
                                                                                                              
                                                                            
                                                                           

 

 
 

 
STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
REGULAR MEETING OF FEBRUARY 28, 2023 

 
PROJECT:  The 208 Condos 

 
FILE NUMBER:  P22-035 and P22-035A 
 
APPLICATION TYPE: Final Design Review and Subdivision – Condominium Preliminary Plat 
 
APPLICANT: Nicole Ramey, Medici Architects (Architect) 
 
PROPERTY OWNER: 755 S Broadway, LLC  
 
REQUEST: Final Design Review and Condominium Preliminary Plat application for the 

development of a new, 10,856 square foot, three-story mixed-use building  
 
LOCATION: 200 N Leadville Avenue - Ketchum Townsite: Block 23: Lot 1 
 
ZONING:  Community Core – Subdistrict 2 – Mixed Use (CC-2)  
 
REVIEWER: Morgan R. Landers, AICP – 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 November 7, 2022. The public 
hearing notice was published in the Idaho Mountain Express on November 9, 2022. A 
notice was posted on the project site and the city’s website on November 7, 2022. 
Story poles were verified on the subject property on November 22, 2022. The project 
was heard at the November 29, 2022 meeting of the Planning and Zoning Commission 
(the “Commission”) and continued to a special meeting on December 20, 2022. The 
project was heard again on December 20, 2023, and continued to the January 10, 2023 
meeting of the Commission. The applicant, siting the need for additional time to 
respond to Commission’s comments, requested the January 10, 2023 hearing be 
continued to the February 28, 2023 meeting of the Commission. No information was 
presented or reviewed at the January 10, 2023 meeting and no public comment was 
taken. 

 
I. EXECUTIVE SUMMARY:  
 
As noted above, the Commission has reviewed the proposed application two previous times. Once at their 
November 29, 2022 hearing and again on December 20, 2022. Staff and Commission comments at the 
November 29, 2022 hearing were addressed by the applicant at the December 20, 2022 hearing with the 
exception of the north façade wall. The Commission discussed design review criteria related to the bulk and 
flatness of the building and commented that the bulk and flatness of the north façade wall was significant and 
that additional articulation should be considered. The Commission requested the applicant evaluate stepping 
back the third floor and applying varied materials and architectural detailing to achieve a reduced bulk and 
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flatness. The Commission also requested a 3D model/rendering of what the building will look like in context 
with the surrounding neighborhood.   
 
The applicant has provided a revised development proposal included as (Attachment A). The applicant has 
indicated that the 3D model/rendering will be provided during the applicant presentation portion of the 
meeting. The following changes are proposed: 

• The third floor is stepped back on the Leadville Ave side approximately 4 feet from the ground floor 
façade wall for a total of 6 feet 10 inches from the property line on Leadville Ave. 

• The third-floor deck has been extended to the north end of the building 
• The building has been pulled away from the north property line 7 inches to allow for additional brick 

detailing and architectural treatments on the north façade including a wrap of the dark wood paneling 
on the ground floor and bricked in windows on the upper floors 

• The parapet wall on the rear portion of the building has been raised 1 foot 4 inches to accommodate 
an elevator tower on the alley side of the building 

• A metal railing has been added to the east end of the façade along 2nd Street  
• A wall trellis on the north façade has been added to facilitate climbing vines from the ground floor to 

the rooftop deck 
 
Staff recommends the Commission review the proposed changes to determine if the Commission’s concerns 
and requests have been addressed satisfactorily.  
 
II. CONFORMANCE WITH ZONING AND DESIGN REVIEW STANDARDS: 
Per Ketchum Municipal Code (KMC) §17.96.010.A – Applicability, design review is required for all new mixed-
use buildings. Before granting Design Review approval, the Commission must determine that the application 
meets two criteria: (1) the project doesn’t jeopardize the health, safety, or welfare of the public, and (2) the 
project conforms to all Design Review standards and zoning regulations (KMC §17.96.050.A).  
 
Criteria #1: Health, Safety, and Welfare of the Public 
The 2014 Comprehensive Plan outlines 10 core values that drive our vision for the future including a strong 
and diverse economy, vibrant downtown, community character, and a variety of housing options. The built 
environment within the downtown plays a key role in materializing these values to achieve the city’s vision. 
The 2014 Comprehensive Plan designates the future land use for the subject property as “mixed-use 
commercial” where, according to the plan, “New structures in existing mixed-use areas should be oriented to 
streets and sidewalks and contain a mix of activities. Mixed-use development should contain common public 
space features that provide relief to the density and contribute to the quality of the street.” Primary uses 
include offices, medical facilities, health/wellness-related services, recreation, government, residential, and 
services.  
 
Policy CD-1.3 of Chapter 4 of the comprehensive plan states that “Infill and redevelopment projects should be 
contextually appropriate to the neighborhood and development in which they occur. Context refers to the 
natural and manmade features adjoining a development site; it does not imply a certain style.” The transition 
between buildings is a key design element and has the potential to impact the perceived cohesiveness of the 
downtown and can impact the way residents and visitors experience a place. 
 
Staff believes the project meets many of the goals and policies of the plan. The project proposes a variety of 
sizes of residential units and provides desirable retail square footage on the ground floor. The project is set 
back from the property line on both the Leadville Ave and 2nd Street sides, with awnings that invite and protect 
pedestrians. Benches at the corner and thoughtful landscape elements create common public space that 
engages with the uses in the building and the adjacent sidewalk. The Commission has expressed concerns 
related to the project’s context with the neighborhood and adjacent development. As further discussed below, 
the bulk and flatness of the north façade is the most concerning aspect of the development. If the Commission 
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determines that the revisions to the building effectively reduce the bulk and flatness of the building, the 
project could be found to conform to Policy CD-1.3 of the comprehensive plan.  
 
Criteria #2: Applicable Standards and Criteria 
Conformance with Zoning Regulations 
The proposed changes do not impact the project’s conformance with the zoning regulations, including 
dimensional standards, applicable to the project. The project remains in conformance with all zoning 
requirements.  
 
Conformance with Design Review Improvements and Standards 
Staff believes that most design review criteria are met with the proposed project, particularly as it relates to 
the changes made between the November 29th and December 20th hearings. Based on discussions at the 
December 20th hearing, the remaining concern for the Commission is design review criteria 17.96.060.F.5, 
which outlines that “Building walls shall provide undulation/relief, thus reducing the appearance of bulk and 
flatness”. Staff believes that many of the changes proposed are a positive improvement from what was 
proposed at the December 20th hearing. The applicant has revised the plan set to show the existing adjacent 
trees for context. The applicant has not provided the 3D model/rendering of the surrounding buildings as 
requested by the Commission as part of the plan set, however, the model will be presented at the hearing for 
consideration. Sheet A4.4 shows the north façade elevation with the trellis, more articulated brick detailing, 
bricked in windows, and wood treatment that wraps the corner at the ground floor. It also shows the step back 
of the third floor from the front façade. No step backs of the third floor have been made on the sides or the 
rear of the building. Sheet A4.3 shows the same elevation but with the existing vegetation. 
 
The renderings on Sheet A4.5 show how the step back of the third floor changes the appearance of the 
building. For comparison, Figures 1 and 2 below show comparison renderings between the December 20th 
proposal and what is proposed today.  
 

Figure 1: Corner Rendering of 2nd and Leadville Comparison (December 20th on Left) 
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Figure 2: Corner Rendering of Leadville Ave Comparison (December 20th on Left) 

      
 
The revised renderings depict what exists today with vegetation on adjacent properties. For reference, Sheet 
A4.4 shows what the elevation would look like if the vegetation did not exist.  
 
III. STAFF RECOMMENDATION  
Staff requests the Commission review the Design Review application and provided feedback to the applicant 
on the proposed revisions. 
 
ATTACHMENTS:  

A. Application Materials – Revised Design Review Plan Set 



 

 
 

ATTACHMENT A: 
Application Materials – Revised 

Design Review Plan Set 
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NOTE: 3D RENDERINGS ARE FOR ILLUSTRATIVE PURPOSES ONLY. NOT TO BE USED 
FOR CONSTRUCTION.

ACCESSIBLE UNITS
PROJECT CONTAINS (4) UNITS TOTAL: 
(3)TYPE B UNITS PROVIDED, PER IBC CHAPTER 11

PARKING:
RETAIL: EXEMPT LESS THAN 5,500 SF 0 SPACES
RESIDENTIAL: 4 SPACES

CODE INFORMATION
ALL MATERIALS, WORKMANSHIP, DESIGN AND CONSTRUCTION SHALL 
CONFORM TO THE DRAWINGS, SPECIFICATIONS, AND THE FOLLOWING 
APPLICABLE CODES USED IN THIS DESIGN FOR CITY OF KETCHUM.

2018 INTERNATIONAL BUILDING CODE (IBC)
2018 INTERNATIONAL FIRE CODE

-INCLUDING AMENDMENTS PER KETCHUM ORDINANCE
2018  INTERNATIONAL ENERGY CONSERVATION CODE   (IECC)

-INCLUDING AMENDMENTS BY THE IDAHO BUILDING CODE BOARD
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NOTE: METHOD FOR MEASURING FLOOR AREA (NET) PER CHAPTER 17.08 DEFINITIONS:
THE SUM OF HORIZONTAL AREAS OF ALL FLOORS IN A BUILDING INCLUDING 
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406 BLACK STEEL PLANTERS. TO REMAIN 4" BELOW WINDOW

SILLS AT RETAIL LEVEL.
407 METAL MESH SCREEN.
408 BLACK STEEL GUARD. MIN. 75% TRANSPARENT AT

ROOFTOP.
409 BLACK METAL COPING OVER PARAPET WALL.
410 METAL CLAD WOOD WINDOWS AND DOORS.
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EXTERIOR BUILDING SIGN

1/8" = 1'-0" 3SIGNAGE PLAN

BUILDING SIGN
TYPE FACE: SWIS721 BLK BT
SIZE OF NUMBERS: 4.25" x 6"
SIZE OF LETTERS: 3" x 3"

DISCRIPTION:
BLACK ANODIZED ALUMINUM 
HOLLOW CORE CAST LETTER PIN
MOUNTED WITH HALF INCH OFFSET 
FROM BUILDING SURFACE

4 SQ FEET MAX
TO COMPLY WITH KETCHUM 
SIGN ORDINACE 
17.127.00

LEADVILLE AVE SIGNAGE CALC
55'/3 L.F. = 18.3 SQ. FT. 
OF SIGNAGE ALLOWED 

-SIGN TO COMPLY WITH 17.127 
KETCHUM SIGN ORDINANCE

PROPOSED:
BUILDING ADDRESS 8.625 SQ. FT

INTERIOR RETAIL SIGN
-4SQ FT MAX 
TO COMPLY WITH KETCHUM 
SIGN ORDINANCE 17.127.020   

INTERIOR RETAIL SIGN
-4SQ FT MAX 
TO COMPLY WITH KETCHUM 
SIGN ORDINANCE 17.127.020

INTERIOR RETAIL SIGN
-4SQ FT MAX 
TO COMPLY WITH KETCHUM 
SIGN ORDINANCE 17.127.020

EXTERIOR SIGN
-PROPOSED 8.625 SF
-TO COMPLY WITH KETCHUM 
SIGN ORDINANCE 17.127

EXTERIOR SIGN
-PROPOSED SIGN 3 SF 
TO COMPLY WITH KETCHUM 
SIGN ORDINANCE 17.127.020

1/8" = 1'-0" 1ROOF SOLAR PANEL LAYOUT

PRECAST CONCRETE AND GLASS PAVERS
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