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KETCHUM CITY COUNCIL AND PLANNING & ZONING COMMISSION  

JOINT MEETING AGENDA MEMO 
 

Meeting Date: September 24, 2024 Staff Member/Dept: Abby Rivin, Senior Planner  
Planning & Building Department  

 
Agenda Item: Discussion and direction on key policy choices for the Comprehensive Plan and Code Update. 

 
  Recommended Motion: 

No motion required. Staff requests direction on proposed policies for the Comprehensive Plan and Code Update.  

 
  Reasons for Recommendation: 

• Ketchum has limited land available to accommodate future growth. The land capacity analysis identified 152 
acres of developable vacant land and 140 acres of underutilized parcels. Planning for growth requires a 
consideration of tradeoffs. 

• During the first round of community outreach for the Comprehensive Plan Update, the community provided 
clear direction that they would like more opportunities for full-time residents to live in Ketchum, a resilient 
local economy, and the protection of Ketchum’s character. The second round of community outreach for the 
Comprehensive Plan Update was conducted in July and August of 2024 to solicit input on key policy choices 
related to housing, economy/tourism, and community character. 

• The purpose of this joint meeting is for the City Council and Planning and Zoning Commission to provide 
feedback on key policy choices that have not received clear support from the community. Staff is seeking 
direction from the Council and Commission on whether the key policy choices flagged for discussion should be 
carried forward as policies or implementation strategies in the updated Comprehensive Plan or implemented 
through the Code Update. 

 
  Policy Analysis and Background (non-consent items only): 

Introduction & Background  
In the summer of 2023, the City of Ketchum began work on a major effort to update the 2014 Comprehensive Plan and 
the land use regulations that implement the goals and policies of the Plan. The full project includes three phases of 
work. The project is currently in Phase 2, which includes the Comprehensive Plan Update and initial tasks for the Code 
Update. The second round of community outreach for the Comprehensive Plan Update was conducted in July and 
August of 2024 to solicit input on key policy choices related to housing, tourism/economy, and community character.  
 
The purpose of this joint meeting is for the City Council (“Council”) and Planning and Zoning Commission 
(“Commission”) to provide feedback on key policy choices that have not received clear support from the community. 
Staff is seeking direction from the Council and Commission on whether the key policy choices flagged for discussion 
should be carried forward as policies or implementation strategies in the updated Comprehensive Plan or implemented 
through the Code Update.  
 
Community Feedback  
The first round of community outreach for the Comprehensive Plan Update took place in the spring of 2024 and 
provided participants with an opportunity to discuss the existing conditions and trends impacting Ketchum’s growth 
and development. During the first round of outreach, the community provided clear direction that they would like 
more opportunities for full-time residents to live in Ketchum, a resilient local economy, and the protection of 
Ketchum’s character as shaped its people and sense of place. Less clarity was provided on how the community would 
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like to see these priorities come to fruition and what tradeoffs may be acceptable. The Round 1 Community Outreach 
Summary is posted on the project website and may be viewed by clicking the link here.  
 
The second round of community outreach for the Comprehensive Plan Update was conducted in July and August of 
2024 to solicit input on key policy choices related to housing, tourism/economy, and community character. Input 
opportunities included walking tours, community workshops, and advisory group meetings. Key themes that emerged 
from these discussions are provided in the Community Outreach Summary included as Attachment 2. 
 
Policy Analysis  
The joint meeting presentation included as Attachment 1 provides an overview of the policies that have received strong 
support from the community. The community has provided support for the following policies:  
 
Housing  

• Allow for smaller lot sizes to support recommended density ranges and housing types.  
• Expand allowances for accessory dwelling units (ADUs) with off-street parking.  
• Maintain existing employee housing requirements for hotels.  
• Facilitate the creation of employee-sponsored housing.  
• Allow work/live units by-right in the light industrial area if the residential unit is rented to a local worker.  

 
Generally, those who support these housing policies support the expansion of community housing options in a variety 
of locations throughout the city and have expressed frustration that housing is increasingly out of reach for the local 
workforce and families. Those who support these housing policies are generally not opposed to bigger buildings 
provided there are more deed-restricted community housing units within the development.  

 
Character  

• Strengthen design review criteria (in conjunction with design guidelines/standards).  
• Expand historic preservation and encourage the rehabilitation/adaptive reuse of historic structures.  
• Reduce height and floor area ratio (FAR) allowances in the Retail Core to limit the scale and intensity of new 

developments.  
• Eliminate the height incentives for hotels.  
• Strengthen hillside development regulations.  

 
Generally, those who support these character-focused policies are concerned about losing the existing historic fabric of 
downtown’s built environment and would like to see lower-scaled development throughout downtown. In addition, 
those who support these policies also encourage regulating the architectural design of new developments throughout 
the city.  

 
Economy  

• Maintain flexibility in the design and scale of new development in mixed-use areas.  
• Establish commercial/industrial preservation program for local businesses.  
• Enable the creation of Business Improvement District(s).  
• Establish regulatory incentives for commercial/industrial development (or spaces within mixed-use 

developments) that are deed-restricted to prevent redevelopment into residential uses. 
• Expand the boundary of the Retail Core.  

 
Generally, those who support these economic policies would like to encourage uses that will increase year-round 
vibrancy throughout the city and ensure local businesses and start-ups will continue to have a home in Ketchum.  
 
Analysis: Policy Recommendations 
Staff requests Council and Commission direction on the following policy recommendations that have not received clear 
support from the community. During the presentation, staff will provide an overview of the benefits and tradeoffs 

https://www.projectketchum.org/wp-content/uploads/2024/08/Spring-2024-Outreach-Summary.pdf
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associated with each of these policy choices. Staff has provided a summary of the pros and cons associated with each 
of these policies in the analysis below.  
 
Single-Family Detached Housing Units & Housing Unit Size  
Staff recommends limiting the creation of new single-family detached homes in medium- and high-density residential 
areas. The community has given clear direction that they would like to see more opportunities for full-time residents 
and the local workforce to live in Ketchum. In addition, the community has expressed a desire to see Ketchum get 
“more bang for its buck” (i.e. more units per structure) out of the limited land the city has available for development.  
This policy will protect opportunities for the expansion of community housing options near jobs and services. 
Densification and diversification of residential neighborhoods may relieve some of the pressure to provide community 
housing in the downtown where community’s concerns about preserving the character of the built environment are 
greatest. Expansion of housing choices in residential neighborhoods provides more opportunities for incremental 
change versus relying solely on the construction of larger housing projects in mixed-use areas.  
 
The tradeoff associated with this policy is that it will remove opportunities for property owners to build new single-
family detached homes in medium- and high-density neighborhoods. Generally, those who oppose this proposed policy 
are concerned about impacts to private property rights and believe the expansion of community housing should be 
pursued outside of the city. In addition, the densification and diversification of housing in residential areas may change 
the character of residential neighborhoods, which may not be supported by some residents.  
 
Staff has identified two policies for Council and Commission discussion related to housing unit sizes: (1) establish 
minimum and maximum residential unit sizes and (2) consider establishing a fee-in-lieu to the community housing fund 
for homes that exceed a certain size. Establishing maximum sizes for residential units will encourage the creation of 
smaller, more affordable homes. This policy will also provide opportunities to increase the number of dwelling units 
that may be accommodated within a building or development. In addition, this policy may help maintain the historic 
scale of residential neighborhoods in Ketchum.  
 
The trade-offs associated with establishing a maximum residential unit size is that it will limit the ability of private 
property owners to “max out” development of their lots with a large single-family home. In addition, this policy 
recommendation will decrease the inventory of large, luxury homes. Establishing a community housing in-lieu fee for 
homes that exceed a certain size preserves the opportunity for property owners to develop large homes while also 
supporting the expansion of community housing.  
 
Light Industrial Area  
Staff recommends maintaining the ground-floor industrial/commercial use requirements but expanding the types of 
commercial uses that may be permitted on the ground floor of buildings in the light industrial area. In addition, staff 
recommends providing flexibility on both the definition of qualifying ground floor and the total amount of industrial use 
that is currently required to be provided in a building. These policies reinforce the primary role of the light industrial 
area while expanding future opportunities for small businesses to locate outside of downtown. In addition, these 
policies promote the adaptive reuse of existing buildings well suited for commercial or industrial uses. The tradeoff is 
that this policy reduces the amount of housing that may be provided within light industrial buildings. 
 
Staff recommends the following policies to support the expand options for community housing in the light industrial 
area: 

• Streamline the review/approval for community housing units.  
• Allow for the sale of individual community housing units.  
• Remove the requirement for ground-floor industrial/commercial use requirement for 100% community 

housing developments.  
 

These policy recommendations reduce barriers to the construction of community housing and support the sentiment 
that the light industrial area should be a focus for expanding community housing. Removing the ground-floor 
industrial/commercial use requirement for 100% community housing projects increases the amount of community 
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housing that may be constructed in the light industrial area. The potential tradeoff is that more community housing 
units in the light industrial area may lead to conflicts with existing light industrial uses and businesses. In addition, 
removing Design Review and/or Conditional Use Permit requirements will limit opportunities for the community to 
provide input on 100% community housing projects in the light industrial area.  
 
Height & FAR Incentives 
Staff recommends reducing the height and FAR incentives for hotels downtown while maintaining or potentially 
recalibrating the height and FAR incentives for hotels in Mixed-Use Activity Centers (ski base areas). This policy 
recommendation will create a more consistent scale of buildings throughout downtown and responds to community 
sentiment that the city should not be incentivizing hotels. This policy recommendation maintains opportunities for 
larger hotels in the ski base areas and may encourage the establishment of more creative lodging opportunities. The 
tradeoff associated with this policy recommendation is that it may impact the feasibility of future hotel development 
downtown. In addition, this policy recommendation maintains opportunities for larger hotels in the ski base areas, 
which some members of the community may not support.  
 
Downtown has attracted significant investment through private development of mixed-use projects over the past few 
years. Downtown will continue to experience redevelopment pressure in the future. Council and Commission direction 
regarding appropriate height and density is needed to determine preferred growth parameters downtown.  
Staff recommends reducing the existing height and FAR incentives in the Retail Core but maintaining these incentives 
outside of the Retail Core. These policy recommendations respond to the community’s concerns about retaining 
character downtown. Lowering the scale of development in the Retail Core will reduce the “canyoning” effect of 
buildings. Maintaining the existing height and FAR incentives in the Mixed-Use Subdistrict of the Community Core 
reinforces existing community housing goals and policies and offsets the proposed reduction of height and FAR 
incentives in the Retail Core. The tradeoffs associated with these policy recommendations include limiting the 
opportunities for community housing and in-lieu fees from new development in the Retail Core. In addition, these 
policy recommendations maintain existing height and FAR incentives outside of the Retail Core, which may not be 
supported by some community members who would like to see lower-scaled development throughout downtown.  
 
Residential Parking Exemptions  
Staff recommends maintaining the existing parking exemptions for community housing and dwelling units less than 750 
square feet in size downtown. These residential parking exemptions reduce barriers to the construction of community 
housing near jobs and services and incentivize the development of smaller, more affordable market-rate housing units 
that could be occupied by full-time residents. In addition, these residential parking exemptions support the feasibility of 
building smaller developments on single Ketchum townsite lots downtown. This policy recommendation, however, is 
counter to the community sentiment that residential parking should be required for downtown developments.  
 
Retail Core Boundary  
Staff recommends maintaining the existing boundary of the Retail Core rather than expanding to align with recent 
changes that expanded the ground-floor commercial requirement for certain properties in the Mixed-Use Subdistrict of 
downtown. Ordinance 1249 changed the permitted uses of certain properties in the Mixed-Use Subdistrict to prohibit 
ground-floor residential use with street frontage. The expansion of downtown properties requiring commercial uses on 
the ground-floor with street frontage encompasses key pedestrian corridors along 4th Street and Sun Valley Road. The 
properties in the Mixed-Use Subdistrict subject to this requirement allow a broader range of commercial uses like 
offices on the ground floor with street frontage than the Retail Core. Offices on the ground-floor with street frontage 
require a conditional use permit in the Retail Core. During the August workshops, some members of the community 
expressed support for expanding the boundary of the Retail Core. Staff recommends maintaining the existing boundary 
to support a compact and vibrant Retail Core. This recommendation also maintains the potential for expanding 
commercial ground-floor uses like offices in the Mixed-Use Subdistrict. The tradeoff is that maintaining the existing 
Retail Core boundary limits the potential for more active, vibrant uses along key pedestrian corridors like the west end 
of 4th Street.  
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Recommendation  
Staff recommends the Council and Commission provide feedback and direction on the proposed policy 
recommendations.  
 
Next Steps  
The public draft of the updated Comprehensive Plan will be available in late November. The Council and P Commission 
will have a joint meeting on December 10 to review and provide feedback on the draft updated Comprehensive Plan. 
The final round of community outreach for the updated Comprehensive Plan will be conducted mid-December through 
mid-January. The project team will incorporate community feedback and prepare the adoption draft of the updated 
Comprehensive Plan in February. Adoption hearings will begin in March.  

 
  Sustainability Impact: 

Planning staff met with the Ketchum Sustainability Advisory Committee and received unanimous support for staff’s 
recommendation of adopting Blaine County’s Climate Action Plan by resolution and incorporating the goals and 
policies relevant to the City of Ketchum into the updated Comprehensive Plan. The City Council approved Resolution 
24-017 adopting the Blaine County Climate Action Plan on September 16, 2024.  

 
  Financial Impact: 

The City Council approved the budget for the Cohesive Ketchum: Comprehensive Plan & Code Update on November 6, 
2023.  

 
  Attachments: 

1. Joint Meeting Presentation Slide Deck  
2.  Round 2 Community Outreach Summary  

 



Joint Meeting:  
C I T Y  CO U N C I L /  
P L A N N I N G  A N D  

ZO N I N G  CO M M I SS I O N
September 2024



AGENDA

• Overview, Objective, and What We’ve Heard (10 min)
• Key Policy Choice Discussion (25 min each)

• Housing in Residential Areas
• Light Industrial District
• Height, FAR, and Parking
• Size of the Retail Core

• Next Steps (5 min)



THREE-STEP PROCESS

WE ARE HERE



OPPORTUNITIES FOR INPUT
In-Person Meetings and Events
• March Open Houses (7) 
• April Open Houses (2)
• August Community Workshops (2)
• Focus Groups (5)
• Walking Tours (6)
• Hemingway STEAM School Workshop
Council/Commission and Advisory Group Meetings
• Citizens Advisory Committee 
• Code Advisory Group 
• Technical Advisory Group 
• Joint City Council and Planning & Zoning Commission Work 

Sessions
• Planning & Zoning Commission 
• Historic Preservation Commission 

315 

Total in-person 

attendees

908
Survey 

Responses



Clear direction on what respondents would 
like to see…

• More opportunities for full-time residents to 
live in Ketchum

• A more resilient local economy

• Protection of Ketchum’s character (as shaped 
by its people and sense of place) 

Less clarity on how respondents would like to see 
these priorities come to fruition, and what tradeoffs 
might be acceptable. 

KEY TAKEAWAYS: ROUND 1 OUTREACH



FOCUS: ROUND 2 OUTREACH 

Draft Future Land Use 
Map and Categories

Walking Tours Key Policy Choices



• Confirm how key policy choices flagged for discussion 
should be carried forward

• As policies or implementation strategies in the updated 
Comprehensive Plan; and/or 

• Implemented through the updated Code

• Focus on broad concepts, not the specifics of how 
individual policies/regulations will be carried out

JOINT MEETING OBJECTIVES



WHAT WE’VE HEARD:
KEY POLICY CHOICES



HOUSING FOCUS

• Allow for smaller lot sizes to support 
recommended density ranges and housing types

• Expand allowances for ADUs (with off-street 
parking) 

• Maintain existing employee housing 
requirements for hotels

• Facilitate the creation of employer-sponsored 
housing 

• Allow work/live units by-right in LI if unit is 
rented to a local worker

What We’ve Heard…



HOUSING FOCUS

• Establish minimum/maximum unit sizes (for all 
neighborhoods)

• Restrict creation of new single-family detached 
homes in MDR or HDR 

• Establish a maximum unit size for single-family 
detached development and require a fee-in-lieu 
contribution to the community housing fund for 
homes that exceed a certain size

What We’ve Heard…

Medium-Density Residential (MDR)

High-Density Residential (HDR)



CHARACTER FOCUS

• Strengthen design review criteria (in conjunction 
with design guidelines/standards) 

• Expand historic preservation focus and programs 
to encourage rehabilitation/adaptive reuse of 
historic structures

• Reduce height and FAR allowances in the Retail 
Core to limit the scale and intensity of new 
developments

• Eliminate height incentive for hotels
• Strengthen hillside development regulations

What We’ve Heard…



CHARACTER FOCUS

• Maintain larger lot sizes and lower densities to 
reinforce established patterns of lower-density 
housing types

• Eliminate or minimize design review 
requirements in LI

• Establish a legacy business program to showcase 
longtime Ketchum businesses

• Expand designation of historic buildings in 
residential areas

What We’ve Heard…



ECONOMY FOCUS

• Maintain flexibility in the design and scale of 
new development in mixed-use districts

• Establish a commercial/industrial preservation 
program for local businesses 

• Enable the creation of Business Improvement 
District(s)

• Establish regulatory incentives for 
commercial/industrial development (or spaces 
within mixed-use developments) that are deed 
restricted to prevent redevelopment into non-
employment uses

• Expand the Retail Core

What We’ve Heard…



ECONOMY FOCUS

• Maintain existing height incentives 
for hotels (up to 68 ft) and 
community housing (up to 52 ft) in 
the Retail Core

What We’ve Heard…

ALLOWABLE BUILDING HEIGHT VARIES BASED 
ON THE TYPE OF USE FOR EACH DEVELOPMENT

NOTES:
Required setback for 4th & 5th 
stories (exception for 
Community Housing)

DEFINITION:
100% community housing = 
all residential units are deed 
restricted



RECOMMENDATIONS                  
FOR DISCUSSION



SINGLE-FAMILY DETACHED 
HOUSING (LOCATIONS) 

RECOMMENDATION: 
Limit the creation of new 
single-family detached 
homes in Medium- and High-
Density Residential areas

Medium-Density Residential

High-Density Residential



• Removes the opportunity for property 
owners to build new single-family 
detached homes close to Downtown 
and Mixed-Use Activity Centers

• Removes uses that provide character 
and interest in certain neighborhoods

• Increases opportunities for the 
expansion of community housing 
near jobs and services while 
maintaining character

• Supports community sentiment that 
they would like to see Ketchum get 
“more bang for its buck” out of the 
limited land that is available

• Mirrors historic development trends 
from 80s and 90s 

TRADE-OFFSBENEFITS

SINGLE-FAMILY DETACHED 
HOUSING (LOCATIONS) 



RECOMMENDATIONS: 
• Establish minimum/maximum unit 

sizes to encourage the creation of 
smaller homes

• Consider establishing fee-in-lieu 
contribution to the community housing 
fund for homes that exceed a certain 
size

HOUSING UNIT SIZES



• Ability of property owners to “max 
out” their lots will be limited

• Inventory of new luxury 
homes/rentals (for sale or short-
term rental) will be more limited

• Supports expansion of Community 
Housing options (in a variety of 
locations) (Min/Max Unit Size)

• Increases number of units that can go in 
a building – i.e. get “more bang for its 
buck” (Min/Max Unit Size)

• Preserves opportunity for very large 
units while supporting expansion of 
Community Housing (Fee-in-lieu option)

• Mirrors historic development trends 
from 80s and 90s 

TRADE-OFFSBENEFITS

HOUSING UNIT SIZES



HOUSING IN RESIDENTIAL AREAS

DISCUSS



LIGHT INDUSTRIAL AREA 
(QUALIFYING GROUND FLOOR)

RECOMMENDATION:                      
• Maintain ground floor 

industrial/commercial use 
requirements

• Expand the types of commercial 
uses permitted on the ground 
floor

• Provide flexibility on definition of 
qualifying ground floor and total 
amount of industrial use

QUALIFYING GROUND FLOOR

Definition:
Qualifying ground floor.  A ground floor of a building 
where the start of the second story is 18 feet or more 
above the level of the finished floor.

Qualifying 
ground floor



• Reduces the amount of housing that 
can be provided   

• Maintains the primary role of the 
Light Industrial Area

• Expands opportunities for small 
businesses outside of Downtown

• Promotes adaptive reuse of existing 
buildings well suited for 
commercial/industrial uses

TRADE-OFFSBENEFITS

LIGHT INDUSTRIAL AREA 
(QUALIFYING GROUND FLOOR)



LIGHT INDUSTRIAL AREA 
(COMMUNITY HOUSING)

RECOMMENDATIONS:
• Streamline review/approval process 

for Community Housing units (CUPs 
and Design Review)

• Allow for the sale of individual 
Community Housing units

• Remove requirement for ground floor 
commercial/industrial for 100% 
community housing developments



• Community will have less 
opportunities to “weigh in” on the 
specifics of what gets built 

• More community housing units 
may lead to more conflicts with 
existing businesses (e.g., noise, 
smells, parking)

• Reduces barriers to the construction 
of Community Housing

• Increases the amount of Community 
Housing that can be constructed

• Provides opportunities for 
ownership in Community Housing

TRADE-OFFSBENEFITS

LIGHT INDUSTRIAL AREA 
(COMMUNITY HOUSING)



LIGHT INDUSTRIAL DISTRICT

DISCUSS



BUILDING HEIGHT/FAR 
INCENTIVES (HOTELS) 

RECOMMENDATIONS: 
• Reduce height and FAR incentives 

for hotels in Downtown
• Maintain (and potentially 

recalibrate) height and FAR 
incentives for hotels in Mixed-Use 
Activity Centers

Retail Core

Community Mixed Use

Mixed-Use Activity Center



• May impact economics of future hotel 
development in Downtown

• Allows for larger hotels in base areas 
which some community members do 
not support

• Creates a more consistent scale of 
buildings throughout downtown

• Responds to community sentiment that 
the City should not be incentivizing 
hotels

• Maintains opportunities for larger 
hotels in base areas

• May encourage more creative lodging 
opportunities

TRADE-OFFSBENEFITS

BUILDING HEIGHT/FAR 
INCENTIVES (HOTELS) 



RECOMMENDATION: 
• Reduce height and FAR incentives in Retail 

Core (all developments)
• Maintain existing height and FAR 

incentives for 100% Community Housing 
outside of the Retail Core

• Maintain existing height and FAR 
incentives for exceedance developments 
but recalibrate community housing 
element of equation

BUILDING HEIGHT/FAR INCENTIVES 
(COMMUNITY HOUSING)

EXISTING HEIGHT INCENTIVE

DEFINITION:
100% community housing = all residential units are 
deed restricted

FAR NOTES:
• Partial Community housing (exceedance): 2.25 FAR
• 100% Community Housing: Varies based on height



• Reduces opportunities for community 
housing and in-lieu fees from 
development in retail core

• Permits community housing 
developments to be taller than other 
developments in downtown

• Addresses some community character 
concerns in downtown

• Reduces “canyoning” effect in Retail 
Core

• Reinforces existing community 
housing goals and policies outside of 
the Retail Core

• Offsets proposed reduction of 
height/FAR incentives in the Retail 
Core

TRADE-OFFSBENEFITS

BUILDING HEIGHT/FAR INCENTIVES 
(COMMUNITY HOUSING)



RESIDENTIAL PARKING EXEMPTIONS

RECOMMENDATIONS:
• Maintain parking 

exemption for Community 
Housing in the Downtown

• Maintain parking 
exemption for market rate 
units under 750 sf in the 
Downtown

UNDERGROUND PARKING ON SINGLE LOTS RESULTS IN 
FEW PARKING STALLS AND LIMITS GROUND FLOOR USES



• Unless smaller unit sizes are required, 
may disincentivize the construction of 
smaller market rate units

• Counter to community sentiment that 
parking should be required for all 
development

• Increase requests for consolidation of 
lots in downtown

• Reduces barriers to the construction 
of Community Housing near jobs and 
services

• Supports the feasibility of building 
smaller developments on townsite 
lots (character) 

TRADE-OFFSBENEFITS

RESIDENTIAL PARKING EXEMPTIONS 



HEIGHT/FAR/PARKING

DISCUSS



RECOMMENDATION: 
Maintain the boundary of 
the Retail Core (rather 
than expanding to align 
with the Permanent 
Ordinance)

RETAIL CORE BOUNDARY 

Retail Core



• Community expressed interest 
in potentially expanding

• Limits active uses along other 
sections of key pedestrian 
corridors (i.e. west end of 4th St)

• Maintains limitations on 
amount of community housing 
that can be provided

• Supports a compact, vibrant 
Retail Core 

• Maintains potential for other 
ground floor commercial in other 
areas of Downtown 

TRADE-OFFSBENEFITS

RETAIL CORE BOUNDARY



RETAIL CORE BOUNDARY

DISCUSS



NEXT STEPS



• Late-November: Public Draft Comprehensive Plan 
• December 10: Joint Meeting: City Council/Planning and 

Zoning Commission 
• Mid-December through Mid-January: Final Round of 

Outreach (Draft Plan) 
• February: Adoption Draft Comprehensive Plan 
• March: Adoption Hearings

NEXT STEPS: COMPREHENSIVE PLAN



• December 
• Public Draft: Code Reorganization and Procedures
• Public Draft: Code Assessment Memo

• December 10: Joint Meeting: City Council/Planning and 
Zoning Commission 

• January: Draft Scope – Phase 3
• January-March: Code Reorganization and Procedures 

Adoption

NEXT STEPS: CODE



Community Outreach Summary
ROUND 2 | SUMMER 2024

RROUNDD TWOO OUTREACHH OVERVIEWW  
The second round of community outreach for the Cohesive Ketchum Comprehensive Plan update was 

conducted in July and August of 2024 to solicit input on key policy choices related to housing, 

tourism/economy, and community character. Opportunities for input included: 

Walkingg Tours. In late July, Planning Services staff hosted six neighborhood walking tours to 

gather feedback on the character and scale of buildings across Ketchum. A total of 59

community members participated. 

Communityy Workshops. Two community workshops were held at the Limelight Hotel to

discuss policy choices related to community character, the economy, and housing. The first 

meeting took place on August 20th and was designed to elicit feedback from Ketchum’s 

younger residents and workers (individuals who are around 40 years old, or younger) whose 

feedback has been harder to gather throughout the Cohesive Ketchum project. The second 

meeting took place on the morning of August 21st and was open to the general public. A total of 

109 community members participated. 

Advisoryy Groupp Meetings.. Two Cohesive Ketchum project advisory groups, the Technical 

Advisory Group and the Citizens Advisory Committee, met on August 20th to discuss policy 

choices related to community character, the economy, and housing, as well as the benefits and 

trade-offs associated with the proposed policy choices. A total of 18 advisory group members 

participated. 

Key themes that emerged from these discussions are summarized below.
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KEYY TAKEAWAYSS FROMM ROUNDD TWOO OUTREACHH 
Information gathered during this round of community outreach was born from meaningful, guided 

conversations with advisory group members, business and property owners, workers, and Ketchum 

residents at structured events. As a result, the following sections are designed to provide an overview 

of topics discussed and the themes that arose from those in-depth conversations. 

Three focus areas were explored as part of this round of outreach: community character, housing, and 

tourism/economy. These focus areas were selected because they represent topics where the 

community has mixed opinions on the types of policies and implementation actions the City should 

take to meet the community’s vision for the future.

Communityy Characterr  
The first round of public outreach conducted in the spring of 2024 revealed that participants in the 

Cohesive Ketchum project are passionate about preserving Ketchum’s character, which is shaped by 

the people who live here as well as the buildings and natural environment that contribute to the 

community’s sense of place. Questions asked during this round of outreach were intended to prompt 

participants to consider the tradeoffs that might accompany policy positions that prioritize regulation 

of Ketchum’s built environment.   

Key Takeaways 

Support for limiting the height of buildings in the 

Retail Core to 3-stories (at a minimum) and 

throughout Downtown (as an ideal).

Concern for the loss of historic structures Downtown 

and the loss of smaller homes throughout Ketchum.

Support for regulating building design, with some 

parameters

— Fewer flat roofs

— Less variation in building materials on a single 

structure/less black metal

— Contextual design next to historic structures

— Incorporation of courtyards and plazas along 

street frontages/at the corner of buildings

Desire for stronger parking requirements.

Open-ended Comments

When reviewing feedback related to community character, 

comments could be grouped into 17 topic areas, the most 

common of which were design standards/guidelines and 

building scale/bulk/mass (see Figure 1). 

Activee streett level.. Support for the creation of corner plazas and public gathering places.   

Buildingg materials.. Emphasis on the impact of building materials on Ketchum’s visual appeal. 

Support for high-quality, durable exterior building materials.  

Community offered ssupport for 

the following policies:

o Strengthen design review 

criteria (in conjunction with 

design guidelines/standards) 

o Expand historic preservation 

focus and programs to 

encourage 

rehabilitation/adaptive reuse of 

historic structures

o Reduce height and FAR 

allowances in the Retail Core to 

limit the scale and intensity of 

new developments

o Eliminate height incentive for 

hotels

o Strengthen hillside 

development regulations
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Communityy character.. Open-ended comments related to community character equated 

character with vibrancy. They also noted that Main Street is part of Ketchum’s character. 

Communityy housing.. Acknowledgement that workforce housing is needed in Ketchum, with 

support for providing community housing options outside of Downtown.   

Contextuall design.. Desire for developers to incorporate context-sensitive design features and 

transitions into their projects. 

Designn standards/guidelines.. Concern about the lack of variation among new developments 

(e.g., big boxes). Some participants support the creation of new/more design guidelines, but 

others are wary of their effectiveness.  

Downtown.. Interest in highlighting the differences between retail core and the rest of 

Downtown.  

Historicc preservation/adaptivee reuse.. Support for protecting legacy and historic buildings.  

Incentives.. Mixed feedback was provided regarding existing height incentives for hotels and 

community housing.  

Infrastructure.. Desire for better maintained public streets and pedestrian access.  

Light Industrial Area. Support for providing housing opportunities in the Light Industrial Area. 

Mixx off uses.. General support for allowing a mix of uses in retail core and mixed-use land use 

categories (though there is some disagreement around which uses should be encouraged). 

Parking.. Concern about the amount of parking available in Ketchum.   

Process.. Need for clarity around the roles and responsibilities of the Planning Commission.  

Propertyy rights.. Concern for impact of policy changes on property rights.  

Scale/bulk/mass.. Several participants noted dissatisfaction with the current height and bulk 

of buildings, especially Downtown. Others noted they would be okay with larger buildings in 

other areas (e.g., Light Industrial Area, not on Main Street).  

Figuree 1:: Commonn Topicss Relatedd too Communityy Characterr  
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Housingg 
Throughout the Cohesive Ketchum project, participants have continually expressed a desire to create 

opportunities for full-time (or mostly full-time) residents to live in Ketchum. This sentiment is closely 

aligned with participants’ feelings about Ketchum’s character, which is informed by the people who 

contribute to the city’s unique sense of place. The discussions held during this round of outreach were 

designed to encourage residents to think about the different types of housing that may be appropriate 

in Ketchum and the benefits and tradeoffs associated with housing development at different densities. 

Key Takeaways

Frustration that housing is increasingly out of reach 

for members of the local workforce, resulting in 

longer commutes and increased traffic congestion.  

Support for the expansion of Community Housing 

options in a variety of locations. 

Desire to see Ketchum get “more bang for its buck” 

(i.e., more units per structure) out of the limited land 

the City has available for development. 

Interest in the City pursuing housing solutions down 

valley/outside of Ketchum and/or in the Light 

Industrial Area.

Concern around the impacts that changes to housing 

policy may have on private property rights. 

Unfavorable view of the City subsidizing Community 

Housing. 

Open-ended Comments

Open-ended comments related to housing could be grouped into 18 topic areas, the most common of 

which were housing types/options and community housing (see Figure 2). A summary of feedback 

provided by topic area is provided below. 

ADUs.. Support for loosening restrictions around the construction of accessory dwelling units, 

with regulations designed to limit their use as short-term rentals (if City funding is involved).  

Amenities.. Support for new residential developments to include sidewalks, pedestrian 

amenities, and bike parking.  

Communityy housing.. Feedback related to community housing was mixed, though participants 

were generally supportive of funding and constructing community housing if units are going to 

be occupied by local workers.  

Density.. Participants who commented on density during the housing discussion acknowledged 

the need to construct taller/larger buildings to meet Ketchum’s housing demand, but also 

expressed a desire for those buildings to fit in with Ketchum’s character. 

Hillsidee protection.. Support for strengthening Ketchum’s hillside development standards.  

Historicc preservation.. Support for applying historic preservation standards in residential 

neighborhoods.  

Community offered ssupport for 

the following policies:

o Allow for smaller lot sizes to 

support recommended density 

ranges and housing types and 

incentivize community housing

o Expand allowances for ADUs 

with off-street parking 

o Maintain existing employee 

housing requirements for hotels

o Facilitate the creation of 

employer-sponsored housing 

o Allow work/live unit by-right in 

LI if unit is rented to a local 

worker
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Housingg programs.. Mixed support for the creation of employer-sponsored housing.  

Housingg types/options.. Most participants who commented on housing types were in favor of 

expanding the options available within Ketchum (e.g., single-family homes, ADUs, duplexes, 

missing middle housing, variation in unit sizes, etc.).  

Incentives.. Disapproval of current FAR incentives.  

Lightt Industriall Area.. Support for loosening restrictions around housing in LI. 

Lott size/configuration.. General concern about property owners’ ability to consolidate 

multiple lots.  

Maximumm unitt size.. Mixed feedback was provided regarding whether or not the City should 

establish maximum unit sizes for new residential development.  

Moree housingg units.. Desire to see more units incorporated into new multi-family buildings 

and to preserve existing, single-family detached units.   

Neighborhoodd character.. Feedback that changes to structures in residential neighborhoods 

should be in line with the surrounding context. 

Parking.. General consensus that housing developments should include parking for residents.  

Regionall focus.. Participants emphasized the need to work as a region to solve housing issues, 

and expressed a desire for new residential development to occur down valley.  

Retaill core.. Feedback in support of providing housing options outside of Ketchum’s retail core. 

Secondd homeowners.. One participant commented on the need to consider seasonal 

homeowners when considering neighborhood policy changes.  

Short-termm rentals.. Concern for popularity of short-term rentals and their impact on housing 

needs.  

Figuree 2:: Commonn Topicss Relatedd too Housing.. 
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Tourism/Economyy  
Finally, outreach conducted as part of this project has revealed that participants are interested in 

creating a more resilient local economy. This may mean continuing to support tourism operations while 

advancing policies that support the diversification of Ketchum’s businesses and employment 

opportunities. Questions asked during this round of outreach were designed to prompt participants to 

consider the role of certain land use policies and programs in attracting new businesses and retaining 

existing businesses.  

Key Takeaways

Support for increasing flexibility in the types of uses 

allowed in the Light Industrial Area (e.g., restaurants, 

retail, Community Housing) with limitations. 

Desire to maintain Ketchum’s reputation as a “home” 

for local businesses and start-ups. 

Interest in encouraging uses that will increase the 

year-round vibrancy of the Warm Springs Base Area 

(and throughout Ketchum). 

Concern for current incentives related to parking, 

building height, and Floor Area Ratio. 

Wary of parking impacts associated with higher 

density development. 

Open-ended Comments

Open-ended feedback related to tourism/economy could be 

grouped into 14 topic areas, the most common of which were 

incentives and the Light Industrial Area (see Figure 3). A 

summary of feedback provided by topic area is provided 

below.

Businesss impacts. Concern for how changes to city policy may impact existing businesses. 

Businesss mix.. Support for attracting and maintaining a variety of businesses in Ketchum, 

including retailers, restaurants, small-scale hotels, mixed-use buildings, and office space. 

Communityy character.. Open-ended comments related to community character equated 

character with Ketchum’s small-town feel and smaller buildings.  

Economicc developmentt tools.. Lack of clarity around the potential impacts of different 

economic development tools (e.g., deed-restricted commercial, Business Improvement 

District).  

Economicc diversification.. Support for diversifying the local economy in a way that builds on 

non-tourism industries.  

Housing.. Support for exploring employee housing opportunities.  

Incentives.. Mixed feedback was provided regarding existing height incentives for hotels and 

community housing.  

Community offered ssupport for 

the following policies:

o Maintain flexibility in the design 

and scale of new development 

in mixed-use districts

o Establish a 

commercial/industrial 

preservation program for local 

businesses 

o Enable the creation of Business 

Improvement District(s)

o Establish regulatory incentives 

for commercial/industrial 

development (or spaces within 

mixed-use developments) that 

are deed restricted to prevent 

redevelopment into non-

employment uses

o Expand the Retail Core
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Infrastructure/publicc amenities.. Support for improving connectivity of public infrastructure 

(e.g., bike lanes and public gathering spaces).  

Lightt Industriall Area.. Support for loosening use restrictions in LI to allow for the creation of 

restaurants, retail businesses, and housing. 

Parking.. Concern about the amount of parking available in Ketchum.   

Retaill core.. Mostly supportive of expanding the boundaries of the retail core.  

Warmm Springss Base. Interest in making the Warm Springs Base area a vibrant, year-round 

community center.  

Figuree 3:: Commonn Topicss Relatedd too Tourism/Housingg 
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