
ZONEE 1

ZONEE 2



FORM



ARCHITECTURAL LANDSCAPE & OUTDOOR L IGHTING
SPEC IF ICAT ION SHEET

Wet Listed

Ordering Example Customer Approval Date

ELECTRICAL
12V 120V

Custom lumen packages are available 
upon request

Custom options are available

FINISHES
Matte Bronze (MBR)
Verde (V)
Moss (M)
Black (B)
Rusty (R)
Satin Brass (SB)
Aged Brass (AG)
Raw Copper (RC)
Natural Copper (NC)

PVD PREMIUM
PVD Polished (PVDP)
PVD Satin (PVDS)
PVD Graphite (PVDG)
PVD Bronze (PVDBZ)
PVD Black (PVDBL))

WATTAGE LUMENS
2W 150 STANDARD

4W 300

COLOR TEMPERATURE
2200K
2700K
3000K

Contemporary Path Lights

SPJ-SQ100-1-DS-MBR-2W-27K-12V

SPJ-SQ100-1-DS

MODEL: SPJ-SQ100-1-DS
MATERIAL: Solid Brass
FINISH SHOWN: Matte Bronze
ELECTRICAL: 12V or 120V
WATTAGE: 2W
ENGINE: FB-LS2
LUMENS: 150
MOUNTING: 1/2” NPT. Dual Fin 

Spike Included

4 1/8”

21”

1”

1/2” NPT.

1” SQ.

FORM

MUTUAL MATERIALS HARDSCAPE PRODUCT DATA SHEET Pavers

TURFSTONE

©2022 Mutual Materials  US TURFSTONE  03/2022  www.MutualMaterials.com

TurfStone provides an 
alternative solution to the 
problem of permanently 
destroying green space 
when building parking 
areas or fire and emergency 
roads. The design, with 
40% open area, allows 
ground cover to grow while  
providing the necessary 
structural strength for most 
traffic.

TurfStone offers excellent 
erosion control and soil 
stabilization to slopes, 
embankments, low flow 
channels and dikes, or 
ponds and reservoirs where 
there is no extreme wave 
action.

Use TurfStone for:

• Overflow or marginal 
parking areas

• Shoulders along airfields 
and highways

• Access roads adjacent to 
buildings

• Ditch lining
• Driveways
• Crossovers on medians
• Boat ramps
• Emergency fire lanes
• Bridge underpasses
• Embankments

PRODUCT DATA*

Coverage 
Pieces per 

Pallet
Coverage per Pallet Weight per Unit Weight per Pallet

2.6 ft2 / pc 

(.24 pcs / m2)
35

91 ft2 

(8.45 m2)
65 lb (30 kg)

2,325 lbs  

(1,055 kg)

All Weight per Pallet noted above include a 50 lb pallet weight.

* All metric dimensions are soft converted to Imperial. Dimensions and coverage include 1⁄16" (1.5 mm) joint.

STANDARD SPECIFICATION
TurfStone units are manufactured to industry standard specification ASTM: C 1319-97.

AVAILABLE COLORS
For more information about custon colors, please contact a Mutual Materials sales representative. 
Custom colors may be restricted by the size of the order or project.

CROSS SECTIONS

TurfStone Unit

3 ½" x 23 5⁄8" x 15 ¾"   
9 cm x 60 cm x 40 cm

Typical Installation Over Dense Graded Base*

PLANT MATERIAL

TurfStone

1 ½" (40 mm) SAND

Use 5⁄8" (15 mm) minus 

CRUSHED ROCK

EXISTING SOIL

* Note: See ICPI Tech Spec #8 for more specific application information and construction details.

Typical Embankment Erosion Control*

PLANT MATERIAL

TurfStone REVETMENT

TOE

CREEK BED

VEHICLE 
TRAFFIC

EROSION 
CONTROL
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