
                                                                                                              
                                                                            
                                                                           

 

 
STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
REGULAR MEETING OF DECEMBER 9, 2025 

 
 
PROJECT:    140 & 180 N Leadville Ave ARCH Workforce Housing Project   
 
APPLICATION TYPES: Design Review (Application File No. P25-033) & Lot 

Consolidation Preliminary Plat (Application File No. P25-039)
   

ASSOCIATED APPLICATIONS: Pre-Application Design Review File No. P25-006 
 
PROPERTY OWNER:   ARCH Community Housing Trust 
 
REPRESENTATIVE:    Martin Henry Kaplan, AIA 
 
REQUEST: Final Design Review and Lot Consolidation Preliminary Plat 

applications for the ARCH workforce housing project at 140 & 
180 N Leadville Avenue 

 
LOCATION: 140 & 180 N Leadville Avenue (Ketchum Townsite: Block 22: 

Lots 3 & 4) 
 
ZONING:    Mixed-Use Subdistrict of the Community Core (CC-2 Zone) 
 
REVIEWER:   Abby Rivin – Senior Planner 
 
NOTICE: A public hearing notice for the project was mailed to all owners 

of property within 300 feet of the project site and all political 
subdivisions on October 22, 2025. The public hearing notice 
was published in the Idaho Mountain Express on October 22, 
2025. A notice was posted on the project site and the city’s 
website on October 27, 2025. The building corners were 
staked, the story poles were installed, and trees to be removed 
were flagged on the project site on November 18, 2025. The 
public hearing for the project was continued from the regular 
Planning & Zoning Commission meetings on November 12 and 
November 25, 2025.  

 
 
BACKGROUND 
Process to Date  
The Planning and Zoning Commission (Commission) conducted their first public hearing on the 
ARCH workforce housing project during their regular meeting on November 25, 2025. The final 
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Design Review and Lot Consolidation Preliminary Plat application materials, staff report, and 
meeting recording is published on the city’s website and may be viewed by clicking the link here.  
 
Commission Feedback 
The Commission supported the proposed scale and massing of the buildings. While appreciative of  
the relief provided by the separation between the buildings, the Commission expressed concerns 
that the façade design lacked sufficient articulation and detailing needed to reduce flatness and add 
visual interest. The Commission expressed concerns that the cool color palette and expanses of 
undifferentiated black and dark gray surfaces appeared stark and monotonous (see Figure 1).  
 

 
Figure 1: Cool Color Palette 

 
The Commission requested the applicant change the color palette to include warmer tones that are 
more compatible with the surrounding neighborhood and add additional landscaping. The 
Commission noted that while a warmer color palette and additional landscaping could address 
some of their feedback, further articulation, detailing, or ornamentation may be needed to fully 
resolve their design concerns. 
 
Proposed Changes  
The applicant has proposed modifying the color palette and additional landscaping to address the 
Commission’s feedback. The applicant has provided two different color palette options for the 
Commission’s consideration. The color options are included as Attachment A to the staff report. 
Staff’s evaluation of the color options is included in the analysis section of the staff report. The 
applicant has added two more flowering crabapple trees to the landscape plan on sheet L1. The 
applicant has proposed 10 total trees, which satisfies the tree replacement requirement. Aside from 
the color palette, the applicant has not proposed any additional changes to the façade design. 
 
In addition to the color and landscaping changes, the applicant has addressed several other issues 
identified in the November 25 staff report. The applicant has updated the exterior lighting fixture 
specifications on sheet E.3 to note that the color temperature of the light source for each of the 
three fixtures is 2700K. As presented by staff and the applicant at the November 25 hearing, the 

https://www.ketchumidaho.org/bc-pc/page/planning-and-zoning-commission-77
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garbage disposal plan has been modified to address the Streets Department concerns about bins 
lingering in the alley. Sheet A.3 has been revised to include a garbage bin staging area in the south 
carport building and add bike storage for each unit. The revised landscape plan (sheet L1), exterior 
lighting specifications (sheet E.3), and garbage disposal plan (sheet A.3) are included as 
Attachment B to the staff report.  
 
ANALYSIS  
Color Palette Options  
The applicant has proposed two different 
color options—a brown palette and a gray 
palette (see Figure 2). Staff believes the 
brown palette better reflects the 
Commission’s feedback than the gray 
palette, due to its warmer tones.  

 
Staff believes the brown palette 
significantly enhances the façade design. 
The warm tones help define and highlight 
the texture of both the Hardie Plank and 
Board & Batten siding. The lighter brown 
color distinguish and differentiate the 
horizontal Hardie Plank siding at the 
ground level from the vertical Board & 
Batten siding above. The dark brown  color 
of the belly band capping the ground floor emphasizes this detail. The dark brown window trim 
further articulate the façade. The Svelte Sage color proposed for the stucco projections matches the 
trim of the historic home. Staff appreciates this thoughtful visual connection between the new 
buildings and the historic home.  

 
Figure 3: Brown Palette 

Figure 2: Color Palette Options 
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With its cooler tones, the gray palette appears starker and less inviting than the brown palette. Staff 
believes the dark gray Hardie Plank siding at the ground level diminishes the visibility of its texture 
compared to the light brown. Similarly, the dark gray window trim is less pronounced against the 
dark siding. Additionally, staff believes the off-white parapets and belly band capping the ground 
level appear fragmented and lack overall cohesiveness. 

 
Figure 4: Gray Palette 

Staff believes the brown color palette significantly improves the design and adds visual interest by 
highlighting and distinguishing the depth and texture of the exterior materials. Staff believes the 
brown palette is more compatible with the surrounding built environment (see Figure 5).  

 
Figure 5: Surrounding Built Environment 
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Staff recommends the Commission provide feedback on the color palette options. Except for the 
color palette, no further modifications to the façade design have been proposed. Incorporating 
additional architectural features and ornamentation, such as Juliet balconies, could enhance visual 
interest and help further animate the facade. If the Commission believes the color palette change 
and additional landscaping resolve their design concerns, then staff recommends the Commission 
approve the ARCH Workforce Housing Project Design Review application with the brown color 
palette option. If the Commission believes additional design changes are needed, then staff 
recommends the Commission provide feedback to the applicant and continue review of the project.  
 
Pedestrian Amenity 
The project is required to provide pedestrian amenities pursuant to KMC §17.96.060.J1, which 
states, “Where sidewalks are required, pedestrian amenities shall be installed.” The applicant has 
proposed satisfying this requirement with a historic monument. The Ketchum Arts Commission and 
Historic Preservation Commission are working on an effort to install historic building plaques 
downtown. Preliminary design plans for these historic building plaques may be viewed by clicking 
the link here.  These historic building plaques are intended to have a consistent design theme. Staff 
recommends the Commission add the following condition of approval to ensure the historic 
monument proposed by the applicant matches the design of the city’s historic building plaques:  
 

Prior to issuance of a building permit, the applicant shall specify the siting of the historic monument 
in the open space area on the subject property by the historic home at the corner of Leadville 
Avenue and 2nd Street. The applicant shall submit specifications for the historic monument that 
match the final city design template for the city’s historic building plaques downtown for review 
and approval by the Community Engagement Director and Planning Department staff. The historic 
monument shall be installed on the subject property prior to issuance of a Certificate of Occupancy 
for the project.  

 
During the November 25 hearing, the Commission discussed the CMU wall proposed at the north 
elevation of the carport building that faces the 2nd Street sidewalk (see Figure 6).  

 
Figure 6: CMU Wall 

https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-629e99d6dbc5464a83b3a35b9ce1793d/ITEM-Attachment-001-f52c26f8d0cc410e99de9677191b8e0c.pdf
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Staff recommends the Commission add the following condition of approval to add visual interest to 
the CMU wall:  

The applicant shall submit a proposal for a mural on the north carport’s CMU wall facing the 2nd 
Street sidewalk for review and approval by the Community Engagement Director and Planning 
Department staff. The design of the mural shall recognize and celebrate the historic significance of 
Alonzo Price/Esther Fairman home. 

 
STAFF RECOMMENDATION  
If the Commission believes the updates proposed by the applicant sufficiently address their 
concerns, then staff recommends the Commission approve the ARCH Workforce Housing Project 
Design Review application and recommend approval of the Lot Consolidation Subdivision 
Preliminary Plat application to the City Council subject to the following recommended conditions of 
approval. Staff would return to the Commission with draft Findings of Fact for final review and 
approval.  
 
If the Commission believes additional articulation or detailing is needed, then staff recommends the 
Commission provide feedback to the applicant and continue review of the project.  
 
Recommended Design Review Conditions of Approval  

1. This Design Review approval is based on the plans dated September 22, 2025 and 
information presented and approved at the December 9, 2025 Planning and Zoning 
Commission Meeting included as Exhibit A. The building permit plans must conform to the 
approved Design Review plans unless otherwise approved in writing by the Planning and 
Zoning Commission or Administrator. Any building or site discrepancies which do not 
conform to the approved plans will be subject to removal.  

2. The Design Review approval is subject to Lot Consolidation Preliminary Plat Application File 
No. P25-039.  

3. At time of building permit, the applicant shall submit final civil drawings prepared by an 
engineer registered in the State of Idaho that provide specifications for all right-of-way 
improvements, including sidewalks, alley asphalt, streetlights, utilities, and drainage 
facilities, for final review and approval by the City Engineer, Streets Department, Utilities 
Department, and Planning Department.  

4. Prior to issuance of building permit, the applicant submit a snow-hauling plan, submit a copy 
of the snow hauling agreement with the selected contractor, and identify the associated off-
site snow storage area to verify compliance with the off-site snow storage standards 
specified in KMC §17.124.160 for review and approval by Planning Department.  

5. Prior to issuance of a building permit, the applicant shall specify the siting of the historic 
monument in the open space area on the subject property by the historic home at the corner 
of Leadville Avenue and 2nd Street. The applicant shall submit specifications for the historic 
monument that match the final city design template for the city’s historic building plaques 
downtown for review and approval by the Community Engagement Director and Planning 
Department staff. The historic monument shall be installed on the subject property prior to 
issuance of a Certificate of Occupancy for the project.  

6. The applicant shall submit a proposal for a mural on the north carport’s CMU wall facing the 
2nd Street sidewalk for review and approval by the Community Engagement Director and 
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Planning Department staff. The design of the mural shall recognize and celebrate the historic 
significance of Alonzo Price/Esther Fairman home. 

7. The term of Design Review approval shall be twelve (12) months from the date that the 
Findings of Fact, Conclusions of Law, and Decision are adopted by the Planning and Zoning 
Commission or upon appeal, the date the approval is granted by the Council subject to 
changes in zoning regulations (KMC §17.96.090). Any extension shall comply with KMC 
§17.96.090. 

8. In addition to the requirements set forth in this Design Review approval, this project shall 
comply with all applicable local, state, and federal laws.  

 
Recommended Lot Consolidation Preliminary Plat Conditions of Approval  

1. This Lot Consolidation Subdivision Preliminary Plat is subject to the ARCH Workforce 
Housing Project Design Review Application File No. P25-033.  

2. As required by KMC 16.04.030.I, the applicant shall obtain final plat approval within two 
years of City Council’s approval of the preliminary plat. If final plat approval is not obtained 
within this timeframe, the preliminary plat approval shall become null and void.  

3. The lot consolidation subdivision final plat shall not be signed by the City Clerk or recorded 
until a building permit is issued for the ARCH Workforce Housing Project development 
pursuant to KMC §16.04.030.G. 

 
 
ATTACHMENTS:  

A. Color Palette Options  
B. Revised Plan Sheets  



 
 

Attachment A 
Color Palette Options 

 
 
 

 
 
 
 
 











 
 

Attachment B 
Revised Plan Sheets 

 
 
 
 
 
 

 








