
                                                                                                              
                                                                            
                                                                           

 

 
 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

MEETING OF FEBRUARY 9, 2021 
 
PROJECT:  Westcliff Townhomes Pre-Application Design Review 

 
FILE NUMBER:  P21-007 
 
APPLICATION TYPE: Pre-Application Design Review  
 
REPRESENTATIVE: Peter & Kristin Anderson, Anderson Architecture, P.A.  
 
PROPERTY OWNER: PB Investments  
 
REQUEST: Pre-Application Design Review for the development of four new detached 

townhome units and associated site improvements located at the southwest 
corner of Rember Street and Bird Drive.  

 
LOCATION: 106 & 110 Rember Street (Bavarian Village Subdivision: Lots 3A & 4A) 
 
ZONING:  General Residential (GR-L) High Density  
 
OVERLAY:  None 
 
NEW DETACHED TOWNHOME DEVELOPMENT   
The Westcliff Townhomes is a new four-unit, multi-family residential development located at 106 and 
110 Rember Street within the General Residential High Density (GR-H) Zoning District. The 
development is comprised of four identical detached townhome units and associated site 
improvements.  
 
Pre-Application Design Review is required for all new multi-family residential development of five or 
more units (Ketchum Municipal Code §17.96.010.C1). While not required for this project, the applicant 
has chosen to submit a Pre-Application to receive feedback from the Planning & Zoning Commission. 
The Pre-Application is an iterative and collaborative process between the Planning & Zoning 
Commission, developers and their design teams, and the community. This preliminary review allows 
the Commission to identify design issues, offer constructive advice, and highlight opportunities to 
improve project. The Commission’s feedback helps developers produce high-quality buildings and 
projects that enhance the character of Ketchum. 
 
The Westcliff Townhomes project requires both Design Review for the development of multi-family 
residential dwellings (Ketchum Municipal Code §17.96.010.A3) and a Townhouse Subdivision 
Preliminary Plat to create the townhouse sublots (Ketchum Municipal Code §16.04.080). Additionally, 
the developer plans to offer units for sale individually as construction is completed and will submit a 
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Phased Development Plan and Agreement for review concurrently with the Subdivision Preliminary 
Plat application (Ketchum Municipal Code §16.04.110). 
 
PROJECT LOCATION  
The project is located on Lots 3A and 4A of Bavarian Village Subdivision. The Ketchum City Council 
approved Lot Line Shift Application P20-089 to vacate the common boundary line separating Lot 3A 
and 4A of Bavarian Village Subdivision to create amended Lot 3B on November 16th, 2020. This 
development parcel is the last undeveloped property within Bavarian Village Subdivision. The Bavarian 
Village Townhomes, a two-unit multi-family project, is currently under construction on lot 2 to the 
west of the subject property. The West Ketchum Residences, a ten-unit duplex development, is 
currently under construction on the four lots south of the subject development site.  
 
ANALYSIS 
The General Residential High Density (GR-H) District’s purpose (Ketchum Municipal Code §17.18.060) 
is to accommodate the need for high density residential land use alternatives within a district generally 
limited to residential uses while still maintaining neighborhood amenities and favorable aesthetic 
surroundings. Dimensional requirements in this zone are designed to complement and enhance 
neighborhoods and to encourage articulation and quality design in new buildings.  
 
The project plans for the Westcliff Townhomes development are attached as Exhibit A to the Staff 
Report. The three-level townhome units have identical floor plans (Project Plans: Sheets A3 & A4). 
Each townhome unit has a total floor area of 3,737 square feet. The total gross floor area of the 
townhome development is 14,948 gross square feet. The applicant’s FAR calculations on Sheet A1 of 
the project plans include a 2,800-square-foot parking credit for groundwater issues. The project site’s 
groundwater issues must be verified by an Idaho-licensed engineer (Ketchum Municipal Code 
§17.124.040.B.2b). The applicant has submitted a geotechnical report for the subject property (Exhibit 
A). If the city determines that the site conditions preclude underground parking, 350-square-feet per 
required parking space may be subtracted from the project’s total square footage. The project’s 
proposed FAR with the parking credit for groundwater issues is .67. The permitted FAR in the GR-H 
Zone is 0.5. The Planning & Zoning Commission may allow an increased FAR subject to Design Review 
(Ketchum Municipal Code §17.124.040.B). Ketchum Municipal Code does not guarantee 1.4 as the 
allowed FAR. New developments may be permitted an increased FAR above 0.5 at the Commission’s 
discretion through Design Review. To receive more floor area, new buildings must complement the 
scale and character of the surrounding neighborhood. 
 
The circulation design includes four driveways—two along Rember Street and two along Bird Drive. 
Pursuant to Ketchum Municipal Code §17.125.030.H, a maximum of 35% of the linear footage of any 
street frontage may be devoted to access off-street parking. Corner lots may select either or both 
streets as access but shall still not devote more than 35% of the total linear footage of street frontage 
to access off-street parking. 33% of the property’s street frontage along Rember Street and 25% of the 
street frontage along Bird Drive will be dedicated to off-street parking access. 29% of the corner lot’s 
street frontage is dedicated to the development’s four driveways. The paver driveways will be heated 
with a snowmelt system. The driveway to access the interior townhome unit (building 1/sublot 1) at 
the southwest corner of the development site is 150 feet in length. This driveway spans the entire 
length of the rear property line. The applicant has proposed a 6-foot tall privacy fence to screen this 
driveway. The privacy screen is comprised of a stained concrete base with steel posts and cedar 
boards. An elevation of the privacy screen is provided on Sheet L-2.0 of the project plans.  
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The project’s exterior materials include metal panels, stone veneer, and horizontal cedar siding. Each 
façade incorporates both metal panels and cedar siding with rectangular window openings. This 
material differential creates visual interest. The interior vertical circulation corridor is distinguished at 
the front façade by columns of stone veneer and rectangular windows. The townhomes include 
balconies and decks that move the vertical wall planes in and out. The building mass is broken up 
further by alterations in the height of the flat roof.   
 
The site plan indicates a new transformer located at the northeast corner of the property. The 
applicant commented (Exhibit B) that the transformer must be visible for service access from the 
street with no obstructions within 10 feet on one side and 2 feet on the other side. Pursuant to 
Ketchum Municipal Code §17.96.060.D2, utilities shall be located underground and all utility, power, 
and communication lines within the development site shall be concealed from public view. All utilities, 
including transformers, must be concealed from public view. The location of the new transformer as 
approved by Idaho Power and the screening required by Ketchum Municipal Code §17.96.060.D2 must 
be shown on the project plans submitted with the Design Review application.  
 
STAFF RECOMMENDATION  
After considering the project plans, Staff’s analysis, the applicant’s presentation, and public comment, 
Staff recommends the Commission provide feedback to the applicant regarding the project plans. 
 
EXHIBITS:  

A. Westcliff Townhomes Pre-Application Design Review Submittal  
B. Planning Review #1 Comments and Applicant Response  



 
Exhibit A:  

Westcliff Townhomes  
Pre-Application Design Review 

Submittal 
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BUILDING DATA:
PROJECT NAME:  WESTCLIFF TOWNHOMES

LEGAL DESCRIPTION:  LOTS 3A AND 4A, BAVARIAN VILLAGE SUB,
    KETCHUM, IDAHO

PHYSICAL ADDRESS:  106 REMBER STREET KETCHUM IDAHO 83340

ZONING DISTRICT:  GR-H

PARCEL NUMBER:  RPK0420000003A,RPK0420000004A

LOT SIZE:   .42 ACRE

INDIVIDUAL BUILDING AREA:

 FIRST LEVEL LIVING:      996.0 S.F.

 SECOND LEVEL LIVING:  1,483.0 S.F.

 THIRD LEVEL LIVING:      636.0 S.F.

 TOTAL LIVING:    3,115.0 S.F.
   
 GARAGE/MECHANICAL:    622.0  S.F.
    
 GRAND TOTAL:     3,737.0 S.F.

CONST. TYPE:   V-B

OCCUPANCY TYPE:  GROUP R-3, SINGLE FAMILY RESIDENCE

MUNICIPALITIES:  KETCHUM, IDAHO

CODE:    
 The following international codes as amended herein are adopted by

reference by the city of Ketchum, Idaho:

    A.   The international building code, 2012 edition, including appendices A, B,
C, E, G, I and J, excluding section 101.4.3;

    B.   The international residential code, 2012 edition, parts I through IV and part
IX including appendices D, E, F, G, H, J, K and M;

    C.   The international energy conservation code, 2012 edition, including the
appendix;

   D.   The international existing building code, 2012 edition; and
    E.   The international property maintenance code, 2012 edition.

 15.04.020: AMENDMENTS:
    A.   Amendments To The International Building Code:
  Section 101.1 Insert: [city of Ketchum, Idaho]
  Section 1612.3 Insert: [city of Ketchum, Idaho] [June 5, 1978]
  Section 3412.2 Insert: [January 1, 1975]
  Section 104.10.1 of said code is amended to read as follows:
  104.10.1 Flood Hazard Areas.
   The building official shall not grant modifications to any

provision required in flood hazard areas as established by
section 1612.3 unless a variance has been approved by the
planning and zoning commission.

FLOOR AREA RATIO CALCULATIONS:

 TOTAL SQUARE FOOTAGE (FOUR BUILDINGS):  14,948.0 S.F.
 PARKING BONUS FOR GROUND WATER:   -2,800.0 S.F. 

 TOTAL:       12,148.0 S.F. 

 DIVIDE BY LOT AREA:     18,129.1 S.F.
 
 FLOOR AREA RATIO:             .67 FAR 

INDEX OF DRAWINGS:
A1 COVER SHEET

PROJECT TEAM:
ARCHITECT:

ANDERSON ARCHITECTURE, P.A.
P.O. BOX 1306
371 N. MAIN STREET, SUITE 202
KETCHUM, IDAHO  83340

PHONE: (208) 726-6054

OWNER:

Westcliff LLC
134 3rd Ave E.
PO Box 1906
Twin Falls,, ID  83303

GENERAL CONTRACTOR:

WAYNE ROTH CONSTRUCTION
P.O. BOX 2040
SUN VALLEY, IDAHO  83353

PHONE:  208-720-2987

STRUCTURAL ENGINEER:

MORELL ENGINEERING
MATT MORELL
220 East Ave
KETCHUM, IDAHO  83340

PHONE:  (208) 726-2844

LANDSCAPE ARCHITECT

LANDWORK STUDIO LLC
ROB KING
110 5th St W
KETCHUM, IDAHO  83340

PHONE:  208—726-5331

CIVIL ENGINEER/SURVEYOR:

BENCHMARK AND ASSOCIATES
100 BELL DRIVE
KETCHUM, IDAHO  83340

PHONE:  208-726-9512

ENERGY CODE COMPLIANCE:

GREENWORKS
JOHN REUTER
P.O. BOX 4714
KETCHUM, IDAHO 83340

PHONE: (208)721-2922
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WINDOW CLADDING, FLASHING,
METAL PANEL SIDING-

DARK BRONZE



L-2.0
GRADING PLAN

SCALE: 1/8" = 1' -0"

GRADING PLAN

GRADING + DRAINAGE NOTES:
1. ALL SITE INFORMATION IS APPROXIMATE ONLY.  REFER TO CIVIL ENGINEERING DRAWINGS FOR ADDITIONAL INFORMATION.

ALL ELEVATIONS TO BE FIELD VERIFIED ACCORDINGLY.
2. REFER TO GEOTECH REPORT FOR INFORMATION REGARDING SOIL AND SUB-SURFACE CONDITIONS.  UNFORSEEN SOIL OR

SUB-SURFACE CONDITIONS (INCLUDING BEDROCK, POOR SOIL STRUCTURE, SUB-SURFACE WATER, UTILITIES, ETC.) MAY
REQUIRE FIELD ADJUSTMENTS TO THE PROPOSED DESIGN INCLUDING GRADING AND DRAINAGE SYSTEMS.

3. PROPOSED WORK TO INCORPORATE ALL APPLICABLE BEST MANAGEMENT PRACTICES (BMP'S) TO PROTECT RESOURCE
VALUES AND TO ENSURE COMPLIANCE WITH LOCAL, STATE AND FEDERAL REGULATORY REQUIREMENTS AND WATER
QUALITY STANDARDS.

4. SILT FENCE TO BE INSTALLED ALONG MHW AND RIPARIAN SETBACK PRIOR TO EXCAVATION WORK.
5. UTILITY LOCATIONS ARE APPROXIMATE AND MUST BE LOCATED AND VERIFIED IN THE FIELD PRIOR TO ANY EXCAVATION

WORK.
6. ALL PLANTING AREAS TO BE AERATED AFTER CONSTRUCTION AND PRIOR TO INSTALLATION OF PLANT MATERIALS.
7. FINISH GRADE TO SLOPE AWAY FROM BUILDING IN ALL CASES, AND DIRECTED TO DRAINAGE PATTERNS OR SYSTEMS AS

SHOWN.
8. ALL DRAINAGE WITHIN THE PROJECT BOUNDARIES TO BE COLLECTED ON-SITE OR DIRECTED TO EXISTING DRAINAGE

PATTERNS AS DEPICTED ON THE GRADING PLAN AND/OR CIVIL ENGINEERING DRAWINGS.  NO ADDITIONAL DRAINAGE TO BE
DIRECTED ONTO NEIGHBORING PROPERTIES.

SPOT ELEVATION - EXISTING GRADE

UPPER TERRACE PAVERS (not shown)
ABBOTSFORD TEXADA CHARCOAL
12X24 STACKED BOND - PEDESTAL SET

DRIVEWAY  PAVERS
ABBOTSFORD CLASSIC STANDARD CALIFORNIA CHARCOAL
6X12 RUNNING BOND PATTERN - SAND SET

CONCRETE SITE WALLS
Architectural Concrete - Color TBD

STEEL EDGING AND GRAVEL APRON
1
4" Plate Steel - Dimensions Vary

LA-216

4' 0 8' 16'
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DATE: 1/15/2021
DESIGN REVIEW

HARDSCAPES

GRADING + DRAINAGE LEGEND

PROPOSED CONTOURS

SPOT ELEVATION - FINISH GRADE

EXISTING CONTOURS

GARAGE SLAB ELEVATION

FINISH FLOOR ELEVATION

+00.00

FF 00.00

GS 00.00

TW 00.00 TOP OF WALL ELEVATION

BW 00.00 BOTTOM OF WALL ELEVATION

DIRECTION OF DRAINAGE

CHANNEL DRAIN
NDS CHANNEL TRENCH DRAIN
IRON AGE DESIGNS DECORATIVE GRATE
REGULAR JOE' 6" x 12"

CB
CATCHBASIN - 2 @ 24"
Tie into drywells or foundation drainage system
Refer to Geotech/Civil plans and specifications

DRYWELL - 4 @ 24"
Refer to Geotech/Civil plans and specifications

4" ADS DRAINLINES
Connect to catch basins/drywells or foundation
drainage system.
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L-3.0SCALE: 1/8" = 1' -0"

LANDSCAPE PLAN
LANDSCAPE

PLAN

PLANT LEGEND

DECIDUOUS TREES

SHRUBS25

EVERGREEN TREES14

23

LAWN - FESCUE SOD

PLANTING BEDS140 sf

5,700 SF

SUBALPINE FIR, Abies lasiocarpa

RUSSIAN HAWTHORN, Crataegus ambigua

QUAKING ASPEN 'DANCING FLAME', Populous tremuloides

DWARF CHOKEBERRY, Aronia melanocarpa 'Groundhog'
PAWNEE BUTTES CHERRY, Prunus besseyi 'Pawnee Buttes'

FINE FESCUE MIX (OR EQUIVALENT)

Beds Prepared with Planting Mix
Consisting of 50% Compost/50% Top-Soil, and APEX Fertilizer or
similar - Per Manufacturer's Specificied Application Rates.

PERENNIALS + GROUNDCOVERS1 gal @
18" O.C.

13 @ 5 GAL.
12 @ 5 GAL.

6 @ B+B

6 @ 2"
6 @ 3"
5 @ 4"

2 @ 10'
4 @ 12'
5 @ 14'
3 @ 16'

LA-216

4' 0 8' 16'

OWNERSHIP OF DOCUMENTS:THIS ELECTRONIC DOCUMENT AND THE CONTENTS CONTAINED THEREON (I.E. DESIGNS, CONCEPTS, AND GRAPHIC SYMBOLS) ARE THE PROPERTY OF LANDWORK STUDIO  LLC, AND SHALL NOT BE USED IN WHOLE OR IN PART, BY ANY OTHER PERSON OR  PERSONS WITHOUT THE WRITTEN AUTHORIZATION OF LANDWORK STUDIO LLC.

LANDSCAPE + PLANTING NOTES
1. LOCATIONS OF PROPOSED PLANT MATERIALS ARE APPROXIMATE AND MUST BE FIELD VERIFIED PRIOR TO INSTALLATION.
2. UTILITY LOCATIONS ARE APPROXIMATE AND MUST BE LOCATED AND VERIFIED IN THE FIELD PRIOR TO ANY EXCAVATION WORK

INCLUDING INSTALLATION OF PLANT MATERIALS.
3. ALL PLANTING AREAS TO BE AERATED AFTER CONSTRUCTION AND PRIOR TO INSTALLATION OF PLANT MATERIALS.
4. ALL PLANT MATERIALS TO COMPLY WITH THE AMERICAN ASSOCIATON OF NURSERYMEN STANDARDS.
5. ALL EXSITING PLANTS THAT ARE IDENTIFIED TO REMAIN SHALL BE PROTECTED FROM CONSTRUCTION ACTIVITIES AS

NECESSARY TO PROTECT AGAINST COMPACTION OF ROOT ZONES, SOIL CONTAMINANTS, AND INJURY TO BRANCHES.
6. REFER TO IRRIGATION PERFORMANCE SPECIFICATIONS FOR ADDITIONAL INFORMATION.

SNOW REMOVAL/STORAGE
1. DRIVEWAYS AND ENTRY WALKS TO BE SNOWMELTED.

DATE: 1/15/2020
DESIGN REVIEW
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PRELIMINARY PLAT

PROJECT NO. 20261
DWG BY:  DWS/CPL

PREPARED FOR: WESTCLIFF, LLC

DATE: 01/15/2021
SHEET: 1 OF 1

20261PRE.DWG

WESTCLIFF TOWNHOMES

LOCATED WITHIN

SECTION 13, TOWNSHIP 4 NORTH, RANGE 17 EAST, B.M.,

CITY OF KETCHUM, BLAINE COUNTY, IDAHO

by the issuance of a certificate of disapproval. 

accordance with Idaho Code Title 50, Chapter 13, Section 50-1326,

13, have been satisfied. Sanitary restrictions may be reimposed, in

Sanitary restrictions as required by Idaho Code Title 50, Chapter

HEALTH CERTIFICATE

South Central Public Health District, REHS

_________________________________________

Dated: _________________.

SURVEYOR'S NARRATIVE:

1.   THE PURPOSE OF THIS PLAT IS TO CREATE FOUR SUBLOTS WITHIN

LOT 3B OF BAVARIAN VILLAGE SUBDIVISION.   FOUND MONUMENTS

WERE ACCEPTED AS EITHER ORIGINAL OR REPLACEMENTS OF

ORIGINAL CORNERS.

2.   DIMENSIONS SHOWN HEREON ARE MEASURED.  FOR RECORD

DIMENSIONS, SEE REFERENCED SURVEYS.

3.   DOCUMENTS USED IN THE COURSE OF THIS SURVEY:

A. ORIGINAL PLAT OF "BAVARIAN VILLAGE SUBDIVISION", INST. NO.

139821.

B. PLAT OF "BAVARIAN VILLAGE SUBDIVISION: LOTS 3A, 4A, 5A, 6A,

7A & 8A.", INST. NO. 631181.

C. PLAT OF "BAVARIAN VILLAGE SUBDIVISION: LOT 3B", INST. NO.

_____________ .

WESTCLIFF TOWNHOMES

A TOWNHOUSE SUBDIVISION OF BAVARIAN VILLAGE SUBDIVISION, LOT 3B.

LOCATED WITHIN: SECTION 13, TOWNSHIP 4 NORTH, RANGE 17 EAST, B.M.,

CITY OF KETCHUM, BLAINE COUNTY, IDAHO

PRELIMINARY PLAT

JANUARY  2021

NOTES:

1. REFER TO THE ORIGINAL PLAT OF BAVARIAN VILLAGE SUBDIVISION,

INST. NO. 139821, TO THE PLAT OF BAVARIAN VILLAGE

SUBDIVISION: LOTS 3A, 4A, 5A, 6A, 7A & 8A, INST. NO. 631181 AND

TO THE PLAT OF BAVARIAN VILLAGE SUBDIVISION: LOT 3B, INST.

NO. ______________ FOR CONDITIONS, RESTRICTIONS AND PLAT

NOTES GOVERNING THIS  PROPERTY.

2. THE TOWNHOME DECLARATION AND PARTY WALL AGREEMENT

FOR WESTCLIFF TOWNHOMES ARE RECORDED AS INST. NO.

____________________ , RECORDS OF BLAINE COUNTY, IDAHO.

3. ALL TOWNOUSE OWNERS SHALL HAVE MUTUAL RECIPROCAL

EASEMENTS FOR EXISTING AND FUTURE PUBLIC AND PRIVATE

UTILITIES INCLUDING, BUT NOT LIMITED TO, WATER, CABLE TV,

SEWER, NATURAL GAS, TELEPHONE, AND ELECTRIC LINES

OVER, UNDER AND ACROSS THEIR TOWNHOUSE SUBLOTS AND

COMMON AREA FOR THE REPAIR, MAINTENANCE AND

REPLACEMENT THEREOF.

4. THE CURRENT ZONING IS GENERAL RESIDENTIAL HIGH DENSITY 

(GR-H). REFER TO THE CITY OF KETCHUM ZONING CODE FOR

MORE INFORMATION ABOUT THIS ZONE.

5. UTILITIES ARE PER SURFACE EVIDENCE ONLY.  OTHER

UNDERGROUND UTILITIES MAY EXIST.  LOCATION OF

UNDERGROUND UTILITIES AND SERVICES SHOULD BE

CONFIRMED PRIOR TO EXCAVATION OR DESIGN.  WATER AND

SEWER LINES ARE PER FOUND VALVES, MANHOLES AND RECORD

MAPS.

  6.  VERTICAL DATUM: ELEVATIONS BASED ON NAVD 88 (GEIOD03)

DATUM UTILIZING SMARTNET CORS STATION IDKM.
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Exhibit B:  

Planning Review #1 Comments 
and  

Applicant Response 



PLANNING REVIEW (Ketchum Municipal Code Title 17 Zoning Regulations) 
 

 1 

Project: Westcliff Townhomes Pre-Application Design Review  Pre-Application Number: P21-007 
Location: 106 & 110 Rember Street (Bavarian Village Subdivision: Lots 3A 
and 4A)   

Associated Applications: Lot Line Shift P20-089 & Townhouse Subdivision 
Preliminary Plat P21-008 

Zoning District: General Residential High Density (GR-H) Zoning District  
Overlay: None  
Use: Multi-Family Residential Dwelling Units
  

Review Date: January 28, 2021  
Review Cycle: #1 

Scope of Work: The Westcliff Townhomes development is comprised of four new detached townhome units and associated site improvements located at the 
southwest corner of Rember Street and Bird Drive.  

 

Item 
# 

Sheet Title Planning Review Comment 
Review #1 

January 27, 2021 

Applicant Response and Description of 
Correction to Plans 

 
1 A1 The permitted FAR in the General Residential High Density (GR-H) Zoning District is 

0.5. The Planning & Zoning Commission may allow an increased FAR subject to Design 
Review (Ketchum Municipal Code §17.124.040.B). Ketchum Municipal Code does not 
guarantee 1.4 as the allowed FAR. New developments may be permitted an increased 
FAR above 0.5 at the Commission’s discretion through Design Review. To receive 
more floor area, new buildings must complement the scale and character of the 
surrounding neighborhood.  
 
Your FAR calculations include a 2,800-square-foot parking credit for groundwater 
issues. The project site’s groundwater issues must be verified by an Idaho-licensed 
engineer (Ketchum Municipal Code §17.124.040.B.2b). If the city determines that the 
site conditions preclude underground parking, 350-square-feet per required parking 
space may be subtracted from the project’s total square footage. 

Project proposed FAR is .67 including the 
2800 S.F. parking credit for ground water 
issues. 
Butler Associates, our local Idaho-licensed 
Geotechnical Engineer has detailed the 
ground water issues in his report, which will 
be part of the application package.  Butler 
recommends that there be no underground 
structures on the property due to high water 
table found in test pits dug in August of 
2020. 
 
 

2 A1 The project plans should note the total open space proposed for the multi-family 
residential development. The minimum required open space area in the GR-H Zone is 
35% (Ketchum Municipal Code §17.12030).  

 The proposed open space for the project is 
35.7%, lot area to total building footprint.  
This is now noted on the cover sheet A1 
under Building Data. 

3 A1 & C 
(Survey) 

The legal description on Sheet A1 and the Survey indicate the development is located 
on Lots 3A and 4A of Bavarian Village Subdivision. The Ketchum City Council approved 

 The legal description noted on Sheet A1 has 
been corrected to reflect the lot line 
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Lot Line Shift Application P20-089 to vacate the common boundary line separating 
Lot 3A and 4A of Bavarian Village Subdivision to create amended Lot 3B on November 
16, 2020. This amended plat map must be recorded prior to action on the proposed 
Townhouse Subdivision Preliminary Plat.  

vacation to create amended Lot 3B. 

  

4 C 
(Preliminary 

Plat)  

The preliminary plat map is missing the building envelope that is required for corner 
lots (Ketchum Municipal Code §16.04.040.F2). 

The plat map and landscape plans now 
show the building envelope. 

5 L-1.0 Site 
Plan  

The site plan indicates a new transformer located at the northeast corner of the 
property. Pursuant to Ketchum Municipal Code §17.96.060.D2, utilities shall be 
located underground and all utility, power, and communication lines within the 
development site shall be concealed from public view. The location of the new 
transformer as approved by Idaho Power and the screening required by Ketchum 
Municipal Code §17.96.060.D2 must be shown on the project plans.  

All utility lines are underground.  Please 
clarify any additional screening requirement. 

[The transformer/J-box has to be visible for 
service access from the street with no 
obstructions within 10' on one side and 2' on 
others.] 

6 L-1.0 Site 
Plan   

The site plan only specifies the width of the driveway to access townhome unit 3. 
Please indicate the widths of all driveways within the development. Pursuant to 
Ketchum Municipal Code §17.125.030.H, a maximum of 35% of the linear footage of 
any street frontage may be devoted to access off-street parking.  

Dimensions and Calculations Added to L-1.0 

Total Street Frontage = 267.61 lf 

Total Driveway/Off Street Parking = 64.9 lf / 
24% 

7 L-1.0 Site 
Plan 

Please specify the distance from the driveway entrances accessing units 2 and 4 to 
the intersection of Rember Street and Bird Drive as measured along the property line 
adjacent to the right-of-way. Ketchum Municipal Code §17.96.060.G4 requires that 
curb cuts and driveway entrances shall be no closer than 20 feet to the nearest 
intersection of 2 or more streets as measured along the property line adjacent to the 
right-of-way. The City Engineer may increase minimum distance requirements due to 
site conditions or projected traffic levels or speed.  

Dimensions Added to L-1.0 

Distance of Driveway Entrances to 
Intersection: 

Unit 2 = 33.2' 

Unit 4 = 97.7' 

8 L-2.0 Grading 
Plan  

The site wall elevation as shown on Sheet L-2.0 indicates that the address panels will 
be 5 feet tall. Ketchum Municipal Code §17.124.130 specifies that fences, hedges, 
and walls shall not exceed 4 feet in height when located less than 30 feet from the 

The proposed Address Panels are only 4'-6" 
wide, which we feel would not usually be 
considered to be a fence, hedge or wall.  
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Reviewed by:           Date: 1/27/2021 

 

Abby Rivin, AICP  
Associate Planner 
City of Ketchum Department of Planning and Building  

front lot line and shall not exceed 6 feet in height when located more than 30 feet 
from the front lot line. 

Given that Fire Code (bottom of numbers 
have to be min. 48" above finish grade), 
address markers have to be taller than 4'.  
Please advise.  We welcome additional 
discussions. 

9 A3 Floor 
Plans  

Indicate the parking stall dimensions within the 2-car garage on the first-level floor 
plan. Parking spaces must meet the minimum dimensions specified in Ketchum 
Municipal Code §17.125.030.  

Parking Stall Dimensions have been added 
to the floor plans on sheet A3 

10 A4 Roof Plan  The roof plan should specify proposed drainage for the gravel-ballasted membrane 
roof system.  Pursuant to KMC §17.96.060.C1, all storm-water drainage shall be 
retained on site, including water from any roof drains. 

Roof drains have been noted on the roof 
plan, sheet A4, and will be internal drains 
hard piped to drywells noted on the Civil and 
Landscape Plans 

11 A5 Building 
Elevations 

Sheet A5 indicates the elevations of the finished floors at the first level, second level, 
and third level. The elevations should also indicate the maximum height of each 
townhome unit.  

Overall building height from finish grade has 
been added to the building elevations on 
sheet A5, and the highest point of roof over 
lowest grade height is called out for each 
building on the building sections on page A7 

12 A8 Color 
Board 

The color and material sample board must show all exterior material used on the 
façade of the structure (Ketchum Municipal Code §17.96.040.C.2i), including the 
balcony’s steel railings and garage doors.  

The color board now lists the railings and 
garage doors as well as the other materials 
for the building. 
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