
  
  
 

CITY COUNCIL MEETING AGENDA MEMO 
 

Meeting Date: July 7, 2025 Staff 
Member/Dept: 

Abby Rivin, Senior Planner 
Planning and Building Department 

 
Agenda Item: Recommendation to hold a public hearing and approve proposed amendments to the 

Limelight Hotel Planned Unit Development Conditional Use Permit and Development 
Agreement. 

 
  Recommended Motion: 

 “I move to approve the proposed amendments to the Limelight Hotel Planned Unit Development (PUD) 
Conditional Use Permit (CUP) and Development Agreement (DA) and direct staff to return with draft 
Findings of Fact, Conclusions of Law, and Decision and the draft DA Amendment.“ 

 
  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. 
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: 

The applicant, Limelight Ketchum 2 LLC, represented by Jim Garrison, has applied for amendments to the 
PUD CUP and the DA for the Limelight Hotel located at 151 S Main Street in the Retail Core of the 
Community Core (CC-1 Zone). The applicant is proposing to convert 11 hotel rooms on the fourth floor into 
two market-rate residential condominium units (residential conversion). This residential conversion 
request requires amendments to the Limelight Hotel PUD CUP and 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 contains 
108 hotel rooms, including 10 lock-off units, and 14 residential units. 78.3% of the total building area is 
currently dedicated to hotel use. 
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The proposed residential conversion 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 requires an amendment to 
the Limelight Hotel PUD CUP to reflect the program changes. In addition, the request requires 
amendments to the Limelight Hotel DA to allow the 11 hotel rooms to be converted into two residential 
units and condominiumized for individual sale.  
 
The residential conversion request will result in 4,573 square feet of new non-hotel floor area. Pursuant to 
the floor area ratio (FAR) and community housing standards specified in KMC §17.124.040.B3, the 
“community housing calculations apply to all those portions of the hotel development except the hotel 
units, which are addressed pursuant to employee housing of this chapter.” The community housing 
contribution required for the proposed 4,573 square feet of new residential use in the Limelight Hotel is 
calculated as follows:  

• New Residential Floor Area: 4,573 gross square feet 
• 20% of Residential Floor Area: 915 gross square feet 
• Community Housing Net Livable (15% Reduction): 777 square feet 
• Community Housing In-Lieu Fee ($600 per square foot): $466,200  

 
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. After considering staff’s 
analysis, the applicant’s presentation, and public comment, the Commission recommended approval of 
the proposed amendments to the City Council subject to conditions with a vote of 4-1. The May 7 Planning 
and Zoning Commission Staff Report (see Attachment 1) provides background information on the history 
of the Limelight Hotel entitlements as well as staff analysis on the PUD standards specified in KMC 
§16.08.080, the zoning code, and conformance with the 2014 Comprehensive Plan. In addition, the May 7 
staff report includes the following attachments: 

Application Materials 
A. Amendment Request Narrative & Project Plan Set 
B. PUD CUP Amendment Application & Submittal Materials 
C. DA Amendment Application & Submittal Materials 

Staff Analysis  
D. PUD Standards Analysis  

Limelight Hotel Approvals & Agreements 
E. 2013 Bald Mountain Lodge PUD CUP Amendment Approval 
F. 2015 Limelight Hotel Design Review Modification Approval  
G. 2015 Limelight Hotel Development Agreement 

 
The Commission adopted their Findings and Recommendation on May 27, 2025 (see Attachment 2). 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 proposed new residential use 
through one of the following outright options specified in KMC §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 within the City Ketchum for community housing. 

Following the Commission’s recommendation, the applicant amended their original proposal and is 
proposing to fulfill the community housing contribution by either paying the in-lieu fee or acquiring and 
deed restricting existing housing as community housing.  
 

https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-abb2629c63ea44f89d3714cfa6381b4b/ITEM-Attachment-001-a97c9bfddcc74a2380212dbd6aa9dbc8.pdf
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Staff recommends the City Council conduct a public hearing and consider the applicant’s residential 
conversion request, proposed amendments to the Limelight Hotel PUD CUP and DA, and the 
Commission’s recommendation. After considering the residential conversion request and public comment, 
staff recommends the City Council approve the proposed amendments to the Limelight Hotel PUD CUP 
and DA and direct staff to return with draft findings and the draft DA Amendment. If approved, staff will 
draft findings reflecting City Council’s decision and will work with the City Attorney and applicant to 
finalize the draft Limelight Hotel DA Amendment. Staff would then return to Council for final review and 
approval of the PUD CUP Amendment Findings and the Limelight Hotel DA Amendment.  

 
  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. May 7, 2025 Planning and Zoning Commission Staff Report 
2. Planning and Zoning Commission Findings and Recommendation (adopted May 27, 2025) 

 

https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-abb2629c63ea44f89d3714cfa6381b4b/ITEM-Attachment-001-a97c9bfddcc74a2380212dbd6aa9dbc8.pdf


 
 
 

Attachment 1 
May 7, 2025  

Planning and Zoning Commission  
Staff Report  

Please Click Following Link: 
May 7, 2025 Planning and Zoning Commission Staff Report 

 
 
 
 

https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-abb2629c63ea44f89d3714cfa6381b4b/ITEM-Attachment-001-a97c9bfddcc74a2380212dbd6aa9dbc8.pdf


 
 

 
 

Attachment 2 
Planning and Zoning Commission 

Findings and Recommendation 
(adopted May 27, 2025) 

 
 
 

 
























