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PROJECT:   Limelight Hotel PUD CUP & DA Amendment  
 

APPLICATION TYPES: Planned Unit Development Conditional Use Permit Amendment & 
Development Agreement Amendment 

 
FILE NUMBERS:  P25-001 & P25-001A  
 
OWNER:   Limelight Ketchum 2 LLC   
  
REPRESENTATIVE:  Jim Garrison 
 
LOCATION: 151 S Main Street (151 South Main Hotel & Residences) 
 
ZONING:   Retail Core of the Community Core (CC-1 Zone) 
 
OVERLAY:   None  
 

RECORD OF PROCEEDINGS 
A public hearing notice for the Limelight Hotel Planned Unit Development (“PUD”) Conditional Use 
Permit (“CUP”) Amendment and Development Agreement (“DA”) Amendment Applications was mailed 
to all owners of property within 300 feet of the project site and all political subdivisions on April 16, 
2025. The public hearing notice was published in the Idaho Mountain Express on April 16, 2025. A 
public hearing notice was posted on the project site and the city’s website on April 22, 2025. The 
amendment applications were considered by the Planning and Zoning Commission (“Commission”) 
during their special meeting on May 7, 2025.  After considering Commission Findings, the applicant’s 
presentation, and public comment, the Commission recommended approval of the Limelight Hotel 
PUD CUP & DA Amendment Applications to the City Council subject to conditions with a vote of 4-1.  
 

HOTEL PUD CUP & DA AMENDMENT PROCEDURES 
Hotels may exceed maximum floor area, height, and minimum open site area requirement through a 
PUD (KMC §17.124.050.A). PUDs are considered conditional uses within all zoning districts (KMC 
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§16.08.060) and are required to obtain conditional use permits pursuant to KMC §16.08.050. The 
procedures for evaluating PUD CUPs are outlined in KMC §16.08.110 and KMC §16.08.120. The first 
step in the PUD CUP review process is a public hearing with the Commission. Pursuant to KMC 
§16.08.110:  

The commission shall make findings, together with recommendations, including but not limited 
to, approval with appropriate conditions or denial of the application. Thereafter, the conditional 
use permit application together with the record and recommendations of the commission, shall 
be forwarded to the City Council for final action.  

 
KMC 16.08.130 provides a non-exhaustive list of conditions that the City Council may impose as part of 
the PUD CUP process. Conditions may include:  

• Minimizing adverse impact on surrounding properties, developments and/or public 
services, facilities or utilities.  

• Designating the exact location and nature of development.  
• Requiring more restrictive development standards than those generally required in 

applicable ordinances.  
• Restrictions on the future use of the proposed development. This includes appropriate 

mechanisms to guarantee the affordability of community housing units (for example, deed 
restrictions). 

• Require provision of adequate employee housing.  
• Such other reasonable conditions as the City Council may deem appropriate with regard to 

the proposed PUD.  
Conditions are not limited to those listed in the PUD Ordinance.  
 
Hotels must enter into a DA with the city as part of the approval process.  Pursuant to KMC 
§17.124.050.B5, the DA may address, “community housing, hotel room uses and restrictions, public 
access on the property, alternatives and remedies if the hotel use ceases, and any other issues the 
Commission or City Council deems appropriate.” Hotel DAs follow the process outlined for PUDs. 
 

BACKGROUND 
The applicant, Limelight Ketchum 2 LLC, represented by Jim Garrison, has applied for amendments to 
the Planned Unit Development (PUD) Conditional Use Permit (CUP) and the Development Agreement 
(DA) for the Limelight Hotel located at 151 S Main Street in the Retail Core of the Community Core (CC-
1 Zone). The applicant proposes converting 11 hotel rooms on the fourth floor into two market-rate 
residential condominium units. This request requires amendments to the Limelight Hotel PUD CUP & 
DA. 
 
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, and the 2015 Design Review Modification, the Limelight Hotel 
currently provides 99 hotel 109 hotel rooms (including 10 lock-off units) and 14 residential units. 
78.3% of the total building area is currently dedicated to hotel use.  
 
The conversion proposed with the amendment request would result in 98 total hotel rooms (including 
10 lock-off units) and 16 residential units. 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. The proposal 
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requires an amendment to the Limelight Hotel PUD CUP to reflect the program changes. In addition, 
the proposed conversion requires an amendment to the Limelight Hotel DA. 
 
The Commission recommends approval of the proposed conversion provided the applicant fulfills the 
community housing contribution required for the new residential through one of the outright options 
specified in KMC §17.124.040.B.2f.  
 
Limelight Hotel Approvals & Agreements  
The City Council approved the original PUD CUP for the Limelight Hotel on June 7, 2010. At the time of 
the original PUD approval, the hotel was named Bald Mountain Lodge. Following the original PUD 
approval in 2010, the Limelight Hotel received numerous approvals for design and programming 
changes and entered into multiple agreements with the city.  
 
The hotel program approved through the original 2010 PUD included 82 hotel rooms, 9 lock-off units 
on the fourth floor, and 26 residential condominium units on the fourth and fifth floors. The hotel 
program resulted in: (1) an employee housing requirement of 23 employee housing units and (2) a 
community housing requirement of 7,444 square feet or approximately $2.36 million in-lieu fee 
payment. The employee and community housing requirements were waived in their entirety through 
the PUD process as an incentive to commence construction of the hotel project.  
 
The PUD Ordinance gives City Council the authority to grant waivers from zoning and subdivision 
standards on a case-by-case basis provided the waiver is not detrimental to the public welfare, health, 
and safety or injurious to property owners in the surrounding area. The PUD Ordinance states:    

Modification or waiver from certain standard and subdivision requirements may be permitted 
subject to conditions, limitations and/or additional development standards, pursuant to section 
16.08.130 of this chapter, as the City Council may prescribe to mitigate adverse impact at the 
proposed planned unit development, or to further the land use policies of the City, or to ensure 
that benefits derived from the development justify a departure from such regulations (KMC 
§16.08.080). 

 
The Limelight Hotel was granted multiple waivers through the PUD CUP. A summary of these waivers is 
provided in Table 5 of the 2013 PUD CUP Amendment approval. Waivers were granted for multiple 
zoning code requirements, including use, site, mass, and height specifications required for 
developments in the Community Core. The employee and community housing waivers were used as 
incentives to commence construction quickly and expedite the issuance of a Certificate of Occupancy 
for the hotel portion of the project in order to derive the economic benefits that would result from 
increasing tourist accommodations.  
 
The Limelight Hotel (formerly Bald Mountain Lodge) DAs and amended DAs provided different 
incentives related to the employee housing and community housing waivers for three different 
construction timelines. If the first construction timeline was met, then the employee and community 
housing requirements were waived in their entirety. If the second construction timeline was met, then: 
(1) the community housing requirement was waived in its entirety and (2) 50% of the employee 
housing requirement was waived. Waivers did not apply under the third construction timeline, and the 
employee and community housing requirements had to be fulfilled in their entirety. The original Bald 
Mountain Lodge DA was amended three times to extend the construction timelines before the current 
Limelight Hotel DA became effective.  
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On November 5, 2012, the City Council considered a request from Bald Mountain Lodge LLC for a 
second extension to the construction timelines specified in the DA. In exchange for extending the 
timelines, the developer agreed to modify the original fourth-floor program from residential 
condominium units to hotel guest rooms. The PUD CUP Amendment to reflect this change was 
approved on May 6, 2013. The conversion of the fourth-floor residential units to hotel rooms resulted 
in a total of 119 hotel rooms and 8 residential units on the fifth floor. 86.7% of the total building area 
was dedicated to hotel uses. 
 
On November 24, 2014, Aspen Skiing Company and Bald Mountain Lodge LLC conducted a workshop 
with the Planning and Zoning Commission on proposed modifications to the design of the approved 
hotel project. The Commission determined that the proposed programming changes would not 
necessitate a PUD amendment but that the proposed exterior changes required the Commission’s 
review and approval of a Design Review Modification. Aspen Skiing Company, the current owner, 
purchased the Bald Mountain Lodge project in December of 2014. The Commission approved the 
Limelight Hotel Community Core Design Review Modification on April 2, 2015. The modifications 
included changes to the hotel program that resulted in 98 total hotel rooms, 10 lock-off units, and 14 
residential units. 78.3% of the total building area was dedicated to hotel uses.  
 
On April 20, 2015, the city entered into a DA with Limelight Hotel LLC. This DA superseded and 
replaced the original DA with Bald Mountain Lodge LLC. Building Permit No. 15-038 was issued for the 
construction of the Limelight Hotel on October 1, 2015, and the Certificate of Occupancy for the hotel 
portion of the project was issued on December 22, 2016. 

 
FINDINGS OF FACT 

The Commission, having reviewed the entire project record, provided notice, and conducted the 
required public hearing, does hereby make and set forth these Findings of Fact, Conclusions of Law, 
and Recommendation as follows:  
 
Pursuant to KMC §17.124.050.A, hotels may exceed maximum floor area, height, and minimum open 
site area requirement through a PUD. KMC §16.08.080 sets forth the standards the apply to the review 
of all PUD CUP applications. Pursuant to KMC §16.08.080: 

The standards shall be used to review and evaluate the proposal in comparison to the manner 
of development and effects of permitted uses and standard development allowed on the 
property in question. Modification or waiver from certain standard zoning and subdivision 
requirements may be permitted subject to such conditions, limitations and/or additional 
development standards, pursuant to section 16.08.130 of this chapter, as the City Council may 
prescribe to mitigate adverse impact at the proposed planned unit development, or to further 
the land use policies of the City, or to ensure that the benefits derived from the development 
justify a departure from such regulations. Where the City Council determines that conditions 
cannot be devised to achieve the objectives, and/or the standards contained in this chapter are 
not met, applications for conditional use permits shall be denied. The City Council shall make 
findings that each of the following evaluation standards have been met. 

 
The following Commission findings evaluates the Limelight PUD CUP & DA Amendment Applications 
requesting to convert 11 hotel rooms on the fourth floor into two residential units for conformance 
with the PUD evaluation standards specified in KMC §16.08.080. Many of the standards are not 



Limelight Hotel PUD CUP & DA Amendment Applications P25-001 & P25-001A 
Findings of Fact, Conclusions of Law, and Recommendation 
Planning and Zoning Commission Meeting of May 27, 2025       Page 5 of 11  

applicable to the Limelight Hotel PUD CUP & DA Amendment Applications as no changes are proposed 
to the siting, design, height, bulk, or mass of the existing Limelight Hotel.  
 
Findings Regarding Hotel PUD CUP Standards of Evaluation (KMC §16.08.080) 
A: Minimum lot size of three acres. All land within the development shall be contiguous except for 
intervening waterways. Parcels that are not contiguous due to intervening streets are discouraged. 
However, the commission and the council may consider lands that include intervening streets on a case 
by case basis. The commission may recommend waiver or deferral of the minimum lot size, and the 
council may grant such waiver or deferral only for projects which: 

1. Include a minimum of 30 percent of community or employee housing, as defined in section 
16.08.030 of this chapter; 

2. Guarantee the use, rental prices or maximum resale prices based upon a method proposed by 
the applicant and approved by the Blaine County Housing Authority and/or the Ketchum City 
Council; and 

3. Are on parcels that are no less than one and one-half acres (65,340 square feet). Application for 
waiver or deferral of this criteria shall include a description of the proposed community or 
employee housing and the proposed guarantee for the use, rental cost or resale cost. 

4. For a hotel which meets the definition of "hotel" in section 17.08.020, "Terms defined", of this 
Code, and conforms to all other requirements of section 17.18.130, "Community Core District 
(CC)", or section 17.18.100, "Tourist District (T)", of this Code. Waivers from the provisions of 
section 17.18.130 of this Code may be granted for hotel uses only as outlined in section 
17.124.040 of this Code. Waivers from the provisions of section 17.18.100 of this Code may be 
granted for hotel uses only as outlined in section 17.124.040 of this Code. 

Commission Findings: N/A. A waiver to the minimum three acre parcel size was granted to the 
Limelight Hotel with the original 2010 PUD. The subject property is 1.12 acres. The PUD CUP & DA 
Amendment applications requests to convert 11 hotel rooms on the fourth floor into two 
residential units. The amendment results in 88 total hotel rooms, 10 lock-off units, and 16 
residential units on the fourth and fifth floors. 75.1% of the total building area is dedicated to hotel 
use. The proposed amendment complies with the hotel definition.  
 
B: The proposed project will not be detrimental to the present and permitted uses of surrounding 
areas. 
Commission Findings: N/A. No changes are proposed to the exterior design, height, bulk, or mass 
of the existing Limelight Hotel. Improvements will be limited to an interior remodel of the fourth 
floor to convert the 11 hotel rooms into two residential units. The Commission does not believe 
the proposed amendment will impact present and permitted uses in the surrounding area. For the 
original 2010 DA, the City Council found that this standard had been met. The City Council findings 
stated that:  

The proposed development will not be detrimental to the current and permitted uses in 
the area. The proposed hotel is a permitted used within the CC zoning district and 
comparable in bulk and mass with the previously approved Hotel Ketchum on the 
southeast corner of Main and River Streets, although the proposed hotel is substantially 
larger.  

 
C: The proposed project will have a beneficial effect not normally achieved by standard subdivision 
development. 
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Commission Findings: N/A. This standard is not applicable because the proposed development is a 
hotel and not a new land subdivision. The City Council findings for the 2010 PUD stated that:  

This standard is not applicable because the proposed development is not a subdivision. 
However, potential benefits include economic development, significant contribution toward 
the undergrounding of overhead power lines along the Main Street corridor at this gateway 
area, and an increase in the overall number of “hotbeds” in the City. 

 
D: The development shall be in harmony with the surrounding area. 
Commission Findings: The Commission believes the proposal complies with this standard. The 
amendment proposal will convert 11 hotel rooms into two residential units. Multi-family 
residential units are permitted in the Retail Core (CC-1 Zone) except for on the ground floor with 
street frontage. The surrounding neighborhood includes a mix of residential, commercial, and 
mixed-use developments. The fifth floor of the Limelight Hotel contains 14 residential units. The 
proposal will increase the total number of residential units in the Limelight Hotel to 16.  
 
The City Council findings for the 2010 PUD stated that:  

The City Council has considered this standard and found that it has been met. The surrounding 
area consists of a mix of commercial uses including a hotel across Main Street. Although the 
proposed Hotel Ketchum will provide comparable size and scale, the project will be 
substantially larger than other buildings in the area, but perceived impacts result from height 
and bulk have been limited through the required design review. The proposed design is 
sensitive to the adjacent Forest Service Park, and incorporating a connection along Washington 
Street which includes a new streetscape design, angled parking, redefined park entrance would 
further enhance this heritage site. The Commission approved the 4th and 5th setback waiver 
with a 4-1 vote and the City Council unanimously approved the 4th and 5th setback waiver. 

 
E: Densities 

1. Densities and uses may be transferred between zoning districts within a PUD as permitted 
under this chapter, provided, the aggregate overall allowable density of units and uses shall 
be no greater than that allowed in the zoning district or districts in which the development is 
located. Notwithstanding the above, the commission may recommend waiver or deferral of 
the maximum density and the council may grant additional density above the aggregate 
overall allowable density only for projects which construct community or employee housing 
and which: 

a. Include a minimum of 30 percent of community or employee housing, as defined in 
section 16.08.030 of this chapter; and 

b. Guarantee the use, rental prices or maximum resale prices thereof based upon a 
method proposed by the applicant and approved by the Blaine County Housing 
Authority and/or the Ketchum City Council. 

2. Application for waiver or deferral of this criteria shall include a description of the proposed 
community or employee housing and the proposed guarantee for the use, rental cost or 
resale cost. 

Commission Findings: N/A. This standard does not apply as the PUD is contained within the Retail Core 
and does not contain multiple zone districts to transfer densities between.  
 
F: The proposed vehicular and nonmotorized transportation system: 
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1. Is adequate to carry anticipated traffic consistent with existing and future development of 
surrounding properties. 

2. Will not generate vehicular traffic to cause undue congestion of the public street network within 
or outside the PUD. 

3. Is designed to provide automotive and pedestrian safety and convenience. 
4. Is designed to provide adequate removal, storage and deposition of snow. 
5. Is designed so that traffic ingress and egress will have the least impact possible on adjacent 

residential uses. This includes design of roadways and access to connect to arterial streets 
wherever possible, and design of ingress, egress and parking areas to have the least impact on 
surrounding uses. 

6. Includes the use of buffers or other physical separations to buffer vehicular movement from 
adjacent uses. 

7. Is designed so that roads are placed so that disturbance of natural features and existing 
vegetation is minimized. 

8. Includes trails and sidewalks that create an internal circulation system and connect to 
surrounding trails and walkways. 

Commission Findings: The conversion of 11 hotel rooms on the fourth floor into two residential units 
will not noticeably change the project’s traffic impacts. No changes are proposed to the existing 
vehicular or pedestrian circulation or snow storage. The proposed PUD amendment decreases the 
total amount of parking required for the project from 123 spaces to 120 parking spaces.  
 
G: The plan is in conformance with and promotes the purposes and goals of the comprehensive plan, 
zoning ordinance, and other applicable ordinances of the City, and not in conflict with the public 
interest. 
Commission Findings: The 2014 Comprehensive Plan (“2014 Plan”) highlights the tourism industry as 
an essential component of Ketchum’s economy and encourages growing the lodging industry, 
increasing visitor numbers through marketing, and enhancing tourism services and attractions 
downtown. Goal E-3 of the 2014 Plan states, “Ketchum depends heavily on tourism to support the 
local economy and will continue to support this industry” (page 17). Policy E-3(B) states that the city 
will, “Continue to support tourism-related land uses and businesses including lodging development 
and venues” (page 17).  
 
Emphasizing Ketchum’s need for housing that is attainable to the workforce, the 2014 Plan states that, 
“The Ketchum community wants the majority of people who work in Ketchum to have an opportunity 
to reside here,” and that, “a diversity of housing is critically linked to a strong economy and year-round 
population” (page 19). Policy H-1.2 encourages “locally-developed solutions” to provide more 
attainable housing (page 20). Policy H-3.1 states that, “The City should encourage the private sector, 
through land-use regulations and incentive programs, to provide a mixture of housing types with 
varied price ranges and densities that meet a variety of needs.” Policy H-1.2 acknowledges that 
Ketchum’s attainable housing needs will “likely will not be met solely through private development” 
and emphasizes that the city will play active role in facilitating affordable housing opportunities (page 
20).  
 
The 2014 Plan places the responsibility for providing more attainable housing on both private 
developers and the city. This issue is central to the Limelight Hotel PUD CUP & DA Amendment 
request. The Limelight Hotel is the only hotel project in Ketchum that received waivers for 100% of the 
required employee and community housing. The waivers were granted as an incentive to start 



Limelight Hotel PUD CUP & DA Amendment Applications P25-001 & P25-001A 
Findings of Fact, Conclusions of Law, and Recommendation 
Planning and Zoning Commission Meeting of May 27, 2025       Page 8 of 11  

construction quickly. The Limelight Hotel received a Certificate of Occupancy on December 22, 2016. 
The incentive to quickly commence construction is no longer applicable. The Commission believes the 
conversion request complies with this standard provided the applicant fulfills the community housing 
contribution for the new residential use through one of the outright options specified in Ketchum 
Municipal Code §17.124.040.B.2f. 
 

1. Pursuant to subsection 16.08.070.D of this chapter, all of the design review standards in chapter 
17.96 of this Code shall be carefully analyzed and considered. This includes detailed analysis of 
building bulk, undulation and other design elements. The site plan should be sensitive to the 
architecture and scale of the surrounding neighborhood. 
Commission Findings: N/A. No changes are proposed to the existing design, height, bulk, or 
mass of the existing Limelight Hotel. 

2. The influence of the site design on the surrounding neighborhood, including relationship of the 
site plan with existing structures, streets, traffic flow and adjacent open spaces, shall be 
considered. 
Commission Findings: N/A. No changes are proposed to the existing site design. 

3. The site design should cluster units on the most developable and least visually sensitive portion 
of the site. 
Commission Findings: N/A. No changes are proposed to the existing site design. 

 
H: The development plan incorporates the site's significant natural features. 
Commission Findings: N/A. No changes are proposed to the existing site design. 
 
I: Substantial buffer planting strips or other barriers are provided where no natural buffers exist. 
Commission Findings: N/A. No changes are proposed to the existing site design or landscaping. 
 
J: Each phase of such development shall contain all the necessary elements and improvements to exist 
independently from proposed future phases in a stable manner. 
Commission Findings: N/A. The Limelight Hotel was issued a Certificate of Occupancy on December 22, 
2016. Improvements associated with the request will be limited to an interior remodel of the fourth 
floor to convert the 11 hotel rooms into two residential units. 
 
K: Adequate and usable open space shall be provided. The applicant shall dedicate to the common use 
of the homeowners or to the public adequate open space in a configuration usable and convenient to 
the residents of the project. The amount of usable open space provided shall be greater than that which 
would be provided under the applicable aggregate lot coverage requirements for the zoning district or 
districts within the proposed project. Provision shall be made for adequate and continuing 
management of all open spaces and common facilities to ensure proper maintenance. 
Commission Findings: N/A as no changes are proposed to the existing site design or usable open space 
area. 
 
L: Location of buildings, parking areas and common areas shall maximize privacy within the project and 
in relationship to adjacent properties and protect solar access to adjacent properties. 
Commission Findings: N/A. No changes are proposed to the site design, height, bulk, and mass of the 
existing Limelight Hotel. 
 



Limelight Hotel PUD CUP & DA Amendment Applications P25-001 & P25-001A 
Findings of Fact, Conclusions of Law, and Recommendation 
Planning and Zoning Commission Meeting of May 27, 2025       Page 9 of 11  

M: Adequate recreational facilities and/or daycare shall be provided. Provision of adequate on site 
recreational facilities may not be required if it is found that the project is of insufficient size or density to 
warrant same and the occupant's needs for recreational facilities will be adequately provided by 
payment of a recreation fee in lieu of such facilities to the City for development of additional active park 
facilities. On site daycare may be considered to satisfy the adequate recreational facility requirement or 
may be required in addition to the recreational facilities requirement. 
Commission Findings: N/A as no change is proposed to the existing recreational facilities in the 
Limelight Hotel.  
 
N: There shall be special development objectives and special characteristics of the site or physical 
conditions that justify the granting of the PUD conditional use permit. 
Commission Findings  
When the PUD was approved in 2010, the City Council found that, “The City has established that 
increasing tourist accommodations by encouraging hotel development is a priority,” and, “the 
economic benefits of such a development have been recognized by the City Council as an important 
factor in approving the project. The City Council findings for the 2013 PUD amendment (see 
Attachment G) state:  
 

The current PUD amendment proposes to convert the entire fourth floor from residential to 
hotel use. This results in an economic benefit of an addition thirty seven (37) hotel rooms in the 
Community Core. The employee housing requirement has changed from a requirement of 
twenty-three (23) employee housing units to thirty (30) employee housing units. These are 
special development objectives that continue to justify the granting of a PUD. The City has 
established the need for hotels and hotbeds as a priority. The economic benefits of such a 
project are substantial.  
 

Figure 1 shows the special development objectives that 
were summarized in the City Council findings for the 
original 2013 PUD Amendment. When both the original 
2010 PUD and 2013 PUD amendment were approved, 
The City Council found that the economic benefits of 
the 4-star hotel justified granting approval of the PUD 
and associated waivers.  
 
The Limelight Hotel continues to provide economic 
benefits to the city through the Local Option Tax (LOT) 
collected from hotel room, liquor-by-the drink, and 
retail sales. The LOT money remains in Ketchum and is 
invested in a wide range of City services and economic 
development initiatives that benefit local residents and 
businesses in accordance with the allowable uses 
approved by voters. Those uses include: municipal 
transportation, open space acquisition and recreation, 
capital improvements, emergency services, city 
promotion, visitor information, and special events.  
 
 

Figure 1: 2013 PUD Amendment Special Development Objectives 
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O: The development will be completed within a reasonable time. 
Commission Findings: N/A. The Limelight Hotel was issued a Certificate of Occupancy on December 22, 
2016. Improvements associated with the request will be limited to an interior remodel of the fourth 
floor to convert the 11 hotel rooms into two residential units. 
 
P: Public services, facilities and utilities are adequate to serve the proposed project and anticipated 
development within the appropriate service areas. 
Commission Findings: Public services, facilities, and utilities are adequate to serve the request to 
convert 11 hotel rooms into two residential units. The PUD CUP & DA Amendment applications were 
reviewed by city departments, including Fire, Streets, Utilities, and the City Engineer. City departments 
had no comments or concerns about the amendment request.  
 
Q: The project complies with all applicable ordinances, rules and regulations of the City of Ketchum, 
Idaho, except as modified or waived pursuant to this section. 
Commission Findings: The proposed development meets the standards of the zoning ordinance with 
the exception of the waivers that were granted by the city through the original 2010 PUD and 2013 
PUD amendment processes provided that the applicant fulfills the community housing contribution 
required for the new residential use.  
 
 
 

CONCLUSIONS OF LAW 
1. The City of Ketchum is a municipal corporation established in accordance with Article XII of the 

Constitution of the State of Idaho and Title 50 Idaho Code and is required and has exercised its 
authority pursuant to the Local Land Use Planning Act codified at Chapter 65 of Title 67 Idaho 
Code and pursuant to Chapters 3, 9 and 13 of Title 50 Idaho Code to enact the ordinances and 
regulations, which ordinances are codified in the Ketchum Municipal Code (“KMC”) and are 
identified in the Findings of Fact and which are herein restated as Conclusions of Law by this 
reference and which City Ordinances govern the applicant’s PUD CUP & DA Amendment 
Applications for the development and use of the project site. 
 

2. The Limelight Hotel PUD CUP & DA Amendment Applications are governed under Chapter 
16.08—Planned Unit Developments and §17.124.050—Hotels of Ketchum Municipal Code.  
 

3. The Commission has authority to hear the Limelight Hotel PUD CUP & DA Amendment 
Applications pursuant to Ketchum Municipal Code §16.08.110 and §17.124.050.B5.  
 

4. The City of Ketchum Planning Department provided notice for the Planning and Zoning 
Commission public hearing on these applications in accordance with Ketchum Municipal Code 
§16.08.110.  

 
5. As conditioned, the Limelight Hotel PUD CUP & DA Amendment Applications meet all applicable 

standards specified for hotel developments and hotel PUDs specified in Chapter 16.08—
Subdivisions and Title 17—Zoning Regulations of the Ketchum Municipal Code.  
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DECISION 
THEREFORE, the Ketchum Planning and Zoning Commission recommends approval of the Limelight 
Hotel PUD CUP & DA Amendment applications to the City Council this Tuesday, May 27, 2025, subject 
to the following condition of approval.  

 
CONDITION OF APPROVAL 

The Limelight Hotel PUD CUP & DA Amendment Applications propose 4,573 square feet of new 
residential use. The associated community housing contribution for the new residential use based on 
the calculation specified in Ketchum Municipal Code §17.124.040 is 777 net livable square feet of 
community housing or a community housing in-lieu fee ($600 per square foot) of $466,200. The 
applicant shall fulfill the community housing contribution for the proposed new residential use through 
one of the following outright options specified in Ketchum Municipal Code §17.124.040.B.2f: 

a. Deed restricting community housing constructed by the applicant on or off site within 
the City of Ketchum. 

b. Payment of the community housing in-lieu fee. 
c. Acquiring and deed restricting existing housing as community housing.  

 
Findings of Fact adopted this 27th day of May 2025.  
 
 
  

                                          Neil Morrow, Chair 
                                    City of Ketchum 

                                                                   Planning and Zoning Commission 
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