
  
  
 

CITY COUNCIL MEETING AGENDA MEMO 
 

Meeting Date: August 18, 2025 Staff 
Member/Dept: 

Abby Rivin, Senior Planner 
Planning and Building Department 

 
Agenda Item: Recommendation to hold a public hearing and provide direction on the Limelight Hotel 

Planned Unit Development (PUD) Conditional Use Permit (CUP) and Development 
Agreement (DA) Amendment Applications. 

 
  Recommended Motion: 

Staff recommends the Council provide feedback and direction to the applicant and staff. No motion is 
required. 

 
  Reasons for Recommendation: 

The Limelight Hotel is proposing to convert 11 hotel rooms on the fourth floor into two market-rate 
residential condominium units. The request requires amendments to the Limelight Hotel PUD CUP and 
DA to reflect the program changes and allow the 11 hotel rooms to be converted into residential units and 
condominiumized for individual sale. 
The Ketchum Planning and Zoning Commission (“Commission”) conducted a public hearing to consider 
the proposed amendments to the Limelight Hotel PUD CUP and DA on May 7, 2025. The Commission 
recommended approval of the proposed amendments to the City Council subject to conditions with a vote 
of 4-1 subject to the condition that the applicant fulfill the community housing contribution required for 
the new residential use through one of the outright options specified in KMC §17.124.040.B.2f. The 
Commission found that the public benefit derived from the community housing contribution required for 
the new residential use would sufficiently offset the loss in public benefit associated with the reduction of 
hotel rooms. 
The Commission recommend approval of the proposed residential conversion request subject to the 
condition that the applicant fulfill the community housing contribution required for the new residential use 
through one of the outright options specified in KMC §17.124.040.B.2f. The applicant proposes to fulfill 
the community housing contribution by either paying the in-lieu fee or acquiring and deed restricting 
existing housing as community housing. 

 
  Policy Analysis and Background: 

Introduction  
The Limelight Hotel is proposing to convert 11 hotel rooms on the fourth floor into two market-rate 
residential condominium units (“residential conversion request”). The request requires amendments to 
the Limelight Hotel PUD CUP and DA to reflect the program changes and allow the 11 hotel rooms to be 
converted into residential units and subdivided into condominiums for individual sale.  
 
A PUD CUP is a discretionary approval in which certain land use regulations may be modified or waived by 
the Council on a case-by-case basis in exchange for public benefit (KMC §16.08.070.F). The city granted 
the Limelight Hotel numerous waivers in exchange for the economic benefits of the hotel project through 
the original 2010 PUD and the 2013 PUD Amendment. The residential conversion request decreases the 
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hotel use by converting 11 existing hotel rooms into two residential condominium units. A key 
consideration in Council’s evaluation of the Limelight Hotel PUD CUP and DA Amendment Applications is 
the appropriate public benefit the applicant should provide to offset the public benefit lost through the 
residential conversion request.  
 
Process Overview 
The Ketchum Planning and Zoning Commission (“Commission”) conducted a public hearing to consider 
the proposed amendments to the Limelight Hotel PUD CUP and DA on May 7, 2025. The Commission 
recommended approval of the proposed amendments to the City Council subject to conditions with a vote 
of 4-1 subject to the condition that the applicant fulfill the community housing contribution required for 
the new residential use through one of the outright options specified in KMC §17.124.040.B.2f. The 
Commission found that the public benefit derived from the community housing contribution required for 
the new residential use would sufficiently offset the loss in public benefit associated with the reduction of 
hotel rooms. 
 
The May 7 staff report provides an overview of the Limelight Hotel’s entitlement history, an analysis of the 
residential conversion request, and conformance with the PUD standards (KMC §16.08.080), the zoning 
code, and the 2014 Comprehensive Plan. The May 7 staff report  may be viewed by clicking the link HERE. 
The recording of the May 7 hearing may be viewed by clicking the link HERE. The Commission Findings 
and Recommendation is included as Attachment 3 to the staff report.  
 
At their regular meeting on July 7, 2025, the Council conducted their first public hearing and reviewed the 
PUD CUP and DA Amendment Applications. The July 7 staff report may be viewed by clicking the link 
HERE. The recording of the July 7 public hearing may be viewed by clicking the link HERE. At the July 7 
public hearing, Council requested an analysis of the economic impact of the residential conversion 
request.  
 
Economic Impact Analysis  
Staff has prepared an economic impact analysis that evaluates the residential conversion request’s impact 
to LOT revenue, which is included as Attachment 2. In addition, the applicant provided a supplemental 
submittal (see Attachment 1) that address questions related to LOT changes resulting from the removal of 
11 hotel rooms and addition of two residential condominium units, housing mitigation, and PUD CUP 
compliance.  
 
The 11 hotel rooms generate $2,935.32 of LOT revenue annually. The applicant has indicated that one or 
both of the two proposed residential condominium units would be included in the nightly rental pool. One 
condominium unit in the nightly rental pool would generate approximately $6,635.00 of LOT revenue 
annually. If both condominium units were included in the nightly rental pool, the two condominium units 
would generate approximately $13,271 in LOT revenue. The residential conversion request could increase 
LOT revenue by $3,699.68 if one of the condominium units were to be included in the nightly rental pool 
and $10,335.68 if both condominium units were included in the nightly rental pool. As discussed during 
the July 7 public hearing, the city can’t require the condominium units to be included in the nightly rental 
pool due to finance and other legal requirements. Staff believes the economic impact associated with the 
residential conversion request is negligible. 
 
Staff Recommendation 
Staff recommends the Council conduct a public hearing and review the applicant’s supplemental submittal 
(Attachment 1), staff’s economic impact analysis (Attachment 2), and the Commission Findings and 

https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-abb2629c63ea44f89d3714cfa6381b4b/ITEM-Attachment-001-a97c9bfddcc74a2380212dbd6aa9dbc8.pdf
https://www.ketchumidaho.org/bc-pc/page/special-meeting-planning-and-zoning-commission-9
https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-695cf1278b4745e4a1d480fde8720b7d/ITEM-Attachment-001-334a48c859004bc9a0690e2f95bdcc5e.pdf
https://www.ketchumidaho.org/citycouncil/page/city-council-52
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Recommendation (Attachment 3). Staff requests the Council provide feedback and direction to the 
applicant and staff on the acceptable public benefit to offset the proposed reduction of hotel rooms.  

 
   
Sustainability Impact: 

Pursuant to Section 6—Green Building Practices in the 2015 Limelight Hotel Development Agreement, 
“The Project shall, at a minimum, meet the Requirements of and receive LEED ‘Certified’ Certification as 
outlined by the United States Green Building Council’s Leadership in Energy and Environmental Design 
(‘LEED’) Program. In addition, the Project shall meet or exceed the minimum requirements set forth in the 
currently adopted version of the International Energy Conservation Code (‘IECC’).” 

 
  Financial Impact: 

None OR Adequate funds 
exist in account:  

If the applicant chooses to fulfill their community housing obligation by 
paying the in-lieu fee, then the city would receive $466,200 for community 
housing.  

 
  Attachments: 

1. Applicant Supplemental Submittal  
2. Staff Economic Impact Analysis  
3. Planning and Zoning Commission Findings and Recommendation (adopted May 27, 2025) 

 



 
 

Attachment 1 
Applicant  

Supplemental Submittal 
 
 
 
 
 
 
 



August 12, 2025 

Submitted to City website 

 

To: Morgan Landers, Planning Dept. website 

From: Jim Garrison for Limelight Hotel Ketchum 

RE: Supplemental submittal, Limelight Hotel guestroom conversion application. 

 

Please find attached a PowerPoint supplemental document addressing the July 7th, 2025 City 
Council hearing continued to August 18th 2025. 

This supplement addresses questions relative to: 

1. LOT changes as a result of a reduction of 11 guestrooms and an addition of 2 owned 
condominium units. 

2. Housing mitigation. 
3. PUD/CUP compliance. 

 

We also have included graphic backgrounding illustration sets overlaying the local hotel mix and 
future expectations on supply and demand for localized hotel products. 

Thank you. 

 

Submitted by Aspen Hospitality for Limelight Hotel Ketchum 

 



August 18, 2025

Limelight Ketchum



Status
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Opened in 2016: 99 hotel rooms and 30,736 square feet of residential (14 units)

Original development agreement: 82 hotel rooms and 40,035 square feet of 
residential (26 units)

Employee base typically around 65 full time equivalents

Subsidizes housing across 22 beds

Ownership is reinvesting in the property: recent completion of a guestroom 
refresh

51% average occupancy since opening at the hotel

Potentially converting 11 guestrooms on the 4th floor to 2 for-sale residences 
continues to maintain the code-compliant definition of a “Hotel”

City code section 17.124.040 calculates an applicable in lieu fee based on “new 
non-hotel floor area” (in this case, $466,200 per Code and supported by staff)
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History
The proposed plans live within the City’s definition of a “Hotel”

11 rooms would convert the 4th floor of Limelight Ketchum to entirely residential

The original plans for the 4th floor called for residential use exclusively

Original Approval Amended Approval Proposed

2010 2015 2025

Hotel Rooms 82 99 88

Residences 26 14 16

Residences (Square Feet) 40,035 30,736 35,309

Hotel Use vs. Residential per Code 75.0%

Hotel Use vs. Residential if Approved 74.4% 78.3% 75.1%
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Current Plans
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4th Floor 5th Floor
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Market Landscape: Limelight Ketchum’s Competitive Set (Visit Sun Valley)
Per Visit Sun Valley and DestiMetrics, the market achieved a 41% occupancy in 2024
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Source: DestiMetrics / Visit Sun Valley
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Market Landscape: Supply
Viceroy (73 rooms) opening would increase supply by 14%, likely causing a decline to market-wide occupancy

An 11-room reduction to the Limelight would reduce the supply increase of the Viceroy to 12%

If Viceroy and the Tribute (97 rooms) open, supply would increase by 32%

An 11-room reduction to the Limelight would reduce the supply increase from both new properties to 30%

New supply will reduce market-wide occupancy
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LOT Tax
Last year, Limelight only rented more than 88 rooms only 51 times (14% of the year)

The actual occupancy of the last 11 rooms was 6.1% in our 2023/24 fiscal year (244 total occupied room nights / 11 rooms = 22 nights per 
room per year)

The actual LOT generated from the last 11 rooms was $2,935 in the 2023/24 fiscal year

Based on the actual rental revenue for a similar unit, as two residences, they could generate $13,271 in LOT revenue per year
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Maximum LOT 1 Participate 2 Participate

Annual Rental Nights 244
Annual Rental Nights / Room 22 - -
ADR $401 - -
Annual Total Revenue / Room $8,895 $221,179 $221,179
LOT (3% / Year) 3% 3% 3%
Total Annual LOT Revenue / Room $267 $6,635 $6,635

Number of rooms 11.0 1.0 2.0
LOT Revenue / Year $2,935 $6,635 $13,271

Residential Rental Program
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Real Property Taxes
In 2024, the combined residences paid a total of $213,399 in real property taxes

As residences instead of hotel rooms, the improvements would generate more real property taxes, because they are assessed at a higher 
value

Assuming an average assessment per hotel room, the eliminated hotel rooms would reduce the hotel’s tax basis by $8,819 per year

Assuming the average assessment per square foot, the new residential units could generate $28,600 per year in real property taxes 
(+$19,781)
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Housing Mitigation Fee
City code section 17.124.040 calculates an applicable in lieu fee based on “new non-hotel floor area”:

New Non-Hotel Floor Area: 4,573 square feet
20% of New Non-Non-Hotel Floor Area: 915 square feet
Net Livable (15% Reduction): 777 square feet
Housing Fee ($600 per s.f.): $466,200

“Section 17.08 specifies the definition of “Hotel” and the Applicant stipulates that both prior to and following the application of this 
proposed use modification, the property continues to fully comply with the Hotel definition with no change to the approved FAR or total 
square footage.”

Council has encouraged subsidies as an offset to either construction of for-rent units or payment of fees

Limelight Ketchum has subsidized over $350,000 in housing costs over the last seven years

Confidential Page | 9

LIMELIGHT KETCHUM  |  HOSPITALITY MARKET  |  TAX ANALYSIS  |  IMPACT FEES |  GUESTROOM REFRESH  |  PLANNING & BUILDING  |  SUMMARY



Recent Property Reinvestment
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Before After



Staff Report (May 7, 2025)
“Pursuant to the definition of hotel specified in Ketchum Municipal Code (KMC) §17.08.020, hotels are permitted to include residential 
uses provided that the total gross square footage of hotel uses comprise 75% or more of the project’s total gross square footage. As 
approved through the original 2010 PUD, the 2013 PUD amendment (Attachment E), and the 2015 Design Review Modification 
(Attachment F), the Limelight Hotel currently provides 99 hotel 109 hotel rooms (including 10 lockoff units) and 14 residential units. 78.3% 
of the total building area is currently dedicated to hotel use.”

“The total building area dedicated to hotel uses would be reduced to 75.1%, which complies with the hotel definition specified in KMC 
§17.08.020.”

“Staff supports the proposed conversion provided the applicant fulfills the community housing contribution required for the 
new residential use by paying the associated in-lieu fee. The staff report provides an overview of Ketchum’s zoning code history 
related residential use in hotels, summarizes past Limelight Hotel approvals and agreements, and highlights certain PUD standards for 
consideration by the Planning and Zoning Commission.”

“The request to convert 11 hotel rooms to two residential units decreases the employee housing demand for the project.”
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Conclusion
1. Limelight Ketchum is proposing to satisfy the mandated $466,200 fee through (i) paying the complete fee or (ii) acquiring and 

subsequently deed restricting housing, as required by code

2. LOT revenue will likely increase

3. The proposal could generate $466,200 in fees, an approximately $20,000 in additional real property taxes annually, and help mitigate the 
declines anticipated to market-wide occupancy after the Viceroy opens

4. City of Ketchum’s Planning and Building and the zoning commission supported the proposal, subject to paying the code-mandated fee

5. The proposed alterations stay within the City’s definition of a Hotel

6. Water usage, utility usage, parking requirements, and traffic, could decline

7. The proposed alterations are within the context of the original development agreement

8. Ownership continues to reinvest in the Limelight asset and subsidize employee living costs

9. Please consider separate letters of support provided by residents and members of the community
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Thank You



 
 

Attachment 2 
Staff  

Economic Impact Analysis  
 
 
 
 
 
 
 



Limelight Hotel PUD CUP & DA Amendment Applications: Staff Economic Impact Analysis

Units Oc Rate
Annual Rental 

Nights Avg Nightly Rate Total Gross 3% LOT

11 hotel rooms 6% 244                            $401.00 $97,844.00 $2,935.32

1 unit proprietary proprietary proprietary $221,179.00 $6,635.00
2 units proprietary proprietary proprietary $442,358.00 $13,271.00

$3,699.68
$10,335.68

Consumer Spend (assumes occupancy of 2)

Total Nights Total People

Avg. Night 
Spend Per 

Person* Total Spend
244 488 $299.00 145,912.00$  
365 1460 $82.00 119,720.00$  

-$26,192.00
0.02

-$523.84

*Average spend per night is dependent on visitor versus local

LOT Analysis 

Status Quo (2 people)
Condo Option (4 people)

Estimated Difference (2 units)

Estimated Difference
LOT Percentage (retail)
LOT Total Difference

Condo Rental

Status Quo

Estimated Difference (1 unit)



 
 

Attachment 3 
Planning and Zoning 

Commission  
Findings and Recommendation 

(adopted May 27, 2025) 
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