
  
 

 
 
 

 
 

CITY COUNCIL MEETING AGENDA MEMO 
 

 
Meeting Date: August 5, 2024 Staff Member/Dept: Jade Riley, Administration &  

Carissa Connelly, Housing 
 
Agenda Item: Request for policy direction regarding potential adjustment to short-term lodging Local 

Option Tax rate to support the Housing budget. 
 
  Recommended Motion: 

Staff is seeking policy direction of whether to proceed with the creation of ballot language and associated 
ordinance for the November 5th election. 

 
  Reasons for Recommendation: 

• The 2022 Local Option Tax housing proposal presented to residents and business owners included a 
2% adjustment to short-term lodging. Currently, Ketchum is 1% lower than Sun Valley for lodging. 

• The city council recently identified the need for additional funding for the deed restriction program. 
• Staff held a resident/business focus group on July 31 to solicit feedback. Staff will provide an 

overview during the meeting. 

 
  Policy Analysis and Background: 

The Housing Action Plan calls for investments in ten key areas, ranging from an ownership/preservation 
program to new construction/acquisition of units (see attached presentation). The current budget assumes 
full utilization of the existing Local Option Tax funds and In-Lieu Development funds. The city council 
requested staff engage the community to explore the concept of a 2% increase in short-term lodging to 
bolster the effectiveness of the initiatives within the plan such as Ownership & Preservation Program.  

 
  Sustainability Impact: 

An increase in local housing decreases daily worker commute trips from outside of Ketchum.  
   
Financial Impact: 

None OR Adequate funds exist 
in account: 

A 2% increase in the short-term lodging tax would yield approx. $745,549 
based on current collection trends. 

 
  Attachments: 

1. Presentation from resident/business focus group 
 



August 5, 2024

2% ADDITIONAL LOCAL OPTION TAX FOR 
HOUSING



Ketchum’s Housing Action Plan

ProjectKetchum.org/housing-matters

Adopted May 9, 2022

PLAN GOALS
1. Produce + preserve housing

2. Update policy to promote housing

3. Expand + improve services to create housing stability

4. Expand + leverage resources

5. Inform, engage + collaborate



WHAT IS THE COMMUNITY HOUSING NEED 
IN KETCHUM & COUNTYWIDE?



Projected Need

4,700 to 6,400 community homes needed in Blaine 
County by 2032 through new, converted, or preserved

Ketchum Historic Growth
1% annually

High Growth
3% annually

New Households +224 +546
*Existing Ketchum Households

cost-burdened &/or housing unstable 436 436

Estimated Need 660 980

*does not include the 335 lost renter households



Ketchum lost 330+ renter households from 
2010-2019, becoming a “rental desert.”

Ketchum’s Housing Breakdown

202220102000

Long-term renters Owners occupied Seasonal/STR



DO PEOPLE EVEN CARE TO LIVE 
IN KETCHUM?



Among people seeking housing, 
• Most would leave the community if their only housing option were farther than Bellevue.
• Nearly half would leave if their only housing option were outside the cities.
• Among BCHA’s applicants, 30% would not live in south valley.

Needs & Preferences | Location



WHO ARE WE CREATING 
HOUSING FOR?



Bluebird Village 1st & Washington

Needs & Preferences | Income



Prequalified Bluebird Resident Employers



• .5% for Housing

• In-lieu fees

• HUD grant

WHAT ARE WE DOING WITH 
THE CURRENT BUDGET?



Ownership + 
Preservation Program

$1m/ year

Lease to Locals 
(LTR incentive)

$300k / year

Landlord-Tenant 
Mediation + trainings

$50k / year

New Construction + 
Acquisition/Rehab

$1.5m / year

Compliance + 
Enforcement

$60k / year

Waitlist Management, 
Application Review + Placement

Data Analysis + 
Education

Emergency Housing 
Assistance

Program Development + 
Policy Recommendations

$150k/ year $100k/ year $350k/ year $80k/ year

Grant Writing + 
Compliance

$40k/ year

Housing Department/BCHA Programs



What would an additional 2% LOT on lodging 
generate and how would we spend it?



Potential LOT Scenarios

Proposal

Category Original Additional 1%
FY 2023
 Total*

Current
Total % 2.00%

New
Total %

Other Retail $   2,238,618 $      2,230,388 $      4,469,006 2%

Room $      425,929 $          212,964 $          638,893 3% $            425,929 5%

Condo $      319,621 $          159,810 $          479,431 3% $            319,621 5%

Liquor $      362,809 $          181,405 $          544,214 3%

Building $      530,875 $          530,875 $      1,061,749 2%

Total $   3,877,851 $      3,315,442 $      7,193,293 $            745,549 

*FY 2023 Actuals shown based on remittance month

Bu
rd

en

Retail 62%

Lodging 16%

Liquor 8%

Building 15%

Potential New LOT Scenarios



Ownership + 
Preservation Program

$1m/ year

Lease to Locals 
(LTR incentive)

$300k / year

Landlord-Tenant 
Mediation + trainings

$50k / year

New Construction + 
Acquisition/Rehab

$1.5m / year

Compliance + 
Enforcement

$60k / year

Waitlist Management, 
Application Review + Placement

Data Analysis + 
Education

Emergency Housing 
Assistance

Program Development + 
Policy Recommendations

$150k/ year $100k/ year $350k/ year $80k/ year

Grant Writing + 
Compliance

$40k/ year

Potential New LOT Program Funding



WOULDN’T THIS HURT OUR LODGING 
PROPERTIES’ COMPETITIVE EDGE?



Tax Rates by Municipality (2022)

Idaho Wyoming

Driggs Hailey Ketchum McCall Sun Valley Victor Jackson

Lodging 14% 12.0% 11.0% 13.0% 12.0% 14% 8.0%

Restaurant 7% 7.0% 8.0% 7.0% 10.0% 7% 6.0%

Alcohol 8% 8.0% 9.0% 7.0% 10.0% 7% 6.0%

Retail 6.5% 6.0% 8.0% 7.0% 9.0% 7% 6.0%

Colorado

Aspen Crested Butte Snowmass Village Steamboat Telluride/Mt. Village Vail

Lodging 11.3% 12.4% 12.8% 11.4% 12.7% 9.8%

Restaurant 9.3% 9.4% 10.4% 8.4% 10.65% 8.4%

Alcohol 9.3% 9.4% 10.4% 8.4% 10.65% 8.4%

Retail 9.3% 9.4% 10.4% 8.4% 8.65% 8.4%



AREN’T WE ALREADY GETTING CLOSE 
TO CLOSING THE ‘NEED’ GAP?
• So much development…



0 100 200 300 400 500 600 700 800 900 1000

Progress Since '22 + Pipeline (Units)

Housing Need (Units)

New Construction 
Public Lots

Ownership + Preservation
(OPP)

Zoning Incentives
(FAR Exceedance +)

*ADU 
Incentives

Project Tracker

• 2 complete 
• Estimate 5/year

• 19 since ‘22
• Estimate 4/year

• Bluebird- 51 
• 1st + Wash- 66
• South Y- 33
• Lift Tower Lodge- 27
• Trail Creek- 108

• Not currently 
shown/funded

Complete

Pipeline



WHAT IS THE OWNERSHIP & 
PRESERVATION PROGRAM?



Ownership Preservation Program



Ownership Preservation Program



Lease to Locals

Lease to Locals



“Shall the City of Ketchum support community 
housing by adopting Ordinance #### to increase the 
local option tax rate by 2% on hotel/motel rooms and 
short-term rentals (30 days or less) to be dedicated 
solely for community housing.”

“Community housing” – legally restricted for local use and occupancy

Draft Ballot Language



• Why is Ketchum solving a county problem?

• What are other jurisdictions doing?

• What else are we doing?

• Looking at other properties

• Staffing BCHA (cofunded by Blaine County)

• 20% of funds can go outside 

What We’ve Heard


