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  14th March 2024 
 
Abby Rivin / Morgan Landers 
City of Ketchum – Design Review Committee 
P.O. Box 2315 
480 East Ave. N. 
Ketchum, ID 83340 

 
Dear Planners, 

 
We are excited to submit to you for Pre-App Design review our new project Baldy Mountain 
House (BMH) located at 100/106 Picabo Street in Warm Springs, Ketchum. Our client, Brian 
Barsotti, has put together the introduction and history of the project and the Warm Springs 
area. The submittal includes the concept drawings showing key plans, elevations, sections 
and proposed massing and finishes for the project. We are also conducting two (2) 
neighborhood workshops at the Hot Water Inn (Warmsprings) over the next 6 -8 weeks 
to let the surrounding neighbors and residence of the Warmpsrings area review the current 
project design and listen to their feedback to incorporate into the Design Review 
presentation. We know that the direct neighbors are not going to be happy about a project of 
this size, but what we have designed is within all of the design guidelines of the Tourist 
zoning and Warmprings Base Village Design guidelines. Since our last meeting in 
December and consequential phone calls and emails we have modified the previous design 
so that the two major building elements on Picabo Street have been separated more to give 
a view corridor from Howard Street. 
 
The programming of the project is as follows: 

 
Basement / Parking Level: 

• Parking access ramp to lower basement level. 
• 62 Parking spaces 
• Bike & Storage areas/lockers. 
• Vertical access (Stairs/elevators) 
• Mechanical / Utilities 
• Trash Management areas. 

 
               Ground Level: 

• Parking access ramp to lower basement level. 
• Private / Penthouse Parking (14+ spaces & motorcycles – 6,780 sf) 
• Equipment & Bike storage. 
• 11’ - 12’-0” High Ceilings. 
• Multiple Foyer/Entry Stairs for upper floors. 
• Restaurant / Coffee / Liquor Bar / Commercial kitchen (approx. 4,626 sf) 
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• Conference / Auditorium / event space (Approx. 4,850 sf) 
• 2 x “Local Housing” units (Approx. 648 sf each) 
• 4 x Residential Units (Approx. 2,769 sf) 
• Vertical access (Stairs / Elevators) 
• Mechanical Space. 

 
Second Level: 

• Stair / elevator / Access Points to upper / lower floors 
• 19 x Lodging Units (Ranging from 392 – 1,611 sf) 
• Mechanical Space 
• Exterior pool and hot tub area looking at Baldy. 

 
Third Level: 

• Stair / elevator /Access Points to Lodging Units 
• 19 x Lodging Units (Ranging from 350 – 400 sf) 
• Balconies and Terraces for Residential Units 
• Mechanical  
 

Fourth Level: 
• Stair / elevator /Access Points to Lodging Units 
• 6 x Market rate / Lodging Units (Ranging from 392 – 1,611 sf) 
• Balconies and Terraces for Residential Units 
• Mechanical  
 

Fifth Level: 
• Stair / elevator /Access Points to the Penthouse Units 
• 3 x Penthouses (Approx. 2,080 – 2,600 sf) 
• Balconies and Terraces for Residential Units 
• Mechanical  

 
Roof Level: 

• Outdoor mechanical area set at least 12’ from any building edge. 
 

We look forward to conversing more about the project at your earliest convenience, please 
feel free to ask any questions or for additional information that will assist in getting this 
project to the next level (Formal Design Review Submittal). We are excited to work with 
you on this project, and we look forward to starting the next phase of the design process. 

 
Sincerely, 
 

                           
 

 
 
Daniel Hollis, Principal           
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CONTENTS: 
 
Project Data sheet – Development Potential 
 
Baldy Mountain House – New concept – History of Warm Springs 
 
Existing Site Pictures 
 
WSBV Design Guidelines Statement - Response 
 
 Drawing List: 
A0.0  Project Data / General Notes 
A0.4 Exterior 3D Massing Model View – Concept Massing 
A0.5  Exterior 3D Massing Model View – Aerials 
A0.6  Exterior 3D Massing Model View – Neighborhood context massing  
A0.7  Exterior 3D Massing Model View – Simulated in Context 
A0.8  Exterior 3D Massing Model View – Exterior Materials Board 
 
C Topographical & Site Information (Galena Engineering) (forthcoming soon) 
 
A1.0  Parking / Basement Level Key plan 
A1.1 First Level Floor Key plan 
A1.2 Second Level Floor Key plan 
A1.3 Third Level Floor Key plan 
A1.4 Fourth Level Key plan 
A1.5 Fifth Level Key plan 
A1.6 Roof Plan 
A2.0 Exterior Elevations (South & East) 
A2.1 Exterior Elevations (North & West) 
A2.2 Exterior Elevations (South / East & South East) Color 
A2.3 Exterior Elevations (North & West) Color 
A2.4  Exterior Elevations in Surrounding Context 
A2.5 Exterior Elevations with Landscape 
A3.1 Building Sections 
A3.2 Site Sections 
A3.3 Site Sections 
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‘Baldy Mountain House’ 
Development Potential 

 
Legal – Lot 2/14B, Block 1, 100/106 Picabo Street, Ketchum Idaho  
 
Zoning – T-Tourist 
 
Parcel Size – 40,000 SF 
 
Dimensions –  Approx. 320' on Howard Street,  

Approx. 390' on Picabo Street 
Approx. 200’ depth of site (Picabo to Howard St) 

 
Permissible Gross Density @ 2.25 Floor Area Ratio (FAR)  =   90,000 SF 
 
(T) Parking Requirement : 
 Dimensions: 9’W x 18’L with 24’ drive aisle  

Residential –  0 parking spaces 0 – 750 sf 
1 parking space 751 – 2,000 sf 

  2 parking spaces 2,001 sf + 
Non-Residential – 
  1 parking space per 1,000 gross sf. 
 
Presently the proposal is showing 62 parking spaces on the lower basement level with an 
additional 14 spaces on the ground floor. 

   
Maximum Building Height 
 65 Feet (Proposed 65’-0” plus mech or elevator/stair tower elements) 
 
Setbacks 

Picabo & Howard Streets – 5 feet 
 Side - 5 feet 
 Interior Rear – 15 feet  
 
How we achieve the 2.25 FAR; 
 
There is a definition for lodging establishments, which are permitted in the Tourist zone.  
Here it is: Lodging establishment… P (LODGING ESTABLISHMENT: A building or group of buildings 
designed or used for short term occupancy which contains more than six (6) guestrooms offered for rent 
on a nightly basis with an on-site office with a person in charge twenty four (24) hours per day. Typical 
uses include, but are not limited to, motels, hotels and inns. A motel room which includes cooking 
facilities shall not be considered a dwelling unit for the purpose of density, area, bulk or parking 
regulations of this title.  
 
Project includes: 
Total of at least 51 lodging establishment units or keys each unit ("key") will be in the lodging pool and 
rented on a nightly, short-term, and/or long-term basis an on-site office with persons in charge 24 hours 
per day will be provided the ownership structure will be as follows: Which is further described in the 
“Baldy Mountain House” concept. includes impact investing, SV Lodge Apartments, local employers, etc 
each of the units will have a kitchen, bath, and a place for sleeping; exact bedroom configurations TBD 
but the project will include a mix of studio, 1-, 2- and 3-bedroom units ancillary meeting/conference area 
totaling 4,850 sf will be provided in the project as an accessory use to the lodging establishment 
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Total of at least 2 “Inclusionary housing” dwelling units (Ranging from 565 - 588 sf). 
Total of 4,626 sf of restaurant, bar, and small retail area  
 
The above items will help define entitlement road map, 2.25 FAR, etc. Currently this proposed design is 
2.09 FAR. 

FAR SYSTEM FOR WARMSPRINGS BASE AREA - PROPOSED BMH CALCS 
      

Existing FAR Allowances           
        Max FAR per Cat. Maximum FAR 

Base FAR   
40,000 sf 
Site   0.5 0.5 

Inclusionary Housing       1.1 1.6 
Prop. Add FAR Allowances           

      

  Measure Amount 
FAR 

Increment 
Max FAR per 

Cat. 
Absolute Max. 

FAR 

Inclusionary Housing 
1 on-site 
DU 1 0.2 No cap   

Proposed   2 0.2 0.4   
       
Lodging Bedroom 1 0.015 1.00   
Proposed   52 0.015 0.78   
       

Meeting / Conference 
Square 
feet 100 0.005 0.3   

Proposed   
              

4,850  0.005                   0.2425    
       

Restaurant / Retail 
Square 
feet 100 0.025 0.5   

Proposed   
              

4,626  0.025                         1.2    
       

Total                         3.0790  2.25 
      

Total Sq. Footage allowed 
Square 
feet 40,000 Site                       90,000  

Proposed 
Square 
feet Proposed FAR 2.09   83,723 
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NOTES

1. The purpose of this map is to show topographical information as it existed on the

date the field survey was performed. Changes may have occurred to site

conditions since survey date (10/22/2020).

2. Boundary information is based on Found Monumentation. Please refer to the

recorded plat of Amended Lot 2, Warm Springs Village Subd., 2nd Addition

Revised, Instr# 281788 and Warm Springs Village Subd., 2nd Addition Revised:

Block 1: Lot 14, Instr# 415572, records of Blaine County, Idaho. Refer to the Plat

Notes, Conditions, Covenants, and Restrictions on Original Plats.

3. Underground utility locations are based on above ground appurtenances / utilities

visible at the time of the survey and City Maps.  Utilities should be located prior to

any excavation.

4. Galena Engineering Inc. has not received a Title Policy from the client and has not

been requested to obtain one. Relevant information that may be contained within a

Title Policy may therefore not appear on this map and may affect items shown

hereon. It is the responsibility of the client to determine the significance of the Title

Policy information and determine whether it should be included. If the client desires

for the information to be included they must furnish said information to Galena

Engineering, Inc. and request it be added to this map.

5. Benchmark is top of 1/2" Rebar with no cap at the northwest corner of Amended

Lot 2, elevation = 5887.64.

Point elevations shown are truncated (i.e. 19.2 is 5819.2).

Vertical Datum is NAVD 1988.

6. Flood information is based on the Flood Insurance Study for: Blaine County, Idaho,

Community Number 16013C, Panel No. 16013C 0442E, dated November 26,

2010.  The area within the floodplain is in a Zone AO with anticipated flood depths

of 1.0'.  Per City of Ketchum Code 17.88.060.B.2.b: New construction and

substantial improvement of any residential structure in any AO zone shall have the

lowest floor, including basement, elevated to or above the highest adjacent grade

at least as high as the FIRM's depth number plus twenty four inches (24").  This

would be 3.0' above adjacent grade in this area.
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CONSTR'N

CITY REV.

-5'

-5'

-5'

PENTHOUSE

GARAGES

124

6 8

MECHANICAL

ELEV

LOBBY

GARAGE LEVEL

ELEV LOBBY

28

MECH/

STORAGE

PATIO
ABOVE

GARAGE LEVEL GARAGE LEVEL

GARAGE LEVEL

ELEVATOR

TOP EXIT

-5'

18
'-0

"
24

'-0
"

18
'-0

"

15

LANDING
+5338'-9"
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2

3

4
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8
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20
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STAIR TOW
ER #2

F.F: 
+5332'-9"
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'-0

"
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'-6

"
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D
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G

+5338'-9"

12345678910

11 12 13 14 15 16 17 18 19 20

U
P

STAIR
 TO
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ER

 #2

F.F: 
+5332'-9"

125

19'-10 1/2" 19'-10"

21'-2 1/4" 21'-2 1/4"

14
16 17 18 19 21 22 23 24 25

26

20

29 30 31 32 33 34 37 38 39 40 41 42 43

22'-10 1/2"

44
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50
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52 53 54 55 56
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61

62

26'-3"

4'-0"

WARM SPRINGS VILL SUB 2ND REV AM LOT 14B BLK 1 - 19937.15WARM SPRINGS VILL 2ND ADD REV AM LOT 2 BLK 1 - 20,037SF

GARAGESGARAGES

GARAGES GARAGES

R
A

M
P 

U
P 

TO
 S

TR
E

E
T

13

12

11

10

LOADING OR 15 MIN?

LOADING OR 15 MIN?

27

986.32 sq ft

345.76 sq ft

117.79 sq ft 669.61 sq ft

27,823.69 sq ft

STORAGE
MECHANICAL
1,407 S.F.+/-

191.13 sq ft

85.13 sq ft

172.91 sq ft

85.12 sq ft

187.14 sq ft

111.38 sq ft

A

A

B

B

C

C

26'-0"

34
'-6

"

24'-0"

24
'-0

"

FLOOR ABOVE
VEHICLE HEIGHT LIMIT
8'-6" ~ 9'-0" +/-

FLOOR ABOVE
VEHICLE HEIGHT LIMIT
8'-6" ~ 9'-0" +/-

MECH?

ASPENWOOD CONDOMINIUMS

EDELWEISS CONDOMINIUMS

SPRINGS III CONDOMINIUMS

HOWARD DRIVEHOWARD DRIVE

PICABO STREET

SK
IW

AY
 D

RI
VE

PICABO STREET

UNDERGROUND
PARKING

5
7

3

9

BIKES OR MOTOS

GARAGE LEVEL -5'-0"
SCALE: 1/8" = 1'-0"

3/12/24

A-1.0

GARAGE

NO
RT

H

PARKING INC RAMP GROSS s.f. = 27,948 +/- S.F.
62 +/- SPACES (75 TOTAL)

BASE FAR
INCLUSIONARY HOUSING
RESTAURANT/RETAIL
MEETING/CONFERENCE
LODGING 
TOTAL PER DESIGNATION

2 UNITS ONSITE ~ 2 X 0.2/UNIT) = 0.4
= 0.5

= 1.1FAR INCREMENT 0.025 X (NEEDED 4,400 S.F.) ACTUAL = 4,626 S.F.
= 0.24FAR INCREMENT 0.005 X 4,850 S.F.

FAR INCREMENT 0.015 X 52 UNITS = 0.78
= 3.02

MAX ALLOWED = 2.25

FARALLOWANCES FAR PER CATEGORY
40,000 s.f. / 0.5

PROPOSED F.A.R. = 2.0983,723 S.F. BUILT / 40,000 S.F. LOT



THIS WORK WAS PREPARED BY ME
OR UNDER MY SUPERVISION AND

CONSTRUCTION OF THIS PROJECT
WILL BE UNDER MY OBSERVATION

CATEGORY SEQUENCE

LOT 100/106, PICABO ST.
KETCHUM, IDAHO
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DATE
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CONSTR'N

CITY REV.

PRIVATE
OPEN PARKING LEVEL

R
A

M
P 

D
O

W
N

 T
O

 P
A

R
K

IN
G

BICYCLES
/EQPT

TRASH

63

64

65666768

69

70

71

72

73
74 75

LAN
D

IN
G

+5338'-9"

12345678910

11 12 13 14 15 16 17 18 19 20
U

P

STAIR
 TO

W
ER

 #2

F.F: +5332'-9"
125

WARM SPRINGS VILL SUB 2ND REV AM LOT 14B BLK 1 - 19937.15WARM SPRINGS VILL 2ND ADD REV AM LOT 2 BLK 1 - 20,037SF

R
A

M
P 

D
O

W
N

 T
O

 P
A

R
K

IN
G

4,850 sq.ft.4,626.06 sq ft

6,780.07 sq ft

682.40 sq ft 556.25 sq ft

675.35 sq ft651.36 sq ft

565.90 sq ft

588.31 sq ft

191.13 sq ft

55.99 sq ft

191.54 sq ft

54.87 sq ft

85.13 sq ft

238.97 sq ft

A

A

B

B

C

C

5'-0"5'-0"

5'
-0

"
5'

-0
"

5'-0"

5'-0"

5'
-0

"
5'-0"

5'-0"

5'
-0

"

15
'-0

"

5'
-0

"

5'
-0

"

5'-0"

20'-0"

22'-59/16"

0

5'

5'

5'

5'

5'

5' 5'
4'

5'

2'

5'

5'

5'

5'

5'

5'

5'

EDELWEISS CONDOMINIUMS

SPRINGS III
CONDOMINIUMS

HOWARD DRIVE

PICABO STREET

SK
IW

AY
 D

RI
VE

PICABO STREET

ELEV

ELEV

ELEV

MEETING/
CONFERENCE

PARKING

WATER
FEATURE

INCLUSIONARY
HOUSING

RESIDENTIAL

RESTAURANT/
RETAIL

MEETING/
CONFERENCE
CONVENTION

RETAIL/
RESTAURANT

1ST LVL TOTAL
FOOTPRINT
24,088 sq ft

(includes parking)

1ST LVL TOTAL
COMMON
998 sq ft

G
R

A
D

E
 L

E
V

E
L 

A
C

C
E

S
S

LOADING

2,768.59 sq ft

1,294.60 sq ft

180.69 sq ft

POOL DECK

HOT TUB

TERRACE

TERRACE

TERRACE

TERRACE

TERRACE TERRACE

TERRACE

LOADING

TERRACE

ASPENWOOD CONDOMINIUMS

HOWARD DRIVE

HOT SRGS

HOT SRGS

MAIN LEVEL +5'-0"

Res s.f. = 2,7686 Residential units as shown

UPPER PARKING   = 6,780 S.F.

2 Gross Inclusionary units as shown = 1,295 s.f.

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

NO
RT

H

3/12/24

A-1.1

MAIN LEVEL

BASE FAR
INCLUSIONARY HOUSING
RESTAURANT/RETAIL
MEETING/CONFERENCE
LODGING 
TOTAL PER DESIGNATION

2 UNITS ONSITE ~ 2 X 0.2/UNIT) = 0.4
= 0.5

= 1.1FAR INCREMENT 0.025 X (NEEDED 4,400 S.F.) ACTUAL = 4,626 S.F.
= 0.24FAR INCREMENT 0.005 X 4,850 S.F.

FAR INCREMENT 0.015 X 52 UNITS = 0.78
= 3.02

MAX ALLOWED = 2.25

FARALLOWANCES FAR PER CATEGORY

1 Unit as shown = 4,626 s.f.

1 Unit as shown = 4,850 s.f.

14 SPACES (75 TOTAL)

40,000 s.f. / 0.5

NET LODGING/RETAIL Area calcs (NOT shown/included = Decks, terraces, stairs, elevators, etc)
• Enclosed hallways, stairs, elevators, etc. ARE SHOWN in COMMON AREA calcs
• Entire perimeter footprint plus decks are indicated in TOTAL FOOTPRINT calcs

PROPOSED F.A.R. = 2.0983,723 S.F. BUILT / 40,000 S.F. LOT



THIS WORK WAS PREPARED BY ME
OR UNDER MY SUPERVISION AND

CONSTRUCTION OF THIS PROJECT
WILL BE UNDER MY OBSERVATION

CATEGORY SEQUENCE

LOT 100/106, PICABO ST.
KETCHUM, IDAHO
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CONSTR'N

CITY REV.

WARM SPRINGS VILL SUB 2ND REV AM LOT 14B BLK 1 - 19937.15WARM SPRINGS VILL 2ND ADD REV AM LOT 2 BLK 1 - 20,037SF

829.00 sq ft

610.02 sq ft

1,018.25 sq ft

1,330.93 sq ft
1,611.79 sq ft

1,579.11 sq ft

1,371.17 sq ft 1,238.01 sq ft

392.82 sq ft

565.90 sq ft

588.31 sq ft

525.56 sq ft

761.33 sq ft 570.08 sq ft

921.27 sq ft 1,423.23 sq ft709.81 sq ft

3,763.31 sq ft

749.67 sq ft

986.52 sq ft

A

A

B

B

C

C

20'-0"

POOL DECK

1 2 3 4

56

78

10 11 12

13

1617

18

19

9

1415

ASPENWOOD CONDOMINIUMS

EDELWEISS CONDOMINIUMS

HOWARD DRIVEHOWARD DRIVE

PICABO STREET

SK
IW

AY
 D

RI
VE

PICABO STREET

ELEV

ELEV

ELEV

2ND LVL TOTAL
FOOTPRINT
24,711 sq ft

2ND LVL TOTAL
COMMON
3763 sq ft

MEETING/
CONFERENCE

PARKING

WATER
FEATURE

INCLUSIONARY
HOUSING

RESIDENTIAL

RESTAURANT/
RETAIL

POOL

SECOND LEVEL +19'-0"

19 Lodging units as shown Total s.f. = 17,779

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

3/12/24

A-1.2

SECOND LEVEL

NO
RT

H

NET LODGING Area calcs (NOT shown/included = Decks, terraces, stairs, elevators, etc)
• Enclosed hallways, stairs, elevators, etc. ARE SHOWN in COMMON AREA calcs
• Entire perimeter footprint plus decks are indicated in TOTAL FOOTPRINT calcs

BASE FAR
INCLUSIONARY HOUSING
RESTAURANT/RETAIL
MEETING/CONFERENCE
LODGING 
TOTAL PER DESIGNATION

2 UNITS ONSITE ~ 2 X 0.2/UNIT) = 0.4
= 0.5

= 1.1FAR INCREMENT 0.025 X (NEEDED 4,400 S.F.) ACTUAL = 4,626 S.F.
= 0.24FAR INCREMENT 0.005 X 4,850 S.F.

FAR INCREMENT 0.015 X 52 UNITS = 0.78
= 3.02

MAX ALLOWED = 2.25

FARALLOWANCES FAR PER CATEGORY
40,000 s.f. / 0.5

PROPOSED F.A.R. = 2.0983,723 S.F. BUILT / 40,000 S.F. LOT



THIS WORK WAS PREPARED BY ME
OR UNDER MY SUPERVISION AND

CONSTRUCTION OF THIS PROJECT
WILL BE UNDER MY OBSERVATION

CATEGORY SEQUENCE

LOT 100/106, PICABO ST.
KETCHUM, IDAHO
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CONSTR'N

CITY REV.

WARM SPRINGS VILL SUB 2ND REV AM LOT 14B BLK 1 - 19937.15WARM SPRINGS VILL 2ND ADD REV AM LOT 2 BLK 1 - 20,037SF

784.95 sq ft

524.09 sq ft

886.57 sq ft

1,141.78 sq ft1,611.62 sq ft

392.82 sq ft

565.90 sq ft

588.31 sq ft

441.58 sq ft

760.88 sq ft 570.08 sq ft

921.27 sq ft 1,308.55 sq ft659.38 sq ft

1,373.25 sq ft

3,699.45 sq ft

749.67 sq ft

986.52 sq ft

A

A

B

B

C

C

889.58 sq ft 814.53 sq ft

20'-0"
11'-0" 9'-0"

1 2

3 4

56

78

10 11 12

13
1617

18

19

9

1415

CLOSET
STORAGE

ASPENWOOD CONDOMINIUMS

EDELWEISS CONDOMINIUMS

SPRINGS III
CONDOMINIUMS

HOWARD DRIVEHOWARD DRIVE

PICABO STREET

SK
IW

AY
 D

RI
VE

PICABO STREET

ELEV

ELEV

ELEV

4TH LVL TOTAL
FOOTPRINT
17,424 sq ft

3RD LVL TOTAL
FOOTPRINT
23,646 sq ft

3RD LVL TOTAL
COMMON
3699 sq ft

MEETING/
CONFERENCE

PARKING

WATER
FEATURE

INCLUSIONARY
HOUSING

RESIDENTIAL

RESTAURANT/
RETAIL

THIRD LEVEL +30'-0"

Total s.f. = 15,98619 LODGING units as shown

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

3/12/24

A-1.3

THIRD LEVEL

NO
RT

H

NET LODGING Area calcs (NOT shown/included = Decks, terraces, stairs, elevators, etc)
• Enclosed hallways, stairs, elevators, etc. ARE SHOWN in COMMON AREA calcs
• Entire perimeter footprint plus decks are indicated in TOTAL FOOTPRINT calcs

BASE FAR
INCLUSIONARY HOUSING
RESTAURANT/RETAIL
MEETING/CONFERENCE
LODGING 
TOTAL PER DESIGNATION

2 UNITS ONSITE ~ 2 X 0.2/UNIT) = 0.4
= 0.5

= 1.1FAR INCREMENT 0.025 X (NEEDED 4,400 S.F.) ACTUAL = 4,626 S.F.
= 0.24FAR INCREMENT 0.005 X 4,850 S.F.

FAR INCREMENT 0.015 X 52 UNITS = 0.78
= 3.02

MAX ALLOWED = 2.25

FARALLOWANCES FAR PER CATEGORY
40,000 s.f. / 0.5

PROPOSED F.A.R. = 2.0983,723 S.F. BUILT / 40,000 S.F. LOT



THIS WORK WAS PREPARED BY ME
OR UNDER MY SUPERVISION AND

CONSTRUCTION OF THIS PROJECT
WILL BE UNDER MY OBSERVATION

CATEGORY SEQUENCE

LOT 100/106, PICABO ST.
KETCHUM, IDAHO
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CONSTR'N

CITY REV.

WARM SPRINGS VILL SUB 2ND REV AM LOT 14B BLK 1 - 19937.15WARM SPRINGS VILL 2ND ADD REV AM LOT 2 BLK 1 - 20,037SF

A

A

B

B

C

C

1,614.99 sq ft

11
'-7

3/
4"

58
'-8

7/
8"

30
'-0

"
25

'-0
"

5'
-0

"

5'
-0

"

4'
-5

7/
16

"
30

'-0
"

30
'-0

"

5'-0"

8'-6"

32
'-0

"

28
'-0

"

14'-6"

32
'-1

1/
16

"
37

'-3
3/

8"
15

'-0
"

15
'-0

"

1,270.12 sq ft

1,115.17 sq ft

1,075 sq. ft.

5

6 ASPENWOOD CONDOMINIUMS

EDELWEISS CONDOMINIUMS

HOWARD DRIVEHOWARD DRIVE

PICABO STREET

SK
IW

AY
 D

RI
VE

PICABO STREET

ELEV

ELEV

ELEV

4TH LVL TOTAL
FOOTPRINT
16,339 sq ft

4TH LVL TOTAL
COMMON
2,885 sq ft

MEETING/
CONFERENCE

PARKING

WATER
FEATURE

INCLUSIONARY
HOUSING

RESIDENTIAL

RESTAURANT/
RETAIL

1,461.04 sq ft1,495.90 sq ft1,085.63 sq ft1,560.41 sq ft

2,220.58 sq ft

1 2 3 4

7

FOURTH LEVEL +41'-0"

7 MARKET RATE units as shown
Total s.f. = 10,012 S.F.

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

3/12/24

A-1.4

FOURTH LEVEL

NO
RT

H

NET LODGING Area calcs (NOT shown/included = Decks, terraces, stairs, elevators, etc)
• Enclosed hallways, stairs, elevators, etc. ARE SHOWN in COMMON AREA calcs
• Entire perimeter footprint plus decks are indicated in TOTAL FOOTPRINT calcs

BASE FAR
INCLUSIONARY HOUSING
RESTAURANT/RETAIL
MEETING/CONFERENCE
LODGING 
TOTAL PER DESIGNATION

2 UNITS ONSITE ~ 2 X 0.2/UNIT) = 0.4
= 0.5

= 1.1FAR INCREMENT 0.025 X (NEEDED 4,400 S.F.) ACTUAL = 4,626 S.F.
= 0.24FAR INCREMENT 0.005 X 4,850 S.F.

FAR INCREMENT 0.015 X 52 UNITS = 0.78
= 3.02

MAX ALLOWED = 2.25

FARALLOWANCES FAR PER CATEGORY
40,000 s.f. / 0.5

PROPOSED F.A.R. = 2.0983,723 S.F. BUILT / 40,000 S.F. LOT



THIS WORK WAS PREPARED BY ME
OR UNDER MY SUPERVISION AND

CONSTRUCTION OF THIS PROJECT
WILL BE UNDER MY OBSERVATION

CATEGORY SEQUENCE
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KETCHUM, IDAHO
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WATER
FEATURE

INCLUSIONARY
HOUSING

RESIDENTIAL

RESTAURANT/
RETAIL

2,134.14 sq ft

FIFTH LEVEL +52'-0"
SCALE: 1/8" = 1'-0"

3 MARKET RATE units as shown
Total s.f. = 7,273 S.F.

3/12/24

A-1.5

FIFTH LEVEL

NO
RT

H

NET LODGING Area calcs (NOT shown/included = Decks, terraces, stairs, elevators, etc)
• Enclosed hallways, stairs, elevators, etc. ARE SHOWN in COMMON AREA calcs
• Entire perimeter footprint plus decks are indicated in TOTAL FOOTPRINT calcs

BASE FAR
INCLUSIONARY HOUSING
RESTAURANT/RETAIL
MEETING/CONFERENCE
LODGING 
TOTAL PER DESIGNATION

2 UNITS ONSITE ~ 2 X 0.2/UNIT) = 0.4
= 0.5

= 1.1FAR INCREMENT 0.025 X (NEEDED 4,400 S.F.) ACTUAL = 4,626 S.F.
= 0.24FAR INCREMENT 0.005 X 4,850 S.F.

FAR INCREMENT 0.015 X 52 UNITS = 0.78
= 3.02

MAX ALLOWED = 2.25

FARALLOWANCES FAR PER CATEGORY
40,000 s.f. / 0.5

PROPOSED F.A.R. = 2.0983,723 S.F. BUILT / 40,000 S.F. LOT
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SCALE : 1" = 10'-0"
NORTH ELEVATION

SCALE : 1" = 10'-0"
NORTH ELEVATION + NEIGHBOR CONTEXT

SCALE : 1" = 10'-0"
WEST ELEVATION (EAST BUILDING)

SCALE : 1" = 10'-0"
EAST ELEVATION (WEST BUILDING)

PASSAGE BETWEEN 2 FRONT BUILDINGS
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ELEVATORSTAIR
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  14th March 2024 
 
City of Ketchum – Planners 
P.O Box 2315 
480 East Ave. N. 
Ketchum, ID  83340 

 
Dear City of Ketchum Planners, 

 
This is HRA’s statement on how the design concept/ project meets the Warm Springs Area 
Base Village design guidelines. The following response reacts to the document produced by 
the City of Ketchum in March 2008. III. Village Level Design Guidelines, IV. Site Design 
Guidelines and V. Building Design Guidelines. 
 

 
 
 

View from Baldy Mtn towards “Baldy Mtn House” project 
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The following are key design objectives for development In the Warm Springs Base Area Village. 
These objectives are based, in part, on information provided in the Warm Springs Base Area Village 
Framework Plan. They are intended to ensure that development will encourage vitality in the area 
while maintaining and enhancing the village’s unique character and its connections with nature. All 
new projects within the village shall help to meet these objectives. 

 
1. Promote a village character. 
2. Provide a pedestrian-friendly environment. 
3. Promote variety in the street level experience. 
4. Provide an interconnected pedestrian circulation system. 
5. Provide a mix of uses throughout the village. 
6. Maintain a direct connection to the surrounding natural environment. 
7. Maintain key public view corridors to the mountains and other natural features. 
8.  Minimize the perceived scale of large developments. 
 

III. Village Level Design Guidelines 
1.0 Public View Corridors 
 
1.1 Maintain key views from public rights-of-way to significant natural features and landmarks. 
 
The design concept of the Baldy Mountain House (BMH) project encompasses a number of elements 
to preserve and maintain views from the public ROW and spaces to Bald Mountain.  Rather than one 
massive building design, the BMH design features several independent buildings (pods) to frame the 
existing view corridors through creative building mass, undulating floor plans and building step back 
(wedding cake design).  
 

 
 

Aerial view towards Bald Mountain in Warm Springs. 
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2.0 Natural Features and Resources 
 
2.1 Incorporate natural site features as amenities within open site areas. 
 
Within the open areas (which is approximately 15,500’ sq. of site footprint) we propose to use 
vegetation, rock outcroppings and drainage ways. One of the main motifs of the design concept is 
based on our local mining history. In the North quadrant of the site we would like to incorporate a 
meandering drainage way, layered with natural rocks coming from the stair / elevator tower element 
designed to look like an old mining lift, located on the Picabo Street aspect. 
 
2.2 Design site drainage to blend with the natural landscape. 
 
The existing topography of this site has gentle grade to the SE towards Warm Springs Creek. Also, 
this site is located in a floodplain area. One of our reasons for elevating the ground floor of the project 
will help mitigate any potential flood damage. 
 
2.3 Utilize the area’s geothermal resources. 
 
The plan for the project is to attempt to locate geothermal resources which exist in the Warm Springs 
area for green/renewable purposes such as snowmelt, radiant heating and hot water systems. 
Geothermal resource, if possible, will be utilized for a heated pool on the roof at level five and/or 
street level.  We have a proposed a heated pool on the roof at level five which will utilize the 
geothermal resource. The client group has obtained a drilling permit from the Idaho Department of 
Water Resources to drill to determine if geothermal resources are available under the property.   
 

     
 

Images of Hot Spring & Cooling/Heating process 
 
 
3.0 Topography 
 
3.1 Design a building on a sloping site to reflect the natural topography.  
 
As mentioned above there is a gentle slope from Howard Drive towards Picabo Street, with the 
Howard Drive curb existing at 30-34” above the SW corner of Picabo Street. Overall, the site is 
relatively flat compared to sites along Warm Springs Road. 
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Birds eye view looking at SW corner of project lot, gentle slope from Howard Drive to Picabo. 
 
 
4.0 Trail and Walkway Systems 
 
4.1 Provide connections to neighborhoods and regional pedestrian and bicycle ways. 
 
One of the main objectives of this project is to return Warm Springs to the vibrant, robust village of the 
1980’s & 1990’s. An active neighborhood project comprised of numerous and varied uses while 
encouraging easy pedestrian/skier access to the natural and manmade features of Bald Mountain.  
Within the site we propose a number of walkways, pedestrian paths and connectors from Howard 
Drive to Picabo Street. We will maintain the current pathway along Picabo Street to the north which 
will be a major circulation path for the project. From this pedestrian footpath you will be able to access 
our site at different locations through the use of stairs and ramps. 

 
Diagram showing the interconnection from Picabo street thru to Howard street through the project. 
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4.2 Position a walkway to encourage pedestrian use. 
 
As above. 
 
4.3 Use paving materials that will encourage pedestrian use. 
 
We propose concrete pavers within the site, with a high traction coefficient together with integrated 
snow melt system. The paver system will allow for utility runs below the walkway. 
 

 
 

Pavers with radiant snowmelt system integrated. 
 
5.0 Public Streetscape 
 
5.1 Coordinate improvements within the public right-of-way. 
 
The project incorporates city standard street furniture (seating, bike racks, etc.) to maintain a sense of 
continuity between streetscapes throughout the village. 
 

      
 

Images of possible street furniture to incorporate into project. 
 
5.2 Establish pedestrian friendly character within the streetscape. 
 
Warm Springs Village is the original major access point for skiing, hiking and mountain biking on Bald 
Mountain and creates significant pedestrian/skier activity.  Our project is intended to encourage 
pedestrian/skier activity through independent building pods to facilitate pedestrian use and create a 
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vibrant addition to the village.  Through the use of decorative sidewalks, street furniture along Picabo 
Street, and clear way-finding, we will be able to achieve this goal. We propose Picabo Street is used 
primarily for skier drop-offs and pickups and provide significate on-site parking to alleviate parking 
congestion.  Trees and landscaping will be proposed around the perimeter of the site to maintain 
clear site lines for safety as well as softening the building edges. 
 
 
5.3 Urban street edges 
 
BMH will provide public amenity spaces within the building footprint undulating back from the setback 
lines and incorporating easy access to the site via stairs and ramps. 
 
5.4 Landscaped street edges 
 
The project shall incorporate landscaping around and within the site to enhance the experience of the 
user and the surrounding neighbors. Landscaping shall soften building edges and site lines. Safety 
shall be maintained by proper placement of trees along the edges of the property.  Lower landscaped 
beds will be provided in the front and side setbacks of the project. 

 
Project proposes to line the major streets (Howard & Picabo) with an assortment of deciduous trees. These will 

help create shade in the summer and then color to the project in the fall. 
 
IV. Site Design Guidelines 
6.0 Building Setbacks 
 
6.1 Vary building facade alignment. 
 
The building footprint undulates and breaks up along each of the street facades. Also, the building 
facade will step back as the building elevation gets higher to create a more pedestrian scale. The 
image on page 15 of the WSBAV Design Guidelines document shows an image of the project site 
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with a simulated building on it. The Guidelines simulated building is much denser and the BMH 
concept.  

 
The primary building façade will maintain alignment with Picabo Street. 

 
6.2 Maintain the alignment of primary building façades at the setback line. 
 
Our concept design reflects the building setbacks set forth by the WSBA (City of Ketchum) ie, 5’ for 
side yard and street frontages and then 15’ for rear yard setbacks. The site is defined by Picabo 
Street, Howard Drive and Skiway Drive. Picabo Street curves into Skiway Drive at the midpoint of the 
site. As this is the major edge of the site, the building footprint follows this edge with the SW edge of 
the building stepping back to incorporate a large exterior patio. As the building goes to the north along 
Picabo Street, the design contains a 10’x15’ relief in the footprint to conform to the building maximum 
wall plane length of 60’ and adds additional undulation as the entrance elevation step-backs to create 
a more human/pedestrian scale and experience along Picabo Street and Skiway Drive. 

 
 

 
6.3 Locate public amenity spaces and open areas to create active accent features 
within setbacks and where building mass steps back from a setback line. 
 
The concept design incorporates public amenity spaces along Picabo Street where the building 
facade undulates. These public and open spaces contain active accent features such as street 
furniture, bike racks and planter beds. Instead of creating one large building mass on the ground 
floor, our design breaks up the building along Picabo Street and Skiway Drive to provide 
walkways/ramps and natural light / ventilation to enter the site and neighboring properties. 
 
7.0 Corner and Through Lots 
 
7.1 On a corner or through lot both street façades shall be treated as a primary 
building frontage. 
 
This site includes a corner lot at the far south end of Picabo Street. Intersecting with Skiway Drive 
and Howard Drive.  We show multiple entry points into the site.  Several different commercial uses 
are located on the ground floor (restaurant / bar, conference / auditorium / event space, long-term 
local’s housing, retail, conference / zoom rooms and upper floor entry points).  To access commercial 
spaces, the project has multiple access points into the site through walkways and ramps. Picabo 
Street is the sole access to the Warm Springs Base Area.  Picabo Street is one way, turning into 
Skiway Drive which turns into a two-way street as it meets Howard Drive at the NE property corner. 
 
7.2 Special features that highlight prominent corners should be considered. 
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Towards the midpoint of the site on Picabo Street, we are proposing a historic mining tower element 
rises from the ground floor to create a major vertical circulation element for the project.  The selection 
of a different material palette and color scheme, highlights the tower element as a focal point of the 
project. As the you move to the west along Skiway Drive, the project reveals a second tower element 
in the form of an old mining lift. This vertical lift element stands alone and connects to the upper floors 
by bridges and/or walkway connectors. 
 

 

 
Image of an old mining lift, motif adopted within project concept. 

8.0 Building Orientation 
 
8.1 Orient a primary building façade to be parallel to the street. 
 
The primary building facade runs parallel to Picabo Street and is separate from the stand alone 
building on the corner of Howard Drive and Skiway Drive. With Picabo Street merging into Skiway 
Drive, the design follows the curve of Picabo Street to Skiway Drive for part way and then creates a 
building setback on the corner of Skiway and Howard Drives. 
 
8.2 Orient a primary entrance toward the street or a public plaza adjacent to the street. 
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On the SW corner of the site, we have a raised exterior patio which is accessed by steps and a ramp 
to the main entry point of the building.  Stepping this space back off the property line 30-35’ allows a 
space for the pedestrians/skiers to congregate on the exterior patio or enter the building. 
 
9.0 Open Site Areas and Public Amenity Spaces 
 
9.1 Design open site areas and public amenity spaces to achieve the following 
objectives: 
 

• Create an active and interesting streetscape through the promotion of public gathering space.  
• Maintain a well-defined street edge such that a public space is an accent within the streetscape. 
• Permit views between buildings to public spaces or natural features. 
• Be usable year-round.  

 
In the late 1970’s and 1980’s, Warm Springs Village was après ski heaven with Creekside, Barsotti & 
Benz and Barsotti’s.  The arrival of quad ski lifts and Sun Valley Company shifting it’s emphasis to 
River Run started the decline of Warm Springs. This project will invigorate Warm Springs Village, for 
locals and tourists, the main purpose of creation of the Warm Springs Overlay Zone.  Our design 
concept has 15,450 sf of open space on the ground floor of the site. Within this area we are 
proposing a large landscaped exterior patio that faces the mountain. The ground floor will contain a 
restaurant/bar, conference/entertainment auditorium, commercial and amenity spaces.  The building 
footprint has been recessed from the setback to allow for more site lines to the mountain from the 
neighboring properties. These areas will be usable all year round, as they will have snowmelt for the 
winter conditions and then shaded by landscape and umbrellas or retractable shades for the summer 
solar protection. 

 
Diagram shows the roughly 15,000sf of open spaces in and around the ground floor footprint. 
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9.2 Plan for environmental conditions in the design and location of open site area and 
public amenity spaces. 
 
The project’s ground floor plate has around 27% of the overall area designated to open space and 
public thoroughfares in the form of walkways, patios, street furniture, landscaping (beds / trees) and 
building alcoves or recesses. The Warm Springs Base Lodge faces South & West up to the mountain. 
This project will take advantage of those views and draw people to the site with open patios and 
commercial uses. 
 
9.3 Design a public amenity space to be pedestrian-friendly. 
 
The outdoor spaces will be designed for year round use through the design of appropriate 
landscaping and shade devices. The project will include “local housing” for year round housing.  Site 
furnishings, public art and landscape features such as garden beds and water ways provide engaging 
outdoor spaces for use of locals and tourists. Programming within the building’s 
conference/entertainment auditorium will draw people to and from the site throughout the peak 
winter/summer months as well as during slack months. With local housing as well as tourist housing, 
the site will be a 24-hour site, (i.e.) people will be active and onsite 24 hours a day creating a sense of 
community and belonging in Warm Springs Village. 
 

 
 

Corner patio on the ground floor might have a similar look to this image 
 
9.4 Design a street front amenity space to: 
 

• Integrate into the design of both the site and the streetscape. 
• Maintain an active, pedestrian-friendly street front. 
• Be level with the sidewalk. 
• Be open to the sky. 
• Be paved or otherwise landscaped. 
• Be directly accessible from the public right-of-way. Where a space does not directly abut the 
sidewalk, it should be clearly visible and accessible from the street front. 

 
The project is open to the sky, paved and landscaped and directly accessible to the public right-of-
way.  The building is located in the flood plain.  Therefore, we propose the buildings sit up out of the 
Flood plain 5’ above these sidewalks to address groundwater and flooding issues. We propose to 
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have multiple step and ramp entry points into the site. The underground parking will be approximately 
5’ below sidewalk condition. 
 
9.5 Design and locate a mid-block walkway to provide public access 
 
The project will have three major passageways from Picabo Street, Skiway Drive and Howard Drive 
necessitated by the different uses within the project.  Tourist housing, short-term housing, long-term 
local’s housing, restaurant, auditorium, parking and retail spaces on the ground floor shall have easy 
access to the site. 
 
9.6 Establish a human scale in walkways. 
 
Human scale is an an essential factor in the Warm Springs Overlay due to the significant amount of 
walking skier traffic to the Warm Springs Life Base Area.  Human / pedestrian scale will be achieved 
by undulating the building footprint and stepping the building facade back (Wedding cake) as the 
building gets higher. Also, the use of building overhangs sporadically along the Picabo Street and 
Howard Drive on the first floor will allow the pedestrian a place of refuge in different weather 
conditions. Human comfort will also be achieved through the use of landscaping to soften the building 
edges. 
 
9.7 Design an open site area to:  
 

• Coordinate with those on adjacent properties. 
• Integrate natural site features. 
• Permit views between buildings to public spaces or natural features. 
• Maintain key public view corridors and solar access through a site. 

 
The existing 4-plex on Howard Drive, contiguous to the west side of the site, was built after the Baldy 
Base Camp and Lift Haven Inn were existent and therefore this 4-plex never had direct views to Bald 
Mountain. Baldy Base Camp was demolished to make way for a hotel development creating current 
views. The new design concept maintains view corridors from the major roads and thoroughfares 
around the Warm Springs Village. 
 
10.0 Landscaping 
 
10.1 Landscapes should have the following characteristics:  
 

• Enhance the street scene; 
• Integrate a development with its setting; 
• Utilize natural site features; 
• Minimize the use of impervious surface treatments; and 
• Avoid adverse impacts to key public view corridors. 

 
The existing street landscape is very random. The BMH landscape team will create a landscape 
scheme that includes the above characteristics by lining the street edges with a mix of trees and 
landscape beds. A mix of deciduous and evergreen trees will give the project color, shade, soften the 
building edges with an ongoing seasonal evolution. See the next page showing proposed plant 
species. 
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The diagram shows proposed tree and water feature locations. Planter beds will also be prevalent throughout the 

project as well. 
 
 

10.2 Landscape enhancements should integrate with pedestrian circulation routes 
and open spaces. 
 
Tree clusters and planter beds will be used as a wayfinding device for entry points into the 
development. 
 

   
 

Open spaces between the buildings could take a similar look to these images. 
 
10.3 Use water-conserving, native and indigenous plant species to the extent feasible. 
 
Careful consideration of using plant and tree species that help with water conservation are pertinent 
for this size of project.  
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10.4 Incorporate landscape buffers and open areas between adjacent properties. 
 
Landscape buffers are proposed for the adjacent properties on the west and north boundaries. The 
Swedish Aspen, which is a deciduous varietal that grows tall and thin, could be a favorable buffer. 
 
10.5 Maintain a sense of open space between sites when fencing is used. 
 
At this point of the design concept, we are not planning on adding any additional fencing along the 
adjacent properties as there are existing transparent fences similar to what the guidelines state. 
 

      
  

 Deschampia (“Northern Lights”)   Calamagrostic Acutiflora “Karl Forester”)  
       Perovskia Atriplicolia (“Russian Sage”) 

 
 

    
 

Helictorichon (“Blue Oat Grass”)     Fesctanca (“Elijah Blue”) 
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Matteuccia Struthiopteris (“Ostrich Fern”)   Parthenocissus (“Virginia Creeper”) 
 
 

   
 

 Variegated Hosta      Ashley Spirea (“Little Princess”) 
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Populas Tremulus Erecta 
(“Swedish aspen”) 

 
 

  
 

Malus 
(“Crabapple Tree”) 

 
 
 
11.0 Lighting 
 
11.1 Minimize the visual impacts of lighting. 
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All proposed lighting will be “Dark Sky” compliant. We understand a large project may have a major 
impact on surrounding neighbors. All street lights will conform the city of Ketchum standards. Lighting 
in and around the building will be on timers and major entries will be by motion. The upper floor 
private outdoor decks will have time restrictions placed on use. 
 
11.2 Provide lighting that creates safety and security without excessive glare or visual 
impact. 
 
With proposed development being elevated above street level, we are proposing on using step or 
side wall lighting to highlight major walkways and pathways through and around the site. A series of 
bollard lights will line interior pathways and planter beds. Our lighting engineers will provide a 
photometric survey of all the lighting specified for the site that will minimize unwanted light spread 
(pollution). It is necessary to create a safe and secure environment for all user groups of the 
development after hours. 

  
 

Example of proposed step/wall lights. 
 

12.0 Snow Shedding and Storage 
 
12.1 Minimize the impacts of snow storage and shedding on adjacent properties, 
pedestrian plazas and circulation paths. 
 
Roof design will shed most snow onto lower decks above the first floor. Snow retention bars will be 
used throughout the project to prevent snow shedding onto walk way or public area. 
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Example of snow retention bars proposed for upper roof system. 
 

 
12.2 Locate snow storage so that it does not impact key public views. 
 
All hardscape will have snowmelt capabilities. We are exploring whether there is usable natural 
geothermal resource under the site for use in the project, All boiler flues will be concealed in 
chimneys that exit the upper roofs. This will assist in the covering unsightly boiler flues that exit the 
sides of buildings.   

         
 

Example of the snowmelt tubing under pavers or in concrete slabs. 
 
13.0 Driveways and Surface Parking 
 
13.1 Minimize the visual impacts of a parking area. 
 
The concept design shows that we are parking underground and enclosed on the ground floor. 
Parking will be accessed from Howard Drive to help reduce impacts on the busy one-way Picabo 
Street. Currently we show 62 parking spaces on the below grade parking area as well as 14 
additional on the ground floor as well as additional spaces for motorbikes and bicycles. Residents in 
this project will have outdoor toys (kayaks, bikes, etc.) and we are planning for additional storage 
accordingly. 
 
13.2 Minimize interruptions in the streetscape. 
 
The project has two curb cuts that are within the allowed 35% of street frontage on the Howard Drive 
facade. We have located the access point into the garage as far away from the Skiway Drive and 
Howard Drive intersection to limit interaction with vehicles and pedestrians for safety reasons. The 
driveway material will be concrete to the street. Brushed finish. 
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Image above shows the two access and egress points for car traffic for the project on/from Howard Street. 

 
13.3 Set back and screen parking areas from sensitive open space areas. 
 
The upper parking level will be screened, but still allow natural light into the area, as shown below, to 
not require the use artificial lighting during the day. 
 

 
Example of screening material of ground level parking garage. 

 
 
 
13.4 In sloped areas consider terracing parking areas. 
 
Not applicable, as site is flat. 
 
13.5 Provide access to alternative transit modes for projects with large parking and 
traffic demands. 
 
As stipulated in chapter 17.100 WSBA Overlay district guidelines, the project will have a Transit 
Demand Management (TDM) plan which will demonstrate that all alternative strategies will offset the 
demand for parking reduction. Bicycle amenities such as bike racks & bike lockers will be 
incorporated into the design.  
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Proposed Bike Rack alternatives 

 
14.0 Structured Parking 
 
14.1 Minimize the visual impacts of a parking structure. 
 
See Section 13 response above. 
 
14.2 Provide an active and pedestrian-friendly street front. 
 
See Section 13 response above. 
 
14.3 Minimize negative impacts of parking structure access to the character of the 
streetscape. 
 
See Section 13 response above. 
 

 
Potential perforated metal screening of garage at ground level. 

 
15. Service Areas 
 
15.1 Screen a service area from view of a pedestrian route, public way or adjacent 
property. 
 
All utility and service areas will be screened or placed below grade where possible.  
 
15.2 Locate a service area internally to the site. 
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We will work closely with MEP Engineers, local gas and electrical companies and waste management 
provider to locate all service activities within building footprint. Where needed there will be use of 
such screening devices as called out above. 
 
15.3 Service areas should be appropriately scaled for the size of the development. 
 
Similar response above 15.2. 
 
V. Building Design Guidelines 
16.0 Building Height 
 
16.1 Provide variety in building heights across all façades. 
 
The the 3D model images, demonstrate the varying building heights as well as building mass. The 
tower element at the main entry point off of Skiway Drive will serve as landmark for the site as well as 
the old mining lift surround one of the other stair/elevator components. 
 
16.2 Step down building facade height and scale toward setbacks. 
 
The 3D model images, show a “wedding cake” structure. The “wedding cake” design approach was 
promoted in Ketchum in the 1990’s from recommendations by consultants Norie Winter and Tom 
Hudson.  This helps break down the building mass as well as allowing light, air and views for all the 
structures and open areas of the project. The building elements along Picabo Street will also have 
awnings and decks above to break up the facade to create spaces of refuge and convey human scale 
for the pedestrian. 

 
SE elevation along Picabo Street showing building step backs 
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East Elevation along Skiway Drive showing building step back 

 
 
16.3 Locate taller portions of a building: 
 
The highest part of the project is the tower element on the west, mentioned above @ 65’ above 
grade. It is setback from Picabo Street by 30-35. It is recessed into the building footprint away from 
corners. The recess and tower will be the major way-finder into the entry of the project.  
 

 
3D concept model shows taller tower element setback and in the middle of the site 
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16.4 Maintain the distinction between the street level and upper floors. 
 
This will be done with fenestration and material choice. The concepts are showing stone and 
storefront type windows. Proposed 13’ floor to floor height for ground floor and then 11’ floor to floor 
on the upper levels. 
 
17.0 Building Mass and Scale 
 
17.1 Design building massing to support green building strategies. 
 
It is every project’s desire to design a building that optimizes energy efficiency. The project faces 
predominately West and South. The “wedding cake” design of the facades provides natural solar gain 
to outside spaces located on the upper floors.  
 
17.2 Arrange building masses to provide weather protection. 
 
The predominant winds at this particular site are from the west in the morning and then reversed from 
the east in the afternoons. The building layout limits any negative effects caused by potential wind 
tunnels. The street facade along Picabo Street utilizes awnings for points of refuge for winter or warm 
summer solar access. We are hopeful all pedestrian areas will have snowmelt capabilities to tap into 
the natural geothermal resource found on this site. 
 
17.3 Articulate a building’s mass to create visual interest, reflect human scale and 
reduce the overall perceived mass. 
 
The building mass undulates in both plan and elevation. The use of awnings along the street, 
together with possible street level or roof top hot tub and landscape elements, create a more 
pedestrian / human scale to the project. This building design avoids the single mass hulking as seen 
in the Limelight and other proposed new buildings on Main Street.  Building materials and roof lines 
will also help with visual interest. We are proposing a mixture of common gabled roof shapes as well 
as flat roof areas for open decks, mechanical and entertainment areas like the 2nd level pool and hot 
tub. 

 
 

 
Awnings located along Picabo street will create places of refuge from different weather conditions as well as 

human scale for the pedestrian. 
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17.4 Design building massing to have a horizontal emphasis with vertical accents. 
 
The first three floors of the project accounts for around 58,000 sf of the overall project total. The 
‘wedding cake” massing prevents significant mass on the upper floors. 
 
 
18.0 Facade Character 
 
18.1 Articulate a building façade to minimize the perceived scale of the overall mass. 
 
As the design progresses from the ground floor, the building facade will be designed to minimize 
perception of overall building scale and mass.  Building materials and color will be detailed to break 
up the form visually. Decks and patios protruding from the building on upper levels do the same. 
Window fenestration will assist in breaking up the form. The design concept shows the mass 
undulating above the ground floor, such undulation results in more costly construction, but breaks up 
the building mass.   
 
18.2 Incorporate material detailing to create a sense of human scale. 
 
Human scale on all floors is a significant aspect of a large project. Upper floor deck and patio 
elements like handrails and window trim details provide human scale to the user. The roof fascia will 
have multiple layers of finish so the mass of the roof will seem smaller. Soffit finish will be timber 
siding (2x6) instead of large panels. Variations in materials like natural stone (Basalt), wood siding 
(Montana Timber product) and glazing will be used as well. 
 
18.3 Provide a pedestrian-friendly character on a street level building façade where it 
fronts a street or pedestrian circulation route. 
 
The combination of storefront windows and display windows for the restaurant and retails 
components will be employed. The use of awnings at street level will also assist in providing human 
scale at the street level. As mentioned previously, the project needs to have a strong landscape 
presence at the ground level to soften the building edges. The integration of planter boxes along 
street facades will provide a pedestrian friendly aspect to the project. 
 
18.4 Locate a primary entrance to be clearly visible and accessible from the street. 
 
The main pedestrian entrances are located off of Picabo Street and Skiway Drive.  Vehicle access will 
be from Howard Drive. A restaurant patio will be located on the south west corner of the site.  The 
main building entrance shall have an entry trellis design for refuge before entering the building. This 
trellis combined with the tower element of the stair and elevator core this will clearly designate the 
entry point. 
 
19.0 Roofscape Design 
 
19.1 Design a roofscape with the same attention as the secondary elevations of the 
building. 
 
The roofscape is a combination of gabled roofs, common to cold weather locations; shed roofs to 
open up to the extensive views and flat roof areas used for upper roof decks/patios and mechanical 
areas. There will be an opportunity for great southern solar access for potential solar collectors 
across the project. Sloped roof finish has not been established yet but will be in the realm of a class A 
shingle or standing seam finish. Flat areas will be a pedestal paver system or ballast. 
 
19.2 Minimize the use of flat roofs. 
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The use of flat roof areas will break up building mass. For the most part, flat roofs are for decks/patios 
or mechanical areas necessary for all large projects.  The 3D model images shows a roof system that 
is not monolithic. 
 
19.3 Provide a variety of roof planes. 
 
As above. 

 
3D Concept model shows a variety of roof planes, roof decks and patios 

19.4 On larger roofs use dormers to help break up the mass and provide a sense of 
scale. 
 
On the upper floors, dormers are being used for shade and refuge areas for the users. See the 3D 
images. 
 
19.5 Design roof slopes, overhangs and setbacks to minimize impacts of snow 
shedding. 
 
For the most part, roofs will shed snow onto to upper decks and where we needed snow retention 
bars will be specified for safety. All decks/patios on the ground and upper floor will have snowmelt 
capabilities. 
 
20.0 Building Materials 
 
20.1 Building materials should have the following features: 
 

•  Reduce the perceived scale of the building; 
•  Enhance the visual interest of the façade; 
•  Be predominantly natural materials, such as wood and stone;  
• Be of high quality and have proven durability and weathering characteristics within the local 
climate; and 
•  Facilitate low levels of energy use for the building. 
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We have considered several building materials: natural stone (Basalt), timber siding, Stonewood 
products (which gives the impression of real wood without the extensive maintenance) and some 
areas of stucco. All of these products can be seen in the Warm Springs Village area.  

 
20.2 Use sustainable materials to the maximum extent feasible. 
 
Potential Material list: 
Stonewood is a phenolic resin product, recycled plastic with a wood veneer on the outside that is 
impregnated with a UV coat. Scratch resistant, this material does not need constant maintenance like 
real wood.  
Montana Timber products have been kiln dried and last up to 15 years without any maintenance. 
Natural Stone (Basalt) is mined in the Snake River area and known to be durable and long lasting.  
 
20.3 Applications of materials should support sustainable building systems and 
functionality. 
 
The products mentioned above can all be applied through the use of a rainscreen detail, which allows 
the building to breathe and mitigate any mold potential. Natural Stone products have the 
characteristic of enabling walls to have thermal mass storage. The project will have an energy 
consultant on board throughout design and construction schedule.  This consultant will facilitate all 
necessary specifications for a sustainable and energy efficient project. 
 
20.4 Use building materials that help establish a human scale. 
 
The careful integration and detailing of materials will define human scale. Scale, texture and color will 
create a visually sensitive project. The materials and proposed finishes on the ground floor will 
facilitate a human scale to pedestrians/skiers. On the upper floors, we might propose using a 
panelized look in limited areas.   
 
20.5 Use building materials which convey a sense of belonging in the village’s natural 
setting. 
 
The building products mentioned above are all present in the Warm Springs Village except for 
Stonewood.  Stonewood is found on most larger scale projects like The Onyx, The Lofts @ 660, 780 
1st ave, The IDA building (760 N Washington Ave) in Ketchum. The Advocates phase 1 & 2 and the 
Mrytle mixed use project in Hailey. 
 
All materials are consistent with the local fabric in terms of colors, directions of finishes and massing. 
 
We hope this answers any questions you have about the concept design and how we have used the 
WSBA design guidelines to influence the proposed project. Please let us know if you have additional 
questions and we can answer them during the design review meeting. 
 
Thank you. 

 
Sincerely, 

 

                           
 

 
 
Daniel Hollis, Principal           
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Existing site photographs 
 

 
 

Birds eye view from West corner 
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Birds eye view from Picabo street 

 
 

Birds eye view from intersection of Picabo & Skiway 
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View down Skiway towards Baldy Mountain, 

Project location 

 
View from Warm Springs Lodge looking NE down Picabo Street towards what was previously known as 

Baldy Basecamp 
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BALDY  MOUNTAIN  HOUSE

INTRODUCTION  TO  KETCHUM

Hand-picked  specifically  to become  America's  first  ski resort,  Ketchum's  Bald  Mountain,  plus  the
abundant  backcountry  of  south  central  Idaho,  offer  arguably  the  finest  snow  sport  and  recreational
experience  in North  America.  (Ski Magazine  named  Sun  Valley  the Number  One  Ski Resort  in
the  West,  2021 and  2022).  Ketchum  has  drawn  acolytes  and  adventurers  for  generations,  many
who  seek  to make  this  place  their  home.  Sun Valley  Company  (SVC)  designed  and operated
America's  first  chairlift  in 1936  on Rudd  Mountain  in Sun  Valley,  Idaho.  SVC  now  operates  two
separate  ski hills,  Dollar  Mountain  and  Bald  Mountain.  Dollar  is the  beginner's  mountain  as well
as home  to a world-class  terrain  park  in the City  of Sun Valley.  Bald Mountain  in the City  or
Ketchum,  aka  Baldy,  is the  main  mountain  and accessed  by the  two  base  facilities  of  River  Run
and  Warm  Springs  Village.  All the  property  at the  base  of River  Run is owned  and  controlled  by
Sun  Valley  Company.  Conversely,  Warm  Springs  Village  contains  a mix  of  privately  owned  single
family  residences,  duplexes,  condominiums  and  very  limited  commercial  businesses.  Sun  Valley
Company's  new  Challenger  and Squirrel  lifts  together  with  expanded  terrain  on Lower  Squirrel
and Little  Scorpian  only  confirms  the skiing  superiority  of Warm  Springs  versus  River  Run.
Additionally  Warm  Springs  Village  will be the  epicenter  of the  2025  Apline  World  Cup  Finals  to
be held  March  16-24,  2025.  The  time  for  Warm  Springs  renaissance  is now!  The  Baldy  Mountain
House  will  be the  first  mixed  use  condominium/commercial  project  built  in Warm  Springs  Village
since  1987.

v

... EW  FROM  THE  TOP  OF  BALDY
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ARM  SPRINGS  VILLACiE:
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WARM  SPRINGS  HISTORICAL  PERSPECTIVE

In the  70s  and  80s,  downhill  ski  life  on  Ketchum's  Bald  Mountain
centered  around  Warm  Springs  Village  -  the  "locals"  side  of
the  mountain.  At  that  time,  you  reached  the  top  of Baldy  by
two  double  chairlifts:  Warm  Springs  and  Limelight  lift  (or  side
trip  to the  Squirrel  lift). Reaching  the  top  took  30+  minutes
on the  slow  doubles,  on top  of standing  in lift  lines  for  up to
20 minutes.  To make  the  most  of  their  time  on the  mountain,
skiers  skied  from  morning  'til  closing....  then  stayed  around  to
apres.  Warm  Springs  was  apres  ski heaven.  The  Creekside
offered  daily  Joe  Cannon  comedy  shows  and  music  events,
such  as the  Varnettes.  Pub-crawling  the  "ABCs"  -  Apples,
Barsotti's  and  Creekside  -  became  a daily  routine  from  3-6pm.

The  apres  scene  started  to change  with  the  arrival
of  the  Warm  Springs  and  other  quad  chairlifts  in 1989.  Now
skiers  accessed  the  top  of  Baldy  by the  single  Warm  Springs
quad  carrying  four  instead  of  two.  Lift  lines  disappeared  and
with  quads  also  at River  Run,  Christmas  and  Seattle  Ridge,
skiers  spent  much  more  time  on the  snow  than  on lifts  and
in lift  lines.  High-speed  access  combined  with  3,000  Feet of
vertical  meant  skiers  could  maximize  their  snow  time  and  hit
their  limit  much  earlier  in the  day.  The  quads,  the  demolition
of Creekside  to be replaced  by residential  homes  and  Sun
Valley  Company's  corporate  decision  to move  the  epicenter  of
skiing  activity  from  Warm  Springs  to the  River  Run  side  of  the
mountain  all contributed  to the  demise  of commercial  activity
in Warm  Springs.

In the  early  '00s,  a planning  consultant  was  hired  to
create  a Warm  Springs  Overlay  District  (WSOD)  for  the  City
of Ketchum  in an attempt  to reinvigorate  Warm  Springs.  The
WSOD  anticipated  much  more  than  our  single  property  (see
attached  article).

The  Baldy  Mountain  House  will  be constructed  on an
aggregated  40,000  square  feet  with  20,000  square  feet  on the
former  Baldy  Base  Camp  site  and  20,000  square  feet  of  100
Picabo,  home  to  former  lodging  of  Eagle  Crest,  Bald  Mountain
Inn,  Community  School  Dorm  and  Hot  Water  Inn. Inclusion  of
local  housing  and  commercial  activity  in the  Baldy  Mountain
House  will  allow  a height  increase  from  36 feet  to 65 feet
and  density  from  O.5 FAR  (Floor-area-ratio)  to 2.25  FAR.  With
bonuses  under  the WSOD  through  affordable  housing  and
certain  commercial  activity,  maximums  increase  to 2.25  FAR,
65  feet  height  and  an allowable  density  of  90,000  square  feet.
The  Baldy  Mountain  House  is currently  83,723  square  feet
or 2.09  FAR.  The  Baldy  Mountain  House  is the  first  project
to attempt  to reinvigorate  Warm  Springs  Village  under  the
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BALDY  MOUNTAIN  HOUSE

THE  VISION  (AND  PROOF):
COMBINING  TOURIST  BOOKINGS  & LOCAL  RENTALS

Our  condominium/lodging  concept  symbiotically  addresses  the  needs  of  tourists,  remote
workers  and locals  seeking  a seasonal  home  base.  This  model,  by design,  will encourage
interaction,  foster  a sense  of  community  and  provide  a place  for  liquor,  food,  fun  and  merriment
while  addressing  the  urgent  tourist/lodging  needs  and  creating  a new  commercial  condominium
opportunity  in Ketchum's  Warm  Springs  Village.

Options  available  to local  property  owners  or  absentee  second-homeowners  via  services
like Airbnb,  Vrbo,  etc.,  offer  flexibility  and a revenue  stream  that  further  encroach  upon  the
availability  of long-term  affordable  housing.  Reduced-price  access  to lift tickets  with  the  latest
Epic,  Ikon  and  Sun  & Snow  passes  is one  thing...but  where  can  people  live  or  lodge  affordably  in
mountain  towns?  The  severe  workforce  housing  shortage  creates  challenges  for  employers  and
for  younger  folk  hoping  to make  their  home  here.  These  are  the  people  who  have  found  a home
in the  case  studies  below.

CASE  STUDY  1: HOT  WATER  INN

The  Hot  Water  Inn modeled  a live music/  event  venue,  short-term  hostel  (via  Air  Bnb
and Hotels.com)  and long-term  rental  project.  The  15-room  property  offered  studios,  double
bed  apartments,  bunk  rooms,  a commercial  kitchen  and retail  space.  The  venture  confirmed
the obvious  demand  for  creative,  well  designed  affordable  long-term  and  short-term  rentals.
Hot  Water  Inn's  winter  occupancy  rates  averaged  north  of  50%  with  virtually  no marketing,  with
summer  occupancy  rising  even  higher.  Undercapitalized  and understaffed,  the  Hot  Water  Inn
substantiated  needs  of tourists  as well  as locals,  creating  positive  energy  and  an attractive
community  vibe  that  generated  respectable  traffic.  During  their  two-year  tenure  there  were  II
long-term  rentals,  4 short  term  occupancy  nights  during  ski season,  together  with  concerts  and
events  ranging  from  local  fundraisers  and  film  screenings  to ski patrol  parties  and  stand-up
comedy  nights.
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CASE  STUDY  2: SHIFT  TO LONG-TERM

The  Hot  Water  Inn property  shifted  away  from  events  and short-term  rentals  to
solely  long-term  rentals.  Since  late  2019,  the  15-room  property  has  had  over  75%  rental
occupancyand100%sincein-housemanagementtookoverin2020.  Throughmarkettrials,
it was  determined  that  six-month  leases  best  serve  the  younger  demographic  in our  area.
While  the  music  venue  remains  quiet,  a community  continues  to create  a vibe  with  personal
training  classes,  swing  dancing,  movie  screenings  for  the  tenants  and  family  dinners  in the
common  area.  A snapshot  of  the  tenants  that  contribute  to the  vibrancy  of  our  town:

- Local  startup  business  owner  who  imports  and  remodels  sleeper/recreation  vans
- Remote  tech  worker  from  Seattle  who  moved  here  for  the  winter  (and  stayed)
- Long-time  local  and  licensed  property  trader  and  Ketchum  City  Councilman
- Adaptive  sports  coordinator  for  Higher  Ground
- Ketchum  classic:  ski patroller  during  winter  and  river  guide  in summer,  from  Hailey
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CONCEPT:  REMOTE/WORK/LIVE
RESHAPING  OF WORKPLACE

The  widespread  work-from-home  experiment  forced  by the  novel  coronavirus  not  only
provides  insight  on how  employees  work,  but  also  the  prospect  of  altered  behaviors,  restructured
priorities  and relocations  in the aftermath  of the pandemic.  The  demand  for  remote  work
housing  is rapidly  increasing  in resort  communities  where  one  can  work  with  instant  access  to
the  outdoors.

"The  perk  of  workplace  flexibility  stands  to become  even  more  valuable  in recruiting  and
retaining  talent  in a post-COVID-19  world,"  says  Bill Bennett,  an adjunct  lecturer  at the  Kellogg
School  of  Management  and  founder  of  shared  office  provider  Novel  Coworking.  "We'll  see  office
buildings  migrate  to look  more  like  an apartment  complex  does,  with  shorter-term  leases,  more
of  them,  and  more  flexibility  for  users,"  he says.

The  digital  landscape  and  other  technologies  have  reshaped  the  traditional  workforce
for  large  and  small  employers  alike.  The  reality  of  working  anywhere  with  an internet  signal  has
created  digital  nomads  in a gig  economy.  Even  before  the  COVID-19  crisis,  growing  numbers  of
urban  dwellers  began  fleeing  the  high  cost  of  living,  congestion  and  stress  to seek  flexible  work-
play  lifestyle  arrangements.  Baldy  Mountain  House  is a creative  lodging  solution  to address  this
changing  market.

Baldy  Mountain  House  provides  hybrid  housing  that  merges  condominium  ownership  with
rental  cash  flow  from  tourists  and  remote  workers  visiting  the  resort  area,  whether  for  a few  days
or For several  months.  The  resort  short  term  tourist  and  remote  workers  will  share  the  Baldy
Mountain  House  facility  with  long  term  local  workforce  renters.

7
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NOVEL  HOSPITALITY  WITHIN
BALDY  MOUNTAIN  HOUSE

As discussed,  multiple  short-term/vacation  online  rental  services  have  disrupted  the
traditional  hotel  hospitality  model.  Baldy  Mountain  House  is not a hotel,  but a 100%  condo
development  lodge  with amenities  on the first  floor  to achieve  the goals  of the WSOD.  Still,
the condos  will be both long-term  (local  housing)  mid-term  and (remote  work  housing)  and
short-term  (tourist  housing)  designated,  with  the  requirement  that  all types  are  rented  when  not
occupied  by the  owners  to prevent  the  dark  street  syndrome  that  exists  throughout  Warm  Springs
Village.  A model  for  this  type  of  hospitality  can  be found  at the  Sun  Valley  Lodge  I Apartments.
In the 1960s,  the Lodge  Apartments  were  built  to be individually  owned  by third  parties,  but
operated  and managed  by Sun Valley  Company.  Ownership  use is restricted;  owners  have
no maintenance  obligations  or association  dues,  but receive  income  from  the rental  activity
on their  Units  by Sun  Valley  Company.  The  Baldy  Mountain  House  Conditions,  Covenants  and
Restrictions  (CC&R's)  will  provide  each  unit  be managed  by a building  management  company
and  rented  when  not  occupied  by the  owners.  Mid-term  housing  are  units  rented  for  a few  days
to a few  months  presenting  a new  type  of remote  work  lodging  opportunity  that  offers  a relaxed
place  to live, co-work  and socilaize  while  wiring  you into the Ketchum  mountain  scene  with
across  the  street  access  to skiing  or mountain  biking  up Baldy  before  or between  ZOOM  calls.
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IDAHO  MOUNTAIN

EXPRESS
Friday,  March  7, 2007

Citizens  weigh  in on  Warm  Springs?  future

Hotels,  amenities  among  topics  at packed  meeting

BV REBECCA MEANY
Express Staff  Writer

Two  popular  topics  of  conversation  in Ketchum  cropped  up

again  Thursday  night  at a meeting  about  rejuvenating  Warm

Springs  Village:  parking  and  hotels.

Those  issues  are  certainly  going  to  be part  of  the  larger

discussion  on a master  plan  for  the  area  at  the  Warm  Springs

base  of  Bald  Mountain-an  area  that  has seen  its  fortunes  wax

and  wane,  then  wane  some  more,  over  the  decades.

Sun Valley  Co. hopes  to  increase  yearly  skier-day  counts  from

approximately  400,000  to  600,000.

"All  that  increase  cannot  happen  at  River  Run,"  said  Ketchum

Planning  Director  Harold  Moniz.  "Some  of  that  has to happen  at

Warm  Springs."

"We're  not  a world-class  resort  here,"  he added.  "We  can  do

better  as a community.  That's  our  challenge."
Tom

APProx'ma'e'Y 17o PeoP'e a"ended a 'own ha" mee"ng Hudson,  executive  director  of  the  Ketchum

Wednesday,  Feb.  28, at  Warm  Springs  Lodge.  Community  Development  Corporation,  speaks

to a crowd  at  the  Warm  Springs  Lodge

Presentedtothemwerephotosofthevillage'sheyday-with  Wednesdayevening.Thecityissolicitingpublic

food  and  drink  vendors,  locals  and  visitors  mixing  it  up in the  input  On a master plan  for  the  economically

streets  apres  ski,  and  general  revelry  for  no reason  other  than  depressed Warm Springs Village at the base of

Life was  good.  Then,  attendees  were  treated  to  a slide  show  of  Ba'd Moun'a'n' P"oto by Da"d "  See'
the  current  Warm  Springs  Village:  one-way  streets,  "do  not

enter"  and  "no  parking"  signs,  and  lack  of  direction  and  lack  of  sense  of  place  for  outsiders.

"This  is a very  hard  place  to  get  around,"  said  meeting  facilitator  Tom  Hudson,  executive  director  of

the  Ketchum  Community  Development  Corporation.  "It's  very  difficult  to see this  place  as a whole.  It's

like  this  is your  own  private  fishing  hole.

"It  may  be one  of  the  most  underdeveloped  ski bases  in the  United  States-maybe  in the  Western

world."

Shaking  the  dust  off  the  village  will  help  bring  back  the  old  atmosphere,  he said.

adhere  was  a vibrancy  that  was  here,"  Hudson  said.  "We  have  tremendous  latent  capacity.  It's critical  to

consider.  What  are  the  opportunities?"

The  city  has ideas  for  a new  Warm  Springs,  and  it  has reached  preliminary  agreements  with  Sun Valley

Co.,  the  Sun Valley  Ski Education  Foundation,  and  The  Water  Co.,  to move  forward  on some  of  them.



The  Ciminos,  a local  philanthropic  family,  are on board  for  development  of geothermal  resources  on
their  property.  Geothermal  energy  could  be tapped  for  a hot  springs  spa, snowmelting  on sidewalks,
fountains  and other  uses.

"The  first  thing  I ask as an outsider  is, 'Where  is the  warm  springs?"'  said Hudson,  who  hails  from
Moscow,  Idaho.  "I think  locals  stopped  asking  that  a long  time  ago.'

The  Ski Education  Foundation  hopes  to expand  its operations  by creating  a nationally  recognized  winter
sports  education  and training  institute  on Sun Valley  Co. property.

The  work  will  focus  on Picabo  Street  and Sun VaLley  Co. Land on the  south  side  of Warm  Springs  Creek.

Other  ideas  include  a track  and field  arena,  which  could  be flooded  in the  winter  to make  an ice  rink,
space  for  ultimate  Frisbee,  year-round  dorms  for  students,  youth  or elder  hostels  for  low-cost  visitor
accommodations,  enhanced  retail  space,  a plaza  and a river  walk.

While  the  notion  of an expanded  ski education  institute  was exciting  to many,  others  said that  shouldn't
be the  only  focus.

"What  we need  is amenities,"  said Ketchum  real  estate  agent  Jed Gray.  He proposed  alpine  slides  or a
year-round  luge run. "Not  everybody  who  comes  here  is a jock.  We need  to get  people  started  on their
recreation."

With  more  amenities  come  more  visitors,  the  theory  goes.  More  visitors  create  demand  for  hotels,
which  in turn  create  more  vibrancy.

"The  only  people  who  live  in Ketchum  are  in this  room,"  said business  owner  Michel  Rudigoz.  "The
reality  is we have  no (hotel)  beds in this  town.'

Hudson  estimated  that  only  10 percent  of Warm  Springs  Village  residences  are  occupied  year-round.

City  staff  wrote  down  people's  ideas.  Then  participants  were  given  sticky  dots  to place  next  to their
top  few  priorities  for  the  village.

High on the  list  were  promoting  youth  activities,  tapping  into  geothermal  and other  "green"  resources,
night  skiing  and hotel  development.

Participants  were  also  given  the  chance  to view  a computer  graphic  rendering  of a conceptual  five-
story  hotel  on Picabo  Street  and Skiway  Drive.

After  scrutintzing  the  hotel  from  multiple  sides,  attendees  were  asked  to give  the  thumbs-up,  thumbs-
sideways  or thumbs-down  to the  idea  of such a building.

The  overwhelming  majority  of participants  gave  a thumbs-up,  while  only  a few  people  expressed
uncertainty  or disapproval  of  the  building's  height.

Five-story  hotels  have  been  a major  source  of consternation  for  city  officials.

A segment  of the  population  has come  out  swinging  against  the  city,  saying  their  claim  to be "open  for
business"  has been  overshadowed  by recent  decisions.  The City  Council  last  week  approved  a transfer
of development  rights  system  that  precludes  five-story  hotels  on Main  Street  between  Rivers  and Sixth
streets.  Developers  such as Steve  Burnstead  have  said five  floors  are necessary  for  an economically
viable  hotel  project.

Other  residents,  however,  are  opposed  to any building  higher  than  three  floors.  City  officials,
meanwhile,  say they  are  trying  to find  balance.

age  have  to be very  careful,"  Councilman  Baird  Gourlay  told  the  crowd.  "Hotels  are  a huge  priority  for
us. Don't  let  one man (Burnstead)  divide  us."

According  to an unscientific  online  poll  conducted  by the  Idaho  Mountain  Express,  62.4  percent  of  237
respondents  said the  city  should  not  allow  a five-story  hotel  on Ketchum's  Main Street.  The  other  37.6
percent  said it  should.

Wednesday's  meeting  attendees,  however,  indicated  a different  attitude  toward  development  at Warm
Springs,  where  Ketchum  attorney  and developer  Brian  Barsotti  is hoping  to build  a hotel  at Picabo
Street  and Skiway  Drive.
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