CITY OF KETCHUM | PLANNING & BUILDING

STAFF REPORT
KETCHUM PLANNING AND ZONING COMMISSION
REGULAR MEETING OF MARCH 18, 2026

PROJECT: 680 N Leadville Ave Multi-Family Development
APPLICATION TYPE: Preapplication Design Review (File No. P25-062)

PROPERTY OWNER: Plumbum, LLC

REPRESENTATIVE: Brenda Moczygemba, AlA, Williams Partners Architects
REQUEST: Preapplication Design Review for the development of a new 10-

unit multi-family residential building

LOCATION: 680 N Leadville Ave (Ketchum Townsite: Block 27: Lots 3 & 4)
ZONING: Mixed-Use Subdistrict of the Community Core (CC-2 Zone)
REVIEWER: Abby Rivin - Senior Planner

NOTICE: A courtesy notice for the public meeting was mailed to all

owners of property within 300 feet of the project site and all
political subdivisions on February 25, 2026. The public meeting
notice was published in the Idaho Mountain Express on
February 25, 2026. A notice was posted on the City's website
on March 3, 2026 and on the project site on March 11, 2026.
Public comment received prior to publication of the staff report
is included as Attachment E.

EXECUTIVE SUMMARY

The applicant is proposing to develop a new multi-family residential building located at 680 N
Leadville Avenue (the “subject property”) within the Mixed-Use Subdistrict of the Community Core
(CC-2 Zone). The subject property is currently developed with an existing apartment building and a
commercial structure, both of which are proposed to be demolished to allow for redevelopment.
The property consists of two Townsite lots (Lots 3 and 4). The proposal also includes the potential
vacation of a portion of the 7t Street right-of-way (ROW).

Lots 3 and 4, together with the vacated portion of the 7t" Street ROW, are proposed to be
consolidated to accommodate the development (see Figure 1). The portion of the 7" Street ROW
proposed for vacation is not currently maintained by the City and is improved with an asphalt
driveway that provides access to the Knob Hill Ridge Condominiums. This portion of the ROW is not
improved to City standards and functions as a private driveway rather than a public street. The
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consolidated parcel, including Lots 3 and 4 and the vacated portion of the 7t Street ROW, would

total 13,997 square feet and would provide 140 feet of frontage along Leadvlle Avenue.
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Figure 1: Proposed Lot Consolidation & ROW Vacation (Sheet C0.3)

The proposed development (see Figure 2) includes ten residential units ranging from 698 to 2,832
square feet, consisting of:

e Four one-bedroom units

e Two two-bedroom units

e Four three-bedroom units
A total of 10 parking spaces are required, and 11 parking spaces are provided within a parking
garage, including one accessible space. The parking garage is located beneath the rear portion of
the building and accessed from the 7th Street ROW.

The project proposes to utilize
the Floor Area Ratio (FAR)
bonus in exchange for providing
community housing. The
development includes 16,837
square feet of gross floor area,
resulting in an FAR of 1.2, where
1.0 FAR is permitted by right.
The applicant proposes to
mitigate the additional floor
area by deed-restricting Unit 2,
a 736-square-foot one-
bedroom unit on the second
floor, as a community housing
unit.

Figure 2: Southwest View (Sheet A5.1)
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The project is subject to Preapplication Design Review pursuant to KMC §17.96.010.D.1, as the
subject property exceeds 11,000 square feet. Preapplication Design Review provides an opportunity
for the Planning and Zoning Commission (the “Commission”) to provide preliminary feedback on
the proposed project. This review allows the Commission to ask questions, identify potential code
compliance or design concerns, and offer recommendations to the applicant prior to submission of
a formal Design Review application.

Because this is a Preapplication meeting, there is no formal staff recommendation and no action
required by the Commission. After considering the Preapplication materials (Attachment A), the
applicant’s presentation, staff analysis, and public comment, staff requests that the Commission
provide feedback on the project. Staff has identified several issues for the Commission’s
consideration and requests direction on these items.

BACKGROUND

Process to Date

The City of Ketchum Planning and Building Department received a complete Preapplication Design
Review application on December 2, 2025. The application was submitted after adoption of the
Cohesive Ketchum Comprehensive Plan in September 2025, but prior to adoption of the updated
Land Development Code on January 1, 2026. Therefore, the application has been reviewed under
the previous Title 17 and the 2025 Cohesive Ketchum Comprehensive Plan.

Following receipt of the complete application, staff routed the materials to all City departments for
review. Department comments were provided to the applicant on January 26, 2026. The applicant
responded by revising the project plans and submitted updated drawings on February 13, 2026 to
address certain staff comments. All City department comments, along with feedback provided by
the Commission, will be addressed by the applicant when submitting the final Design Review
application. The City department comment letter and applicant’s response are included as
Attachment D.

Pursuant to KMC §17.96.010.D.5, the applicant must submit a complete Design Review application
and pay all required fees within 180 calendar days of the last Preapplication Design Review meeting,
or the Preapplication will become null and void.

ANALYSIS
Pursuant to KMC §17.96.050.A, the Commission shall determine the following before granting
Design Review approval:

1. The project does not jeopardize the health, safety or welfare of the public.

2. The project generally conforms with the goals, policies, and objectives of the adopted
comprehensive plan.

3. The project conforms to all applicable standards and criteria as set forth in this chapter, this
title, and any other standards as adopted or amended by the City of Ketchum from time to
time.

Criteria 1and 2 primarily relate to consistency with the Comprehensive Plan, while Criteria 3
addresses compliance with zoning regulations and Design Review standards. Because this
application is being reviewed at the Preapplication stage, the analysis below focuses on identifying
key planning considerations and potential code issues for Commission feedback.
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Criteria 1 & Criteria 2: Comprehensive Plan Analysis
The 2025 Cohesive Ketchum Comprehensive Plan provides guidance for evaluating development
proposals for consistency with the Plan. The Plan states that evaluation of development proposals
includes determining whether a proposal:

e Furthers, or at least does not conflict with, the goals and policies contained in the Plan;

e |Is consistent with the Future Land Use Plan, including the Future Land Use Map and land use

category descriptions; and
e Carries out any implementation actions identified in the Plan (page 9).

Future Land Use

The subject property is designated Community Mixed-Use (CMU) on the Future Land Use Map.
The CMU designation supports both multi-family residential and commercial uses. While mixed-
use development is encouraged, the Plan notes that multi-family residential buildings without
commercial uses may be appropriate in the outer portions of the CMU area.

The CMU designation anticipates higher-intensity development than the Retail Core. Consolidation
of up to two Townsite lots may occur to support community housing and additional on-site parking;
however, consolidation of more than two Townsite lots is discouraged. Building heights of up to
three stories are anticipated, with four stories potentially permitted for community housing or
public/institutional uses, subject to applicable design standards.

The Plan also emphasizes strong integration with the street. Buildings are expected to occupy much
of the site and be oriented toward the street. Setbacks or recesses may be used to create public
spaces and highlight building entrances. Development on consolidated lots is encouraged to provide
common gathering spaces for residents and opportunities for public gathering spaces at the street
level.

Context-Sensitive Development
The Comprehensive Plan includes the following policies related to context-sensitive development:
e Policy BNE-1.1 - Growth Management: Support efficient use of Ketchum's limited land area
by accommodating context-sensitive infill and redevelopment.
e Policy BNE-1.2 - Neighborhood Characteristics: Reinforce distinct neighborhood
characteristics and encourage creativity and innovation in design.
e Policy BNE-1.5 - Context-Sensitive Development: Require infill and redevelopment projects
to respond to surrounding neighborhood context.

As shown in Figure 3, the subject property is located in an area characterized by a mix of residential
and commercial uses, varied topography, and dead-end rights-of-way. Adjacent development
includes:

e Knob Hill Ridge Condominiums to the north

e Hotel Ketchum parking and service areas across Leadville Avenue to the west

e Leadville Plaza Condos and the SCOTTeVEST building to the south

680 N Leadville Ave Multi-Family Development Preapplication Design Review
Planning & Zoning Commission Meeting of March 18, 2026 Page 4 of 10



Figure 3: Site Adjacencies (Sheet A0.1)

Leadville Avenue terminates north of 6" Street, and the 7t Street right-of-way is not improved to
City standards, functioning instead as a driveway providing access to the Knob Hill Ridge
Condominiums.

The four Townsite lots located along the east side of Leadville Avenue between 6t and 7t Streets
are characterized by significant topographic variation. As described in the applicant’s narrative (see
Attachment A), “The two lots are extremely challenging, with over 20 feet of rise from the front to
the rear property corner at the southern boundary of Lot 3 and 13 feet of rise from the front to the
rear property corner at the northern boundary of Lot 4.”

As shown in Figure 4,
nearby buildings such as
Leadville Plaza
Condominiums and the
SCOTTeVEST building
utilize this topography to
accommodate additional
floors while reducing the
perceived mass of the
building from street level.
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Figure 4: Adjacent Leadville Plaza Condos
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Townsite Lot & Block Pattern
The west half of Block 27 along Leadville Avenue consists of four 5,500-square-foot Townsite lots.
North of this block, the original Townsite grid pattern transitions to larger consolidated parcels,
including:

e Hotel Ketchum (Boulder Mountain Village) - approximately 53,226 square feet

e Knob Hill Ridge Condominiums common area parcel - approximately 28,262 square feet

The Comprehensive Plan includes the following policy:
Policy DT-2.2 Block Pattern:
Retain the established pattern of blocks downtown. Discourage the vacation of alleys or streets, or
the creation of super-blocks, as part of redevelopment projects without analyzing and mitigation
potential impacts on building design and pedestrian and vehicular circulation and access, safety,
and parking (page 78).

The project proposes consolidation of two Townsite lots and potential vacation of a portion of the
7t Street ROW. While Policy DT-2.2 encourages retention of the traditional Townsite block pattern,
the historic grid pattern already dissolves in this area north of 6t" Street. Adjacent properties include
significantly larger consolidated parcels, including the Hotel Ketchum site and the Knob Hill Ridge
Condominiums common area.

Given these existing conditions and the Comprehensive Plan’s allowance for consolidation of up to
two Townsite lots within the CMU designation, staff believes the proposed consolidation of two
Townsite lots is consistent with the intent of the Plan and appropriate for this location.

Transition Area

The subject property functions as a transition area between the Retail Core to the west and the
Limited Residential zone to the east. Policy BNE-1.7 encourages development in these transition
areas to incorporate design strategies that reduce perceived building mass and create compatibility
between differing land uses.

The significant slope from Leadville Avenue toward the alley naturally reduces the perceived height
of buildings when viewed from the residential area to the east. Existing nearby buildings, including
the Leadville Plaza Condominiums and the SCOTTeVEST building, utilize this topography to tuck
lower floors below grade when viewed from the alley.

The proposed project similarly incorporates the site's topography by locating the parking level
partially below grade, which reduces perceived building height and mass.

Criteria 3: Conformance with Zoning Regulations and Design Review Standards
Conformance with Zoning Regulations

Staff reviewed the project for compliance with applicable zoning standards, including setbacks,
building height, FAR, and parking. Staff's comprehensive analysis of zoning and dimensional
standards is included in Attachment B.

All zoning standards will be reviewed again during Final Design Review to confirm compliance with
requirements of the CC-2 Zone.
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No Net Loss of Dwelling Units

Pursuant to KMC §17.04.030.D, "Development of property in any zoning district, may not result in
the net loss of dwelling units.” The applicant’s narrative indicates that the existing building on Lot 4
contains seven dwelling units. The proposed project would provide ten units, resulting in a net
increase. Prior to final Design Review, the applicant must schedule an inspection with Planning and
Housing Department staff to verify the number of existing dwelling units.

Minimum Residential Density

Projects exceeding 1.0 FAR in the Community Core must comply with minimum residential density
requirements specified in KMC §17.124.180. For 100% residential projects, 5 dwelling units per
original Townsite lot are required. Because the project site includes two Townsite lots, 10 units are
required. The proposed project provides 10 units, meeting this requirement.

Building Height & Fourth Floor

The building height calculation follows the methodology defined KMC $17.08.020. This
methodology allows side facades to be stepped up or down to transition from the highest elevation
of the front facade height to the highest elevation of the rear facade but requires that no step occur
within 40 feet of the front property line or within 35 feet of the rear property line.

As shown in the building section on sheet A3.1 of the projects plans (see Attachment A and Figure
5), the side facade steps up to transition to the higher rear facade elevation. This step up to the
fourth floor occurs 44.5 feet from the front property line, consistent with zoning code requirements.
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Figure 5: Building Section (Sheet A3.1)

Pursuant to footnote 2 of the CC Dimensional Standards Matrix (KMC §17.12.040), “All buildings

greater than 48 feet in height or that contain a fourth or fifth floor shall require final approval from
the City Council.” The proposed building includes a fourth floor, which triggers City Council review
and approval.

Basement vs Ground Floor
Due to the site's topography, a portion of the first floor is located below grade and qualifies as
basement area, which is excluded from the gross floor area calculation. 7,507 square feet of the
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ground level qualifies as basement area. The final Design Review submittal must include an exhibit
illustrating the basement invisible plane for the subject property and its relationship to the first floor
plan to verify this calculation.

Fourth-Floor Setback
In response to the City department comment letter (Attachment D), the applicant states that they
do not believe relocation of the stair and elevator at the fourth-floor level is warranted, explaining
that:
“This area is not visible, as it sits along a 10-foot gap between the existing Leadville Plaza
and proposed structure on the interior property line, 41 feet back from the front property
line. The basement invisible plane also captures the lower floor of the stair and elevator, as
the grade rises an average of 17.5 feet from the front to rear property line.”

Staff requests Commission direction on whether the stair and elevator encroachment into the
fourth-floor setback is appropriate in this location, or whether the applicant should revise the
fourth-floor design to fully comply with the 10-foot setback requirement.

At the alley elevation, the fourth floor is 10 feet from the second-floor facade, but only 5 feet from
the third-floor facade due to a third-floor stepback. This third-floor stepback helps vertically
articulate the rear facade and reduces perceived building bulk along the alley. The zoning code does
not clearly specify how fourth-floor setbacks should be measured where facades step back at
intermediate floor levels. Staff believes it is reasonable to measure the fourth-floor setback from the
second-floor facade at the alley elevation, rather than the third-floor facade, so as not to discourage
the inclusion of intermediate stepbacks that help reduce perceived building mass. Staff requests
Commission feedback on this interpretation and the proposed fourth-floor configuration.

Alley Setback

Structures in the CC-2 Zone must maintain a minimum three-foot setback from alley property lines.
The proposed trash enclosure currently abuts the rear property line and must be relocated to
comply with the required setback.

Retaining Wall Height & Setback

As shown in Figure 6, the project proposes a
1-foot-tall retaining wall along the potential
vacated portion of the 7t" Street ROW. KMC
§17.124.130.A limits walls to six feet in
height, and KMC §17.124.130.E2 requires all
retaining structures, including footings or
foundations, be setback at least one foot
from any property or ROW line. KMC
§17.124.130.E.3 authorizes the
Administrator, in consultation with the
Public Works Director, to waive or reduce
the required wall separation distance and
increase the maximum height of a retaining
structure if the applicant demonstrates that

the reduced separation and increased height = -
are either: Figure 6: Retaining Wall (Sheet A2.1)
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a) Necessary to preserve a greater number or larger diameter of significant trees;
b) Necessary to allow the installation of transportation improvements; or
c) Not detrimental to the public interest.

KMC §17.124.170.E4 requires retaining walls four feet or more in height to be constructed of
textured materials or screened with landscaping. Staff believes the board-formed concrete material
alone does not sufficiently reduce the wall's visual impact. Staff recommends reducing the apparent
mass of the wall through terracing and/or landscaping. If supported by the City Engineer, terracing
or landscaping could potentially extend into the unimproved alley through a Right-of-Way
Encroachment Permit.

Conformance with Design Review Standards

Staff reviewed the project for conformance with the Design Review standards in KMC $17.96.060
and the additional requirements for Community Core projects in KMC §17.96.070. Because this
project is being reviewed at the Preapplication stage, some standards could not be fully evaluated
due to the conceptual level of the submitted materials. All Design Review standards will be
reviewed again during final Design Review.

Pursuant to KMC §17.96.060.F.5, building walls must provide undulation and relief to reduce the
appearance of bulk and flatness. In addition, KMC §17.96.060.F.2 requires that building character
be clearly defined through the use of architectural features. The proposed design incorporates
several strategies intended to break up the building mass and define architectural character,
including variations in exterior materials, facade articulation, and upper-floor setbacks.

The applicant describes these design strategies in their narrative (Attachment A), noting that:

“The west-facing (Leadville Ave) ground floor facade is broken into four elements to break
up the scale at the pedestrian level: the metal-clad main lobby entry at the southwest corner,
two stone-clad elements with landscape planters and bench seats, and a wood-clad
recessed entry alcove for units 4 and 5.

The second and third floor facades are set back 14 feet from the ground floor along Leadville
Avenue (west facade) and 4 feet from the north facade. A green roof at the second floor
level occupies a portion of this setback to enhance the change of plan.

Because of the steeply sloping site, the second floor of the east (alley) elevation is at grade
with the alley topography, allowing these (3) units on-grade walk-out access. The garage
parking is tucked into the sloping grade below these units.

To fairly apply building height limitations on sloping sites, the Ketchum Municipal Code
allows a step in the building height/massing 40 feet from the front property line. In the case
of this steeply sloping site, this allows for an upper floor unit that is set back 41to 44 feet
from the front property line.

The exterior material palette contains a mix of natural- and dark-stained wood siding;
vertical metal cladding; and stone veneer. Wood (or wood-look) battens on the north, west,
and south facades are set off the face of the building at varying distances and spacing to
create depth, shadow, and rhythm.”
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Because this project is being reviewed at the Preapplication stage, staff requests feedback from the
Planning and Zoning Commission on the following design-related items to help guide the applicant
prior to submission of a Final Design Review application.

Overall Building Massing and Height
The project proposes a four-story building that takes advantage of the site’s significant topography
to reduce perceived building mass from Leadville Avenue and the alley.
e Does the Commission believe the proposed building massing and height are appropriate for
this location within the Mixed-Use Subdistrict of the Community Core?
e Are there additional design strategies the Commission would recommend to further reduce
perceived building bulk or improve compatibility with surrounding development?

Retaining Wall Design
As discussed in staff's analysis of zoning regulations above, the project includes a 11-foot retaining
wall along the potential vacated portion of the 7t Street right-of-way. Staff recommends reducing
the apparent mass of the wall through terracing and/or additional landscaping.
e Does the Commission support staff's recommendation to further mitigate the visual impact
of the retaining wall?
e Are there additional design strategies the Commission would like the applicant to explore?

Streetscape and Site Design
The Comprehensive Plan encourages development in the Community Mixed-Use area to integrate
strongly with the street and provide opportunities for pedestrian activity and gathering spaces
where feasible.
e Does the Commission have feedback on the project'’s relationship to Leadville Avenue,
including the ground-floor design and pedestrian experience?
e Are there opportunities to further enhance the streetscape or pedestrian environment along
Leadville Avenue?

STAFF RECOMMENDATION
Because this is a Preapplication meeting, no formal recommendation or action is required from
the Planning and Zoning Commission.
Staff requests that the Commission provide feedback to the applicant regarding:
e Overall project design
e Theissues identified in this staff report
e Any additional items the Commission believes should be addressed prior to submission of a
Final Design Review application.

ATTACHMENTS
A. Preapplication Submittal: Project Plan Set & Narrative
B. Staff Analysis: CC-2 Dimensional Standards & Zoning Regulations
C. Design Review Standards (KMC §17.96.060) & Requirements for Community Core Projects
(KMC §17.96.070)
D. City Department Comment Letter & Applicant Response
E. Public Comment
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Attachment A

Preapplication Submittal:

Project Plan Set & Narrative



PROJECT TEAM:

Owner:

Plumbum LLC

26 Townsend Gulch Road
Bellevue, ID 83313

Architect:

Williams | Partners Architects
Brenda Moczygemba:
brenda@williams-partners.com

P.O. Box 4373
Ketchum, ID 83340
Ph. 208.726.0020

Civil Engineer:
Starhope Engineering
Matt Smithman

mat@starhopeengineering.com

120 S Main St, Suite B3
Hailey, ID 83333
Ph: 208.726.1302
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REUSE OF DRAWINGS: These drawings, or any portion thereof, shall not be used on any Project or extensions of this Project except by agreement in writing with Galena-Benchmark Engineering.
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WILLIAMS EZTALIE

ARCHITECTS

To: City of Ketchum Planning and Building Department,
P&Z Commissioners

Date: November 24, 2025

Re: 680 N. Leadville Avenue, Ketchum Pre-application Design Review

Planning and Building Staff and Commissioners,

The enclosed application materials outline the proposed design of a new multi-family building
at 680 N. Leadville Avenue within the Community Core, subdistrict 2. The address includes
lots 3 & 4 of Block 27. There is an existing structure on lot 3 that serves as a small daycare
and an existing multi-family structure on lot 4 that contains seven units of housing. The
applicant would like to donate the structure on lot 3 to the City of Ketchum. It was moved
from its previous location to this site, so it has been moved once before. Otherwise, both
existing structures are proposed to be demolished.

The two lots are extremely challenging, with over 20 feet of rise from the front to the rear
property corner at the southern boundary of lot 3 and 13 feet of rise from the front to the rear
property corner at the northern property boundary of lot 4. Adjacent structures include Hotel
Ketchum, the Knob Hill Ridge Condominiums, Leadville Condo Plaza Condominiums,
Scoftevest, and single-family residential (LR) homes across the alley to the east (accessed off
East Avenue).

The applicant proposes to consolidate lots 3 and 4. Additionally, after two meetings with the
City Department heads, it was discussed that the 7" Street right-of-way be vacated, as the City
does not currently maintain the existing asphalt driveway within the ROW that accesses the
Knob Hill Ridge Condos nor is the ROW developed to City standards. The southern half of the
ROW would be dedicated to the applicant and the northern half to the Knob Hill Ridge
Condominium owners. Seth Martin, Fire Marshal, requests a fire truck turnaround and aerial
apparatus access be located within the vacated right-of-way. The fire truck turnaround is for
the benefit of the Knob Hill Ridge Condo owners, as the length of their driveway currently
exceeds maximum Fire Code allowable lengths.

The proposed multi-family building, totaling 24,074 square feet, will contain ten units of
varying size, including (4) 1-bedroom units, (2) 2-bedroom units, and (4) 3-bedroom units
ranging from 700 to 3,555 square feet. 10 parking spaces are required, and 11 parking
spaces are being proposed, including one accessible space. The parking is accessed from the
vacated 7" Street ROW and tucks under the rear of the building. It is intended that unit 2 on
the second floor will be dedicated to the City’s deed-restricted community housing stock.

120 SECOND AVENUE NORTH, SUITE 102
P.0.B. 4373, KETCHUM, ID 83340

208.726.0020 rax 208.726.0019
WILLIAMS-PARTNERS.COM




WILLIAMS EZTALIE

ARCHITECTS

To break up the massing of the structure, the applicant has employed several design
strategies. The west-facing (Leadville Ave) ground floor facade is broken into four elements to
break up the scale at the pedestrian level: the metal-clad main lobby entry at the southwest
corner, two stone-clad elements with landscape planters and bench seats, and a wood-clad
recessed entry alcove for units 4 and 5. The second and third floor facades are set back 14
feet from the ground floor along Leadville Avenue (west facade) and 4 feet from the north
facade. A green roof at the second floor level occupies a portion of this setback to enhance
the change of plan. Because of the steeply sloping site, the second floor of the east (alley)
elevation is at grade with the alley topography, allowing these (3) units on-grade walk-out
access. The garage parking is tucked into the sloping grade below these units. To fairly apply
building height limitations on sloping sites, the Ketchum Municipal Code allows a step in the
building height/massing 40 feet from the front property line. In the case of this steeply sloping
site, this allows for an upper floor unit that is set back 41 to 44 feet from the front property
line. The exterior material palette contains a mix of natural- and dark-stained wood siding;
vertical metal cladding; and stone veneer. Wood (or wood-look) battens on the north, west,
and south facades are set off the face of the building at varying distances and spacing to
create depth, shadow, and rhythm.

Please see the preliminary responses below to the Design Review Evaluation Standards.
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Design Review Evaluation Standards
17.96.060: Improvements and Standards

A. Streets:
1. The applicant shall be responsible for all costs associated with providing a
connection from an existing city street to their development. WPA Response: Details
will be provided at the time of the formal design review application and applicant is
aware that they are responsible for all costs associated with the connection.
2. All street designs shall be approved by the City Engineer. WPA Response: Street
design and details will be provided at the time of the formal design review application
for review and approval by the City Engineer.

B. Sidewalks:
1. All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall
install sidewalks as required by the Public Works Department. WPA Response: A
sidewalk meeting the City of Ketchum standards will be installed along the Leadville
Avenue ROW adjacent to the project site.
2. Sidewalk width shall conform to the city's right of way standards; however the city
engineer may reduce or increase the sidewalk width and design standard requirements
at their discretion. WPA Response: The Civil Engineer will continue coordinating the
ROW design with the City Engineer to meet City standard (or discretionary)
requirements.
3. Sidewalks may be waived if one of the following criteria is met:
i. The project comprises an addition of less than two hundred fifty (250)
square feet of conditioned space. WPA Response: N/A.
ii. The city engineer finds that sidewalks are not necessary because of existing
geographic limitations, pedestrian traffic on the street does not warrant a
sidewalk, or if a sidewalk would not be beneficial to the general welfare and
safety of the public. WPA Response: N/A.
4. The length of sidewalk improvements constructed shall be equal to the length of the
subject property line(s) adjacent to any public street or private street. WPA Response:
The proposed sidewalk to be designed by the Civil Engineer (Starhope Engineering)
will be the majority of the length of the Leadville Avenue (west) property line of the
project, turning east before the curb cut within the vacated 7" Street ROW.
5. New sidewalks shall be planned to provide pedestrian connections to any existing
or future sidewalks adjacent to the site. In addition, sidewalks shall be constructed to
provide safe pedestrian access to and around a building. WPA Response: The
Leadville Avenue sidewalk improvement adjacent to the west property line will connect
to the existing Leadville Avenue sidewalk to the south of the property. This sidewalk will
also turn the corner on the north end of the Leadville Avenue property extents into the
vacated 7" Street right-of-way to provide pedestrian connections to the 2™ floor alley
units and garage parking.
6. The city may approve and accept voluntary cash contributions in lieu of the above
described improvements, which contributions must be segregated by the city and not
used for any purpose other than the provision of these improvements. The contribution
amount shall be one hundred ten percent (110%) of the estimated costs of concrete
sidewalk and drainage improvements provided by a qualified contractor, plus
associated engineering costs, as approved by the city engineer. Any approved in lieu



contribution shall be paid before the city issues a certificate of occupancy. WPA
Response: N/A.

C. Drainage:
1. All storm water shall be retained on site. WPA Response: Detailed information will
be submitted by the Civil Engineer at the time of final Design Review to show that all
on-site storm water will be retained on site.
2. Drainage improvements constructed shall be equal to the length of the subject
property lines adjacent to any public street or private street. WPA Response:
Confirmed. Detailed information will be submitted at the time of final Design Review
to show drainage improvements equal to the length of the north and west property
lines, which are adjacent to public and private streets (driveways).
3. The City Engineer may require additional drainage improvements as necessary,
depending on the unique characteristics of a site. WPA Response: The Civil Engineer
will work with the City Engineer to determine and meet any additional drainage
improvements.
4. Drainage facilities shall be constructed per city standards. WPA Response:
confirmed. Civil engineer (Starhope Engineering) will design drainage needed onsite
to meet the city standards.

D. Utilities:
1. All utilities necessary for the development shall be improved and installed at the
sole expense of the applicant. WPA Response: Confirmed. Applicant will cover the
costs of the utility upgrades.
2. Utilities shall be located underground and above grade utility, power and
communication equipment within the development site shall be concealed from public
view. WPA Response: Confirmed. Additional information will be provided at design
review.
3. When extension of utilities is necessary all developers will be required to pay for
and install two (2”) inch SDR11 fiber optical conduit. The placement and construction
of the fiber optical conduit shall be done in accordance with City of Ketchum
standards and at the discretion of the City Engineer. WPA Response: Applicant will
provide fiber conduit where necessary and in accordance with the City of Ketchum.

E. Compatibility of Design:
1. The project's materials, colors and signing shall be complementary to the
townscape, surrounding neighborhoods and adjoining structures. WPA Response: The
exterior color palette and materials we are proposing will be complimentary to its
adjacencies, the townscape, and surrounding neighborhoods. The palette uses a
combination of natural stone, natural- and dark-stained wood, and vertical metal
cladding.
2. Preservation of significant landmarks shall be encouraged and protected, where
applicable. A significant landmark is one which gives historical and/or cultural
importance to the neighborhood and/or community. WPA Response: No known
historical landmarks exist on this property.
3. Additions to existing buildings, built prior to 1940, shall be complementary in
design and use similar material and finishes of the building being added to. WPA

Response: N/A.



F. Architectural:
1. Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk and
the entryway shall be clearly defined. WPA Response: A clearly defined entry is
proposed on the southeast corner of the property, which directly connects to the
sidewalk on Leadville Avenue. Signage and a thin steel awning help define the main
entrance to the building.
2. The building character shall be clearly defined by use of architectural features. WPA
Response: The building character is clearly defined by its architectural features,
massing, and material palette. The materials vary with the planes of the facades
(massing). A screen of horizontal battens create depth, shadow, and rhythm.
3. There shall be continuity of materials, colors and signing within the project. WPA
Response: The proposed stone, wood, and metal materials are complementary to
each other and provide for continuity across the project.
4. Accessory structures, fences, walls, and landscape features within the project shall
match or complement the principal building. WPA Response: Accessory
structures/landscape features like the exterior railings, retaining walls, ground level
planters, and the trash enclosure will match or complement the materials used on the
building.
5. Building walls shall provide undulation/relief, thus reducing the appearance of bulk
and flatness. WPA Response: Confirmed. The west-facing (Leadville Avenue) ground
floor facade is broken into four elements to break up the scale at the pedestrian level:
the metal-clad main lobby entry at the southwest corner, two stone-clad elements with
landscape planters and bench seats, and a wood-clad recessed entry alcove for units
4 and 5. The second and third floors offer relief with open terraces on the street side
of the building, setting the exterior walls on a separate plane from the floor below. The
fourth floor is set back to meet the requirements of the Ketchum Municipal Code,
greatly reducing visibility from the street below. The terraced facade creates relief on
all sides of the building.
6. Building(s) shall orient towards their primary street frontage. WPA Response:
Confirmed. The pedestrian entrance to the building is located on Leadville Avenue.
The north side of the building is primarily motor vehicle access to the garage. 7"
Street will be vacated to accommodate the improvements.
7. Garbage storage areas and satellite receivers shall be screened from public view
and located off alleys. WPA Response: The garbage storage area is proposed to be
within the retained paved area af the northeast side of the lot, at the end/to the side of
the fire truck turnaround to be constructed within the vacated 7" Street ROW. The
garbage storage will be screened with horizontal battens similar to those applied to
the building facade. The alley will be left unimproved due to the topographic
challenges and dead-end alley concerns of the Fire Department.
8. Building design shall include weather protection which prevents water to drip or
snow to slide on areas where pedestrians gather and circulate or onto adjacent
properties. WPA Response: Confirmed.

G. Circulation Design:
1. Pedestrian, equestrian, and bicycle access shall be located to connect with existing
and anticipated easements and pathways. WPA Response: Confirmed. There is an
existing concrete sidewalk at the adjacent lot to the south which the new sidewalk will
connect for pedestrian access. The sidewalk will turn and continue up the vacated 7"



Street right-of-way to provide pedestrian connections to the 2™ floor alley units and
garage parking.

2. Awnings extending over public sidewalks shall extend five (5) feet or more across
the public sidewalk but shall not extend within two (2°) feet of parking or travel lanes
within the right of way. WPA Response: No awnings shall extend over public sidewalks.
3. Traffic shall flow safely within the project and onto adjacent streets. Traffic includes
vehicle, bicycle, pedestrian, and equestrian use. Consideration shall be given to
adequate sight distances and proper signage. WPA Response: Confirmed.

4. Curb cuts and driveway entrances shall be no closer than twenty (20) feet to the
nearest intersection of two or more streets, as measured along the property line
adjacent to the right of way. Due to site conditions or current/projected traffic levels or
speed, the City Engineer may increase the minimum distance requirements. WPA
Response: Confirmed. Detailed information will be submitted at the time of final
Design Review documentation by civil engineer (Starhope Engineering).

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

H. Snow Storage:
1. Snow storage areas shall not be less than thirty percent (30%) of the improved
parking and pedestrian circulation areas. WPA Response: See response #4. Snow
storage shall not be provided on site.
2. Snow storage areas shall be provided on-site. WPA Response: See response #4.
Snow storage shall not be provided on site.
3. A designated snow storage area shall not have any dimension less than five (5%)
feet and shall be a minimum of twenty-five (25) square feet. WPA Response: See
response #4. Snow storage shall not be provided on site.
4. In lieu of providing snow storage areas, snow melt and hauling of snow may be
allowed. WPA Response: Applicant proposes hauling snow off site for all improved,
uncovered parking and pedestrian circulation areas. Upper floor terraces will have
snowmelt systems.

|. Landscaping:
1. Landscaping is required for all projects. WPA Response: Confirmed. As of now, we
plan to have planters along the building on both Leadville Ave and 7" Street, as well
as a green roof above the ground floor. More detail to follow at the time of final
Design Review submittal with drawings completed by a licensed landscape architect.
2. Landscape materials and vegetation types specified shall be readily adaptable to a
site's microclimate, soil conditions, orientation and aspect, and shall serve to enhance
and complement the neighborhood and townscape. WPA Response: Confirmed. The
applicant proposes planters along the building on both Leadville Avenue and the
vacated 7" Street ROW, as well as a green roof above the ground floor. More detail
to follow at the time of final Design Review submittal with drawings completed by a
licensed landscape architect.
3. All plant species shall be drought tolerant. Native species are recommended but
not required. WPA Response: Confirmed. Plant species will be listed at the final
design review submittal and included in the drawings completed by a licensed
landscape architect.



4. Landscaping shall provide a substantial buffer between land uses, including, but not
limited to, structures, streets and parking lots. The development of landscaped public
courtyards, including trees and shrubs where appropriate, shall be encouraged. WPA
Response: The applicant proposes planters along the building on both Leadville
Avenue and the vacated 7" Street ROW, as well as a green roof above the ground
floor. More detail to follow at the time of final Design Review submittal with drawings
completed by a licensed landscape architect.

J. Public Amenities:
1. Where sidewalks are required, pedestrian amenities shall be installed. Amenities
may include, but are not limited to, benches and other seating, kiosks, bus shelters,
trash receptacles, restrooms, fountains, art, etc. All public amenities shall be approved
by the Public Works Director prior to design review approval from the Commission.
WPA Response: Two benches will be set into the proposed planters along Leadville
Avenue for public use.

17.96.070: COMMUNITY CORE (CC) PROJECTS
In addition to the requirements of section 17.96.060, unless otherwise specified, the below
standards apply to projects in the Community Core district.

A. Streets:
1. Street trees, streetlights, street furnishings, and all other street improvements shall
be installed or constructed as determined by the Public Works Department. WPA
Response: The applicant will work with the Public Works Department and City
Engineer to determine location of street trees and street lights.
2. Street trees with a minimum caliper size of three inches (3"), shall be placed in tree
grates. WPA Response: Additional details will be submitted at the time of design
review to show specifications of street trees to have a minimum caliper size of 3”,
placed in tree grates.
3. Due to site constraints, the requirements of this subsection A may be modified by
the Public Works Department. WPA Response: The applicant will work with the Public
Works Department to determine if modifications are needed.

B. Architectural:
1. Facades facing a street or alley or located more than five (5°) feet from an interior
side property line shall be designed with both solid surfaces and window openings to
avoid the creation of blank walls and employ similar architectural elements, materials
and colors as the front fagade. WPA Response: Confirmed. Refer to the drawings and
renderings. All facades facing a street or alley or located more than 5’ from the
interior (south) property line have both solid surfaces and windows to avoid the
creation of blank walls. The screen of horizontal battens also create depth, shadow,
and rhythm.
2. For nonresidential portions of buildings, front building facades and facades fronting
a pedestrian walkway shall be designed with ground floor storefront windows and
doors with clear transparent glass. Landscaping planters shall be incorporated into
facades fronting pedestrian walkways. WPA Response: N/A.
3. For nonresidential portions of buildings, front facades shall be designed to not
obscure views into windows. WPA Response: N/A.



4. Roofing forms and materials shall be compatible with the overall style and
character of the structure. Reflective materials are prohibited. WPA Response:
Confirmed. The design has a series of flat, ballasted roofs.

5. All pitched roofs shall be designed to sufficiently hold all snow with snow clips,
gutters and downspouts. WPA Response: No pitched roofs are proposed.

6. Roof overhangs shall not extend more than three (3’) feet over a public sidewalk.
Roof overhangs that extend over the public sidewalk shall be approved by the Public
Works Director. WPA Response: N/A. No overhangs extend over a public sidewalk.
7. Front porches and stoops shall not be enclosed on the ground floor by permanent
or temporary walls, windows, window screens, or plastic or fabric materials. WPA
Response: The entry alcove for units 4 and 5 create a front stoop/porch. This area
shall not be enclosed; however, a portion of it is screened with vertical wood battens.

C. Service Areas and Mechanical/Electrical Equipment:
1. Trash disposal areas and shipping and receiving areas shall be located within
parking garages or to the rear of buildings. Trash disposal areas shall not be located
within the public right of way and shall be screened from public views. WPA Response:
The garbage storage area is proposed to be within the retained paved area at the
northeast side of the lot, at the end/to the side of the fire truck turnaround to be
constructed within the vacated 7™ Street ROW. The garbage storage will be screened
with horizontal battens similar to those applied to the building facade.
2. Roof and ground mounted mechanical and electrical equipment shall be fully
screened from public view. Screening shall be compatible with the overall building
design. WPA Response: Applicant will present more detail on roof and ground-
mounted mechanical and electrical equipment at the time of design review. All
equipment shall be screened in a manner compatible with the overall building.

D. Landscaping:
1. When a healthy and mature tree is removed from a site, it shall be replaced with a
new tree. Replacement trees may occur on or off site. WPA Response: The applicant
will work with the Landscape Architect to determine if any healthy, mature trees will be
removed from the site. If necessary, replacement trees will be accounted for.
Additional information will be presented at the time of Design Review.
2. Trees that are placed within a courtyard, plaza or pedestrian walkway shall be
placed within tree wells that are covered by tree grates. WPA Response: Any street
trees placed in the ROW sidewalk or other pedestrian walkway will be placed in tree
wells covered by an iron grate.
3. The city arborist shall approve all parking lot and replacement trees. WPA
Response: Confirmed.

E. Surface Parking Lots:
1. Surface parking lots shall be accessed from off the alley and shall be fully screened
from the street. WPA Response: N/A. No surface parking lots are being proposed.
2. Surface parking lots shall incorporate at least one (1) tree and one (1) additional
tree per ten (10) onsite parking spaces. Trees shall be planted in landscaped planters,
tree wells and/or diamond shaped planter boxes located between parking rows.
Planter boxes shall be designed so as not to impair vision or site distance of the
traveling public. WPA Response: N/A.



3. Ground cover, low lying shrubs, and trees shall be planted within the planters and
planter boxes. Tree grates or landscaping may be used in tree wells located within
pedestrian walkways. WPA Response: Confirmed. As of now, we plan to have planters
along the building on both Leadville Ave and 7" Street, as well as a green roof above
the ground floor. More detail to follow at the time of final Design Review submittal
with drawings completed by a licensed landscape architect.

F. Bicycle Parking:
1. One (1) bicycle rack, able to accommodate at least two (2) bicycles, shall be
provided for every four (4) parking spaces as required by the proposed use. At a
minimum, one (1) bicycle rack shall be required per development on private property.
Bike racks shall not be located in the public right-or-way. WPA Response: Confirmed.
Three bike racks will be provided. Additional information regarding the exact locations
of the bike racks will be presented at Design Review.
2. When the calculation of the required number of bicycle racks called for in this
section results in a fractional number, a fraction equal to or greater than one-half
(1/2) shall be adjusted to the next highest whole number. WPA Response: Confirmed.
11 parking spaces are required, three bike racks will be presented at the time of
design review.
3. Bicycle racks shall be clearly visible from the building entrance they serve and not
mounted less that fifty (50") feet from said entrance or as close as the nearest non-
ADA parking space, whichever is closest. WPA Response: Additional information
regarding the exact locations of the bike racks will be presented at Design Review.
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CITY OF KETCHUM | PLANNING & BUILDING

680 N LEADVILLE AVE MULTI-FAMILY DEVELOPMENT
ZONING & DIMENSIONAL STANDARDS

17.12.020 - District Use Matrix Conformance

Zone District: Mixed-Use Subdistrict of the Community Core (CC-2) YES

The project proposes to develop a new multi-family residential building. Multi-family dwelling units are
permitted in the CC-2 Zone pursuant to KMC §17.12.020. The subject property is not located within the
area of the CC-2 Zone where ground-floor commercial use is required (properties located from the alley
west of Main Street to N 2" Avenue between 2" and 5t Streets). In this area of the CC-2 Zone,
ground-floor residential use with street frontage is permitted.

17.12.040 - CC District Dimensional Standards Matrix Conformance

Minimum Lot Size YES

Minimum Lot Size
5,500 square feet

Proposed

Existing Lots 3 & 4:10,997 square feet

Potential ¥ Portion of Vacated 7t" Street ROW: 3,000 square feet
Total Proposed Consolidated Lot Area: 13,997 square feet

17.12.040 - CC District Dimensional Standards Matrix Conformance
Minimum Lot Width YES
Minimum Lot Width

Average of 55 feet

Proposed Lot Width

Lot 3: 55 feet

Lot 4: 55 feet

Potential % Portion of Vacated 7t Street ROW: 30 feet
Proposed Consolidated Lot Width: 140 feet

17.12.040 - CC District Dimensional Standards Matrix Conformance

Minimum Building Setbacks see staff
analysis below

Minimum Required Building Setbacks
Front & Street Side: 5’ average
Interior Side: O




Adjacent to Alley: 3'
Setback for Fourth Floor: 10’

Non-habitable structures, permanently affixed deck amenities, solar panels visible above roof
ridge/parapet, and mechanical equipment & screening affixed to a roof from all building facades: 10’

Proposed Building Setbacks

Building setback dimensions are provided on sheet A1.3 of the Preapplication project plan set.

Front (Leadville Ave/west): 5.87" average (setback ranges from 2'-10")

Interior Side (south): 4'-4"

Interior Side (potential interior side with proposed 7t Street ROW vacation/north): 34'-11"

Adjacent to Block 27 Alley (rear/east): 7'-6"

All structures in the CC-2 Zone must maintain a 3-foot setback from alley property lines. The proposed
dumpster enclosure currently abuts the rear property line and must be relocated to comply with the
required 3-foot setback.

Proposed Setbacks for Fourth Floor

Front Facade: ranges from ~22 feet from second and third floor to 39 feet at first floor

North Side Facade: 10 feet

South (Interior) Side Facade: O feet

Alley Facade: 5 feet from third floor and 10 feet from second floor (which is at-grade with alley and
appears as ground/first floor from alley elevation

Non-habitable structures, permanently affixed deck amenities, solar panels visible above roof
ridge/parapet, and mechanical equipment & screening affixed to a roof from all building facades:
The proposed multi-family development does not include a roof deck. The roof plan on Sheet A2.5 does
not indicate any rooftop mechanical equipment. If rooftop mechanical or electrical equipment is
proposed, the location and size must be shown on the roof plan submitted with the Final Design Review
application.

Per KMC §17.12.040, mechanical equipment and solar panels may extend up to five feet above the roof
surface and must be set back a minimum of 10 feet from all building facades. In addition, roof- and
ground-mounted mechanical and electrical equipment must be fully screened from public view with
screening that is compatible with the building design (KMC §17.96.070.C.2).

17.12.040 - CC District Dimensional Standards Matrix Conformance

Maximum Building Heights YES

Maximum Permitted Building Height: 42 feet

Height of building/CC District: The greatest vertical distance of a building in the community core
district measured by determining the average elevation of the front property line and rear property line.
Draw a line from the average front or rear elevation up to the maximum building height allowed, and
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then draw a line at that height parallel to the front or rear property line. The resulting line establishes the
highest elevation of the front or rear facade. The front or rear facade shall not extend above this line.
Side facades may be stepped up or down to transition from the highest elevation of the front facade
height to the highest elevation of the rear facade. One or multiple steps along the side facades are
allowed, except no step shall occur within 40 feet of the front elevation or within 35 feet of the rear
facade.

Footnote 2: All buildings greater than 48 feet in height or that contain a fourth or fifth floor shall require
final approval from the City Council.

Non-habitable structures located on building roof tops: 10 feet above roof ridge/parapet

Perimeter walls enclosing rooftop deck and structures: 4’ above roof surface height, perimeter rooftop
walls are required to be at least 75% transparent

Rooftop solar and mechanical equipment above roof surface: 5'

Proposed Building Heights

Average Elevation at Front Property Line (west/Leadville Ave): 5841'-5"
Highest Permitted Elevation of Front Facade: 5883'-5"

Top of Front Facade Elevation (Third-Floor Roof): 5883

Height of Front Facade: 41'-5"

Side Facade Step—Distance From Front Elevation: 44'-6" (40 feet required)

Average Elevation at Rear Property Line (unimproved Block 27 alley/east): 5858'-7"
Highest Permitted Elevation of Rear Facade: 5900'-7"

Top of Rear Facade Elevation (Top of Fourth-Floor Roof): 5896'-8"

Height of Rear Facade: 38'-8"

The proposed multi-family residential building contains a fourth floor and requires final approval from
the City Council pursuant to footnote 2.

Non-habitable structures located on building roof tops
Top of Fourth-Floor Roof Elevation: 5896'-8"

Top of Elevator Overrun Elevation: 5899’

Height of Elevator Overrun Above Roof Surface: 2.33'

While the elevator overrun projects approximately 2.33 feet above the roof surface, it remains within the
maximum permitted height for the rear facade. The highest permitted elevation for the rear facade is
5900'-7", based on the average elevation at the rear property line. The proposed elevation to the top of
the elevator overrun is 5899’, which is within the maximum height limit.

Perimeter walls enclosing rooftop deck and structures: N/A as no rooftop deck is proposed
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Rooftop solar and mechanical equipment above roof surface: The roof plan on Sheet A2.5 does not

indicate any rooftop mechanical equipment. If rooftop mechanical or electrical equipment is proposed,
then the location, size, and height of the equipment above the roof surface must be shown on the roof

plan submitted with the final Design Review application.

17.124.040 - Floor Area Ratios and Community Housing Conformance
An increased FAR may be permitted subject to design review approval provided that all YES
conditions in KMC 17.124.040.B.2 are met.

Permitted

Permitted FAR: 1.0
Permitted FAR with Community Housing: 2.25

Floor area, gross (KMC §17.08.020): The sum of the horizontal area of the building measured along the
outside walls of each floor of a building or portion of a building, including stair towers and elevators on
the ground floor only, and 50 percent of atriums over 18 feet plate height, but not including basements,
underground parking areas or open unenclosed decks. Parking areas covered by a roof or portion of the
building and enclosed on three or more sides by building walls are included. Four parking stalls for
developments on single Ketchum Town Site lots of 5,600 square feet in size or less are not included in
the gross floor area calculation.

Proposed

The FAR calculation is provided on sheet C2 of the preapplication project plans.

Total Gross Floor Area (calculated per KMC §17.08.020): 16,837 square feet”

*Excludes 7,507 square feet that is qualified as basement. The project plans submitted with the final
Design Review application must include an exhibit illustrating the basement invisible plane and its
relationship to the ground-floor plan for verification.

Lot Area: 13,997 square feet
FAR:1.20

Community Housing Calculation

Permitted Gross Floor Area (1.0 FAR): 13,997 square feet
Proposed Gross Floor Area: 16,837 square feet

Increase Above Permitted FAR: 2,840 square feet

20% of Increase: 568 square feet

Net Livable (15% Reduction): 483 square feet

Sheet CS notes that Unit 2 is proposed to be deed-restricted community housing. Unit 2 is a one-
bedroom unit that is 736 square feet in size.

17.124.180 Minimum Residential Densities Conformance
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General requirements. New development projects or expansions of existing buildings that YES
exceed a total floor area ratio (FAR) of 1.0 within Subdistrict 1 and Subdistrict 2 of the CC
Zone District and 0.5 FAR in the T, T-3000, T-4000, and GR-H zone districts must provide a
minimum number of residential units as follows:

Required
100% Residential Development in CC Subdistricts Tand 2: 5 dwelling units per Ketchum Townsite lot, as
originally platted

The subject property is comprised of two Townsite lots (lots 3 and 4). A total of 10 dwelling units are
required with 5 dwelling units per Townsite lot.

Proposed
A total of 10 multi-family dwelling units are proposed.

17.04.030 - No Net Loss of Dwelling Units Conformance
Ketchum Municipal Code §17.04.030.D. Applications: no net loss of YES

units: Development of property, in any zone district, may not result in *Planning staff & Housing

the net loss of dwelling units. Total number of dwelling units shall be Department verification of the

calculated including all listed or defined dwelling unit uses and terms in | total number of existing dwelling
this Code such as, but not limited to, "dwelling, one-family", "dwelling, units is required at the time of
multi-family"”, "dwelling unit, accessory", and "work/live unit". Final Design Review.

Existing

The applicant’s narrative states that the existing multi-family residential development on Lot 4 contains
seven dwelling units. The proposed redevelopment would result in a total of 10 dwelling units on the
subject property. At time of final Design Review, the applicant shall schedule a site inspection with
Planning and Housing Department staff to verify the number of existing dwelling units on the property.

Proposed
The project proposes 10 new multiple-family dwelling units.

17.125.030 - Off Street Parking and Loading Conformance
17.125.040 - Off Street Parking and Loading Calculations
17.125.050 - Community Core District Off Street Parking and Loading Calculations

Pursuant to Ketchum Municipal Code 17.125.020.A1, all new development must comply with YES
the off street vehicle parking requirements.

Required (KMC §17.125.040)

Multi-Family Dwelling Units in CC Zone

Units 750 square feet or less: O parking spaces

Units 751 square feet to 2,000 square feet: 1 parking space
Units 2,001 square feet and above: 2 parking spaces

Pursuant to KMC §17.125.040.A.3.3, residential parking requirements based on square footage are
calculated using the interior square footage of each unit as measured between the interior walls. While
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the cover sheet lists the total area of each residential unit, it is unclear whether these figures reflect net
or gross floor area. The project plans submitted with the final Design Review application must specify
the net floor area of each residential unit as measured between the interior walls in order to determine
the off-street parking requirement.

Project Parking Demand
Sheet CS of the Preapplication project plan set provided the total gross floor area of each dwelling unit.
While the cover sheet lists the total area of each residential unit, it is unclear whether these figures
reflect net or gross floor area. The project plans submitted with the final Design Review application must
specify the net floor area of each residential unit as measured between the interior walls to verify off-
street parking requirements.

Dwelling Gross Square Feet Parking
Unit # (living—excludes Spaces
garage & mechanical) Required

1,146 1
736
750
2,198
2,832
2,634
750
698
1,604
10 2,793

VNN DWIN|[—
O|OININ|IN|O|O

O

Sl

Total Parking Spaces Required

Proposed
The applicant has provided 11 total parking spaces, including one ADA space within the parking garage.

17.125.060 - Bicycle Parking Conformance

Ketchum Municipal Code $§17.125.060.B: All uses, other than one family Will be evaluated at time of
dwellings, are required to provide one bicycle rack, able to accommodate at final Design Review
least two bicycles, for every four parking spaces required by the proposed use.

Required

1 bike rack, accommodating at least two bicycles, is required based on the project parking demand.
Any fraction equal to or greater than one-half shall be rounded up to the next highest whole number
per KMC §17.125.060.C.

The project is required to provide three bike racks.

Proposed
Bike racks were not shown on the Preapplication project plan set.
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17.127 - Signage Conformance

Master Signage Plan for New Construction Will be evaluated at time of
final Design Review

A master signage plan for the proposed multi-family residential development that satisfies the
requirements of KMC §17.127.030.B1 must be submitted with the final Design Review application. The
master signage may include directional, tenant, advisory, and building identification signs and must
show how the signage is integrated into the architecture of the building.

17.132 - Dark Skies Conformance

Compliance with Section 17.132 - Dark Skies. Will be evaluated at time of
final Design Review

Pursuant to KMC §17.96.040.C.2.h, an exterior lighting plan and photometric study must be submitted
with the Final Design Review application. The exterior lighting plan shall identify the location, type,
height, color temperature, lumen output, and quantity of all fixtures and include manufacturer
specifications for all proposed fixtures.

A photometric study demonstrating the illuminance levels of all exterior lighting fixtures on the subject
property must also be submitted. The study must demonstrate zero footcandles at all property
boundaries to confirm compliance with the City’s Dark Skies standards prohibiting light trespass.

680 N Leadville Ave Multi-Family Development
Compliance with Zoning Regulations & Dimensional Standards Page 7 of 7




Attachment C

Design Review Standards
(KMC §17.96.060)
&

Requirements for Community Core
Projects (KMC §17.96.070)



DESIGN REVIEW EVALUATION STANDARDS

(May not apply to Administrative Design Review):

17.96.060: IMPROVEMENTS AND STANDARDS FOR ALL PROJECTS

A. Streets:
1.

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

2. All street designs shall be approved by the City Engineer.
B. Sidewalks:

1. All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall install sidewalks as required
by the Public Works Department.

2. Sidewalk width shall conform to the city's right of way standards; however the city engineer may reduce or
increase the sidewalk width and design standard requirements at their discretion.

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

a. The project comprises an addition of less than two hundred fifty (250) square feet of conditioned space.

b. The city engineer finds that sidewalks are not necessary because of existing geographic limitations,
pedestrian traffic on the street does not warrant a sidewalk, or if a sidewalk would not be beneficial to
the general welfare and safety of the public.

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

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

6. The city may approve and accept voluntary cash contributions in lieu of the above described improvements,
which contributions must be segregated by the city and not used for any purpose other than the provision of
these improvements. The contribution amount shall be one hundred ten percent (110%) of the estimated
costs of concrete sidewalk and drainage improvements provided by a qualified contractor, plus associated
engineering costs, as approved by the city engineer. Any approved in lieu contribution shall be paid before
the city issues a certificate of occupancy.

C. Drainage:

1. All storm water shall be retained on site.

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

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

4. Drainage facilities shall be constructed per city standards.

D. Utilities:

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

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

3. When extension of utilities is necessary all developers will be required to pay for and install two (2”) inch

SDR11 fiber optical conduit. The placement and construction of the fiber optical conduit shall be done in
accordance with City of Ketchum standards and at the discretion of the City Engineer.



E. Compatibility of Design:
1. The project's materials, colors and signing shall be complementary to the townscape, surrounding
neighborhoods and adjoining structures.
2. Preservation of significant landmarks shall be encouraged and protected, where applicable. A significant
landmark is one which gives historical and/or cultural importance to the neighborhood and/or community.
3. Additions to existing buildings, built prior to 1940, shall be complementary in design and use similar material
and finishes of the building being added to.
F. Architectural:
1. Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk and the entryway shall be
clearly defined.
2. The building character shall be clearly defined by use of architectural features.
3. There shall be continuity of materials, colors and signing within the project.
Accessory structures, fences, walls, and landscape features within the project shall match or complement the
principal building.
Building walls shall provide undulation/relief, thus reducing the appearance of bulk and flatness.
Building(s) shall orient towards their primary street frontage.
Garbage storage areas and satellite receivers shall be screened from public view and located off alleys.

O N oW

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

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

2. Awnings extending over public sidewalks shall extend five (5’) feet or more across the public sidewalk but shall
not extend within two (2’) feet of parking or travel lanes within the right of way.

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

4. Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the nearest intersection of two
or more streets, as measured along the property line adjacent to the right of way. Due to site conditions or
current/projected traffic levels or speed, the City Engineer may increase the minimum distance requirements.

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

H. Snow Storage:

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

circulation areas.

Snow storage areas shall be provided on-site.

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

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

I.  Landscaping:

1. Landscaping is required for all projects.

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

3. All plant species shall be drought tolerant. Native species are recommended but not required.



4.

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

J.  Public Amenities:

1.

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

17.96.070: COMMUNITY CORE (CC) PROJECTS

In addition to the requirements of section 17.96.060, unless otherwise specified, the below standards apply to projects in
the Community Core district.

A. Streets:

1. Street trees, streetlights, street furnishings, and all other street improvements shall be installed or

constructed as determined by the Public Works Department.

2. Street trees with a minimum caliper size of three inches (3"), shall be placed in tree grates.
3. Due to site constraints, the requirements of this subsection A may be modified by the Public Works

Department.

B. Architectural:

1.

Facades facing a street or alley or located more than five (5’) feet from an interior side property line shall be
designed with both solid surfaces and window openings to avoid the creation of blank walls and employ similar
architectural elements, materials and colors as the front facade.

For nonresidential portions of buildings, front building facades and facades fronting a pedestrian walkway
shall be designed with ground floor storefront windows and doors with clear transparent glass. Landscaping
planters shall be incorporated into facades fronting pedestrian walkways.

For nonresidential portions of buildings, front facades shall be designed to not obscure views into windows.
Roofing forms and materials shall be compatible with the overall style and character of the structure.
Reflective materials are prohibited.

All pitched roofs shall be designed to sufficiently hold all snow with snow clips, gutters and downspouts.
Roof overhangs shall not extend more than three (3’) feet over a public sidewalk. Roof overhangs that extend
over the public sidewalk shall be approved by the Public Works Director.

Front porches and stoops shall not be enclosed on the ground floor by permanent or temporary walls,
windows, window screens, or plastic or fabric materials.

C. Service Areas and Mechanical/Electrical Equipment:

1.

Trash disposal areas and shipping and receiving areas shall be located within parking garages or to the rear of
buildings. Trash disposal areas shall not be located within the public right of way and shall be screened from
public views.

Roof and ground mounted mechanical and electrical equipment shall be fully screened from public view.
Screening shall be compatible with the overall building design.

D. Landscaping:

1.

3.

When a healthy and mature tree is removed from a site, it shall be replaced with a new tree. Replacement
trees may occur on or off site.

Trees that are placed within a courtyard, plaza or pedestrian walkway shall be placed within tree wells that
are covered by tree grates.

The city arborist shall approve all parking lot and replacement trees.

E. Surface Parking Lots:



feet from said entrance or as close as the nearest non-ADA
parking space, whichever is closest.
17.96.080: NOTICE:

All property owners adjacent to properties under application for design

Surface parking lots shall be accessed from off the alley and shall be fully screened from the street.

Surface parking lots shall incorporate at least one (1) tree and one (1) additional tree per ten (10) onsite
parking spaces. Trees shall be planted in landscaped planters, tree wells and/or diamond shaped planter boxes
located between parking rows. Planter boxes shall be designed so as not to impair vision or site distance of
the traveling public.

Ground cover, low lying shrubs, and trees shall be planted within the planters and planter boxes. Tree grates
or landscaping may be used in tree wells located within pedestrian walkways.

Bicycle Parking:

1.

One (1) bicycle rack, able to accommodate at least two (2) bicycles, shall be provided for every four (4) parking
spaces as required by the proposed use. At a minimum, one (1) bicycle rack shall be required per development
on private property. Bike racks shall not be located in the public right-or-way.

When the calculation of the required number of bicycle Supports frame in two places:

racks called for in this section results in a fractional e <

number, a fraction equal to or greater than one-half (1/2) ;

shall be adjusted to the next highest whole number.
Bicycle racks shall be clearly visible from the building
entrance they serve and not mounted less that fifty (50°) Appropsiate dasipns

IMNYVERTED - e POST AND LOCP

Inappropriate designs:

review shall be notified by mail ten (10) days prior to the meeting of the

date at which said design review is to be considered by the Commission. ‘®| ‘
17.96.090: TERMS OF APPROVAL: —
A. Design Review Approval

1.

The term of design review approval shall be twelve (12) months from the date that findings of fact, conclusions
of law and decision are adopted by the Commission or upon appeal, the date the approval is granted by the
Council subject to changes in zoning regulations.

Application must be made for a building permit with the Ketchum planning and building department during
the twelve (12) month term. Once a building permit has been issued, the design review approval shall be valid
for the duration of the building permit.

Unless an extension is granted as set forth below, failure to file a complete building permit application for a
project in accordance with these provisions shall cause said approval to be null and void.

Extensions of Design Review Approval.

1.

For design review approvals pertaining to "civic" buildings, the Administrator may, upon written request by
the holder, grant a maximum of two (2) twelve (12) month extensions to an unexpired design review approval.
For design review approvals pertaining to all other buildings, the city may, upon written request by the holder,
grant a maximum of two (2) twelve (12) month extensions to an unexpired design review approval. The first
twelve (12) month extension shall be reviewed by the Administrator. The second twelve (12) month extension
shall be reviewed by the Commission. Whether or not an extension is warranted shall be based on the
following considerations:
a. Whether there have been significant amendments to ordinances which will apply to the subject design
review approval;
b. Whether significant land use changes have occurred in the project vicinity which would adversely
impact the project or be adversely impacted by the project;
¢. Whether hazardous situations have developed or have been discovered in the project area; or



d. Whether community facilities and services required for the project are now inadequate.
3. If any of the foregoing considerations are found to exist with regard to the project for which an extension is
sought, an extension will not be granted and the city shall issue this decision in writing; otherwise the city
shall approve such an extension. No extensions shall be granted for an expired design review approval.

17.96.100: FEES AND COSTS:

Each applicant for design review approval shall pay to the city certain fees and costs to reimburse the city the reasonable
costs of administering and regulating this chapter, including reimbursement for city engineer fees. Said fees and refunds,
if any, shall be set by resolution of the Council and shall be paid prior to scheduling of an application before the Commission
for design review consideration. Said fees shall be nonrefundable.
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CITY OF KETCHUM

Planning & Building

office: 208.726.7801
planningandbuilding@ketchumidaho.org

P.O. Box 2315, 191 5th Street West, Ketchum, ID 83340
ketchumidaho.org

January 16, 2026

Brenda Moczygemba, AIA
Williams Partners, Architects
P.O.Box 4373

Ketchum, Idaho 83340

[Sent via email]

Re: 680 N Leadville Ave Multi-Family Preapplication Design Review (Application File No. P25-062)
City Department Comments

Dear Brenda,

Planning staff and city departments have reviewed your Preapplication Design Review submittal for
the proposed multi-family residential development at 680 N Leadville Avenue, located in the
Mixed-Use Subdistrict of the Community Core (CC-2 Zone). The comments below outline code
compliance issues, materials and information required for final Design Review, and staff
recommendations regarding design and architectural standards. Relevant sections of the Ketchum
Municipal Code (KMC) are referenced where applicable. At this time, your team may either revise
the project plans or proceed to schedule the application for the next available Planning and Zoning
Commission meeting without revisions. Please inform Planning staff of your preferred course of
action.

PLANNING STAFF COMMENTS
Design Review Comments
1. Building Scale and Massing—Staff is concerned that the proposed massing is out of scale with

adjacent buildings and incompatible with the surrounding neighborhood context. Consistent
with KMC §17.96.060.F5, which requires building walls provide undulation/relief to reduce
the appearance of bulk and flatness, staff recommends the applicant further sculpt the
massing and articulate the facades to minimize the perceived size of the building and
promote a human scale.

2. Alley Facade Design—Pursuant to KMC §17.96.070.B1, “Facades facing a street or alley or
located more than five feet from an interior side property line shall be designed with both
solid surfaces and window openings to avoid the creation of blank walls and employ similar
architectural elements, materials, and colors at the front facade.” The stairwell and elevator,
clad in dark bronze metal siding, span 28 feet along the alley facade and rise 36 feet in
height. Staff is concerned about this large expanse of undifferentiated metal siding and
recommends that the applicant further articulate this area of the facade by adding depth,
material and texture variation, architectural details, fenestration, and other elements to
break up the blank surface.

191W5™"Sst & P.0.Box2315 % Ketchum,|D83340 * main (208) 726-7801 * fax (208) 726-7812
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3. South Side Facade Design—Pursuant to KMC §17.96.070.B1, “Facades facing a street or alley
or located more than five feet from an interior side property line shall be designed with both
solid surfaces and window openings to avoid the creation of blank walls and employ similar
architectural elements, materials, and colors at the front facade.” The south facade is
setback 5 feet from the side property line shared with the Leadville Plaza Condos building.

While staff acknowledges that KMC §17.96.070.B1 does not technically apply to this south
wall, staff remains concerned about the large, undifferentiated blank surfaces and the
visibility of this exposed facade. The stairwell and elevator, clad in dark bronze metal panels,
span 35 feet across the four-story south facade. Staff recommends that the applicant
enhance the architectural articulation of this facade by introducing variations in massing,
material and texture modulation, fenestration, and recessed or projected elements to reduce
the visual impact of the continuous blank surfaces.

4. Retaining Wall— The retaining wall proposed within the vacated 7th Street right-of-way is
approximately 12.5 feet high and 26.5 feet long along the rear property line. Per KMC
§17.124.170.E4, retaining walls four feet or more in height and visible from public rights-of-
way or residential properties must be constructed of textured materials or screened with
landscaping to reduce their apparent mass. The wall is proposed to be constructed of board-
formed concrete, which meets the material standard; however, its unbroken surface appears
visually flat and heavy. Staff recommends mitigating the visual impact through terracing
and/or landscaped screening.

5. Stamped Plans—Pursuant to KMC §17.96.040.B, all design review plans and drawings for
nonresidential projects, multi-family dwelling units of 4 units or more, and public and
semipublic project shall be prepared by an Idaho-licensed architect or engineer. The final
Design Review plan set must be stamped by an Idaho-licensed architect or engineer.

6. Transformer—KMC §17.96.070.C2 requires that, “Roof and ground mounted mechanical and
electrical equipment shall be fully screened from public view. Screening shall be compatible
with the overall building design.” The project plans submitted with the final Design Review
application must specify the final design and location of the transformer and provide details
for the required screening. Written verification from Idaho Power confirming their approval
of the transformer design, location, and screening must also be submitted.

7. Rooftop Mechanical Equipment—The roof plan on Sheet A2.5 does not indicate any rooftop
mechanical equipment. Any proposed equipment must be shown on the roof plan. Per KMC
§17.12.040, mechanical equipment and solar panels may extend up to 5 feet above the roof
surface and must be set back at least 10 feet from all building facades. In addition, roof- and
ground-mounted mechanical and electrical equipment must be fully screened from public
view with screening compatible with the building design (KMC §17.96.070.C2).

The roof plan submitted with the final Design Review application must identify the location
and dimensions of all rooftop mechanical equipment and provide screening details. If no
rooftop equipment is proposed, this must be clearly noted on the roof plan.
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8. Weather Protection—Pursuant to KMC §17.96.060.F8, “Building design shall include weather
protection which prevents water to drip or snow to slide on areas where pedestrians gather
and circulate or onto adjacent properties.” The exterior stairs on the north side of the
building is uncovered. Staff is concerned about the accumulation of snow and ice on these
stairs and safety during winter months. Please specify the weather protection that will be
provided for the exterior stairs in the final Design Review submittal.

9. Master Signage Plan—A master signage plan for the multi-family residential development
that satisfies the requirements of KMC §17.127.030.B1 must be submitted with the final
Design Review application. The master signage may include directional, tenant, advisory,
and building identification signs and must show how the signage is integrated into the
architecture of the building.

10. Trash Disposal—Written confirmation verifying that Clear Creek Disposal has reviewed
and approved the proposed garbage disposal plan that the configuration satisfies their
requirements to serve the development must be submitted with the final Design Review
application.

11. Bike Racks—Pursuant to KMC §17.96.070.F1, “One bicycle rack, able to accommodate at
least two bicycles, shall be provided for every four parking spaces as required by the
proposed use.” Any fraction equal to or greater than one-half shall be rounded up to the
next highest whole number per KMC §17.125.060.C. The project is required to provide
three bike racks. The project plans submitted with the final Design Review application
must specify the location of the three required bike racks.

12. Snow Storage—Per KMC §17.96.060.H.1, snow storage areas must equal at least 30
percent of the improved parking and pedestrian circulation areas. Each designated snow
storage area must be at least 25 square feet and have no dimension less than five feet
(KMC §17.96.060.H.3). Snowmelt and/or snow hauling may be permitted in lieu of on-
site storage (KMC §17.96.060.H.4). The project plans submitted with the final Design
Review application must show the calculation for the required amount of snow storage
based on the improved parking and pedestrian circulation areas, as well as the location
and dimensions of all on-site snow storage areas. If snowmelt and/or snow hauling is
proposed instead of on-site storage, this must be clearly noted on the project plans.

13. Exterior Lighting Plan—Pursuant to KMC §17.96.040.C2h, an exterior lighting plan and
photometric study must be submitted with the final Design Review application. The exterior
lighting plan shall identify the location, type, height, color temperature, lumen output, and
amount of all fixtures, and include the manufacturer’s specifications for all proposed fixtures.
In addition, a photometric study showing the llluminance of all exterior lighting fixtures on
the subject property must be submitted. The photometric study must show zero footcandles
at all property boundaries to demonstrate compliance with the city’s Dark Skies standards
prohibiting light trespass.

14. Landscape Plan—Landscaping is required for all projects per KMC §17.96.060.11. All plant
materials must be suited to the site’s microclimate, soil, orientation, and aspect, and should
enhance the neighborhood and townscape (KMC §17.96.060.12). Trees, shrubs, grasses,
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15.

and perennials must be drought-tolerant and are recommended to be native species (KMC
§17.96.060.13). A complete landscape plan must be submitted with the final Design Review
application (KMC §17.96.040.C2e). The plan must identify all existing landscaping on-site
and in adjacent rights-of-way as retained, relocated, or removed, and specify the species,
size, and quantity of all proposed plantings. All landscaping must comply with the standards
in KMC §17.96.060.1.

Exterior Material & Color Palette— A conceptual material and color palette is provided on
sheet A4.3 of the project plans. The final material and color palette that provides
specifications and cut sheets for all exterior materials used on the facades of the building
must be submitted with the final Design Review application per KMC §17.96.040.C.2i.

Zoning & Dimensional Standards Comments

1.

Setbacks—All structures in the CC-2 Zone must maintain a 3-foot setback from alley
property lines. The proposed dumpster enclosure currently abuts the rear property line and
must be relocated to comply with the required 3-foot setback.

Gross Floor Area—The cover sheet indicates that 5,980 square feet is below the basement
invisible plane and is not included in the project’s total gross floor area. Pursuant KMC
§17.08.020, basements and underground parking areas are excluded from the gross floor
area calculation. KMC §17.08.020 defines basement as, “That portion of the lowest floor(s)
of a building below the invisible plane. The basement invisible plane is created by measuring
the finished grade elevation at four corners of a lot and connecting each corner with a line
around the perimeter of the lot.” The project plans submitted with the final Design Review
application must include an exhibit illustrating the subject property's basement invisible
plane and its relationship to the first-floor plan.

Community Housing Contribution—The project proposes to take advantage of the Floor Area
Ratio (FAR) bonus in exchange for community housing. The proposed multi-family
residential development is 18,094 gross square feet with an FAR of 1.29. 697 square feet of
community housing is required in exchange for the FAR exceedance. The gross floor area
calculation for the project will be verified by Planning and Housing Department staff at final
Design Review.

It is currently unclear how the applicant intends to meet this requirement. The cover sheet
(sheet CS) indicates the contribution will be satisfied via an in-lieu fee, while the applicant’s
narrative states that “unit 2 on the second floor will be dedicated to the City's deed-
restricted community housing stock.” The method of providing the community housing
contribution must be clearly specified on the project plans submitted with the final Design
Review application.

Residential Parking Requirements— Pursuant to KMC §17.125.040.A.3.3, residential parking
requirements based on square footage are calculated using the interior square footage of
each unit as measured between the interior walls. While the cover sheet lists the total area
of each residential unit, it is unclear whether these figures reflect net or gross floor area. The
project plans submitted with the final Design Review application must specify the net floor
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area of each residential unit as measured between the interior walls in order to determine
the off-street parking requirement.

5. No Net Loss of Dwelling Units—Pursuant to KMC §17.04.030.D, "Development of property in
any zoning district, may not result in the net loss of dwelling units.” The applicant’s narrative
specifies that the existing multi-family residential development on lot 4 contains seven
existing dwelling units. The proposed redevelopment provides 10 total dwelling units. At
time of final Design Review, the applicant shall schedule an inspection with Planning and
Housing Department staff to verify the total number of existing dwelling units on the subject
property.

6. Fourth Floor—Pursuant to footnote 2 of the CC District Dimensional Standards Matrix (KMC
§17.12.040), "All buildings greater than 48 feet in height or that contain a fourth or fifth floor
shall require final approval from the City Council.” The proposed development contains a
fourth floor and requires final approval from the City Council.

7. Fourth Floor Setback— Per KMC §17.12.040, the fourth floor must be set back 10 feet from all
building facades. While the fourth-floor plan on Sheet A2.4 shows this setback, the elevator,
stairwell, and lobby areas at the south side and northeast corner encroach into the required
10-foot setback. The entire fourth floor, including these vertical circulation areas, must
comply with the 10-foot minimum setback. The fourth-floor plan must be revised
accordingly.

8. Parking Stall & Aisle Width Dimensions—The first-floor plan on Sheet A2.1 shows 11 off-street
parking spaces; however, the dimensions of the stalls and drive aisle are not provided.
Pursuant to KMC §17.125.030.A, 90-degree parking spaces must be 9 feet wide by 18 feet
long, with a 24-foot-wide drive aisle. Please specify the parking stall and aisle dimensions on
the project plans submitted with the final Design Review application.

9. ADA Parking Space—Pursuant to KMC §17.125.030.A, ADA parking spaces must meet the
dimensional requirements outlined in the current ADA Standards for Accessible Design. The
parking garage plan on Sheet A2.1 does not show a designated ADA space. Please designate
an ADA parking space and provide dimensions that comply with the current ADA standards.

10. Retaining Wall Height & Setback—The retaining wall along the proposed vacated portion of
7th Street is approximately 12.5 feet tall and directly abuts the rear property line along the
unimproved block 27 alleyway. Pursuant to KMC §17.124.130.A, walls shall not exceed six
feet in height when located more than 30 feet from the front lot line. KMC §17.124.130.E2
requires all retaining structures, including footings or foundations, must be setback at least
one foot from any property or right-of-way line.

KMC §17.124.130.E.3 authorizes the Administrator, in consultation with the Public Works
Director, to waive or reduce the required wall separation distance and increase the
maximum height of a retaining structure if the applicant demonstrates that the reduced
separation and increased height are:
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a) Necessary to preserve a greater number or larger diameter of significant trees;
b) Necessary to allow the installation of transportation improvements; or
c) Not detrimental to the public interest.

Associated Land Use Applications

1.

Final Design Review—Pursuant to KMC §17.96.010.D5, “Projects that have conducted a
preapplication design review meeting with the Commission, as required or voluntary, must
file a complete Design Review Permit application and pay all required fees within 180
calendar days of the last review meeting on the preapplication with the Commission,
otherwise the preapplication review will become null and void.”

Lot Consolidation Preliminary Plat—The development parcel is comprised of lots 3 and 4 of
Ketchum townsite and the south half of the vacated portion of 7t Street right-of-way. Lot
consolidations are permitted within the CC-2 subject to the additional standards specified in
KMC §16.04.030.C4. Pursuant to KMC §16.04.030.C4, “All preliminary plat applications for
consolidation of lots must also demonstrate conformance with all applicable building permit
and land use development approvals, all applicable rules and regulations in title 17, zoning
regulations, and general conformance with the comprehensive plan.” The Lot Consolidation
Preliminary Plat application must be submitted concurrently with the final Design Review
application.

Condominium Subdivision Preliminary Plat—If the applicant intends to subdivide the multi-
family residential development into condominiums units, then the Condominium Subdivision
Preliminary Plat application must be submitted concurrently with the final Design Review
application. Condominiums must comply with the subdivision standards specified in KMC
§16.04.070.

Demolition—The project proposes demolishing the existing multi-family residential building
located at 680 N Leadville Ave. According to the Blaine County Assessor's Office, the
existing building was constructed in 1973 and is 53 years old. The demolition must follow the
permit process for the demolition of a historic building specified in KMC §15.16.040, which
includes a 60-day demolition waiting period following the publication of the intent to
demolish a historic building. Pursuant to KMC §15.16.040.A2, "No demolition permit shall be
issued for any building until a building permit application for a replacement project on the
property and the required fees have been accepted by the City and deemed complete.”

HOUSING DEPARTMENT COMMENTS
Housing Department comments were not received as of the date of this letter. Housing Department
comments will be submitted under separate cover.

CITY ENGINEER & STREETS DEPARTMENT COMMENTS

1.

Sidewalk Width—Please revise the new sidewalk along Leadville Avenue to a width of 6
feet. On the west side of Leadville Avenue, existing substandard sidewalks and parking
reduce the travel lane width below minimum standards. To address this, the city is
decreasing the required sidewalk width to 6 feet and will eliminate parallel parking on the
east side of Leadville Avenue adjacent to the subject property. The civil drawings and site
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plans submitted with the final Design Review application should show a new 6-foot-wide
sidewalk along Leadville Avenue.

2. Civil Drawings Submitted for Building Permit—The civil drawings submitted with the building
permit application must show:
e Rolled curb and curb transitions
e Demo of existing sidewalk and removal of existing drywall adjacent to the southern
property boundary.
e Add keynotes and details for the following:
Rock-lined swale detail
Drywell detail with HPDE liner
Catch basin
Asphalt section
Sidewalk section
Curb and transition
o Utility details
e Show minimum separation distances (water/sewer, water/drywell)
e Show SD piping size, material and design inverts
e Show alley surface stabilization measures
e Show no parking regulatory signs along Leadville Avenue

0 O O O O O

3. Leadville Plaza Condos—In the narrative submitted with the final Design Review
application, please clarify the design intent between the proposed multi-family residential
building and the adjacent Leadville Plaza Condominiums and whether the applicant has
been coordinating with the adjacent Leadville Plaza Condo owners.

FIRE MARSHAL COMMENTS
Please see the attached fire code review comments, dated January 14, 2026, prepared by Fire
Marshal Seth Martin.

Please do not hesitate to email or call should you have any questions.

Best,
@\Bm@' NS
Abby Rivin, AICP

Senior Planner
City of Ketchum Department of Planning and Building
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CITY OF KETCHUM KETCHUM FIRE DISTRICT

Planning & Building Community Risk Reduction

office: 208.726.7801 office: 208.726.7805

planningandbuilding@ketchumidaho.org P.O. Box 966

P.O. Box 2315, 191 5th Street West, Ketchum, ID 83340 107 Saddle Rd

ketchumidaho.org Ketchum, ID 83340 4
PREAPPLICATION - FIRE CODE REVIEW COMMENTS

[Fire District]

PROJECT NAME:

PREAPPLICATION # P25-062

PROJECT ADDRESS: 680 N Leadville Ave

REVIEWER: Seth Martin, 208-726-7805, smartin@ketchumfiredistrict.org
REVIEW DATE: January 14, 2026

Note: These plans have only been reviewed for compliance with applicable adopted codes by this jurisdiction. There may
be other regulations applicable under state and federal statutes which this department has no authority to enforce and are
not part of this plan review.

1. Comment:

Sleeping rooms in R-2, R-3, & R-4 occupancies below the fourth story above grade plane
shall have not fewer than one exterior emergency escape and rescue opening in
accordance with the 2018 |FC section 1030. Where basements contain one or more
sleeping rooms, emergency escape and rescue openings shall be required in each sleeping
room. The minimum net clear opening height dimension shall be 24 inches (610 mm). The
minimum net clear opening width dimension shall be 20 inches. Emergency escape and
rescue openings shall have the bottom of the clear opening not greater than 44 inches
measured from the floor.

Required Action:
Applicant Response:

2. Comment:

Smoke and Carbon Monoxide Detectors shall be installed per NFPA and the International
Fire Code. Smoke detectors shall be installed inside each bedroom, within 21" of each
sleeping area, and on every level of the occupancy, including the basement. CO alarms
shall be installed in a central location outside each sleeping area and on every level of the
home. All detectors shall be interconnected.

Required Action: Install and test prior to C of O.
Applicant Response:

3. Comment:

An approved automatic fire sprinkler system shall be installed throughout the building per
City of Ketchum Ordinance #1217 and the National Fire Protection Association Standard
13. An approved fire sprinkler flow bell, Knox box and Fire Department Connection shall be
installed in an approved location visible to approaching firefighters as approved by the
Ketchum Fire Marshal. Water service lines to structures shall be hydraulically




calculated for size to meet fire sprinkler flow requirements. Fire sprinkler systems shall
be annually tested and maintained per NFPA 25. An approved fire department connection
and flow bell shall be installed in a location approved by the fire department and the
system shall be supervised by an approved alarm system.

Required Action: Plans must be submitted to the Idaho State Fire Marshal prior to
obtaining an installation permit from the Ketchum Fire Department. A deferred submittal
is approved.

Applicant Response:

Comment:

An approved Class | Combination Standpipe system is required to be installed at every
floor level above and below grade, in a stairway approved by the Ketchum Fire Marshal.
The standpipe system shall be installed by the same contractor that installs the fire
sprinkler system and shall meet the requirements of the latest edition of NFPA Standard
14. Standpipe system installations and modifications are subject to the permitting
requirements of the Ketchum Fire Department. Immediate access to fire department
connections shall be maintained at all times without obstruction.

HOSE CONNECTIONS: Fire hose connections shall be located at an intermediate floor
level landing between floors. Fire hose connections to the standpipe system in the
stairwells shall be gated 2.5 inch NHT male couplings. Occupiable roofs, roof top gardens,
landscaped roofs, and all other arease shall be provided with hose connections so that all
areas are within 150" travel distance.

FDC LOCATION: The FDC shall be in a location approved by the Ketchum Fire Marshal.
At a minimum, locations shall comply with NFPA 14 10.7.2.3 & 10.7.2.4.

Required Action: Plans shall be submitted to the Idaho State Fire Marshal prior to
obtaining an installation permit from the Ketchum Fire Department. A deferred submittal
is approved.

Applicant Response:

Comment:

An approved key box shall be installed, with the appropriate keys, for emergency fire
department access in a location approved by the fire department. The key box shall be a
Knox box brand and sized to accommodate keys to every door of the project. More than
one Knox Box may be required.

A Master Key shall be used, and all locks shall be operable with a physical key.

Required Action: Install prior to Final Inspection.

Applicant Response:




Comment:

An approved monitored fire detection system shall be installed per City of Ketchum
Ordinance #1217 and the requirements of NFPA 72. Alarm system plans shall be
submitted to the Ketchum Fire Department for approval and a permit is required prior to
installation of alarm systems.

Required Action: A permit issued by the Ketchum Fire Department is required prior to
installation. A deferred submittal is approved.

Applicant Response:

Comment:

An approved monitored fire sprinkler alarm system shall be installed per City of Ketchum
Ordinance #1217 and the requirements of NFPA 72. Alarm system plans shall be
submitted to the Ketchum Fire Department for approval and a permit is required prior to
installation of alarm systems.

Required Action: A permit issued by the Ketchum Fire Department is required prior to
installation. A deferred submittal is approved.

Applicant Response:

Comment:

An approved access roadway per 2018 International Fire Code Appendix D shall be
installed prior to any combustible construction on the site. The road shall be a minimum of
twenty (20) feet in width, capable of supporting an imposed load of at least 75,000
pounds and extend to within 150" of all exterior areas of the structure(s). The road must
be an all-weather driving surface maintained free, clear, and unobstructed at all times.
Grades shall not exceed 7%. Dead end access roadways exceeding 150 feet in length shall
be provided with an approved turnaround. Gates, if installed, are required to be siren
activated for emergency vehicle access and are not allowed to reduce the overall required
width. Where the vertical distance between the grade plane and the highest roof surface
exceeds 30 feet, approved aerial fire apparatus access roads shall be provided no closer
than 15’ and no further than 30" from the structure. Trees, vegetation, and other
obstructions are not allowed between the building and the aerial apparatus access road.
Aerial fire apparatus access roads shall have a minimum unobstructed width of 26 feet,
exclusive of shoulders, in the immediate vicinity of the building or portion thereof. All
required access roads shall have a minimum vertical clearance of 13'6". Fire Lane signs are
subject to requirements by the Fire Marshal and may be required.

Required Action: Detail on Plan Set.

Applicant Response:

Comment:

Fire extinguishers shall be installed and maintained per 2018 IFC Section 906 both during
construction and upon occupancy of the building. During construction fire extinguishers
shall be placed in a conspicuous, easy to access, unobstructed location that is less than
75" travel distance to any combustibles on site, 30" to any hot work. Extinguishers shall be
mounted in a conspicuous, easy to access, unobstructed location.




Upon completion of the project:
- Every residential occupancy shall have a minimum of one extinguisher per
kitchen area and one extinguisher per garage.
- All commercial occupancies shall have a fire extinguisher at every floor landing of
every stairwell and within a 75’ travel distance to all areas in low hazard settings.

Required Action: Install or update prior to Final Inspection.

Applicant Response:

10. | Comment:
Exterior windows, window walls, glazed doors, windows within exterior doors, and
skylights shall be tempered glass, multilayered glazed panels, glass block or have a fire
protection rating of not less than 20 minutes. All exterior doors shall be solid core
construction or have a fire rating of not less than 20 minutes.
Required Action: Detail on Plan Set.
Applicant Response:

1. Comment:
All materials within 12" vertical of finished grade shall be 1 hour rated, non-combustible, or
covered with minimum 28-gauge flashing. The area 12" horizontal from the base of a wall
shall be finished in a way to prevent any vegetation growing, and for vegetative debris to
be easily removed.
Required Action: Detail on Plan Set.
Applicant Response:

12. Comment:
Tree crowns and all other combustible vegetation extending to within 10 feet of any
structure or chimney shall be pruned to maintain a minimum horizontal clearance of 10
feet. Tree crowns within 30 feet of any structure shall be pruned to remove limbs located
less than 6 feet above the ground surface adjacent to the trees. Non-fire resistive
vegetation or growth shall be kept clear of buildings and structures, in such a manner as to
provide a clear area for fire suppression operations.
Required Action: Detail on Plan Set.
Applicant Response:

13. Comment:

All exterior vents shall be designed and approved to prevent flame or ember penetration
and all exterior mesh shall have openings that do not exceed 1/8". Gutters and
downspouts shall be non-combustible and shall be provided with an approved means to
prevent the accumulation of leaves and debris.

Required Action: Detail on Plan Set.




Applicant Response:

14. Comment:

EMERGENCY RESPONDER RADIO COVERAGE:

New buildings shall have approved radio coverage for emergency responders within the
building based on the existing coverage levels of the public safety communication systems
utilized by the jurisdiction, measured at the exterior of the building, as per 2018 IFC §510.

Required Action: Testing shall be completed to determine radio coverage; DAS shall be
installed if testing results indicate the need.

Applicant Response:

15. Comment:

Where elevators are provided in buildings four or more stories above, or four or more
stories below, grade plane, not fewer than one elevator shall be provided for fire
department emergency access to all floors. The elevator car shall be of such a size and
arrangement to accommodate an ambulance stretcher 24 inches by 84 inches (610 mm
by 2134 mm) with not less than 5-inch (127 mm) radius corners, in the horizontal, open
position and shall be identified by the international symbol for emergency medical
services (star of life). The symbol shall be not less than 3 inches (76 mm) in height and
shall be placed inside on both sides of the hoist way door frame

Applicant Response:

Staff Response:

MISCELLANEOUS COMMENTS:

Approved address numbers shall be placed in such a position to be plainly visible and legible from the
road fronting the property. Numbers and letters shall be a minimum of four (4) inches tall, have a
minimum 4" brush stroke, contrast with their background, and be positioned a minimum of forty-eight
(48) inches above final grade. Buildings with multiple units or occupancies shall receive an individual,
unigue street address, and all units within shall receive Unit or Suite identifiers as approved by the Fire
Marshal. The building shall be addressed per the frontage of the main entrance. Multiple buildings on
the same parcel shall be given a letter designation.

Per Idaho Code 49-660, parking within 15" of a Fire Hydrant is prohibited.

Vehicle parking and material storage during construction shall not restrict or obstruct public streets or
access to any building. A minimum twenty-foot travel lane for emergency vehicle access shall be
maintained clear and unobstructed at all times. All required Fire Lanes shall be maintained clear and
unobstructed at all times.
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Follow-Up on Preapplication Comments

From Abby Rivin <ARivin@ketchumidaho.org>
Date Fri 1/23/2026 11:34 AM
To Brenda Moczygemba <brenda@williams-partners.com>

Hi Brenda,

Happy Friday! | reviewed the fourth-floor setback, weather protection, dumpster, and retaining wall
comments we discussed on the phone this week with Morgan.

| confirmed with Morgan that the entire fourth floor—including the elevator, stairwell, and lobby areas
—needs to meet the 10-foot minimum setback from all building facades. Looking back at our previous
correspondence on massing, it seems the confusion arose from the overlap of two different setback
requirements: the fourth-floor setback and the setback for non-habitable structures affixed to a roof. I'm
sorry for the confusion my earlier explanation may have caused.

| misapplied the weather protection standard in comment #8 on page 3 related to exterior stairs.
Morgan clarified that the accumulation of snow or ice on the stairs is a property management issue
rather than a city code issue, and Planning staff will not be raising this as a concern.

Regarding comment #1 on page 4, | confirmed that the dumpster enclosure must comply with the
required 3-foot setback. Under KMC §17.124.020.D2, accessory structures may not be located nearer
than three feet to any lot line. The dumpster enclosure qualifies as an accessory structure and must be
setback a minimum of 3 feet from the rear property line.

With respect to comment #4 on page 2, Morgan does not believe that board-formed concrete is
sufficient to meet the material standard for visible retaining walls. One potential approach to soften the
mass of the wall is terracing and landscaping within the unimproved alleyway. | haven't had an
opportunity to review this option with City Engineer Robyn, but if she is supportive, the terracing and
landscaping encroaching into the unimproved alley could potentially be approved through a Right-of-
Way Encroachment Permit.

Please don’t hesitate to reach out if you have any questions or would like to discuss further. | will be out
of the office for a bit but will return later this afternoon around 2:00 PM.

Have a wonderful weekend!

Best,
Abby

ABBY RIVIN, aice | CITY OF KETCHUM

Senior Planner

P.O. Box 2315 | 191 5t Street W | Ketchum, ID 83340
office: 208-726-7801 | direct: 208-727-5082
arivin@ketchumidaho.org | www.ketchumidaho.org
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To: City of Ketchum Planning and Building Department
Abby Rivin, Senior Planner

Date: February 13, 2026

Re: 680 N. Leadville Avenue, Ketchum Pre-application Design Review
REVISIONS

Abby,

Thank you for providing your pre-application comment letter on January 16, 2026 and
follow-up comments via email on January 23. After reviewing with the project team, we have
made a few revisions to our application material (attached). We look forward to discussing the
items left unresolved with the Planning and Zoning Commission, City Engineer, and Fire so
that we can address those items as we move towards the Design Review application.

The revisions are as follows:

In response to design review comment #2 and dimensional standard comment #7, we have
shifted the northeast egress stair between the top two levels of the building “inward” so that it
is stepped back 10" from the lower facades. The elevator was eliminated. We have added
windows at this stair to avoid the creation of blank walls. With the resultant lessened height
and size of the revised stair element, we chose to unify the volume with the adjacent vertical,
reverse board-and-batt volume to help ground and maintain cohesion in the design. At the
top-most floor, we propose the stepped-back stair volume to be clad in the dark brown/black
siding to decrease its overall perception.

In response to design review comment #3, we have stepped in the south wall of the elevator
lobby area that separates the (south) common elevator and stair vertical circulation by 12
inches. We are proposing this step in facade be clad in the horizontal battens over the light
horizontal siding to speak to the Leadville Avenue elevation. We are also proposing windows
at both the stair and elevator lobby to help reduce the visual impact of continuous blank
surfaces. Ultimately, however, the project team will want to engage with the Leadville Plaza
Condo owners to the south to ensure light from the stair and lobby does not trespass into
adjacent bedroom windows of their building.

We look forward to discussing this stair further with the Commission. The applicant team does
not believe the location of the stair along the southern property boundary warrants a shift at
the upper-most floor. This area is not visible, as it sits along a 10-foot gap between the
existing Leadville Plaza and proposed structure on the interior property line, 41 feet back from

120 SECOND AVENUE NORTH, SUITE 102 7 jJTm \ " 208.726.0020 rax 208.726.0019
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. o ARCHITECTS
the front property line. The basement invisible plane also captures the lower floor of the stair

and elevator, as the grade rises an average of 17.5 feet from the front to rear property line.

We also look forward to further discussion on the retaining wall at the east end of 7™ Street
with the Commission, City Engineer, and Fire. We have added a rendering of this wall as
viewed from the end of Leadville Avenue to help the discussion (see A2.1). Additionally, we
have included sheet C1.1 to the application materials, as this exhibit was presented and
approved by Seth Martin following submission of the original pre-application materials and
illustrates how we were proposing to meet Fire Department requirements for a fire truck
turnaround for Knob Hill Ridge Condos and aerial fire apparatus footprint. This is also meant
to inform and guide the discussion on the retaining wall.

We look forward to the continued discussion on this development application.

Let me know if you have additional questions.

Regards,

Bt Vgpod—

Brenda Moczygemba, AIA
Williams Partners Architects

120 SECOND AVENUE NORTH, SUITE 102 visT 7 Jm *HONE 208.726.0020 FAx 208.726.0019
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Public Comment / 680 N Leadville Ave. / Pre-application File # P25-062

From Klev Schoening <kschoening@live.com>

Date Wed 3/11/2026 3:14 PM

To  Abby Rivin <ARivin@ketchumidaho.org>

Cc Brenda Moczygemba <brenda@williams-partners.com>; Participate <participate@ketchumidaho.org>

[“J 1 attachment (18 MB)
3-3-26 preapp_plan_set.pdf;

To: Abby Rivin, Senior Planner
arivin@ketchumidaho.org

City of Ketchum Planning & Building Department
P.O. Box 2315
Ketchum, ID 83340

Attn: Planning and Zoning Commission / Staff Senior Planner
RE: Public Comment & Request for Party of Record Status
Project: 680 N. Leadyville Ave. (Pre-Application File #P25-062)
Dear Commissioners and Planning Staff,

I am writing to formally submit comments for the public record regarding the Pre-Application Design
Review for 680 N. Leadville Ave. (File #P25-062). I request that this letter be included in the
official record AND the staff report for the public hearing scheduled for March 18, 2026.
Furthermore, please accept this as a formal request for Leadville Plaza Owners Inc. to be added to the
list of Parties of Record. We look forward to receiving notification of all future hearings, staff reports,
and notices of decision related to this file.

I am writing to you in my capacity as the President of the Leadville Plaza Owners Inc. Homeowners
Association, a four (4) unit condominium complex located at 620 Leadville Ave N.. The Leadville
Plaza Owners Inc. property is located immediately south of and directly adjacent to the proposed
project site. Given this direct proximity, the proposed redevelopment will uniquely and significantly
impact our building’s structural integrity, safety, and operational access.

We have reviewed the preliminary project details and would like to submit the following prioritized
concerns on behalf of our HOA for consideration by the Planning and Zoning Commission, staff and
the applicant;


mailto:arivin@ketchumidaho.org

1. Geotechnical Stability and Structural Protection

Concern: The potential for earth movement during excavation poses a direct risk to the structural
integrity of the adjacent building at 620 Leadville Ave. N..

Requested Action: We request that the City require a comprehensive Geotechnical Report specific
to the impact on neighboring foundations. Furthermore, we request a condition of approval requiring
third-party oversight, the installation of surveyed monitoring points on the 620 N. Leadville structure,
and the submission of weekly geotechnical and survey reports to City Staff and neighbors during the
shoring and excavation phases.

2. Pedestrian Safety and Alley Maintenance

Concern: The applicant’s design proposes pedestrian use of the alley right of way located on the east
side of the property. Currently, the owners of 620 N. Leadville Ave. and others maintain the opened
and improved portion of this alley right-of-way which adjoins the 620 Leadville Ave property on the
east side.

Requested Action: Will the applicant assume formal responsibility for the maintenance of the
unopened alley right-of-way adjacent to the project located on its east side ( not 7Mst) ?

3. Drainage Failure and "Lake Leadville"

Concern: The existing infiltrating right-of-way catch basin on the west side of Leadville Avenue,
adjacent to the project site, has failed. This has resulted in significant standing water and seasonal ice
sheets, which local residents refer to as "Lake Leadville" , creating a hazard for both vehicles and
pedestrians.

Requested Action: This redevelopment provides a window of opportunity to correct this failed
infrastructure. We request that the Department of Public Works coordinate with the applicant to
repair or replace the catch basin as part of the off-site improvement requirements for this project.

4. Snow Shed and Pedestrian Hazard Mitigation

Concern: Given Ketchum's climate, roof and siding design can lead to dangerous accumulations of
ice and "roof-shed" onto public and private sidewalks.

Requested Action: We request specific attention be paid to siding details and roof design. The final
design should include snow-retention systems or architectural features that prevent snow and ice
buildup from creating overhead hazards for pedestrians on not only the Leadville Avenue frontage but
on the sidewalk that serves the north side of the Leadville Plaza Owners Inc. property

5. Verification of Building Height

Concern: The building height and massing are primary concerns for neighborhood character and
light preservation.

Requested Action: To ensure the project is built strictly according to the approved plans, we request
a condition requiring a certified survey of the completed building height by a licensed surveyor prior to
the issuance of a Certificate of Occupancy.

6. Preservation of Public Parking Assets

Concern: It is our understanding that the applicant may seek to eliminate on-street parking in front
of the proposed building.

Requested Action: This request highlights the vital importance of the existing 6th Street and
Leadville Avenue public parking lot. We encourage the Commission to protect this community asset.

7. Construction Parking and Staging Plan



Concern: Given the high density of this block, the influx of construction vehicles, equipment, and
subcontractor parking will impact access and vehicle ingress/egress.

Requested Action: We request that a formal Construction Parking and Staging Plan be required as a
condition of the Design Review. This plan must prohibit construction-related parking in front of
neighboring residential entries and specify off-site parking locations for laborers to ensure that
Leadville Avenue remains functional for current residents throughout the duration of the build.

8. Mitigation of Light Pollution and Internal Light Spill

Concern: The south elevation of the proposed building—directly facing our complex—contains
glazing for stairwells and elevator lobbies. Because these areas are typically illuminated 24/7 for
safety, the resulting light spill will shine directly into the north-facing bedrooms of 620 Leadville Ave
N. creating a nuisance.

Requested Action: We request that the applicant utilize shielded fixtures, motion-sensor activation
for common area lighting, and/or fritted/opaque glass on the south-facing stairwell and elevator
windows to ensure that internal light emissions do not impact the livability and sleep environments of
the adjacent residential units. We believe this request is in keeping with the standards and spirit of
the Ketchum “ Dark Sky” ordinances.

Please note that the comments and concerns outlined in this letter are based on the preliminary plans
(attached) currently available for the pre-application phase. As these are preliminary in nature, our
HOA reserves the right to provide additional comments and raise further concerns once more refined,
detailed, and developed plans are prepared by the applicant and made available for public review
during the formal Design Review process.

Thank you for your time and for ensuring these technical and safety concerns are addressed during the
Design Review process. I look forward to receiving confirmation of Leadville Plaza Owners Inc. status
as a Party of Record.

Sincerely,

Klev Schoening, Pres.
Leadville Plaza Owners Inc.
P.O. Box 1130

Woodinville, WA. 98072
(206) 979-5043
kschoening@live.com

cc: Applicant C/O Brenda Moczygemba, Williams Partners Architects: brenda@williams-
partners.com
COK: participate@ketchumidaho.org
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