
  
  
 

CITY COUNCIL MEETING AGENDA MEMO 
 

Meeting Date: October 20, 2025 Staff 
Member/Dept: 

Abby Rivin, Senior Planner 
Planning and Building Department 

 
Agenda Item: Recommendation to review and approve the Limelight Hotel Planned Unit Development 

(PUD) Conditional Use Permit (CUP) Amendment Findings of Fact, Conclusions of Law 
and Decision and the Development Agreement (DA) Amendment.  

 
  Recommended Motions: 

Motion 1: “I move to approve the Limelight Hotel Planned Unit Development (PUD) Conditional Use 
Permit (CUP) Amendment Findings of Fact, Conclusions of Law and Decision.”  
 
Motion 2: “I move to approve and authorize the Mayor to sign the Limelight Hotel Development 
Agreement (DA) Amendment.” 

 
  Reasons for Recommendation: 

At their regular meeting on July 7, 2025, the Council conducted their first public hearing and reviewed the 
Limelight Hotel PUD CUP Amendment and DA Amendment Applications. At the July 7 public hearing, 
Council requested an analysis of the economic impact of the residential conversion request. The Council 
reviewed staff’s economic impact analysis and conducted their second public hearing during their meeting 
on August 18, 2025.  
On August 18, 2025, the Council approved (3 to 1) the Limelight Hotel PUD CUP Amendment and DA 
Amendment Applications subject to the condition that the applicant fulfill the community housing 
contribution required for the new residential use through one of the outright options specified in Ketchum 
Municipal Code (KMC) §17.124.040.B.2f. The Council directed staff to return with draft PUD CUP 
Amendment findings and the draft DA Amendment reflecting their decision for final review and approval. 
The draft PUD CUP findings are included as Attachment 1 and the draft DA amendment is included as 
Attachment 2. The applicant has reviewed the draft DA Amendment included as Attachment 2 and agrees 
with the terms and conditions.  

 
  Policy Analysis and Background: 

Introduction  
On August 18, 2025 the City Council approved (3 to 1) the Limelight Hotel PUD CUP Amendment and 
Development Agreement Amendment Applications subject to the condition that the applicant fulfill the 
community housing contribution required for the new residential use through one of the outright options 
specified in KMC §17.124.040.B.2f. The Council directed staff to return with the draft PUD CUP Amendment 
findings and the DA amendment reflecting their decision for final review and approval. The draft Limelight 
Hotel PUD CUP findings are included as Attachment 1 and the draft DA amendment is included as Attachment 
2. The applicant has reviewed the draft DA Amendment and agrees with the terms and conditions. The 2015 
Limelight Hotel Development Agreement is included Attachment 3.  
 
Process Overview 
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Commission Recommendation 
The Ketchum Planning and Zoning Commission (“Commission”) conducted a public hearing to consider the 
proposed amendments to the Limelight Hotel PUD CUP and DA on May 7, 2025. The Commission 
recommended approval of the proposed amendments to the City Council subject to conditions with a vote of 
4-1 subject to the condition that the applicant fulfill the community housing contribution required for the new 
residential use through one of the outright options specified in KMC §17.124.040.B.2f. The May 7 staff report 
provides an overview of the Limelight Hotel’s entitlement history, an analysis of the residential conversion 
request, and conformance with the PUD standards (KMC §16.08.080), the zoning code, and the 2014 
Comprehensive Plan. The May 7 staff report may be viewed by clicking the link HERE.  
 
City Council Public Hearings  
At their regular meeting on July 7, 2025, the Council conducted their first public hearing and reviewed the PUD 
CUP Amendment and DA Amendment Applications. The July 7 staff report may be viewed by clicking the link 
HERE. The recording of the July 7 public hearing may be viewed by clicking the link HERE. At the July 7 public 
hearing, Council requested an analysis of the economic impact of the residential conversion request.  
 
The Council reviewed staff’s economic impact analysis and conducted their second public hearing during their 
meeting on August 18, 2025. The August 18 staff report may be viewed by clicking the link HERE. The 
recording of the August 18 public hearing may be viewed by clicking the link HERE. After reviewing staff 
analysis, the applicant’s presentation, and public comment, the Council approved with a vote of 3 to 1 the 
Limelight Hotel PUD CUP and DA Amendment Applications subject to the condition that the applicant fulfill 
the community housing contribution required for the new residential use through one of the outright options 
specified in KMC §17.124.040.B.2f. The Council directed staff to return with draft PUD CUP Amendment 
findings and the draft DA Amendment reflecting their decision for final review and approval.  
 
Amendment to Limelight Hotel Development Agreement  
The DA Amendment reflects the programming changes approved through the PUD CUP Amendment to 
convert 11 hotel rooms on the fourth floor into two multi-family residential units. The proposed residential 
conversion would result in 88 hotel rooms 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 
residential conversion request will result in 4,573 square feet of new non-hotel floor area. The DA Amendment 
allows the 11 hotel rooms to be converted to residential units and condominiumized for individual sale. Section 
3 of the draft DA Amendment specifies different requirements for the three different options to satisfy the 
community housing requirement.  
 
Community Housing Requirement 
Pursuant to the floor area ratio (FAR) and community housing standards specified in KMC §17.124.040.B3, the 
community housing contribution required for the proposed 4,573 square feet of new residential use in the 
Limelight Hotel is calculated as follows:  

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

 
The Council approved the residential conversion request subject to the condition that the applicant fulfill the 
community housing requirement required for the proposed new residential use through one of the following 
outright options specified in KMC §17.124.040.B.2f: 

1. Housing constructed by the applicant on or off site, within the City of Ketchum; 
2. Payment of an in lieu fee; or 

https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-abb2629c63ea44f89d3714cfa6381b4b/ITEM-Attachment-001-a97c9bfddcc74a2380212dbd6aa9dbc8.pdf
https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-695cf1278b4745e4a1d480fde8720b7d/ITEM-Attachment-001-334a48c859004bc9a0690e2f95bdcc5e.pdf
https://www.ketchumidaho.org/citycouncil/page/city-council-52
https://mccmeetingspublic.blob.core.usgovcloudapi.net/ketchid-meet-11baff4189c24c0eb2da566bebffdb5f/ITEM-Attachment-001-4217c3944567442abf2766e2860d5cb0.pdf
https://www.ketchumidaho.org/citycouncil/page/city-council-55
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3. Acquisition of existing housing stock that meets with the governing housing authority's requirements 
and approval. 

The draft DA Amendment memorializes this condition by outlining the three options available to the applicant 
to fulfill the community housing obligation.  
 
Satisfaction of Requirement through Acquisition of Existing Housing  
During the previous Council meeting, there was discussion of the affordability risks for community 
homeowners when an existing market-rate unit in a development is purchased and subsequently restricted to 
satisfy the community housing requirement. In these situations, the City and the applicant do not have the 
authority to adjust the homeowners association costs for the unit to be proportionate to the new, restricted 
value of the home and income of the household, as is required by BCHA policies for new community housing 
construction.  With HOA costs continuing to rise in Ketchum condominium developments due to building age, 
increasing insurance premiums, inflation and other factors, restricting an existing home for ownership by a 
Category 4 household does not set up that homeowner for lasting housing affordability and stability.   
 
BCHA has found that only a Category Local restriction, which allows for higher income local households, can 
sufficiently de-risk the HOA costs to community homeowners in market developments, and staff 
recommended the use of a Category Local restriction for for-sale community housing, similar to the Ownership 
and Preservation Program. Council subsequently moved to approve use of a Category Local restriction for 
ownership units.  
 
The subsidy required to deliver a Category 4 home is significantly more than the subsidy required for a 
Category Local, and staff continue to recommend use of a Category 4 restriction for rental units in existing 
developments, consistent with code standards. This ensures that the HOA costs would be borne by the owner, 
whether that is the original applicant or a subsequent landlord, and the rent and other costs for the Category 4 
household would be limited to the maximum housing costs for a Category 4 unit, which are updated annually 
by BCHA based on income.   
 
Existing housing stock acquired to meet the community housing contribution must be located within the 
Ketchum city limits unless and alternative proposal is approved by the City Council.  
 
Satisfaction of Requirement through Construction of New Housing  
If the applicant elects to construct and sell new housing to meet the requirement, the applicant and City can 
control the HOA costs, via the Covenants, Conditions and Restrictions, that will be borne by the eventual 
owner. Under this option, the CC&Rs must adjust HOA cost obligations for the community home(s) in 
accordance with BCHA’s policies for Homeowners Associations Assessments, Dues and CC&Rs (Section 5.B. 
of the Community Housing Administrative Policies Adopted July 16, 2025).  The revised Development 
Agreement reflects Council’s direction to allow ownership units to be deed-restricted for Category Local. 
  
Staff Recommendation 
Staff recommends the Council review and approve the Limelight Hotel PUD CUP Amendment Findings of Fact, 
Conclusions of Law, and Decision (Attachment 1) and the Amendment to the Limelight Hotel Development 
Agreement (Attachment 2). 

 
Sustainability Impact: 

Pursuant to Section 6—Green Building Practices in the 2015 Limelight Hotel Development Agreement, 
“The Project shall, at a minimum, meet the Requirements of and receive LEED ‘Certified’ Certification as 
outlined by the United States Green Building Council’s Leadership in Energy and Environmental Design 

https://www.bcoha.org/uploads/2/3/1/4/23149336/section_5._developer_owners___property_management.pdf
https://www.bcoha.org/uploads/2/3/1/4/23149336/section_5._developer_owners___property_management.pdf
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(‘LEED’) Program. In addition, the Project shall meet or exceed the minimum requirements set forth in the 
currently adopted version of the International Energy Conservation Code (‘IECC’).” 

 
  Financial Impact: 

None OR Adequate funds 
exist in account:  

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

 
  Attachments: 

1. Limelight Hotel PUD CUP Amendment: Findings of Fact, Conclusions of Law, and Decision   
2. Amendment to Limelight Hotel Development Agreement   
3. 2015 Limelight Hotel Development Agreement  

 



 
 

Attachment 1 
Limelight Hotel PUD CUP Amendment: 

Findings of Fact, Conclusions of Law, and 
Decision   

 
 
 
 
 
 
 



                                                                                                              
                                                                            
                                                                           

  

 
 
 

IN RE:                                                                       )         
      )  
Limelight Hotel                                                           )        KETCHUM CITY COUNCIL 
PUD CUP & DA Amendment Applications        )        FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
Date: October 20, 2025                                       )        DECISION 
      ) 
File Numbers: P25-001 & P25-001A                 )     

 
 
 

PROJECT:   Limelight Hotel PUD CUP & DA Amendment  
 

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

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

RECORD OF PROCEEDINGS 
A public hearing notice for the Limelight Hotel Planned Unit Development (“PUD”) Conditional Use 
Permit (“CUP”) Amendment and Development Agreement (“DA”) Amendment Applications was 
mailed to all owners of property within 300 feet of the project site and all political subdivisions on 
April 16, 2025. The public hearing notice was published in the Idaho Mountain Express on April 16, 
2025. A public hearing notice was posted on the project site and the city’s website on April 22, 
2025.  
 
The amendment applications were considered by the Planning and Zoning Commission 
(“Commission”) during their special meeting on May 7, 2025. After considering staff analysis, the 
applicant’s presentation, and public comment, the Commission recommended approval of the 
Limelight Hotel PUD CUP & DA Amendment Applications to the City Council subject to conditions 
with a vote of 4-1.  
 
The City Council conducted public hearings on the Limelight Hotel PUD CUP Amendment and DA 
Amendment Applications during their regular meetings on July 7 and August 18, 2025. After 
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reviewing staff analysis, the applicant’s presentation, and public comment, the Council approved 
the Limelight Hotel PUD CUP and DA Amendment Applications with a vote of 3 to 1.  
 

FINDINGS OF FACT 
The Ketchum City Council, having reviewed the entire project record, provided notice, and 
conducted the required public hearing, does hereby make and set forth these Findings of Fact, 
Conclusions of Law, and Decision as follows:  
 
The applicant, Limelight Ketchum 2 LLC, represented by Jim Garrison, has applied for amendments 
to the Planned Unit Development (PUD) Conditional Use Permit (CUP) and the Development 
Agreement (DA) for the Limelight Hotel located at 151 S Main Street in the Retail Core of the 
Community Core (CC-1 Zone). The applicant proposes converting 11 hotel rooms on the fourth floor 
into two market-rate residential condominium units. This request requires amendments to the 
Limelight Hotel PUD CUP & DA. 
 
Pursuant to the definition of hotel specified in Ketchum Municipal Code (KMC) §17.08.020, hotels 
are permitted to include residential uses provided that the total gross square footage of hotel uses 
comprise 75% or more of the project’s total gross square footage. As approved through the original 
2010 PUD, the 2013 PUD amendment, and the 2015 Design Review Modification, the Limelight 
Hotel currently provides 99 hotel rooms 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 88 hotel rooms 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 an amendment to the Limelight Hotel DA. Table 1 provides a history 
of programming changes and the proposed programming. Table 2 provides an analysis of the 
Limelight Hotel’s compliance with the hotel definition. Table 3 provides a summary of current 
parking requirements and the parking required for the proposed amendment.  
 

Table 1: History of Programming Changes 
 Original 

Approval 
2010 

Revised 
May 2013 

Proposed 
Nov. 20141 

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 

 
1 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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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 

Residential Units 
(#) 

26 11 18 14 16 

Avg. Size of Residential Units 
(sf) 

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

½EpgEHpuf mEwtERf tjef oujam •; ¡;  &· ¡•  &. ¡9 •&¡,  •…¡.  

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 
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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 

 

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 

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

Total Spaces Provided:                                 124 spaces No Change 
 
The following City Council findings evaluate the Limelight PUD CUP & DA Amendment 
Applications requesting to convert 11 hotel rooms on the fourth floor into two residential units for 
conformance with the PUD evaluation standards specified in KMC §16.08.080. Many of the 
standards are not applicable to the Limelight Hotel PUD CUP & DA Amendment Applications as no 
changes are proposed to the siting, design, height, bulk, or mass of the existing Limelight Hotel.  
 
Findings Regarding Hotel PUD CUP Standards of Evaluation (KMC §16.08.080) 
A: Minimum lot size of three acres. All land within the development shall be contiguous except for 
intervening waterways. Parcels that are not contiguous due to intervening streets are discouraged. 
However, the Council and the council may consider lands that include intervening streets on a case by case 
basis. The Council 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 
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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. 

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

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

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

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

 
D: The development shall be in harmony with the surrounding area. 
Council Findings: The Council 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:  
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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 Council 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 Council may recommend waiver or deferral of the 
maximum density and the council may grant additional density above the aggregate overall 
allowable density only for projects which construct community or employee housing and which: 

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

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

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

Council Findings: N/A. This standard does not apply as the PUD is contained within the Retail Core 
and does not contain multiple zone districts to transfer densities between.  
 
F: The proposed vehicular and nonmotorized transportation system: 

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. 

Council Findings: The conversion of 11 hotel rooms on the fourth floor into two residential units will 
not noticeably change the project’s traffic impacts. No changes are proposed to the existing 
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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 118 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. 
Council Findings: The 2014 Comprehensive Plan (“2014 Plan”) highlights the tourism industry as an 
essential component of Ketchum’s economy and encourages growing the lodging industry, 
increasing visitor numbers through marketing, and enhancing tourism services and attractions 
downtown. Goal E-3 of the 2014 Plan states, “Ketchum depends heavily on tourism to support the 
local economy and will continue to support this industry” (page 17). Policy E-3(B) states that the 
city will, “Continue to support tourism-related land uses and businesses including lodging 
development and venues” (page 17).  
 
Emphasizing Ketchum’s need for housing that is attainable to the workforce, the 2014 Plan states 
that, “The Ketchum community wants the majority of people who work in Ketchum to have an 
opportunity to reside here,” and that, “a diversity of housing is critically linked to a strong economy 
and year-round population” (page 19). Policy H-1.2 encourages “locally-developed solutions” to 
provide more attainable housing (page 20). Policy H-3.1 states that, “The City should encourage the 
private sector, through land-use regulations and incentive programs, to provide a mixture of 
housing types with varied price ranges and densities that meet a variety of needs.” Policy H-1.2 
acknowledges that Ketchum’s attainable housing needs will “likely will not be met solely through 
private development” and emphasizes that the city will play active role in facilitating affordable 
housing opportunities (page 20).  
 
The 2014 Plan places the responsibility for providing more attainable housing on both private 
developers and the city. This issue is central to the Limelight Hotel PUD CUP & DA Amendment 
request. The Limelight Hotel is the only hotel project in Ketchum that received waivers for 100% of 
the required employee and community housing. The waivers were granted as an incentive to start 
construction quickly. The Limelight Hotel received a Certificate of Occupancy on December 22, 
2016. The incentive to quickly commence construction is no longer applicable. The Council believes 
the conversion request complies with this standard provided the applicant fulfills the community 
housing contribution for the new residential use through one of the outright options specified in 
Ketchum Municipal Code §17.124.040.B.2f. 
 

G1: 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. 

Council Findings: N/A. No changes are proposed to the existing design, height, bulk, 
or mass of the existing Limelight Hotel. 

G2: 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. 

Council Findings: N/A. No changes are proposed to the existing site design. 
G3: The site design should cluster units on the most developable and least visually sensitive portion 
of the site. 

Council Findings: 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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Council Findings: N/A. No changes are proposed to the existing site design. 
 
I: Substantial buffer planting strips or other barriers are provided where no natural buffers exist. 
Council Findings: N/A. No changes are proposed to the existing site design or landscaping. 
 
J: Each phase of such development shall contain all the necessary elements and improvements to exist 
independently from proposed future phases in a stable manner. 
Council Findings: N/A. The Limelight Hotel was issued a Certificate of Occupancy on December 22, 
2016. Improvements associated with the request will be limited to an interior remodel of the fourth 
floor to convert the 11 hotel rooms into two residential units. 
 
K: Adequate and usable open space shall be provided. The applicant shall dedicate to the common use of 
the homeowners or to the public adequate open space in a configuration usable and convenient to the 
residents of the project. The amount of usable open space provided shall be greater than that which would 
be provided under the applicable aggregate lot coverage requirements for the zoning district or districts 
within the proposed project. Provision shall be made for adequate and continuing management of all open 
spaces and common facilities to ensure proper maintenance. 
Council Findings: N/A as no changes are proposed to the existing site design or usable open space 
area. 
 
L: Location of buildings, parking areas and common areas shall maximize privacy within the project and in 
relationship to adjacent properties and protect solar access to adjacent properties. 
Council Findings: 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. 
Council Findings: N/A as no change is proposed to the existing recreational facilities in the 
Limelight Hotel.  
 
N: There shall be special development objectives and special characteristics of the site or physical 
conditions that justify the granting of the PUD conditional use permit. 
Council Findings  
When the PUD was approved in 2010, the City Council found that, “The City has established that 
increasing tourist accommodations by encouraging hotel development is a priority,” and, “the 
economic benefits of such a development have been recognized by the City Council as an important 
factor in approving the project. The City Council findings for the 2013 PUD amendment (see 
Attachment G) state:  
 

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

Figure 1 shows the special development objectives 
that were summarized in the City Council findings for 
the original 2013 PUD Amendment. When both the 
original 2010 PUD and 2013 PUD amendment were 
approved, The City Council found that the economic 
benefits of the 4-star hotel justified granting approval 
of the PUD and associated waivers.  
 
The Limelight Hotel continues to provide economic 
benefits to the city through the Local Option Tax 
(LOT) collected from hotel room, liquor-by-the drink, 
and retail sales. The LOT money remains in Ketchum 
and is invested in a wide range of City services and 
economic development initiatives that benefit local 
residents and businesses in accordance with the 
allowable uses approved by voters. Those uses 
include: municipal transportation, open space 
acquisition and recreation, capital improvements, 
emergency services, city promotion, visitor 
information, and special events.  
 
 
O: The development will be completed within a reasonable time. 
Council Findings: N/A. The Limelight Hotel was issued a Certificate of Occupancy on December 22, 
2016. Improvements associated with the request will be limited to an interior remodel of the fourth 
floor to convert the 11 hotel rooms into two residential units. 
 
P: Public services, facilities and utilities are adequate to serve the proposed project and anticipated 
development within the appropriate service areas. 
Council Findings: Public services, facilities, and utilities are adequate to serve the request to convert 
11 hotel rooms into two residential units. The PUD CUP & DA Amendment applications were 
reviewed by city departments, including Fire, Streets, Utilities, and the City Engineer. City 
departments had no comments or concerns about the amendment request.  
 
Q: The project complies with all applicable ordinances, rules and regulations of the City of Ketchum, Idaho, 
except as modified or waived pursuant to this section. 
Council Findings: The proposed development meets the standards of the zoning ordinance with the 
exception of the waivers that were granted by the city through the original 2010 PUD and 2013 PUD 
amendment processes provided that the applicant fulfills the community housing contribution 
required for the new residential use.  
 
 
 
 
 

Figure 1: 2013 PUD Amendment Special Development Objectives 
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CONCLUSIONS OF LAW 
1. The City of Ketchum is a municipal corporation established in accordance with Article XII of 

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

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

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

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

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

meet all applicable standards specified for hotel developments and hotel PUDs specified in 
Chapter 16.08—Subdivisions and Title 17—Zoning Regulations of the Ketchum Municipal 
Code.  
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DECISION 
THEREFORE, the Ketchum City Council approves of the Limelight Hotel PUD CUP & DA 
Amendment applications to the City Council this Monday, October 20, 2025, subject to the 
following condition of approval.  

 
CONDITIONS OF APPROVAL 

1. The applicant shall fulfill the community housing contribution for the proposed new residential 
use through one of the following outright options specified in Ketchum Municipal Code 
§17.124.040.B.2f. 

1. The PUD CUP Amendment approval is subject to all terms and conditions specified in the 
Amendment to the Limelight Hotel Development Agreement.  

 
 
Findings of Fact adopted this 20th day of October 2025.  
 
 
 
 
 
  

                                  Neil Bradshaw 
                   Mayor 

                                    City of Ketchum 
 
 
 
 
Attest: 
 
 
 
 
___________________ 
Trent Donat 
City Clerk 
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AMENDMENT TO LIMELIGHT HOTEL DEVELOPMENT AGREEMENT 
 
This Amendment to the Development Agreement (“Amendment”) is entered into 

this _____day of ________________, 2025, by and between the City of Ketchum, Idaho, 
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, legally described as 151 South Main Hotel & Residences, according to 
the official plat thereof recorded as Instrument No. 641301 (“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 Exhibit A to the Development Agreement.  
2 Exhibit B to the Development Agreement.  
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1. Incorporation of Related PUD CUP Amendment Approvals. The 
Findings of Fact, Conclusions of Law, and Decision for Planned Unit Development 
Conditional Use Permit (“PUD CUP”) Amendment Application File No. P25-001a, adopted 
by City Council on                   , is hereby incorporated into and made an integral part of 
this Agreement. The term approval for the PUD CUP Amendment approval shall be 
subject to Ketchum Municipal Code §17.96.090A as amended with extensions pursuant 
to Ketchum Municipal Code §17.96.090B as amended. 

 
2. Residential Conversion. Subject to the requirements of this Agreement, 

the Owner shall have the right to convert eleven (11) hotel rooms on the fourth floor of 
the Limelight Hotel into two residential units as shown in the project plans included as 
Exhibit C to the Development Agreement. Owner shall submit a complete building permit 
application for the Residential Conversion project within the twelve (12) month term of the 
PUD CUP Amendment.  
 

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

 

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 TIMELINES AND INCENTIVES  
Owner complied with Timeline A in completing the Project. A new 
section 8.1.1.A regarding the community housing requirement for the 
Residential Conversion shall be added as follows:  

 
8.1.1.a Residential Conversion Community Housing Requirement. The 
Residential Conversion will result in 4,573 square feet of new residential use. The 
associated community housing contribution for the new residential use based on 
the calculation specified in Ketchum Municipal Code §17.124.040 is 777 net livable 
square feet of community housing.  

(a) Contribution. The Owner shall fulfill the community housing contribution 
for the Residential Conversion through one of the following options prior to 
issuance of a Certificate of Occupancy for the Residential Conversion 
improvements:  

i. In-Lieu Fee. Payment of a community housing in-lieu fee at a rate of 
$600 per net square foot for a total fee of $466,200.  

ii. Acquisition. Acquisition of one or more unit(s) of existing housing 
stock that has a minimum floor area of 777 net livable square feet. 
Unit(s) outside of city limits shall not be purchased for the purposes 
of fulfilling the community housing contribution without approval by 
the Ketchum City Council.   
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iii. Construction. Housing unit(s) constructed by the Owner on the 
subject property or off site, within the City of Ketchum city limits, that 
has a minimum floor area of 777 net livable square feet.  

iv. Combination. The Owner may pursue a combination of options i) 
through iii). If acquisition or construction results in one or more units 
totaling less than 777 net livable square feet, an in-lieu fee payment 
of $600 per square foot for the remaining square footage shall be 
required. 

(b) Income Category. Any rental unit provided shall be restricted to income 
Category 4 (80% - 100% AMI) as defined by Blaine County Housing 
Authority, with income limits and maximum housing costs published at 
bcoha.org. Any ownership unit shall be restricted to Category Local (no 
income limit) as defined by Blaine County Housing Authority at bcoha.org.  

(c) Deed Covenant. The unit(s) must be restricted with the applicable City of 
Ketchum deed covenant and comply with all City of Ketchum Housing 
Department and BCHA requirements for community housing units. Sample 
ownership and rental deed covenants are incorporated into and made part 
of this agreement and referenced as “Exhibit D” and “Exhibit E” respectively. 

(d) Performance. No later than eight months following issuance of a building 
permit for the Residential Conversion, Owner shall transmit written 
documentation outlining which contribution option the Owner has chosen, 
whether the unit will be offered for rental or ownership, and the requirements 
outlined in subsection e below. 

(e) Specification of Contribution Option. Owner shall submit the following 
information:    

i. If acquisition of a unit is proposed, the Owner shall provide 
BCHA with property details including address, number of 
bedrooms, number of bathrooms, square footage, parking, 
storage, inspection report, governing Covenants, Conditions, 
and Restrictions (CC&Rs), homeowners association (HOA) 
costs and reserves, and any other information that BCHA may 
request to effectively evaluate the appropriateness of the unit. 
Unit(s) may be required to meet minimum standards for 
quality and life safety and must be approved by BCHA prior to 
acquisition and restriction. If unit(s) is not restricted at the time 
of purchase, the deed covenant must be recorded prior to 
certificate of occupancy of the Residential Conversion.  

ii. If construction of a unit is proposed, the Owner shall provide 
BCHA with a timeline for delivery of the unit, as well as 
property details including address, number of bedrooms, 
number of bathrooms, square footage, parking, and storage, 
the draft CC&Rs outlining financial obligations of the unit(s), 
and any other information BCHA may request for review and 
approval. The draft CC&Rs shall adjust HOA cost obligations 
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for ownership unit(s) in accordance with BCHA’s policies for 
Homeowners Associations Assessments, Dues and CC&Rs 
(Section 5.B. of the Community Housing Administrative 
Policies Adopted July 16, 2025).   

 
 

 
4. 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:   

 
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 

 
3 The most recent calculation Tables are included in the Design Review Approval. 
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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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 

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 
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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 

 

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

 

Total Spaces Provided:                                 124 spaces No Change 
 

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

 
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. Owner complied with construction incentive Timeline A specified in 

section 8.1 of the Development Agreement. The Certificate of 
Occupancy for the hotel portion of the Project was issued on December 
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22, 2016. Section 8 (Construction Timeline and Incentives) is deleted in 
its entirety. 

 
6. 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. 
 

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

 
8. 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: 
       
 
 
By: _______________________   
 Neil Bradshaw      

Mayor  
  

Attest: 
 
 
 
 

________________ 
 Trent Donat 

City Clerk 
 
 
 

LIMELIGHT KETCHUM, LLC   
 
 
__________________________   
By:     
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Its:     
  
  

 
STATE OF _____________ ) 
    ) ss. 
County of _______________ ) 
 

On this    day of ___________, 2025, 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   

 



Exhibit A 

Conditional Use Permit for Planned Unit Development dated May 6, 2013 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





























































Exhibit B  

Community Core Design Review dated April 2, 2015 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 











































Exhibit C  

Residential Conversion Project Plans 
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2,633.57 sff2 ff, sf2 ssfff2 633 57 sf2 633 57 sf

CONDOMINIUM 416

2,633.57 SF

39.54 sf44 1,9391,9391,993

CONDOMINIUM 401

1,939.54 SF

SOUTH MAIN STREET
SOUTH WASHINGTON STREET

FIRST STREET EAST

RIVER STREET EAST



Rounded

AA 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 44,650.75  Sq. Ft. 4,651.00  Sq. Ft.

H Remaining Permitted Residential Floor Area (Method 2) (D - C) x A 44,650.75  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 44,573.11  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









Exhibit D 

Sample Community Housing Ownership Deed Covenant  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

















































Exhibit E 

Sample Community Housing Rental Deed Covenant 
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