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Comprehensive Plan & Code Update




WHAT TO EXPECT

11:00 AM - Background Presentation

11:15 AM -12:55 PM - Breakout
Groups

e Tourism/Economy Focus
e Character Focus

* Housing Focus
12:55 PM - Wrap-Up




* Overarching policy guide for Ketchum

* Provides guidance on where and how the
community should grow
* 10 to 20-year planning horizon
» Reflects community values and priorities
e Land use focus

* Supplemented by area-specific and topic-specific
plans (e.g., Housing Action Plan, Master
Transportation Plan) gfre e viich

February 18, 2014

KETCHUM
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AUG OCT 2023

NOV ‘23 - FEB "25

PROJECT SCOPING

* Initial Stakeholder Meetings
* Plan Audit
* Public Engagement Strategy

v

* Update Plan Foundations * Reorganization and
* Future Land Use Plan/Key Consolidation

Policy Choices + Updates to Procedures

* Updated Comp Plan * Code Assessment

Draft/Adoption

WE ARE HERE

MAR ‘25 - SPRING ‘26

CODE UPDATE
(REMAINING TASKS)

» Zone Districts, Uses, and
Development Standards

+ Consolidated
Draft/Adoption

COHESIVE
KETCHUM
@C mprehensive Plan & Code Update



WHERE WE ARE TODAY

Trends and Existing Conditions
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» Ketchum's population has increased at a
faster rate in recent years.

* The median age of Ketchum residents
has increased dramatically since 2010.

* Housing prices have increased
significantly, outpacing growth in income
and pay.

o Ketchum is essential to the economic
success of Blaine County. However, only
9% of workers employed in Ketchum also
live in within the City.
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Incomes of people moving into Blaine County have been substantially higher than those
who have moved out in recent years.

< W-MIGRAT/op, * based on tax returns to Blaine

» County between 2016-2022
RESIDENT INCOME

(IN AVG ADJUSTED GROSS INCOME)

$78 415

PEOPLE ARE MOST
COMMONLY MOVING FROM

$261 663

WOVING iy ﬂ

Source: US Internal Revenue Service; Economic & Planning Systems



LAND CAPACITY

The density of future development will play an important role in
determining if Ketchum has enough land to accommodate growth.

O 7% of total acres

139

2,081
Acres Of * Underutilized means they may be

Total Acres
Vacant Land 148 suitable for redevelopment in the
of Land future because they:

“Undertilized * Have buildings or
Acres improvements valued at 50%
7% ot total acres ——® or less than the value of the
land; and/or
* Have a building coverage of
less than 20%

in Overlay (Developable)

v/ Overlay (Undevelopab

" Floodways

Vacant Parcels by Future Land Use
Commercial Employment

1 High Density Residential
Low Density Residential

~ Medium Density Residential

'~ Mixed Use Commerecial

[ Mixed Use Industrial
Residential Transition




WHAIT WE'VE HEARD

OPPORTUNITIES FOR INPUT AND KEY TAKEAWAYS
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In-Person Meetings and Events

March Open Houses

April Open Houses

Informational Presentations to Established Groups
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 a
Planning & Zoning Commission

cO S
Historic Preservation Commission KETCHUM



CHAPTER 1: COMMUNITY VISION AND CORE
VALUES

oul
our community as one with a high

1. Strong and Diverse Economy

2. Vibrant Downtown

3. Unique Built and Natural Environment

4. Responsible Stewardship of Natural Resources
5. Diverse Community Housing Options

6. Exceptional Recreational Opportunities

/. Connected Transportation Network

8. Lively Arts and Culture Scene

0.

Transparent and Collaborative Government
10. Safe and Healthy Community ﬂ



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.




WHY WE'RE HERE TODAY
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* The types of housing that get built

* The location, scale, and intensity of
future development

* The overall mix of uses in Ketchum
(residential, non-residential)

* Applicable guidelines and standards
for future development

* The tools and programs the City uses
to implement community priorities

OUR PROJECTED

is informed

GROWTH

OUR CAPACITY TO

ACCOMODATE GROWTH




Fine-tuned land use category
boundaries and descriptions to
align with:

* Current conditions

* Current zoning

* |nput received to date

PROPOSED

FUTURE LAND USE MAP

C {ESIVE
KETCHUM
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RESIDENTIAL NEIGHBORHOODS hi u‘aﬁu‘a

DENSITY/HEIGHT

LAND USE CATEGORY

Density. Typically ranges
from one to six dwelling.
units per acre; however,
pockets of moderate-
density be

PROPOSED LAND USE
CATEGORIES

MIX OF USES

Primary. Single-family detached homes and

duplexes.

Secondary. Accessory dwelling units,

townhomes, small multi-family buildings, home-
y "

accommodated to support
community housing goals.
Height. Generally three
stories or less.

Low-Density Residential

il 25 other
complementary uses.

CHARACTERISTICS

* Lot sizes. Include 2 mix of lot
than 1 acre. Flexibility inlot si
available land.

sizes, ranging from 5,000 square feet to more
is provided i

throughthe integration of ADUs, the subdivision of large lots, or the division of
large existing homes into multiple units.
* Public realm. Generally feature wide streets with no curb and gutter or
on age. Low traffic
volumes and speeds support 2 mix of pedestrian, bicycle, and vehicular
movement.

Density. Typically ranges

Primary. Townhomes and smaller multi-family

* Lot sizes. Include a mix of lot sizes, ranging from 8,000 to less than 2,500 for

Height. Generally three
stories or less.

3 e
3 from six to 18 dwelling units residential buildings st oras part r Flexibility inlot
3 f; acre; hw:vev, pocketsof  Secondary. Existing singe-famiy am?cn?:m Subdivigonof arge ots.
z may be b to home- i well as other supporting . i . i ion of housir ions is encouraged
2 housing nd yuses. through the integration of ADUS, the subivision of large lots, or the division
,§ goals. of i i iple units. i y detached
£ homes on large lots and dst, minimurm densiti i
3 Height. Generally three maximum unit sizes will be required moving forward
= Storiesor less. * Public realm. Off-street parking on the shoulder is common, but centralized off-
street parking facilities will be required for higher-density development.
§ . i  Mix of housing types. Although pockets of existing single-family detached
:;':':;g‘m,',’:,m’:,“emng Premaey. T multi-family homes on large lots or duplexes may exist, townhomes and smaller muli-
wnits per acra basedon Secondary. Supporting and y requiredto ient use of land and
underlying zoning. Minimum  uses, such s existing single-family homes and ! . ot .
residential in dupleses, and small-scale ‘ol services Sidewalk n nd should be provided
'some zone districts. and offices. as part of ity capital toenhance
pedestrian safety and access. Off-street parkingis provided on shared lots.
. Should i i i ties, such as

common open space, indoor or outdoor recreational facilites, tot lots, or
garden/courtyards.
Activity Centers.
(eg, restaurants, small- ial or
lkable activi along the primary street frontage y
easily accessed on foot o bike.




What types of changes is the community willing to support
to achieve goals specific to:

Tourism/Econom Housing

Character



omment Forms

Focus Area
TOURISM/ECONOMY FOCUS

uture Land Use Map
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KETCHUM 0 RISM/ECONOM .
G v g M
- . HOUS,NG FOCU 1SUPPORT SOME,BUTNOT AL, OF THESE
PPORT S 1suron
WHAT RECOMMENDATIONS St \ w
ECONOMY AND TOURISM? HAT RECOMMEN TO WHAT
THE i HOUsING ¢ DATIONS supp . EXTENT DO YOU
CENTIVES NEW TOOLS/P HoIcE AND AF, SUPPORT THE
REGULATIONS OR INCENTIVES FORDABILITY, REGULATIONS
i : OR INCENTIVES
; dscale . Enable the creal REG \ RECOMMENDED?
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————Teight incentives for : ents
T Mamntain exsting heigh! iy * Allow ey Xpand funging
otels (up to fve stories) i o into two gr & MOMES 1o be subig housing incluing g »
housing (up to four stories parking. " O Unts with o e ACtion Tax (10T gy g 62! G,
ind floor * Maintain s .
CORE . Continue to require 1o * Establigh i and periodjcy
RETAIL o ace/acivaton g L LV eevaliate fundingfr g, GENERAL FEEDBACK:
he boundary of the Retail Core ) Pms‘:j’s' 2nd Ownership apg DO YOU HAVE
- boand L and density allowances to Increase building oy, e rOEromS OTHERUTOL GHINA
e T s COmmunity oy e for Sesauate the paramgtg o SUGGESTIONS THAT
peterbience e ensity Bonus prograny | ¢ YOU WOULD LIKE TO
an e amercalusesto : EN Eemii SEE CONSIDERED TO
-+ simpiiy restreliott B0 dovelopments incentive B o1 Current A SUPPORT KETCHUM'S
allow mor ety et 2 Water ancnetr2™ (OSets o iy ECONOMIC VITALITY
= Simplify vels\.;:vt:\:p:n " 10 support . Esya:msh 3 Maximum ynjt fees) Water connection AND RESILIENCY?
ulti-family - single-famij, 't size for
Treation of community housing and require s ;iitj:hve o vclopment " esoratevith gy
JI-scale retail . i the communipy 112U COntributiop ¢ Organizations ang st 00d
d allowances for sml EDIUM.- th nity housing f, o restrict 1d HOAS to re,
</food trucks DENSITY ot exceeda certaingige T O MO AD(e onS 9N the developmeny
.gs"w""“ * Restrictcreaton o N subdivision of fogs
det: NeW single-famir * Devel
"d protect naty g,

o
ceuring communy, housing (ey;

- Expan
older condo Complexes)

and commercial service:

Remove minimum height on gvmm\d ;:7!0{
* N multi-story buildings f used for

industria) sp2"
evelop
Z

reamline 5,
e PPrOVal process for ney,

. Remove sell-storage facilities 252

permitted use. o
ontinued on next pgge
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Draft Future Land Use Categories

D Low Densty Resicentiel

l:l Medium Derety Resdenta!
EI High Densty Resdertial
l:l Miced Use Industrial
l:l Moxed-Use Activity Centes
D Communty Moed Use
- Rutal Core
- Open Space.




CHARACTER FOCUS AREA
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* A desire to retain the character of Downtown

* General support for regulating design with some
parameters (in every neighborhood)

* Fewer flat roofs
e |ess materials/black metal

e Contextual development next to historic
structures

» Variation at the corner or along the street
(courtyards, plazas)

 Concern about the loss of smaller homes

CHARACTER DEFINING FEATURES

DOWNTOWN KETCHUM TODAY

PLEASE SEND US
YOUR PHOTOS BY
EMAILING THEM TO:

- B
8 |  PLANNINGANDBUILDING
8 @KETCHUMIDAHO.ORG

CHARACTER-DEFINING FEATURES

As we complete the tour, keep an eye out for these and other
character-defining features that stand out to you.

. relationship to the street. » Stepbacks. Upper stories pushed
back from the sidewalk or adjacent
——r * Primary Materials/Accent Materials. buildings.
:D Oi] * Massing. Overall building shape, size, W = Balconies/terraces. Upper-story
and form. open space used by building
occupants.

IEl * Lot Coverage. Percentage of the lot T
that is occupied by building(s). m » Street-level Interest. Storefront
[

* Helght. Vertical distance from r;:':szs‘"?mg?g entrance,
sidewalk to top of roof or parapet. ping. etc

* Adaptive reuse/integration of
existing or historic building(s)




REGULATIONS OR INCENTIVES

Strengthen design review criteria (in conjunction with
location- specific design guidelines)

Eliminate height incentives for hotels

Incentivize the adaptive reuse of existing buildings Existing

building

(not just those on the historic register) vl Zlowed Hoight for

developments 100% Community Q:O%igls"'eight
Reduce height and FAR allowances to limit the scale Housing Bevelopments
and intensity of new developments in the Retail Core
Reduce pressure on the Retail Core by maintaining
height and FAR allowances in in other mixed-use ﬂ
dreas COHESIVE

Ié@fTCHUM



NEW TOOLS/PROGRAMS

» Establish a commercial facade/building
improvement grant program for designated
Historic buildings

» Establish a legacy business program to showcase

longtime Ketchum businesses

» Expand historic preservation focus to encourage
the rehabilitation/adaptive reuse of historic
structures and the listing of eligible properties on
the city, state, or national register




REGULATIONS OR INCENTIVES

* Maintain larger lot sizes and lower densities to
reinforce established patterns

» Establish city right-of-way standards in
alignment with neighborhood character

» Re-evaluate setbacks, lot coverage requirements,
unit sizes, and open space requirements to
encourage new or redevelopment characteristic
of what exists today

» Strengthen hillside development regulations




NEW TOOLS/PROGRAMS

» Adopt location-specific design guidelines
to reinforce the distinctive characteristics
of Ketchum'’s residential neighborhoods

» Expand designation of historic buildings in
residential areas




e Opportunities for taller, more
intense development are reduced
in the Retail Core, where historic
resources are concentrated, and
community concerns are greatest

e Protective measures will help
discourage redevelopment of
smaller scale/older commercial
and industrial buildings and
historic structures

e Opportunities for the expansion
of community housing options
will be largely limited to mixed-
use areas

e Light Industrial and Mixed-Use
Areas will be under greater
pressure for redevelopment for
community housing due to
limitations in neighborhoods



HOUSING FOCUS AREA
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* Frustration that housing is increasingly
out of reach for local workforce, resulting
in longer commutes and increased
congestion

Support for the expansion of community
housing options (in a variety of locations)

A desire to see Ketchum get “more bang
for its buck” out of the limited land the

City has available

“ West Ketchum Residential Walking Tour

Min. Lot Width: 80’ average
Max Building Height: 35

Max Building Height: 35

ront: Rear: 20
Sides: the greater of 10’ or 1" for every 2’ of

Sides: the greater of 5' or 1" for every 3’ of

“ Warm Springs Residential Walking Tour
Housing & Community Character

KETCHUM

ssssssssssss

Min. Lot Width: 80’ average
Max Building Height: 35"

Max. Building Coverage: 35%




New Housing
Unit Demand

High Growth
(1,092 units)

Source: EPS; *2022 Housing Action Plan

1200 ‘
1000
800
High Growth
600 (546 units)
Historic Growth (448 units)
400
o. Historic Growth (224 urits)
200
Housing
Units
N 2
\O \O
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a® ¥
~ N©
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REGULATIONS OR INCENTIVES

* Allow for smaller lot sizes and more building

coverage to support attached housing types and
incentivize community housing

* Allow existing homes to be subdivided into two or
more units with off-street parking

e Establish minimum/maximum unit sizes




NEW TOOLS/PROGRAMS

Continue to advance the priorities identified as part of
the Housing Action Plan:

Secure additional public and private sites for community
housing developments

Expand funding for community housing including
additional Local Action Tax (LOT) revenues

Maintain and periodically reevaluate funding for Lease to
Locals and Ownership and Preservation programs

Re-evaluate the parameters of the FAR Density Bonus
program

¢ KETCHUM HOUSING MATTERS
L’Jf HOUSING ACTION PLAN, 2022-2023




NEW TOOLS/PROGRAMS

* Expand funding for current ADU incentive program
(offsets or waives water and wastewater connection
fees)

* Develop pre-approved plans and streamline approval
process for new ADUs

* Collaborate with neighborhood organizations and HOAs
to remove restrictions on the development of ADUs and
subdivision of lots

* Develop program to preserve and protect naturally
occurring community housing (ex: older condo
complexes)

CONVERTED GARAGE
DETACHED ADU

ATTACHED ADU

BASEMENT CONVERSION



REGULATIONS OR INCENTIVES

* Maintain existing employee housing
requirements for hotels

* Maintain height/intensity incentives for
community housing

» Adjust FAR formula to increase yield of /

community housing

e i
—




REGULATIONS OR INCENTIVES (Light Industrial)

Remove special approval requirements for developments
with all or mostly community housing units

Allow work/live units by right if unit is rented to a local
worker, not just the owner or employee of a business

Simplify residential unit calculations
Allow for the individual sale of community housing units

Allow for a greater percentage of buildings to be residential
provided the ground floor remains industrial




NEW TOOLS/PROGRAMS

 Facilitate the creation of employer-sponsored housing




e Potential for the substantial
e expansion of community housing Q
options
o Diversification of neighborhoods
may relieve some of the pressure to
provide housing in the Retail Core
(where community character

concerns are greatest)

e Provides more opportunities for
incremental change

e Diversification of neighborhoods
will change the community’s
character, which may not be
supported by some residents

o Amount of land and space available

for commercial and industrial uses
may be displaced by residential
uses over time without
corresponding tools/programs to
preserve these uses



TOURISM/ECONOMY
FOCUS AREA
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 Employers are facing challenges
attracting/retaining employees

* Increased demand for supportive services

* Concern about the loss of affordable space
for small businesses and start-ups, or for the
expansion of long-time businesses

CHARACTER DEFINING FEATURES

LIGHT INDUSTRIAL AREA TODAY

The City requires design review approval of all development in the LI using
iteria as the downtown and residential areas.

.
PLEASE SEND US
YOUR PHOTOS BY
EMAILING THEM TO:
PLANNINGANDBUILDING

@KETCHUMIDAHO.ORG
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* Massing. Overall building shape, size, and
form.

uf
O E t I * Integration of residential
uses with industrial uses. E * Building Coverage. Percentage of the lot that

is occupied by building(s).

* Placement of parking and/or
outdoor storage I O * Helght. Vertical distance from sidewalk to top

of roof or parapet.
———y * Setback/relationship to the

street. » Stepbacks. Upper stories pushed back from
. the sidewalk or adjacent buildings.
S=50 * Primary materials/accent

aaaaaaaaa




Demand 2023-2042 (15 acres total)

Ketchum likely has an adequate amount
of land to accommodate non-residential
T ; growth

RETAIL OFFICE

65,800 sf 63,000 sf
6 acres oy O.8 acres

ooo

INDUSTRIAL

26,600 sf ﬂ

3.1 acres

Source: EPS



REGULATIONS OR INCENTIVES (ALL)

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

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

* Continue allowances for small scale commercial uses to
support areas of primarily residential areas




REGULATIONS OR INCENTIVES (RETAIL CORE)

Maintain existing height incentives for hotels (up to five
stories) and community housing (up to four stories)

Continue to require ground floor commercial
space/activation

Expand the boundary of the Retail Core




REGULATIONS OR INCENTIVES
(MIXED-USE ACTIVITY CENTERS)

* Re-work height and density allowances to
better balance preferred commercial uses
and community housing

* Simplify restrictions on commercial uses to
allow more flexibility in new developments

1L lalalc alef:
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REGULATIONS OR INCENTIVES (LIGHT
INDUSTRIAL)

* Simplify restrictions on work/live and multi-family
developments to support creation of community
housing

* Expand allowances for small-scale retail and
commercial services/food trucks

e Remove minimum height on ground floor of multi-
story buildings if used for light industrial space

* Remove self-storage facilities as a permitted use




NEW TOOLS/PROGRAMS

Enable the creation of Improvement District(s) (e.g.
business improvement district, urban renewal)

Establish a commercial/industrial preservation program
for local businesses that includes community/non-profit
ownership of commercial space

Facilitate the creation of employer-sponsored housing

Develop an adaptive re-use incentive program
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o Flexibility in allowed uses and design
considerations will support the
expansion of retail/support service

“nodes” outside of the Retail Core

o Higher density development and
community housing options in mixed-
use areas will:

e Serve the local workforce

e Help increase year-round activity for
businesses

o Be more efficiently served by transit,
helping to relieve congestion and
parking concerns

o New tools/programs geared toward
the preservation of commercial and
industrial space will require ongoing
funding to support and administer

e Pressure to redevelop smaller
scale/older commercial and industrial
buildings and historic structures will
remain unless protective measures are
established
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This week...

 Community Workshop, Wednesday, 1Tam-1pm,
Limelight (open to public)

* Meetings with advisory and technical committees
e Focus groups

Follow along at
www.projectketchum.org/cohesive-ketchum/



Fall 2024
* Joint Meeting with City Council and Planning Commission, September 24

» Review Draft: Updated Comprehensive Plan (November)

* Review Draft: Code Assessment Memo

Winter 2025

* Final Community Meetings - January

» Adoption: Consolidated and Reorganized Code + Updated Procedures -
January/February (tentative)

« Adoption: Comprehensive Plan - Late-Feb/March (tentative)

Follow along at
www.projectketchum.org/cohesive-ketchum/



