
                                                                                                              
                                                                            
                                                                           

 

 
STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
SPECIAL MEETING OF MAY 7, 2025 

  
PROJECT: Limelight Hotel PUD CUP & DA Amendment 

 
FILE NUMBERS:  P25-001 & P25-001a 
 
APPLICATIONS: Planned Unit Development Conditional Use Permit Amendment & 

Development Agreement Amendment 
 
OWNER:  Limelight Ketchum 2 LLC   
 
REPRESENTATIVE:   Jim Garrison  
 
REQUEST:  Convert 11 hotel rooms on the fourth floor into 2 residential 

condominium units  
 
LOCATION:  151 S Main Street (151 South Main Hotel & Residences) 

 
ZONING:   Retail Core of the Community Core (CC-1 Zone) 
 
REVIEWER:   Abby Rivin, 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 April 16, 2025. The public hearing notice was 
published in the Idaho Mountain Express on April 16, 2025. A notice 
was posted on the project site and the city’s website on April 22, 2025. 
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G Limelight Hotel Development Agreement (April 20, 2015) 
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EXECUTIVE SUMMARY  
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 (Attachment E), and the 2015 Design Review Modification 
(Attachment F), 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 requires an amendment to the Limelight Hotel PUD CUP to reflect the program 
changes. In addition, the proposed conversion requires amendments to the Limelight Hotel DA (see 
Attachment G). 
 
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 (“Commission”).  
 
BACKGROUND 
Zoning Code History 
Hotel Definition: Residential Use  
Hotels, motels, and lodges have been permitted in downtown Ketchum since the city adopted its 
first comprehensive zoning ordinance in 1965. Until the adoption of Ordinance No. 353 in 1982, 
hotel rooms were limited to short-term occupancy and could be rented for no more than 30 days. 
Ordinance No. 353 updated the hotel definition to allow for both short-term occupancy and time-
share occupancy. Time-share occupancy was permitted for hotels until the adoption of Ordinance 
No. 861 in 2001, which amended the hotel definition to prohibit interval or time-share ownership.  
 
The hotel definition was updated to permit residential occupancy through the adoption of 
Ordinance No. 999 in 2006. The updated definition stated that a hotel building may contain 
residential uses other than hotel rooms provided that the total net square footage of residential use 
did not exceed 20% of the net floor area of hotel rooms. The hotel definition was updated again in 
2008 through the adoption of Ordinance No. 1040. The updated hotel definition is still effective in 
zoning code today. Pursuant to KMC §17.08.020:  

A hotel building may contain other residential uses not used in connection with the Hotel operation, 
so long as the total gross square footage of the hotel rooms, associated common areas, and other 
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hotel uses outlined above comprises seventy five percent (75%) or more of the entire project’s 
gross square footage. 

 
Hotel Incentive: Community Housing Waiver 
When the hotel definition was first updated to permit residential occupancy in 2006, the city also 
established a form-based code for the Community Core to implement the Downtown Master Plan 
through the adoption of Ordinance No. 994. The form-based code added the following standard 
specifying that residential units within hotels were subject to community housing requirements:  

Hotels are not subject to the Floor Area Ratio Inclusionary Housing Incentive of twenty percent 
(20%) for all hotel uses and hotel sleeping rooms. The twenty percent (20%) Inclusionary Housing 
Incentive is required for all residential units within a hotel that are not available for short-term 
rental. 

 
A community housing waiver for residential portions of hotel projects was established in the zoning 
code through the adoption of Ordinance No. 1033 in 2008. The waiver stated:  

For hotel developments, Community Housing calculations apply to all residential units. However, 
100% of the Community Housing requirement will be waived only for the residential portion of 
Hotel Projects that meet the Hotel definition adopted by the Ketchum City Council provided the 
project obtains a complete building permit prior to June 1, 2010.  

At the time, the city believed hotels were integral for economic revitalization, and the waiver was 
deemed necessary to incentivize hotel development.  
 
The city approved several hotel projects that relied on the community housing waiver but had not 
obtained a building permit within the required timeframe. A two-year extension to this waiver was 
approved in 2010 through the adoption of Ordinance No. 1068. The extension covered several hotel 
projects that would have been significantly impacted by the expiration of the community housing 
waiver, including the Limelight Hotel. 
 
The community housing waiver to incentivize hotel development was removed from Ketchum’s 
zoning code in 2014 through the adoption of Ordinance No. 1117. The zoning code was amended to 
state that, “For hotel uses, community housing calculations apply to all portions of the hotel 
development except the hotel units, which are addressed pursuant to Employee Housing, 
17.64.010.I, Hotel Uses.”  
 
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 timeline of Limelight 
Hotel approvals and agreement is provided in Figure 1.  
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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 (Attachment E: pages 8-
10). 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 accommodations for tourists.  
 
The Limelight Hotel (formerly Bald Mountain Lodge) DAs and amended DAs provided incentives 
for different construction timelines. The original Bald Mountain Lodge DA was amended three times 
to extend the construction timelines before the current Limelight Hotel DA (Attachment G) became 
effective. The construction timelines and incentives specified in the original Bald Mountain Lodge 
DA and current Limelight Hotel DA are summarized in Table 1.  
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Table 1: DA Construction Timelines & Incentives 
Timelines Incentives 

Bald Mountain Lodge DA (Effective Date: September 17, 2010) 

 A 
 

• building permit applied for by December 31, 2011 
• commencement of construction by June 30, 2012 
• Certificate of Occupancy issuance for hotel portion 

of project by January 30, 2015 

• community housing requirement waived in its 
entirety 

• employee housing requirement waived in its 
entirety 

B 
 

• building permit applied for by December 31, 2012 
• commencement of construction by December 31, 

2013 
• Certificate of Occupancy issuance for hotel portion 

of project by January 2016 

• community housing requirement waived in its 
entirety 

• 50% of employee housing requirement waived 
• Remaining 50% of employee housing requirement 

($1.38 million) must be satisfied through either 
construction of employee housing units, payment 
via real estate transfer fee, or by other method 
approved by the city. 

C 
 

building permit application shall be submitted within 4 
years of 2010 PUD approval unless extended by City 
Council upon written request by Owner prior to PUD 
CUP expiration 

waivers do not apply under this timeline—community 
and employee housing requirements must be met in 
their entirety 

Limelight Hotel Development Agreement (Effective Date: April 20, 2015) 

A 
 

• building permit applied for by May 31, 2015 
• commencement of construction by November 30, 

2015 
• Certificate of Occupancy issuance for hotel portion 

of the project by June 30, 2018 

• community housing requirement waived in its 
entirety 

• employee housing requirement waived in its 
entirety 

B 
 

• building permit applied for by May 31, 2016 
• commencement of construction by November 30, 

2016 
• Certificate of Occupancy issuance for hotel portion 

of project by June 30, 2019 

• community housing requirement waived in its 
entirety 

• 50% of employee housing requirement waived 
• Remaining 50% of employee housing requirement 

($1.38 million) must be satisfied through either 
construction of employee housing units, payment 
via real estate transfer fee, or by other method 
approved by the city.  

C 

building permit application shall be submitted by May 
6, 2017 (expiration date for 2013 PUD) unless extended 
by City Council upon written request by Owner prior to 
PUD CUP expiration 

waivers do not apply under this timeline—community 
and employee housing requirements must be met in 
their entirety 

 
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 (see Attachment E). 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 
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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 
(Attachment F). 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 (see Attachment G). 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 was issued on December 22, 2016.  
 
ANALYSIS  
PUD & DA 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 a conditional use within all zoning districts (KMC 
§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.  
 
PUD Standards (KMC §16.08.080) 
KMC §16.08.080 provides evaluation standards that apply to review of all PUD CUP applications. 
Staff’s comprehensive analysis of all PUD standards is provided in Attachment D. Many standards 
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are not applicable to the request as no changes are proposed to the existing design, height, bulk, or 
mass of the Limelight Hotel. 
 
Special Development Objectives  
Pursuant to KMC §16.08.080.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.”  
 
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 2 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 2: 2013 PUD Amendment--Special Development Objectives 
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Conformance with Comprehensive Plan & Zoning Ordinance 
2014 Comprehensive Plan Analysis  
Pursuant to KMC §16.08.080.G, PUD proposals must be, “in conformance with and promote 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.”  
 
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).  
 
The 2014 Plan emphasizes Ketchum’s dire need of affordable housing that is attainable to the local 
workforce and acknowledges that workforce housing is essential for our economy. The 2014 Plan 
states, “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.”  
 
The Limelight Hotel is the only hotel project in Ketchum that has received waivers for 100% of the 
employee and community housing requirements. The waivers were granted as an incentive to start 
construction quickly. The Limelight Hotel received a Certificate of Occupancy on December 22, 
2016. The incentive to quickly commence construction is no longer applicable. As further detailed in 
the analysis below, the new residential use proposed with the conversion request is subject to the 
community housing requirement. 
 
Zoning Ordinance Analysis  
Pursuant to FAR and community housing standards specified in KMC §17.124.040.B3:  

In the CC district, the maximum floor area incentive applies to buildings up to three stories in 
height. Buildings above three stories may exceed the 2.25 FAR maximum only in accordance with 
the pertinent provisions allowing for a fourth floor (for example, hotels, PUDs and 100 percent 
community housing project, etc.) For hotel uses, community housing calculation apply to all those 
portions of the hotel development except the hotel units, which are addressed pursuant to 
employee housing of this chapter. 

 
Community housing calculations are also addressed in the standards that apply to hotels in the 
Tourist Zone and Community Core listed in KMC §17.124.050.B. Pursuant to KMC §17.124.050.B1, 
“For hotel developments, community housing calculations apply to all residential units. However, 
100 percent of the community housing requirement will be waived only for the residential portion of 
hotel projects that meet the hotel definition adopted by the Ketchum City Council.” 
 
These sections of zoning code provide two different standards for applying the community housing 
calculation for hotels in the Community Core. KMC §17.124.040.B3 requires that the community 
housing calculation apply to all portions of a hotel development except hotel units. KMC 
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§17.124.050.B1 states that the community housing requirement is waived for the residential portion 
of projects that meet the hotel definition.  
 
Regulations for the interpretation and application of the zoning code are provided in KMC 
§17.04.040. The application of overlapping regulations is addressed in KMC §17.04.040.B, which 
states:  

Whenever the provisions of this title, or a provision in this title and any provision in any other 
ordinance, resolution, rule or regulation of any kind, contain any restrictions covering the same 
subject matter, the more restrictive or higher standards or requirements shall govern. All uses and 
all locations and bulk permitted under the terms of this title shall be in conformity with all other 
provisions of law. 

Applying the community housing calculation for all portions of the hotel development except hotel 
units as required by KMC §17.124.040.B3 is a more restrictive and higher standard compared to 
KMC §17.124.040.B3. This more restrictive and higher standard shall govern pursuant to KMC 
§17.04.040.B. 
 
The request to convert 11 existing hotel rooms on the fourth floor into two residential penthouses 
would result in 4,573 square feet of new non-hotel floor area. The community housing contribution 
and associated in-lieu fee for the new residential use is calculated as follows: 

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

$466,200 
 
The applicant summarizes the proposed housing mitigation in their narrative (Attachment A) and 
references the following sections of the zoning code:  
 

KMC §17.124.040—Floor Area Ratios and Community Housing  
B.2g. In addition to those outright options noted in this section, the City Council may 
consider alternative proposals by the applicant to fulfill the community housing incentive. 
The City Council has full discretionary power to determine said request. Options for 
fulfillment of the community housing incentive include, but are not limited to: 

1. Land conveyance to the City;  
2. Existing housing unit buy down or mortgage buy down; or 
3. Other proposals and options as approved by the City Council.  

 
KMC §17.124.050—Hotels  
B4. Alternate Means for housing. The City Council may consider a request by the hotel 
developer to satisfy any required employee or community housing square footage by 
alternate means. Off site mitigation, payment of in lieu fees, land in lieu of units, voluntary 
real estate transfer fees or other considerations may be proposed by the hotel developer. 
Larger sites are encouraged to include workforce housing on site. The City Council has full 
discretionary power to deny said request. 
 

In their narrative, the applicant summarizes their housing mitigation proposal as follows:  
The LLK has subsidized employee rents for over 7 years. The average rental subsidy is between 
$50,000 and $60,000 per year and total $350,000 to date. This practice is integral to the LLK 
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operations and there is no foreseen reason why this employee housing subsidy would be 
discontinued.  
 
Council has encouraged and continues to encourage subsidies as an offset to either construction of 
actual for-rent units or payment of in lieu fees. The Applicant submits that these employee rent 
subsidies qualify as an appropriate alternative housing contribution offset to the in-lieu fee 
payment.  

 
The applicant has proposed satisfying the community housing requirement for the new residential 
use by continuing to subsidize rents for their employees. Staff believes it is important to distinguish 
that the hotel is subject to two different housing requirements—the employe housing requirement 
and the community housing requirement.  
 
Employee housing is required pursuant to KMC §17.124.050.B2, which states, “Hotel developments 
are required to mitigate employee housing impacts at a ratio of 25 percent of the total number of 
employees calculated by the following formula: one employee per hotel room or bedroom.” The 
2013 PUD amendment waived the requirement to provide housing for 30 employees as an incentive 
to construct the project quickly. The request to convert 11 hotel rooms to two residential units 
decreases the employee housing demand for the project. The proposed amendment decreases the 
total number of hotel rooms to 98, which would require housing for 25 employees.  
 
Community housing is required pursuant to KMC §17.124.040.B3, which states that, “For hotel 
uses, 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 applicant’s 
request proposes two new market-rate residential condominium units on the fourth floor of the 
Limelight Hotel. The two new residential units have a total floor area of 4,573 square feet. The 
associated community housing requirement based on the proposed new residential use is 777 
square feet of community housing or a community housing in-lieu fee of $466,200.  
 
Staff acknowledges the value of the ongoing rent subsidies that the Limelight Hotel provides to their 
employees. The 2013 PUD amendment waived the employee housing requirement to provide 
housing for 30 employees. While the city’s employee housing requirement was waived, Limelight 
Hotel depends on access to a stable workforce for their operations and voluntarily provides 
employee rent subsidies. Staff believes these ongoing employee rent subsidies underscore 
Ketchum’s shortage of affordable housing options that are attainable for the local workforce. Staff 
recommends the applicant satisfy the community housing requirement by paying the $466,200 in-
lieu fee to help further the city’s goal to produce and preserve housing the is affordable for our local 
workforce and community.  
 
 
STAFF RECOMMENDATION 
Staff recommends the Commission make a recommendation to approve and move the PUD CUP & 
DA Amendment applications to the City council subject to the condition that the applicant satisfy 
the community housing requirement by paying the associated $466,200 in-lieu fee.   
 

 
 



 
 

Attachment A 
 Amendment Request 

Narrative & Project Plan Set 
 
 
 
 
 
 
 



Limelight Ketchum guest room to condominium conversion narrative 

 

Executive Summary 

Thank you for your attention to the following materials detailing a proposed alteration within the 
Limelight Hotel Ketchum. 

This alteration will continue to reinforce the long standing operations of the LLK as a valued community 
contributor and participant. Continued successful hotel visitor operations, employment, popular 
restaurant and public services, valued meeting spaces, and desirable residences are significant 
contributors to our residents, visitors, and local businesses.  

The purpose of the proposed alteration is to expand the existing residential and for rent product and to 
make available the funds to complete a significant planned internal public space remodel projected to 
occur in 2025. 

We look forward to this modification as a basis for further interior guest and resident service 
improvements and experiences. 

 

Background 

The Limelight Ketchum was designed and fully entitled in April 2011. In 2014, the project was sold to the 
current owner and developer, Aspen Skiing Company, and construction commenced in Spring 2015.  

In 2013, prior to the sale, the PUD/CUP was amended and updated. Following the sale, the Development 
Agreement was amended, and the Community Core Design Review was modified in April 2015. As the 
program revisions proposed by ASC were consistent with the PUD/CUP, the city determined the 
PUD/CUP did not need to be further revised.  Construction began in Spring of 2015 and was completed 
and the Certificate of Occupancy issued in December, 2016. As set forth in the final Design Review 
approval, the project totaled 99 guest rooms and 14 for sale condominiums and totaling 141,547 square 
feet, of which 78.3% was platted as Hotel square footage.  

A stipulation of the Development Agreement/PUD provided that 75% of the building square footage, at 
minimum,  must be utilized as Hotel space (106,160 s.f.)  Since inception in 2015, 110,811 square  
footage has been designated and used as Hotel space.  

Submittal 

While maintaining designated hotel parameters, and continuing to conform with the Hotel Definition, 
Development  Agreement, and PUD/CUP governing agreements, the project includes 4,650.75 square 
feet of excess Hotel square footage.  



Two areas of the 4th floor (“Main Street” block and “1st Street” block) are platted and recorded as Hotel 
and are comprised of guest rooms totaling 4,573 square feet. The Main Street block included 5 guest 
rooms totaling 1,939 square feet. The 1st Street block included 6 guest rooms totaling 2,633 square feet. 

This submittal requests the conversion of this excess Hotel square footage to residential use, specifically 
the Main Street block and the 1st Street block. After this conversion the Residential square footage will 
be 35,309 s.f.  and still less than the 25% maximum allowed.  (Please see the area calculation detail and 
the floor plate indicating the two 4th floor color blocked areas). 

 

Project Design 

Interior:  

The floor plates of the 4th floor Main Street block and 1st Street block areas mirror existing 5th floor 
condominium units; the interior floor plans for the 4th floor units will be substantially similar to those 
upper units.  

Exterior: 

There will not be any change to the exterior treatments of materials, windows, penetrations or colors. 
We have included exhibits showing the existing Main Street elevation and the 1st Street elevation for 
reference. (Please see drawing pages attached) 

Code Compliance 

The governing authority, including the Development Agreement, the PUD/CUP, and the relevant Code 
sections have been excerpted and included within the relevant Proposed document Amendments and 
Forms. (Please see Amendment Application Forms and Exhibits attached) 

 

Parking 

The parking code provides for .75 parking space per hotel guest room and 1.5 parking spaces per 
residential unit. 8 spaces exist already to accommodate the 11 guestrooms. Residential use would 
require only  3 spaces. Thus the project now includes an excess parking count of 5 spaces.(Please see the 
updated Parking calculation attached). 

Plat Amendment 

The Final Plat was completed in 2015. A Plat Amendment will be required to re-organize the 2 Hotel 
guestroom blocks into 2 condominiums and to transfer the two blocks from the “H”, or Hotel 
designation, to “R” or Residential designation. (Please see preliminary  Lot Line Adjustment Form 
Application attached). 



Housing Mitigation 

 City code section 17.124.040 calculates an applicable in lieu fee based on “new non-hotel floor area” as 
follows: 

• 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 
• Community Housing In-Lieu Fee ($600 per s.f.): 777s.f. x $600 = $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 LLK continues to fully comply with the 
Hotel definition with no change to the approved FAR or total square footage. 

Pursuant to Title 17.124.040B2g, “Options for fulfillment of the community housing incentive include, but 
are not limited to:  

1) Land conveyance to the City; 
2) Existing housing unit buy down or mortgage buy down; or  
3) Other proposals and options as approved by the City Council.”  (Emphasis added) 

Additionally, Title 17.124.050B4 provides: “Alternate means for Housing. The City Council may consider a 
request by the hotel developer to satisfy any required employee or community housing square footage 
by alternate means. Off-site mitigation, payment of in lieu fees, land in lieu of units, voluntary real 
estate transfer fees or other considerations may be proposed by the hotel developer.” (Emphasis added). 

The LLK has subsidized employee rents for over 7 years. The average rental subsidy is between $50,000 
and $60,000 per year and totals $350,000 to date. This practice is integral to the LLK operations and 
there is no foreseen reason why this employee housing subsidy would be discontinued. 

Council has encouraged and continues to encourage such subsidies as an offset to either construction of 
actual for-rent units or payment of in lieu fees. The Applicant submits that these employee rent 
subsidies qualify as an appropriate alternative housing  contribution offset to the in-lieu fee payment. 
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2,633.57 sf

CONDOMINIUM 416

2,633.57 SF

1,939.54 sf

CONDOMINIUM 401

1,939.54 SF

SOUTH MAIN STREET

SOUTH WASHINGTON STREET

FIRST STREET EAST

RIVER STREET EAST





Rounded

A Existing Total Building Floor Area (S.F.) 141,547.00  Sq. Ft.

B Existing Total Hotel Floor Area 110,811.00  Sq. Ft.

C Percent of Building Area Required as Hotel 75.0%

D Percent of Building Area Defined as Hotel B ÷ A 78.3%

E Permitted Non-Hotel (i.e. Residential) Floor Area 25% x A 35,386.75  Sq. Ft. 35,387.00  Sq. Ft.

F Existing Residential Floor Area (excludes lock-off hotel rooms) 30,736.00  Sq. Ft.

G Remaining Permitted Residential Floor Area (Method 1) E - F 4,650.75  Sq. Ft. 4,651.00  Sq. Ft.

H Remaining Permitted Residential Floor Area (Method 2) (D - C) x A 4,650.75  Sq. Ft. 4,651.00  Sq. Ft.

I Existing Hotel Rooms Proposed to be Converted into Residential Condo 401

J Existing Hotel Rooms Proposed to be Converted into Residential Condo 416

K Proposed Residential Condominium 401 Floor Area 1,939.54  Sq. Ft. 1,940.00  Sq. Ft.

L Proposed Residential Condominium 416 Floor Area 2,633.57  Sq. Ft. 2,634.00  Sq. Ft.

M Proposed Residential Floor Area Total K + L 4,573.11  Sq. Ft. 4,573.00  Sq. Ft.

Rounded

A Existing Commercial Space Floor Area (S.F.) 10,819.00  Sq. Ft.
B Commercial Space Parking Requirement (Number of Spaces) - 2 per 1,000 S.F. A ÷ (1,000 SF ÷ 2) 21.64                            22.00                            
C Existing Residential Floor Area (net) 30,736.00  Sq. Ft.
D Proposed Residential Floor Area (net) 4,573.00  Sq. Ft.
E Existing Residential Parking Requirement (Number of Spaces) - 1 per 1,500 S.F. C ÷ 1,500 20.49                            20.50                            
F Proposed Residential Parking Requirement (No. of Spaces) - 1 per 1,500 S.F. (C+D )÷ 1,500 3.05                              
G Total Residential Parking Requirement (No. of Spaces) E + F 23.54                            24.00                            
H Existing Number of Hotel Rooms/Lock-Out Units 108.00                          
I Proposed Number of Hotel Rooms/Lock-Out Units H - 11 97.00                            
J Existing Hotel Parking Requirement (No. of Spaces) - .75 per Room H x .75 81.00                            
K Proposed Hotel Parking Requirement (No. of Spaces) - .75 per Room I x .75 72.75                            73.00                            
L Total Existing Parking Spaces* Actual number is 108 + 12=120 B + E + J 123.13                          124.00                          
M Total Parking Space Requirement based on Proposed Changes B + G + K 117.93                          118.00                          
N Existing Parking Spaces in Excess of Requirement* 120-118=2 L - M 5.20                              5.00                              

401, 402, 403, 404, 405

416, 417, 418, 419, 420, 421

Limelight Square Footage Calculation

Limelight Parking Requirements
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Attachment B 
PUD CUP Amendment 

Application & Submittal 
Materials 

 
 
 
 
 
 



OFFICIAL USE ONLY 

File Number: P25-001a

Date Received: 1/9/25

By: NF

Fee Paid: $6,000.00

Approved Date: 

Denied Date: 

By: 

Conditional Use Permit Application 

Submit Completed application to planningandbuilding@ketchumidaho.org  Or hand deliver to Ketchum City Hall, 
191 5th St. W.  Ketchum, ID If you have questions, please contact the Planning and Building Department at (208) 
726-7801. To view the Development Standards, visit the City website at: www.ketchumidaho.org and click on
Municipal Code.  You will be contacted and invoiced once your application package is complete.

OWNERINFORMATION 
Project Name: 
Name of Owner of Record: 
Physical Address: 

Property Legal Description: 
Property Zoning District: 
Lot Size: 
Contact Phone: Contact Email: 

PROJECT INFORMATION 
Description of Proposed Conditional Use: 
 

Description & Specification Sheet of Proposed 
and Existing Exterior Lighting: 

  Limelight Hotel Condominium Conversion
  Limelight Ketchum 2, LLC

  151 South Main Street

  151 So. Main Hotel & Residences Unit H Hotel 

CC-1

  48,332.14 SF
  Jim Laski:  (208) 725-0055   JRL@LawsonLaski.com

Modification of existing Planned Unit Development.

N/A

Docusign Envelope ID: 3325A994-E26A-4524-A098-15CCB59B6FC5

Amendment to PUD



   
 

   
 

APPLICANT NARRATIVE OF HOW THEY MEET THE CONDITIONAL USES PERMIT  
CRITERIA IN MUNICIPLE CODE 17.116.030 A-E 

 
 
 
 
 
 
 
 
 
 
 
 

 
                              ADDITIONAL COMMENTS 

 

ACCOMPANYING SUPPORTING INFORMATION REQUIRED 

● Existing Site Plan ● Proposed Site Plan   ● Landscape Plan ● Grading and Drainage Plan  ● Exterior Lighting Plan 
and Specifications ● Other plans and studies related to the social, economic, fiscal, environmental, traffic, and other 
effects of the proposed conditional use, as required by the Administrator 

Applicant agrees to observe all City ordinances, laws and conditions imposed. Applicant agrees to defend, hold harmless 
and indemnify  the City of Ketchum, city officials, agents and employees from and for any and all losses, claims, actions, 
judgments for damages, or injury to persons or property, and losses and expenses caused or incurred by Applicant, its servants, 
agents, employees, guests and business invitees and not caused by or arising out of the tortuous conduct of city or its officials, 
agents or employees. Applicant certifies that s/he has read and examined this application and that all information contained 
herein is true and correct. 

 
 

 

Applicant Signature Date 
 
 

City of Ketchum Planning & Building Department 
Conditional Use Permit Application 

Refer to attached proposed Amendments to Conditional Use Permit for Planned Unit Development.

N/A

Docusign Envelope ID: 3325A994-E26A-4524-A098-15CCB59B6FC5

12/23/2024



 

 
[PROPOSED] AMENDMENT TO CONDITIONAL USE PERMIT FOR PLANNED UNIT 
DEVELOPMENT File # 07-015 - 1 
  11564-001 

[PROPOSED] AMENDMENT TO CONDITIONAL USE PERMIT 
FOR PLANNED UNIT DEVELOPMENT  

 
FILE NUMBER: 07-015:  LIMELIGHT HOTEL 

 
The Following Amendment to the Conditional Use Permit for Planned Unit Development   
dated May 6, 2023 (“Amendment”) is proposed by Limelight Ketchum, LLC, a Delaware 
limited liability company (“Owner”): 
 

RECITALS 
 

 A.  Owner is a party to that certain Development Agreement with the City 
dated April 20, 2015 (“Development Agreement”), and recorded on July 8, 2015, as 
Instrument No. 627876, records of the County Recorder, Blaine County, Idaho.  The 
Development Agreement sets forth contractual obligations for a hotel, retail  and 
residential condominium project and related improvements at 151 South Main Street in 
Ketchum, Idaho, (“Development” or “Project”).   
 
 B. The Development Agreement incorporated the terms and provisions of the 
approved Conditional Use Permit for Planned Unit Development for the Project dated 
June 7, 2010 and amended May 6, 2013 (the “PUD”)1 and the Community Core Design 
Review dated April 2, 2015 (“Design Review Approval”).2   
 

C.  The Project was completed by Owner in accordance with the 
Development Agreement, PUD and Design Review Approval and the final plat recorded 
in January of 2017. 
 
 D.  Owner now desires to convert portions of the hotel consisting of eleven 
(11) hotel rooms into two (2) residential condominium units (“Residential Conversion”). 
 
 E.  The residential Conversion requires amendments to Tables setting forth 
Program Overview, Square Footage Calculations and Hotel Definition Calculations to 
demonstrate continued conformance with the PUD standards.   

 
Based on the foregoing, Owner hereby requests that the following Amendment be 

incorporated into the PUD:    
 
Amendments:  Tables 1 through 4 in paragraphs 5 and [6] of the PUD3 shall be replaced 
with the following:   

 
 

 
 

1 Exhibit C to the Development Agreement.  
2 Exhibit B to the Development Agreement.  
3 The most recent calculation Tables are included in the Design Review Approval. 



 

 
[PROPOSED] AMENDMENT TO CONDITIONAL USE PERMIT FOR PLANNED UNIT 
DEVELOPMENT File # 07-015 - 2 
  11564-001 

 
Table 1: History of Programming Changes 

 Original 
Approval 
2010 

Revised 
May 2013 

Proposed 
Nov. 20144 

Approved 
2015 
Design 
Review 

Proposed 
2025 

Project Numbers 

Lot size (sf) 48,351 48,315 48,351 48,351 48,351 

Building Height (ft) 68 68 63 63 63 

Parking Spaces (#) 125 125 122 124 124 

Number of parking 
levels (#) 

2 2 1 1 1 

Hotel 

Lobby (sf) 5,660 4,600 12,140 5,532 5,532 
Hotel Rooms 
(total sf) 

48,380 70,448 58142 50,414 45,841 

Hotel Rooms/Suites (#) 82 119 105 99 88 

Avg Size of Hotel 
Rooms (sf) 

590 592 554 456 456 

Lock-off Units (#) 5 0 15 10 10 

Conference/Prefunct 
space (sf) 

5,436 8,380 4,310 4,131 4,131 

Conference Capacity 
(#) 

200 350 175 170 170 

Spa (sf) 5,506 3,600 0 0 0 
Restaurant/Lounge/ 
Kitchen (sf) 

773,500 6,870 Included in 
Lobby 

Included in 
Lobby 

Included In 
Lobby 

Pool/Hot tubs (#) 1 pool/ 1 
hot tub 

1 pool/ 1 
hot tub 

1 pool/ 2 
hot tubs 

1 pool/ 2 
hot tubs 

1 pool/ 2 
hot tubs 

Fitness (sf) 809 1,200 940 930 930 

Residential 

 
4 Per Paragraph 2 of the Design Review Approval, on November 24, 2014, the Planning and Zoning Commission 

determined that the 2013 Development Agreement did NOT need to be amended as the proposed program 
changes were consistent with the original approval and code requirements. Final Program Calculations were 
incorporated into the Design Review Approval. Similarly, the current proposed program changes are consistent 
with the original PUD approval, as amended, and code requirements.  



 

 
[PROPOSED] AMENDMENT TO CONDITIONAL USE PERMIT FOR PLANNED UNIT 
DEVELOPMENT File # 07-015 - 3 
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Residential Units 
(total sf) 

40,035 18,600 32,335 30,736 35,309 

Residential Units  
(#) 

26 11 18 14 16 

Avg. Size of Residential 
Units (sf) 

1,540 1,692 1,796 2,195 2,195 

% of Hotel vs 
Residential 

74.4 86.7 81.0 78.3 75.1 

Retail 

Total (sf) 2,614 2,550 1,890 2,050 2,050 

 
Table 2: Hotel Definition 

HOTEL 
CONFIGURATION 

BML-2010 
Approved 

BML-2013 
Approved 

LKH-2015 
Approved  

Proposed 
2025 

Guest Rooms 82 119 99 88 
Sq Ft 59,422 86,329 50,414 45,841 
Dedicated Units –  
Lock-Out Units 

9 N/A 10 10 

Sq Ft 3,535 N/A 4,776 4776 
Hotel Key Count 91 119 109 98 
BOH/Lobbies/Hotel 
Related Uses Sq Ft  
(P1,P2,Level 1*) 

63,687 60,149 55,621 55,621 

TTL “Hotel” Sq Ft (per 
definition)  

126,647 146,478 110,811 106,238 

     
Permitted “Non-Hotel” 
sq ft (25%) 

42,215.5 42,215.5 35,387 35,387 

     
Proposed Residential 
Units (4th & 5th floors 
minus lock-off units) 

26 8 14 16 

Sq Ft 42,215 22,384 30,736 35,309 
     
TTL Bldg Sq Ft (includes 
sub-grade hotel uses, 
but not parking) 

168,862 168,862 141,547 141,547 

     
Pct of Building Area 
defined as “Hotel” 

75.0% 86.7% 78.3% 75.1% 
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Residential Sq Ft over 
allowable per definition.  

0 0 0 0 

 

Table 3: Required Parking 

Parking Requirements: Proposed 
2025 

Commercial Space: 10,819 sf**                 2 per 1,000 sq. ft = 21.6 spaces 
Residential (net)      30,736 sf                       1 per 1,500 sq. ft. = 20.5 spaces (35,309 sf)   

24 spaces  
Hotel:                       108 units                       .75 per Room = 81 spaces (98 units) 

73 spaces 
Total Spaces Required:                123.1 spaces 117.9 

spaces 
  
Proposed:   
Garage: 109 spaces     Surface: 3 spaces    On Street Credit*:    12 
spaces 

 

Total Spaces Proposed:                                 124 spaces No Change 
 

  
 
Submitted this ____ day of January, 2025 by:  
 
 
LIMELIGHT KETCHUM, LLC   
 
 
__________________________   
By:     
Its:     
  
  
 

 
 



March 11, 2025 

 

By email and hand delivered 

 

Morgan Landers 
c/o Abby Rivin 
Director, Ketchum Planning & Zoning 
191- 5th St. West 
Ketchum, Id 83340 
 
Re:  Limelight Hotel (LLK), 2/24/25 City Review Comments DA and PUD Amendments requested 
additional submittal. 
 
Dear Morgan and Abby, 
 
Per the above referenced City Review Comments dated February 24, 2025 we are pleased to provide the 
attached requested documents and additional narrative for the planned LLK conversion of 4th floor guest 
rooms to two for-sale condominiums. 

All documents and drawings provided are itemized in the Transmittal sheet for your reference. 

Please advise if additional forms or documents are required in this application. 

Thank you. 

 

Jim Garrison 

 

For Applicant – Aspen Hospitality Group/Ketchum Limelight 2 LLC 

 

  



 

Limelight Ketchum guest room to condominium conversion narrative #2 

(In Response to City Comment letter dated February 24, 2025) 

 

EXECUTIVE SUMMARY 

Thank you for your Review Comment Letter referenced above regarding the Limelight submittal 
documents dated December 16, 2024 and transmitted from Michael Doty Associates, Architects. 

We note 5 discreet City 2/24/25 comments for additional information and have itemized and formatted 
this response in the order of those Review Comments. 

The applicant’s additional submitted documents here address the planned modification to the 
hotel/residence via the applicable regulating documents relative to the Limelight Hotel located at 151 
South Main St., Ketchum, ID (“LLK”, “Applicant”, “Project”). 

 

City Comment #1: Required Action: “submit a title report, the owner’s recorded deed to the subject 
property, the CC&Rs, and the condominium declaration as required by KMC 16.08.070.B.”  

 Response: Please find the title report, recorded deed, and CC&Rs attached. (Please note the 
condominium declaration is included with the CC&Rs.) 

City Comment #2: Required Action: “submit a narrative describing how the proposed amendment 
impacts the applicable evaluation standards for PUDs specified in KMC 16.08.080….” 

Response: Please see each of the standards for PUDs listed and addressed below: 

16.08.080 - Standards. 

A. Minimum lot size of three acres. All land within the development shall be conƟguous except 
for intervening waterways. Parcels that are not conƟguous 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 
secƟon 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). ApplicaƟon 
for waiver or deferral of this criteria shall include a descripƟon 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 definiƟon of "hotel" in secƟon 17.08.020, "Terms defined", of this 
Code, and conforms to all other requirements of secƟon 17.18.130, "Community Core District 
(CC)", or secƟon 17.18.100, "Tourist District (T)", of this Code. Waivers from the provisions of 
secƟon 17.18.130 of this Code may be granted for hotel uses only as outlined in 
secƟon 17.124.040 of this Code. Waivers from the provisions of secƟon 17.18.100 of this Code 
may be granted for hotel uses only as outlined in secƟon 17.124.040 of this Code. 

Response:  The Proposed Amendment does not impact the applicable standards.  A waiver to 
the 3-acre lot size was granted in 2009 and is not impacted by the proposed change.  Community and 
Employee Housing for the Project were waived based on the development schedule (Timeline A) 
contained in the Third Amendment to the Development Agreement dated November 3, 2014 
(“Development Agreement”). There are no changes to that schedule proposed and the development 
Ɵmeframes were met.   

The reducƟon of 11 hotel rooms to create 2 residenƟal condominium units would reduce the 
employee housing demand generated by the Project. AddiƟonally, the Applicant voluntarily provides 
employee housing assistance to its employees. 

The Project with the proposed amendment conƟnues to meet the definiƟon of Hotel and does 
not impact any other waivers associated with the original Project.  

B. The proposed project will not be detrimental to the present and permiƩed uses of surrounding 
areas. 

Response: There are no changes proposed to the exterior of the building or to any exterior 
improvements.  The Proposed Amendment will generate a lower parking requirement and will not result 
in any changes to traffic paƩerns. 

C. The proposed project will have a beneficial effect not normally achieved by standard 
subdivision development.  

Response: The City previously found that this Project was not a subdivision and that this 
standard is inapplicable. The proposed amendment does not impact that analysis.  

D. The development shall be in harmony with the surrounding area. 

Response: The Amendment request involves no exterior changes to the approved Project.  



 E.  1. DensiƟes and uses may be transferred between zoning districts within a PUD as 
permiƩed 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 addiƟonal 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 
secƟon 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. ApplicaƟon for waiver or deferral of this criteria shall include a descripƟon of the proposed 
community or employee housing and the proposed guarantee for the use, rental cost or resale 
cost. 

 Response: The City previously found that this standard does not apply as no density is being 
transferred and the proposed density is permiƩed in the CC zone.  The proposed amendment does not 
impact that finding.  

F. The proposed vehicular and nonmotorized transportaƟon system: 

1. Is adequate to carry anƟcipated traffic consistent with exisƟng and future development of 
surrounding properƟes. 

Response: The effect of the proposed amendment will be to reduce traffic associated with the 
Project.  

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

Response: The effect of the proposed amendment will be to reduce traffic associated with the 
Project.  

3. Is designed to provide automoƟve and pedestrian safety and convenience. 

Response: There is no change in the design configuraƟon proposed and the revision will 
minimize impacts. 

4. Is designed to provide adequate removal, storage and deposiƟon of snow. 

Response: There is no change in the design configuraƟon proposed and the revision will 
minimize impacts. 



5. Is designed so that traffic ingress and egress will have the least impact possible on adjacent 
residenƟal 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. 

Response: There is no change in the design configuraƟon proposed and the revision will 
minimize impacts. 

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

Response: There is no change in the design configuraƟon proposed and the revision will 
minimize impacts. 

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

Response: There is no change in the design configuraƟon proposed and the revision will 
minimize impacts. 

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

Response: There is no change in the design configuraƟon proposed and the revision will 
minimize impacts. 

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. 

Response: The proposed minor change in the number of hotel rooms has a di minimis impact on 
the purposes and goals of the comprehensive plan. The Project conƟnues to qualify under the hotel 
definiƟon. AddiƟonally, those rooms have an occupancy rate of less than 14%.  The proposed change is 
fully in accordance with applicable ordinances and with the public interest.     

1. Pursuant to subsecƟon 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, undulaƟon and other design elements. The site plan should be sensiƟve 
to the architecture and scale of the surrounding neighborhood. 

Response: There is no change in the design configuraƟon proposed. 

2. The influence of the site design on the surrounding neighborhood, including relaƟonship of the 
site plan with exisƟng structures, streets, traffic flow and adjacent open spaces, shall be 
considered. 



Response: There is no change in the design configuraƟon proposed. 

3. The site design should cluster units on the most developable and least visually sensiƟve porƟon 
of the site. 

Response: There is no change in the design configuraƟon proposed. 

H. The development plan incorporates the site's significant natural features. 

Response: There is no change in the design configuraƟon proposed. 

I. SubstanƟal buffer planƟng strips or other barriers are provided where no natural buffers exist. 

Response: There is no change in the design configuraƟon proposed. 

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. 

Response: There is no phasing associated with the proposed amendment.  

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 configuraƟon 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 
conƟnuing management of all open spaces and common faciliƟes to ensure proper maintenance. 

Response: There is no change in the design configuraƟon proposed and the revision will 
minimize impacts. 

L. LocaƟon of buildings, parking areas and common areas shall maximize privacy within the 
project and in relaƟonship to adjacent properƟes and protect solar access to adjacent properƟes. 

Response: There is no change in the design configuraƟon proposed and the revision will 
minimize impacts. 

M. Adequate recreaƟonal faciliƟes and/or daycare shall be provided. Provision of adequate on 
site recreaƟonal faciliƟes 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 recreaƟonal faciliƟes will be adequately provided by 
payment of a recreaƟon fee in lieu of such faciliƟes to the City for development of addiƟonal acƟve park 
faciliƟes. On site daycare may be considered to saƟsfy the adequate recreaƟonal facility requirement or 
may be required in addiƟon to the recreaƟonal faciliƟes requirement. 

Response: There is no change in the design configuraƟon proposed and the revision will 
minimize impacts. 



N. There shall be special development objecƟves and special characterisƟcs of the site or physical 
condiƟons that jusƟfy the granƟng of the PUD condiƟonal use permit. 

Response: The development objecƟves and special characterisƟcs jusƟfying the PUD approval 
included (i) the economic benefit of new hot beds; (ii) economic benefit of conference space; (iii) social 
benefit of employee housing, although that requirement was waived; (iv) the aestheƟc/economic 
benefit of undergrounding power lines; and (v) the aestheƟc/economic benefit of pedestrian 
improvements in the public right of way.   

O. The development will be completed within a reasonable Ɵme. 

Response: The development is complete.  

P. Public services, faciliƟes and uƟliƟes are adequate to serve the proposed project and 
anƟcipated development within the appropriate service areas. 

Response: The proposed amendment does not affect public services, faciliƟes or uƟliƟes.   

Q. The project complies with all applicable ordinances, rules and regulaƟons of the City of 
Ketchum, Idaho, except as modified or waived pursuant to this secƟon. 

Response: The Project was completed in 2016 in accordance with PUD Agreement and a 
Development Agreement, each amended mulƟple Ɵmes, and included various waivers, all of which were 
approved through the PUD process.  No addiƟonal waivers are requested for the current proposed 
amendment.  All other ordinances, rules and regulaƟons of the city will be met.  

 

  



City Comment #3: No action required by the applicant at this time: “Staff recommends the applicant 
revise the narrative to distinguish between the two different requirements/waivers by providing two 
distinct analyses addressing how the proposal impacts: (1) the community housing requirement and 
(2) the employee housing requirement.” 

City Comment #4:  No action required by the applicant at this time: “Staff recommends the applicant 
reconsider the community housing requirement and amend the proposal to fulfill the community 
housing contribution for the proposed 4,573 square feet of new residential use through one of the 
options outlined in KMC 17.124.040.B2f….” 

City Comment #5: No action required by the applicant at this time: “Staff recommends the applicant 
revise the narrative to describe whether the proposed modification will have an impact on the 
economic benefits provided by the Limelight Hotel.  Staff recommends the applicant provide further 
analysis to explain how the request to remove 11 hotel rooms will not diminish the public and 
economic benefits provided by the Limelight Hotel.” 

CONCLUSION 

This application does not impact and continues to reinforce the long-standing operations of the LLK as a 
valued community contributor and participant. LLK looks forward to continued successful hotel visitor 
operations, employment, popular restaurant and public services, valued meeting spaces, and desirable 
residences are significant contributors to our residents, visitors, and local businesses.  

We look forward to this modification as a basis for further interior guest and resident service 
improvements and experiences. 
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TitleOne Corporation dba Sun Valley Title
271 1st Ave. N., PO Box 2365
Ketchum, ID  83340
(208)726-9341

SCHEDULE A

1. Effective Date: February 26, 2025 at 07:30 AM

2. Policy or Policies to be issued:

Preliminary Research Report                                           Report Amount:  $250.00

For the Benefit of:
Jim Garrison

3. The estate or interest in the land described or referred to in this Report and covered herein is:
Fee Simple

4. Title to the estate or interest in said land is at the effective date hereof vested in:
Limelight Ketchum 2 LLC, a Delaware limited liability company

5. The land referred to in this Report is described as follows:
See Attached Schedule C

DISCLAIMER

The information provided in this report is for informational purposes only.  This report contains information about real property and interests in real 
property.  This report is based on a search of our tract indexes of the county records.  This is not a title or ownership report and no examination of 
the title to the property described has been made.  For this reason, no liability beyond the amount paid for this report is assumed hereunder and the 
company is not responsible beyond the amount paid for any errors and omissions contained herein.  This report in no way creates any obligation by 
Sun Valley Title or its underwriters to insure any party now or in the future.  Any insurance will be separate from this report and subject to usual and 
customary underwriting standards. 
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SCHEDULE B-I
Requirements

The following are to be complied with:

1. NOTE: According to the available records, the purported address of the land referenced herein is:

151 S Main St, Unit H, Ketchum, ID 83340 (Hotel)
151 S Main St, Unit R, Ketchum, ID 83340 (Retail)
None at this time, Ketchum, ID 83340 (Common Area)

2. NOTE: The only deed(s) affecting said land, which recorded within 24 months of the date of this report, or the last recorded vesting 
deed, is (are) as follows:
Document: Special Warranty Deed 
Grantor: Aspen Skiing Company, LLC, a Colorado limited liability company 
Grantee: Limelight Ketchum 2 LLC, a Delaware limited liability company 
Recorded: December 17, 2021
Instrument No.: 689977, records of Blaine County, Idaho.

3. NOTE: No existing deed of trust or mortgage appears of record. If this information is in error, please notify your title or escrow officer 
with information concerning any existing loans.

https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=7019c12e-037a-40ca-bb09-d43a592d48c7
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SCHEDULE B-II
Exceptions From Coverage

Note: This is a Preliminary Research Report and not a title insurance policy.  If it were a policy, it would have the following Exceptions 
unless they are taken care of to our satisfaction. If the Company’s requirements are satisfied, Exceptions 1 through 7 would be removed 
on Enhanced/Extended coverage policies. 

Exceptions:

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the Public Records or is created, 
attaches, or is disclosed between the Commitment Date and the date on which all of the Schedule B, Part I—Requirements are met.

2. Rights or claims of parties in possession not shown by the Public Records.

3. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an 
accurate and complete land survey of the Land, and that is not shown by the Public Records.

4. Easements, or claims of easements, not shown by the Public Records.

5. Any lien, or right to a lien, for services, labor, equipment, or materials heretofore or hereafter furnished, imposed by law and not shown 
by the Public Records.

6. Taxes or special assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or 
assessments on real property or by the Public Records. Proceedings by a public agency which may result in taxes or assessments, or 
notices to such proceedings whether or not shown by the records of such agency, or by the Public Records.

7. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, 
claims to title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.

8. Taxes for the year 2024 are paid in full.
Parcel Number: RPK070300000H0
Original Amount: $76,688.96
Hotel area

9. Taxes for the year 2024 are paid in full.
Parcel Number: RPK070300000R0
Original Amount: $2,682.22
Retail area

10. Taxes for the year 2024 are exempt.
Parcel Number: RPK07030000000
Original Amount: $0.00
Common Area

11. Taxes, including any assessments collected therewith, for the year 2025 which are a lien not yet due and payable.

12. The Land described herein is located within the boundaries of the City of Ketchum and is subject to any assessments levied thereby.

13. Liens, levies, and assessments of the 151 South Main Hotel & Residences Owners' Association, Inc.

14. Easements, reservations, restrictions, and dedications as shown on the official plat of Ketchum Townsite and Ketchum: Block 20: Lot 
1A.

15. Easements, reservations, restrictions, and dedications as shown on the official plat of 151 South Main Hotel & Residences.

16. Easements, reservations, restrictions, and dedications as shown on the official plat of 151 South Main Hotel & Residences Amended.

17. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance thereof, recorded June 2, 1891 in Book 
1 of Patents, at Page 489, records of Blaine County, Idaho.

https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=f31c8fd5-2686-4382-85cf-d3789a65283e
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=45f4523b-6371-4aed-866a-6114276f6121
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=4644b04b-953f-4e30-85a4-7b44e1a74983
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=dfb6482a-c6c2-4d48-b580-e594827d20e9
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=010ead58-0e07-4f46-b1b2-1141d9935cac
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=c74f361e-b445-4be2-bbf5-e433c05e4e83
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18. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance thereof, recorded June 2, 1891 in Book 
1 of Patents, at Page 490, records of Blaine County, Idaho.

19. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance thereof, recorded April 10, 1933 as 
Instrument No. 69645, records of Blaine County, Idaho.

20. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance thereof, recorded September 7, 1933 as 
Instrument No. 70123, 70124, 70125, 70126, records of Blaine County, Idaho.

21. Right of way for ditches, tunnels, telephone, and distribution lines constructed by authority of the United States, as granted to the 
United States under the provisions of Section 58-604 Idaho Code.

22. Terms and conditions contained in a/an Easement Agreement by and between David E. Waldron and Brian J. Barsotti, an unmarried 
man and Lorrayne Barsotti, a married woman as her sole and separate property.
Recorded: April 4, 1996
Instrument No.: 388808, records of Blaine County, Idaho.

23. Exceptions and Reservations as contained in a/an Special Warranty Deed .
Executed by: Bald Mountain LLC, a Washington limited liability company 
Purpose: Subject to shown permitted exceptions
Recorded: December 29, 2014
Instrument No.: 623556, records of Blaine County, Idaho.

24. Terms and conditions contained in the Limelight Hotel (Formerly Bald Mountain Lodge) Development Agreement by and between the 
City of Ketchum and Limelight Ketchum, LLC.
Recorded: July 8, 2015
Instrument No.: 627876, records of Blaine County, Idaho.

25. Terms and conditions contained in a/an Owner Participation Agreement by and between The Ketchum Urban Renewal Agency and 
Limelight Ketchum, LLC.
Recorded: December 17, 2015
Instrument No.: 631891, records of Blaine County, Idaho.

26. Terms, provisions, covenants, conditions, restrictions and easements provided in a Condominium Declaration but omitting any 
covenants, conditions or restrictions, if any, to the extent that such violates 42 USC 3604 (c) or any other ordinance, statute or regulation.
Recorded: January 31, 2017
Instrument No.: 641302, records of Blaine County, Idaho.

(End of Exceptions)

https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=49274e11-af9c-41d5-b229-ac7ec3a7208d
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=dad2fd2a-b68d-48ec-8ae5-2ce81f2d221b
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=b5b5982e-0be8-45e8-a800-d26406f7e6ee
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=e052f4df-14fc-4003-83c5-a8670d36d450
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=f74493f5-542c-4b2f-a5c4-2615c54f33c4
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=fbbea683-d358-43b6-9219-4c9e97b4f6cf
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=328085ff-9588-44ce-a6fa-8c4150cde6e5
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=5ed75ee7-d70e-4196-b32d-721f482cfdf1
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=78356751-912a-4ab8-8ae9-d4d86c93e9b4
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=a970745d-3e30-491e-aed2-021d89ee0199
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=8833b6a0-a267-4af0-8ee4-27dece9cfa6e
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SCHEDULE C

Legal Description:

Units H and RET and Common Area, according to the Declaration of Covenants, Conditions and Restrictions for 151 SOUTH MAIN HOTEL 
& RESIDENCES, recorded as Instrument No. 641302, and the Plat recorded as Instrument No. 641301 and Amended Plat recorded as 
Instrument No. 653930, in the office of the Recorder of Blaine County, Idaho.





































































































































































 
 
 

Attachment C 
DA Amendment Application & 

Submittal Materials 
 
 
 
 
 
 



Development Agreement Amendment Application 
Submit completed application and documentation to planningandbuilding@ketchumidaho.org  Or hand deliver to Ketchum City Hall, 191 5th St. W. 
Ketchum, ID If you have questions, please contact the Planning and Building Department at (208) 726-7801. To view the Development Standards, 
visit the City website at: www.ketchumidaho.org and click on Municipal Code.  You will be contacted and invoiced once your application package is 
complete.

ORIGINAL DEVELOPMENT AGREEMENT 
Project Name: 
Applicant: 
Phone: Email: 
Mailing Address: 
Representative: 
Mailing Address: 
Phone: Email: 
PROJECT INFORMATION 
Legal Land Description: 
Street Address: 
Lot Area: 
Zoning District: 
Overlay District: ☐Flood ☐ Avalanche ☐Mountain
Anticipated Use: 
SECOND AMENDMENT 
Date of Agreement: 
Parties Named in Original Agreement: 

Summary of Significant Changes: 

THIRD AMENDMENT 
Date of Agreement: 
Parties Named in Original Agreement: 

Summary of Significant Changes: 

OTHER AMENDMENTS 
Date of Agreement: 
Parties Named in Original Agreement: 

Summary of Significant Changes: 

I, the undersigned, certify that all information submitted with and upon this application form is true and accurate to the best of my 
knowledge and belief. 

__________________________________________________________________________________________________________ 
Signature of Owner/Representative Date 

OFFICIAL USE ONLY 
File Number: P25-001 
Date Received: 1/9/25
By: NF
Approved Date: 
Denied Date: 
By: 

  Limelight Ketchum, LLC
  Limelight Ketchum, LLC (cc: Aspen Hospitality Group, LLC)

  Patrick Tierney:  (970) 300-7157  James D. Garrison:  (206) 914-1404   ptierney@aspen.com

  c/o James D. Garrison, P.O. Box 3156, Sun Valley, ID  83353

  James D. Garrison (Patrick Tierney)
  Limelight Ketchum 2, LLC, c/o Patrick Tierney, 117 Aspen Airport Business Center, Aspen, CO  81611
  James D. Garrison, P.O. Box 3156, Sun Valley, ID  83353

  Patrick Tierney:  (970) 300-7157   Patrick Tierney:  (970) 300-7157

  151 So. Main Hotel & Residences Unit H Hotel

  151 South Main Street
  48,332.14 SF

CC-1

  Residential

  April 20, 2015
  Limelight Ketchum, LLC and City of Ketchum

  Change of Owner and Planned Unit Development.  Refer to attached Amendment to Development Agreement.

  N/A

  N/A

  N/A

  N/A

  N/A

  N/A

Docusign Envelope ID: 3325A994-E26A-4524-A098-15CCB59B6FC5

12/23/2024

Payment Total: $4,000.00
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AMENDMENT TO DEVELOPMENT AGREEMENT 
(LIMELIGHT HOTEL) 

 
This Amendment to Development Agreement (“Amendment”) is entered into this 

_____day of ________________, 2025, by and between the City of Ketchum, a municipal 
corporation (“City”); and Limelight Ketchum, LLC, a Delaware limited liability company 
(“Owner”) 
 

RECITALS 
 

 A.  Owner is a party to that certain Development Agreement with the City 
dated April 20, 2015 (“Development Agreement”), and recorded on July 8, 2015, as 
Instrument No. 627876, records of the County Recorder, Blaine County, Idaho.  The 
Development Agreement sets forth contractual obligations for a hotel, retail  and 
residential condominium project and related improvements at 151 South Main Street in 
Ketchum, Idaho, (“Development” or “Project”).   
 
 B. The Development Agreement incorporated the terms and provisions of the 
approved Conditional Use Permit for Planned Unit Development for the Project dated 
June 7, 2010 and amended May 6, 2013 (the “PUD”)1 and the Community Core Design 
Review dated April 2, 2015 (“Design Review Approval”).2   
 

C.  The Project was completed by Owner in accordance with the 
Development Agreement and the final plat recorded in January of 2017. 
 
 D.  Owner now desires to convert portions of the hotel consisting of eleven 
(11) hotel rooms into two (2) residential condominium units (“Residential Conversion”). 
 
 E.  Paragraph 14 of the Development Agreement allows for changes to the 
Development Plan with the mutual consent of the Parties.  
 

F.  The City is amenable to the Residential Conversion on the terms and 
conditions set forth herein which require the Development Agreement to be amended as 
set forth herein.   
 

AGREEMENT 
 
NOW, THEREFORE, IN CONSIDERATION of the above recitals which are 

incorporated below, the City and Owner agree to amend and supplement the  
Development Agreement, as follows: 
 

1. Amendments:  The following provisions of the Development Agreement 
shall be amended:  

 
1 Exhibit C to the Development Agreement.  
2 Exhibit B to the Development Agreement.  
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A. A new section 3.1.3 shall be added as follows;   
 

3.1.3.  Residential Conversion.  Notwithstanding the foregoing, 
eleven (11) hotel rooms on the fourth floor of the Project may be 
converted to two (2) residential condominiums.   
 

 
B. Section 8 CONSTRUCTION TIMELINE AND INCENTIVES.  
 

Owner complied with Timeline A in completing the Project. Accordingly, Section 8.1.1. 
regarding community housing shall be amended as follows:  
 

 8.1.1  Community Housing. The community housing requirement of 
7,444 square feet or approximately $2.36 million in-lieu payment is 
waived in its entirety (based on extension of the Hotel Community 
Housing Waiver in the Community Core Zoning District).  In lieu of 
community housing, Owner will make a housing payment of 
$______________.  

 
 
C.  Project Programming and Hotel Definition Analysis Tables. 
 

The Project Programming and Hotel Definition Analysis is addressed in Tables 1, 3 and 
4 of the PUD and further amended by Tables 1, 2 and 3 of the Design Review Approval.3  
These Tables are amended to incorporate an additional column showing the proposed 
revisions associated with the Residential Conversion as follows:   
 
  

 
3 The most recent calculation Tables are included in the Design Review Approval. 
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Table 1: History of Programming Changes 

 Original 
Approval 
2010 

Revised 
May 2013 

Proposed 
Nov. 20144 

Approved 
2015 
Design 
Review 

Proposed 
2025 

Project Numbers 

Lot size (sf) 48,351 48,315 48,351 48,351 48,351 

Building Height (ft) 68 68 63 63 63 

Parking Spaces (#) 125 125 122 124 124 

Number of parking 
levels (#) 

2 2 1 1 1 

Hotel 

Lobby (sf) 5,660 4,600 12,140 5,532 5,532 
Hotel Rooms 
(total sf) 

48,380 70,448 58142 50,414 45,841 

Hotel Rooms/Suites (#) 82 119 105 99 88 

Avg Size of Hotel 
Rooms (sf) 

590 592 554 456 456 

Lock-off Units (#) 5 0 15 10 10 

Conference/Prefunct 
space (sf) 

5,436 8,380 4,310 4,131 4,131 

Conference Capacity 
(#) 

200 350 175 170 170 

Spa (sf) 5,506 3,600 0 0 0 
Restaurant/Lounge/ 
Kitchen (sf) 

773,500 6,870 Included in 
Lobby 

Included in 
Lobby 

Included In 
Lobby 

Pool/Hot tubs (#) 1 pool/ 1 
hot tub 

1 pool/ 1 
hot tub 

1 pool/ 2 
hot tubs 

1 pool/ 2 
hot tubs 

1 pool/ 2 
hot tubs 

Fitness (sf) 809 1,200 940 930 930 

Residential 

Residential Units 
(total sf) 

40,035 18,600 32,335 30,736 35,309 

 
4 Per Paragraph 2 of the Design Review Approval, on November 24, 2014, the Planning and Zoning Commission 

determined that the 2013 Development Agreement did NOT need to be amended as the proposed changes were 
consistent with the original approval and code requirements.  
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Residential Units  
(#) 

26 11 18 14 16 

Avg. Size of Residential 
Units (sf) 

1,540 1,692 1,796 2,195 2,195 

% of Hotel vs 
Residential 

74.4 86.7 81.0 78.3 75.1 

Retail 

Total (sf) 2,614 2,550 1,890 2,050 2,050 

 
Table 2: Hotel Definition 

HOTEL 
CONFIGURATION 

BML-2010 
Approved 

BML-2013 
Approved 

LKH-2015 
Approved  

Proposed 
2025 

Guest Rooms 82 119 99 88 
Sq Ft 59,422 86,329 50,414 45,841 
Dedicated Units –  
Lock-Out Units 

9 N/A 10 10 

Sq Ft 3,535 N/A 4,776 4776 
Hotel Key Count 91 119 109 98 
BOH/Lobbies/Hotel 
Related Uses Sq Ft  
(P1,P2,Level 1*) 

63,687 60,149 55,621 55,621 

TTL “Hotel” Sq Ft (per 
definition)  

126,647 146,478 110,811 106,238 

     
Permitted “Non-Hotel” 
sq ft (25%) 

42,215.5 42,215.5 35,387 35,387 

     
Proposed Residential 
Units (4th & 5th floors 
minus lock-off units) 

26 8 14 16 

Sq Ft 42,215 22,384 30,736 35,309 
     
TTL Bldg Sq Ft (includes 
sub-grade hotel uses, 
but not parking) 

168,862 168,862 141,547 141,547 

     
Pct of Building Area 
defined as “Hotel” 

75.0% 86.7% 78.3% 75.1% 

     
Residential Sq Ft over 
allowable per definition.  

0 0 0 0 
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Table 3: Required Parking 

Parking Requirements: Proposed 
2025 

Commercial Space: 10,819 sf**                 2 per 1,000 sq. ft = 21.6 spaces 
Residential (net)      30,736 sf                       1 per 1,500 sq. ft. = 20.5 spaces (35,309 sf)   

24 spaces  
Hotel:                       108 units                       .75 per Room = 81 spaces (98 units) 

73 spaces 
Total Spaces Required:                123.1 spaces 117.9 

spaces 
  
Proposed:   
Garage: 109 spaces     Surface: 3 spaces    On Street Credit*:    12 
spaces 

 

Total Spaces Proposed:                                 124 spaces No Change 
 

2. Construction.  This Amendment and the Development Agreement, 
constitute one agreement between the City and Owner.  In the event of any inconsistency 
between this Amendment and the Development Agreement, the terms of this Amendment 
shall govern.  All capitalized terms in this Amendment shall have the respective meanings 
in the Development Agreement when used in this Amendment, unless otherwise defined 
herein. 
 

3. Ratification.  The Development Agreement, as amended by this 
Amendment, is hereby ratified and affirmed.   

 
4. Counterparts.  This Amendment may be executed in counterparts, all of 

which together shall constitute an agreement binding on all the Parties hereto, 
notwithstanding that all such Parties are not signatories to the original or the same 
counterpart. 

 
IN WITNESS WHEREOF, the parties, having been duly authorized, have hereunto 

caused this Amendment to be executed, on the day and year first above written, the same 
being done after public hearing, notice and statutory requirements having been fulfilled. 
 
CITY OF KETCHUM: 
      Attest: 
 
By: _______________________  ________________________ 
 Neil Bradshaw     ____________, City Clerk 
 Mayor 
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LIMELIGHT KETCHUM, LLC   
 
 
__________________________   
By:     
Its:     
  
  

STATE OF IDAHO   ) 
     ) ss. 
County of Blaine   ) 

On this _____ day of _____________, 2025, before me, a Notary Public in and for said 
State, personally appeared Neil Bradshaw, known or identified to me to be the Mayor of the City 
of Ketchum, who executed the foregoing instrument, and acknowledged to me that he executed 
the same.  
 

In witness thereof, I have set my hand and affixed my seal the day and year in this 
certificate above written. 

  
Name:   
Notary Public for Idaho 
Residing at   
My commission expires   

 
STATE OF _____________ ) 
    ) ss. 
County of _______________ ) 
 

On this    day of ___________, 2024, before me, a Notary Public in and for said 
State, personally appeared __________________________, known or identified to me to be the 
person whose name is subscribed to the foregoing instrument, and acknowledged to me that he 
executed the same as ___________ on behalf of Limelight Ketchum, LLC. 

 
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 

day and year in this certificate first above written. 

  
Notary Public for _______________ 
Residing at   
My commission expires   
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LIMELIGHT HOTEL PUD CUP & DA AMENDMENT   

PUD STANDARDS (KMC 16.08.080) ANALYSIS 
The following staff analysis evaluates the Limelight PUD CUP & DA Amendment applications 
and request to convert 11 hotel rooms on the fourth floor into two residential units for 
conformance with PUD evaluation standards specified in Ketchum Municipal Code 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. 
 

Staff Analysis: 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. 

 
Staff Analysis: 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. Staff 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 
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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. 
 
Staff Analysis: N/A. This standard is not applicable because the proposed development is 
not a 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. 
 
Staff Analysis: Staff 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: 
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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. 

 
Staff Analysis: 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: 

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. 
 

Staff Analysis: 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. 
 
Staff Analysis: 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 
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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 construction quickly. The Limelight Hotel received a 
Certificate of Occupancy on December 22, 2016. The incentive to quickly commence 
construction is no longer applicable. Staff believes the new residential use proposed with the 
conversion request is subject to the community housing requirement. 
 

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. 
 
Staff Analysis: 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. 
 
Staff Analysis: 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. 
 
Staff Analysis: N/A. No changes are proposed to the existing site design. 

 
H: The development plan incorporates the site's significant natural features. 
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Staff Analysis: 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. 
 
Staff Analysis: 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. 
 
Staff Analysis: 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. 
 
Staff Analysis: 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. 
 
Staff Analysis: N/A. No changes are proposed to the site design, height, bulk, and mass of the 
existing Limelight Hotel. 
 
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. 
 
Staff Analysis: 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. 
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Staff Analysis  
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.  

 
The figure below 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 
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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.  
 
O: The development will be completed within a reasonable time. 
 
Staff Analysis: 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. 
 
Staff Analysis: 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. 
 
Staff Analysis: 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.  
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Attachment F 
2015 Limelight Hotel Design 

Review Modification Approval: 
Planning & Zoning 
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Attachment G 
Limelight Hotel Development 
Agreement (April 20, 2015) 

 






































