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KETCHUM URBAN RENEWAL AGENCY

**SPECIAL MEETING** KETCHUM URBAN RENEWAL AGENCY

Wednesday, December 03, 2025 at 4:00 PM
191 5th Street West, Ketchum, Idaho 83340

*SPECIAL MEETING* AGENDA

PUBLIC PARTICIPATION INFORMATION
Public information on this meeting is posted outside City Hall.

We welcome you to watch KURA Meetings via live stream.
You will find this option on our website at https://www.ketchumura.org/kura/meetings.

If you would like to comment on a public hearing agenda item, please select the best option
for your participation:

Join us via Zoom (please mute your device until called upon).
Join the Webinar: https://ketchumidaho-org.zoom.us/j/81132453410
Webinar ID: 811 3245 3410

Join us at City Hall.

Submit your comments in writing at mailto:info@ketchumura.org (by noon the day of
the meeting).

This agenda is subject to revisions. All revisions will be underlined.

CALL TO ORDER: By Chair Susan Scovell
ROLL CALL: Pursuant to Idaho Code 74-204(4), all agenda items are action items, and a vote
may be taken on these items.
COMMUNICATIONS FROM THE BOARD OF COMMISSIONERS:
1. Public Comments submitted
CONSENT CALENDAR: (ALL ACTION ITEMS)
2. Recommendation to approve minutes of November 5, 2025, **SPECIAL MEETING**
KURA Meeting - Secretary Trent Donat
3. Recommendation to approve payment of KURA bills - Treasurer Brent Davis
ACTION ITEMS:
4. Request for Board direction regarding the reinstatement agreement (OPA) with
Harriman Hotel - Executive Director Jade Riley




U\

KETCHUM URBAN RENEWAL AGENCY
Request for Board direction regarding request for reimbursement of public amenities at
Bluebird Community Village - Executive Director Jade Riley
DISCUSSION ITEMS:
6. Discussion regarding open board seats and FY2026 work plan items - Executive Director
Jade Riley
ADJOURNMENT:




Cyndy King

From: James Hungelmann <jim.hungelmann@gmail.com>

Sent: Thursday, November 27, 2025 6:59 AM

To: Neil Bradshaw; Amanda Breen; Courtney Hamilton; Spencer Cordovano; Tripp
Hutchinson; Participate

Subject: PUBLIC COMMENT KCC meeting Dec 1 2025/ Request for Clarification of Biographical
Information

Public Comment for the Record
Ketchum City Council Meeting — December 1, 2025
Submitted November 27, 2025

Mayor Neil Bradshaw
City of Ketchum

Re: Request for Clarification of Biographical Information

Dear Mayor Bradshaw:

I am writing to request clarification regarding certain elements of your biography publicly posted on the city
website:

“I was born in Zimbabwe and grew up there until moving to the UK for high school and further education.”

Because these representations were made directly in your public biography, it is appropriate to seek clarification
of their accuracy. As written, these statements are historically imprecise and leave important questions
unanswered.

As you are aware, Zimbabwe did not exist as an independent nation until April 18, 1980. Anyone born or raised
in that territory prior to independence—including individuals of your generation—would have been born

in Rhodesia, the unrecognized state under white-minority rule and universally condemned at the time by the
international community. Because Rhodesia and Zimbabwe represent profoundly different political, cultural,
and ethical contexts, this distinction is not a minor detail. It is central to understanding the environment in
which a person was raised, particularly when that individual now serves as mayor of our city.

I want to emphasize that individuals raised in Rhodesia—especially those who emigrated as youth—did not
choose the political environment into which they were born. This request concerns accuracy, transparency, and
public clarity, and is not an attribution of personal culpability for the actions of that former regime.

Regarding your statement that your high-school education occurred in the United Kingdom, other references
have suggested the possibility that you may have attended secondary school in Rhodesia itself, potentially at
one of the elite boys’ boarding academies—such as Plumtree—that were common among white families at the
time. These schools, known for their British public-school discipline, quasi-military cadet culture, and racially
segregated environment, played a significant role in shaping the leadership ethos of white Rhodesian society.

Understanding whether your formative schooling occurred in Rhodesia or the UK—and at what age you left
Rhodesia—is relevant to the Ketchum public’s understanding of the experiences that shaped your worldview
and approach to public leadership.




Because you serve in elected office and your background informs your public role, it is appropriate and
reasonable for your constituents to expect clarity on the following straightforward factual questions:

1. In what country and year were you born? Was it Rhodesia, as the historical timeline indicates?

2. Where did you attend secondary school? Was your high-school education completed in
Rhodesia, or was it in the United Kingdom as your current biography states?

This request takes on added importance given the concerns many residents have raised over the years regarding
the controversial manner in which city affairs have been handled during your tenure, including opaque decision-
making and the shifting of authority among agencies and appointed bodies. Consequently, full clarity about the
basic factual elements of your background is not only reasonable but essential for restoring public trust and for
maintaining the integrity of the mayor’s office during the remainder of your term and into the future.

The importance of these questions is further heightened by the fact that Rhodesia transitioned into independence
without any truth-and-reconciliation process, leaving many personal histories from that era—especially within
the white community—unexamined and undocumented. In the absence of such historical accounting,
transparency about formative background becomes all the more essential for those who now hold public
authority in other countries, including the United States.

If you decline to clarify these basic factual matters, such refusal would raise serious concerns regarding
transparency and public trust and, in the view of many residents, would warrant your immediate resignation, as
honesty and full disclosure are fundamental obligations of our elected officials—particularly when the historical
context involves regimes and institutions so opposed to the values of this community.

Thank you for your prompt attention to this important matter. The Ketchum public looks forward to your
clarification.

Respectfully,
Jim Hungelmann

Ketchum, Idaho




Cyndy King

From: HP Boyle <boylehp@yahoo.com>

Sent: Monday, December 1, 2025 7:32 AM

To: Participate

Cc: Sarah Lurie; Andrew Theophilus

Subject: KURA: Public Comment on $2mm Request From GMD
To the KURA

Respectfully, as a Ketchum resident and taxpayer, | request that you deny this request and any future requests for
funding to GMD. As the former Executive Director of KURA noted, Bluebird is a “private project on public land.” Itis a
for-profit project. KURA never committed to unlimited funding for this project. KURA has no obligation to subsidize a
for-profit developer's profit margins.

There is no legal requirement to accede to this request, and no adverse consequences for the residents and taxpayers of
Ketchum in denying it.

Likewise, there is no benefit to the KURA for acceding to the request. URAs are mandated to invest in ways that increase
the tax base in their areas. Yet Bluebird pays no property taxes. Funding this request will not increase the URA's tax base
and could potentially constitute an illegal act. Because this money does not increase the tax base, it could constitute a
violation of KURA's debt indenture and fiduciary responsibilities to its creditors.

Ms. Hamilton is the City’s ex officio board member of KCDC, a beneficiary of this funding request. It would be a conflict
of interest for her to participate in deliberations or voting on this request.

Ketchum’s URA has urgent infrastructure needs that, if addressed, will have positive tax base implications for the URA.
That is where KURA funds should be directed.

Thank you,

Perry Boyle
Ketchum




Cyndy King

From: James Hungelmann <jim.hungelmann@gmail.com>

Sent: Monday, December 1, 2025 8:12 AM

To: HP Boyle

Cc: Amanda Breen; Courtney Hamilton; Neil Bradshaw; Tripp Hutchinson; Spencer
Cordovano; Participate

Subject: Re: KURA: Public Comment on $2mm Request From GMD

Ketchum URA has infrastructure needs?

The only infrastructure it needs to be exposed as a grave constitutional violation and theft of the
Democratic exclusive right of the people to determine and control capital projects - and to be shut down,
collapsed, and liquidated in strict compliance with the rule of law.

Anything short of that is giddy collusion and cowardice,

Ellun, 1 dic 2025 a las 7:32, HP Boyle (<boylehp@yahoo.com>) escribio:
To the KURA

Respectfully, as a Ketchum resident and taxpayer, | request that you deny this request and any future
requests for funding to GMD. As the former Executive Director of KURA noted, Bluebird is a “private
project on public land.” Itis a for-profit project. KURA never committed to unlimited funding for this
project. KURA has no obligation to subsidize a for-profit developer's profit margins.

There is no legal requirement to accede to this request, and no adverse consequences for the residents
and taxpayers of Ketchum in denying it.

Likewise, there is no benefit to the KURA for acceding to the request. URAs are mandated to investin
ways that increase the tax base in their areas. Yet Bluebird pays no property taxes. Funding this request
will notincrease the URA’s tax base and could potentially constitute an illegal act. Because this money
does notincrease the tax base, it could constitute a violation of KURA's debt indenture and fiduciary
responsibilities to its creditors.




Ms. Hamilton is the City’s ex officio board member of KCDC, a beneficiary of this funding request. It
would be a conflict of interest for her to participate in deliberations or voting on this request.

Ketchum’s URA has urgent infrastructure needs that, if addressed, will have positive tax base
implications for the URA. Thatis where KURA funds should be directed.

Thank you,

Perry Boyle
Ketchum
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KETCHUM URBAN RENEWAL AGENCY
Meeting Minutes of the KURA SPECIAL Meeting

Wednesday, November 05, 2025 4:00 p.m. Ketchum City Hall

CALL TO ORDER:
Susan Scovell called the meeting to order. (00:00:36 in video)

ROLL CALL:

Present:

Board Member—Casey Burke

Board Member—Courtney Hamilton

Board Member—Mason Frederickson (remote)
Board Chair—Susan Scovell

Absent:
Board Member—Tyler Davis-Jeffers
Board Member—Amanda Breen

Other attendees:

Abby Germaine—KURA Attorney

Ben Varner—ARCH

Brent Davis—Finance Director

Jade Riley—City Administrator

Michelle Griffith—ARCH (remote)

Trent Donat—City Clerk and KURA Secretary

COMMUNICATION FROM THE BOARD MEMBERS: (00:00:45 in video)
Public comments submitted.

CONSENT AGENDA:
2. Recommendation to approve minutes of October 01, 2025, **Special Meeting** KURA
Presented by: Trent Donat (00:01:13 in video)

Motion to approve minutes of October 01, 2025, **Special Meeting** (00:01:19 in video)
Motion made by: Courtney Hamilton

Ayes: Casey Burke, Mason Frederickson, Courtney Hamilton

Result: Motion Passes

3. Recommendation to approve payment of KURA Bills
Presented by: Brent Davis (00:01:38 in video)

Motion to approve payment of KURA Bills (00:01:55 in video)
Motion made by: Mason Frederickson

Ayes: Casey Burke, Courtney Hamilton, Mason Frederickson
Result: Motion Passes




4. Recommendation to approve Resolution 25URA05-2026 Meeting Dates
Presented by: Trent Donat (00:02:05 in video)
Comments and discussion by the Board (00:02:20 in video)

Motion to approve Resolution 25URA05-2026 Meeting Dates (00:03:19 in video)
Motion made by: Mason Frederickson

Ayes: Casey Burke, Courtney Hamilton, Mason Frederickson

Result: Motion Passes

5. Approval of Treasury Reports
Presented by: Brent Davis (00:03:31 in video)
Comments and discussion by the Board (00:03:35 in video)

Motion to approve the Treasury Reports (00:05:08 in video)
Motion made by: Courtney Hamilton

Ayes: Casey Burke, Courtney Hamilton, Mason Frederickson
Result: Motion Passes

6. Recommendation to approve Resolution 25URA06-Closeout of FY2025 City reimbursement items
Presented by: Jade Riley (00:05:20 in video)
Comments and discussion by the Board (00:05:36 in video)

Motion to approve Resolution 25URA06-Closeout of FY2025 City reimbursement items (00:08:18 in video)
Motion made by: Courtney Hamilton

Ayes: Casey Burke, Courtney Hamilton, Mason Frederickson

Result: Motion Passes

7. Recommendation to partner with ARCH Community Housing on (11-Units) project on Leadville
Avenue/2" Street

Presented by: Jade Riley (00:08:36 in video)

Comments and discussion by the Board (00:11:52 in video)

Motion to instruct staff to develop a reimbursement agreement with ARCH Community Housing Trust
and return for board consideration (00:16:49 in video)

Motion made by: Courtney Hamilton

Ayes: Casey Burke, Courtney Hamilton, Mason Frederickson

Result: Motion Passes

8. Request for Board direction regarding the reinstatement agreement (OPA) with Harriman Hotel
Presented by Jade Riley (00:17:10 in video)
Item #8 deferred (00:17:13 in video)

DISCUSSION ITEMS:

9. Feedback from Board Members regarding walking tour of planned capital projects and FY 25 Work Plan
Presented by: Jade Riley (00:17:23 in video)
Comments and discussion by the Board (00:20:38 in video)




ADJOURNMENT:
Motion to adjourn. (00:29:25in video)
Motion made by: Courtney Hamilton

Ayes: Mason Frederickson, Susan Scovell, Courtney Hamilton, Casey Burke

Result: Adjourned

ATTEST:

Trent Donat, KURA Secretary

Susan Scovell, Board Chair
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City of Ketchum

Payment Approval Report - URA Report
Report dates: 11/26/2025-11/26/2025

Page:

1

Nov 26,2025 05:06PM

Report Criteria:
Invoices with totals above $0 included.
Paid and unpaid invoices included.

[Report].GL Account Number = "9610000000"-"9848009999"

Vendor Name Invoice Number

Description

Net Invoice Amount

URBAN RENEWAL AGENCY
URBAN RENEWAL EXPENDITURES

98-4410-4200 PROFESSIONAL SERVICES

Ketchum Computers, Inc. 21360
Sun Valley Economic Development 1719
ELAM & BURKE 218046
ELAM & BURKE 218047

Total URBAN RENEWAL EXPENDITURES:

Total URBAN RENEWAL AGENCY:

Grand Totals:

Monthly Workstation Maintenance KURA
Quarterly Contract for Services

General Representation

Representation for 1st & Washington

49.50
2,250.00
1,479.00

406.00
4,184.50
4,184.50

4,184.50
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KETCHUM URBAN RENEWAL AGENCY

KURA MEETING AGENDA MEMO

Meeting Date: ‘ December 3, 2025 Staff Member/Dept: | Jade Riley/Executive Director

Agenda ltem: Request for Board direction regarding the reinstatement of a reimbursement agreement
(OPA) with Harriman Hotel

Recommended Motion:
No formal motion is recommended; staff is seeking general direction from the board.

Background/Reasons for Recommendation:

e The previous agreement was approved in 2017 and terminated by the Board in February of 2022 for lack
of progress. The applicant was informed they could submit a new application.

e The attached staff presentation outlined the key aspects of the previous agreement.

e Staff is seeking direction from the Board whether they desire staff to work with the applicant to develop
a new reimbursement agreement.

Financial Impact:

e The projected reimbursement amount would be $544,700 based on the tax generation of the
project.

Attachments:

1. Staff Presentation

2. Letter to Applicant

3. Resolution 22-URAO3 — Terminating the Agreement

12
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Ketchum Urban Renewal Agency
Harriman Hotel OPA

December 3, 2025




ORIGINAL OPA

* February 2017
* Terminated February 2022

Lack of progress

ORIGINAL OPA DETAILS

e Standard Timing (certificate of occupancy)
* 50% of Increment Value
* Inclusive of condominium units
* Required employee housing
* Value determined by the County Assessor

e Reimbursable items:

Road Improvements

Dry well connections
Landscape, art/fountains
Overhead power mitigation
Sewer line relocation
Heated pavers

e Maximum Reimbursement: $2,039,325

Subject to timing and the sunset of the URA

IKUN
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IF AGREEMENT HAD NOT BEEN TERMINATED: I(UQ\

Assumptions:

Summer 2026 certificate of Occupancy
* Increment set for FY 2027

» Estimated increment value: $100M

* Increment growing 6% a year

OPA Payments (estimate/rounded)
FY 2027: $124,500
FY 2028: $132,000
FY 2029: $139,900
FY 2030: $148,300

Total:  $544,700

* Assuming a 6% annual increment growth, maximum reimbursement
would have taken 12 years

15




Board Direction
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KETCHUM URBAN RENEWAL AGENCY

P.O. Box 2315 | 480 East Ave. N. | Ketchum, ID 83340

March 10, 2022

Trail Creek Fund LLC
c/o Jack Bariteau

P.O. Box 84

Sun Valley, Idaho 83353

Re:  Termination of Owner Participation Agreement
Dear Mr. Bariteau,

This letter is to provide notice of the recent action taken by the Ketchum Urban
Renewal Agency (“Agency”) to terminate that certain Owner Participation Agreement
(“Agreement”) entered into between the Agency and Trail Creek Fund, LLC (*Trail
Creek”) on February 21, 2017.

Pursuant to the Agreement, Trail Creek was to construct improvements located on
or adjacent to 300 River Street East at Main Street in Ketchum, Idaho, which is within the
Ketchum Urban Renewal Plan Area. The Agency agreed to reimburse certain eligible
costs for public infrastructure installed by Trail Creek. As you are aware, the building
permit is no longer valid, and construction of the anticipated project has ceased therefore
the Agreement and the terms contained therein are void. Should the project commence
construction, a new request for an Owner Participation may be filed with the Agency.

On February 22, 2022, the Board of the Agency approved 22-URAOQ3 which
terminated the Agreement and instructed the Agency to notify you of such termination.
Should you have any questions related to this matter, please contact me.

Sincerely,

MZZ

Suzanne Fri
Executive Director of the KURA
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RESOLUTION NO. 22-URA03

BY THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF
KETCHUM, IDAHO:

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF
THE URBAN RENEWAL AGENCY OF KETCHUM, IDAHO,
AUTHORIZING AGENCY TO TERIMINATE THE OWNER
PARTICIPATION AGREEMENT WITH TRAIL CREEK FUND,
LLC, THE REIMBURSEMENT PARTICIPATION AGREEMENT
WITH DOUG WEBB, THE REIMBURSEMENT PARTICIPATION
AGREEMENT WITH KETCHUM & MUSTARD LLC, AND THE
GRANT PARTICIPATION AGREEMENT WITH KETCHUM PDX
LLC; AUTHORIZING THE EXECUTIVE DIRECTOR TO
ADVISE EACH DEVELOPER OF THE TERMINATION OF THE
AGREEMENTS; AND PROVIDING FOR THIS RESOLUTION TO
BE EFFECTIVE UPON ITS PASSAGE AND APPROVAL.

THIS RESOLUTION, made on the date hereinafter set forth by the Urban Renewal Agency
of Ketchum, Idaho, also known as the Ketchum Urban Renewal Agency, an independent public
body, corporate and politic, authorized under the authority of the Idaho Urban Renewal Law of
1965, Chapter 20, Title 50, Idaho Code, as amended (hereinafter the “Law”) and the Local Economic
Development Act, Chapter 29, Title 50, Idaho Code, as amended (hereinafter the “Act™), a duly
created and functioning urban renewal agency for Ketchum, Idaho, hereinafter referred to as the
“Agency.”

WHEREAS, the City Council (“City Council”) of the City of Ketchum (the “City”) by
adoption of Ordinance No. 992 on November 15, 2006, duly adopted the Ketchum Urban Renewal
Plan (the “2006 Plan”) to be administered by the Agency;

WHEREAS, upon the approval of Ordinance No. 1077 adopted by the City Council on
November 15, 2010, and deemed effective on November 24, 2010, the Agency began
implementation of the amended Ketchum Urban Renewal Plan (the “Amended Plan”);

WHEREAS, Trail Creek Fund, LLC (“Trail Creek”) owned or controlled the real property
located at 300 River Street East at Main Street (hereinafter referred to as the “Site”;

WHEREAS, Trail Creek was to construct improvements on the Site and adjacent public
rights of way in conjunction with the development of a new hotel and residential condominium
project on the Site (the “Project”);

WHEREAS, Agency and Trail Creek entered into an Owner Participation Agreement (“Trail
Creek OPA”) on February 21,2017, attached hereto as Exhibit A, which set forth the obligations of

RESOLUTION NO. 22-URAO03 - 1
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Agency and Trail Creek, concerning the reimbursement by Agency to Trail Creek for construction of
the Project;

WHEREAS, Trail Creek never initiated construction of the Project and the property has been
conveyed to another owner, and therefore Trail Creek is in default under the terms of the Trail Creek
OPA;

WHEREAS, Doug Webb (“Webb”) owned or controlled certain real property located at 191
E. 8% Street, Ketchum, Idaho (the “Project Site”) The Project Site was to undergo redevelopment
including construction of a mixed use residential and commercial building (the “Participant’s
Project™);

WHEREAS, as part of the Participant’s Project, Webb intended to remediate certain Project
Site conditions and redevelop the Project Site (the “Improvement Project”);

WHEREAS, the Improvement Project was to include improvements of public infrastructure
to replace 100 feet of sidewalk along 8" Street adjacent to the Project Site;

WHEREAS, Agency and Webb entered into a Reimbursement Participation Agreement
(“Webb Agreement”) on September 26, 2017, attached hereto as Exhibit B, which set forth the
obligations of Agency and Webb, concerning the reimbursement by Agency to Webb for
construction of the Improvement Project;

WHEREAS, the Improvement Project to date has not been completed and therefore Webb
did not complete the obligations of the Webb Agreement within the twelve (12) month period as
required by the Webb Agreement;

WHEREAS, pursuant to motion, the Agency revoked the Webb Agreement;

WHEREAS, Ketchum & Mustard LLC (“Ketchum & Mustard”) owned or controlled certain
real property located at 620 N. Main Street, Ketchum, Idaho (the “Project Site™). The Project Site
was to undergo redevelopment including construction of the Hotel Ketchum Coffee Shop (the
“Participant’s Project”);

WHEREAS, as part of the Participant’s Project, Ketchum & Mustard intended to remediate
certain Project Site conditions and redevelop the Project Site (the “Ketchum & Mustard
Improvement Project”);

WHEREAS, the Ketchum & Mustard Improvement Project was to include improvements of
public infrastructure within the right-of-way, including curb, gutter, and sidewalk;

WHEREAS, Agency and Ketchum & Mustard entered into a Reimbursement Participation
Agreement (“Ketchum & Mustard Agreement”) on September 26, 2017, attached hereto as Exhibit
C, which set forth the obligations of Agency and Ketchum & Mustard, concerning the
reimbursement by Agency to Ketchum & Mustard for construction of the Ketchum & Mustard

RESOLUTION NO. 22-URAO03 - 2
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Improvement Project;

WHEREAS, the Ketchum & Mustard Improvement Project has not been completed to date
and therefore Ketchum & Mustard did not complete the obligations of the Ketchum & Mustard
Agreement within the twelve (12) month period as required by the Ketchum & Mustard Agreement;

WHEREAS, Ketchum PDX LLC (“Ketchum PDX”) owned or controlled certain real
property located at 560 N. 1st Avenue, Ketchum, Idaho (the “Project Site”). The Project Site is
undergoing redevelopment including construction of a residential project of eighteen (18) rental
housing units and three (3) affordable units (the “Project”);

WHEREAS, as part of the Project, Ketchum PDX intended to remediate certain Project Site
conditions and redevelop the Project Site (the “PDX Improvement Project™);

WHEREAS, the Improvement Project was to include public infrastructure improvements for
an eight foot (8’) wide sidewalk, drainage, and street improvements along North First Avenue
adjacent to the Project Site;

WHEREAS, Agency and Ketchum PDX entered into a Grant Participation Agreement
(“Ketchum PDX Agreement”) on January 30,2019, attached hereto as Exhibit D, which set forth the
obligations of Agency and Ketchum PDX, concerning the reimbursement by Agency to Ketchum
PDX for construction of the PDX Improvement Project;

WHEREAS, the PDX Improvement Project to date has not been completed and therefore
Ketchum PDX did not complete the obligations of the Ketchum & Mustard Agreement within the
twelve (12) month period as required by the Ketchum & Mustard Agreement ;

WHEREAS, the Board of Commissioners finds it in the best public interest to terminate the
Trail Creek OPA, the Webb Agreement, the Ketchum & Mustard Agreement, and the Ketchum PDX
Agreement (“Agreements™) and to authorize the Executive Director to notify each of the above
developers of the termination of their respective agreement.

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE BOARD OF
COMMISSIONERS OF THE KETCHUM URBAN RENEWAL AGENCY OF THE CITY OF
KETCHUM, IDAHO, AS FOLLOWS:

Section 1: That the above statements are true and correct.

Section 2: That the Agreements, attached hereto as Exhibits A, B, C, and D, are hereby
terminated.

Section 3. That the Executive Director is hereby authorized to notify Trail Creek, Webb,
Ketchum & Mustard, and Ketchum PDX of the termination of their respective agreements.

RESOLUTION NO. 22-URAO03 - 3
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Section 4: That this Resolution shall be in full force and effect immediately upon its
adoption and approval.

PASSED By the Urban Renewal Agency of Ketchum, Idaho, on February 22, 2022. Signed
by the Chair of the Board of Commissioners, and attested by the Secretary to the Board of
Commissioners, on February 22, 2022,

URBAN RENEWAL AGENCY OF KETCHUM

Sl e

Susan Scovell, Chair

ATTEST:

By

Secret% - J

4881-5958-6063, v. 5

RESOLUTION NO. 22-URAO03 - 4
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OWNER PARTICIPATION AGREEMENT

By And Between
The Ketchum Urban Renewal Agency
And
Trail Creek Fund, LLC
For
AUBERGE PROJECT

22




OWNER PARTICIPATION AGREEMENT

THIS OWNER PARTICIPATION AGREEMENT (hereinafter “Agreement”) is
entered into by and between the Ketchum Urban Renewal Agency, a public body,
corporate and politic (hereinafter “Agency”), organized pursuant to the Idaho Urban
Renewal Law, Title 50, Chapter 20, Idaho Code, as amended (hereinafter the
“Law”), and undertaking projects under the authority of the Local Economic
Development Act of 1988 as amended (hereinafter the “Act”), and Trail Creek
Fund, LLC, a California limited liability company authorized to do business in the
State of Idaho (hereinafter “Participant”), collectively referred to as the “Parties”
and each individually as “Party,” on the terms and provisions set forth below.

ECITALS

WHEREAS, Agency, an independent public body, corporate and politic, is an urban
renewal agency created by and existing under the authority of the Law and the Act;

WHEREAS, the Ketchum City Council adopted its Ordinance No. 1077 on
November 15, 2010, approving the Ketchum Urban Renewal Plan (hereinafter the
“Urban Renewal Plan”);

WHEREAS, Participant owns and controls the real property located at 300 River
Street East at Main Street (hereinafter referred to as the “Site” as defined below);

WHEREAS, Participant is in the process of constructing improvements on the Site
and adjacent public rights of way in conjunction with the development of a new
hotel and residential condominium project on the Site (the “Project”);

WHEREAS, the Urban Renewal Plan authorizes Agency to use revenue allocation
financing to fund specific projects and improvements to implement the Urban
Renewal Plan;

WHEREAS, Agency and Participant have negotiated the major terms of Agency’s
participation in the funding of certain improvements to the public right of way and
other eligible expenses (collectively the “Agency Funded Public Improvements”);

WHEREAS, said Agency Funded Public Improvements implement several
objectives outlined in the Urban Renewal Plan;

WHEREAS, the Urban Renewal Plan authorizes Agency to enter into owner
participation agreements to implement the Urban Renewal Plan;

OWNER PARTICIPATION AGREEMENT - 1
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WHEREAS, as a result of Participant’s agreement to construct the Agency Funded
Public Improvements, Participant’s commitment to comply with the terms of the
Urban Renewal Plan, and Agency’s commitment to reimburse Participant in
compliance with the Urban Renewal Plan, the Parties deem it necessary to enter
into this Owner Participation Agreement to define their respective obligations;

NOW, THEREFORE, in consideration of the above recitals, which are incorporated
into this Agreement; the mutual covenants contained herein; and other good and
valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, the Parties hereby agree as follows:

L EFFECTIVE DATE

The Effective Date of this Agreement shall be the date when this Agreement has
been signed by the Parties (last date signed) and shall continue until all obligations
of each Party are complete.

I1. SUBJECT OF AGREEMENT
A, itals, Purpose of This Agreement, and Interest

The Parties agree that the foregoing recitals are not mere recitations but are
covenants of the Parties, binding upon them as may be appropriate and a portion of
the consideration for the agreements contained herein. The mutual consideration
and covenants contained herein are intended to achieve the objectives and
obligations of both Parties. The Agency’s commitment herein is intended to comply
with the Agency’s authority under the Law and the Urban Renewal Plan and is not
a gift or donation of public funds.

The purpose of this Agreement is to effectuate the Urban Renewal Plan by
providing for the construction of public improvements on or adjacent to the Site.

The construction of said public improvements on the Site and the fulfillment
generally of this Agreement are in the vital and best interests of the City of
Ketchum (the “City”) and the health, safety, and welfare of its residents and are in
accordance with the public purposes and provisions of applicable federal, state, and
local laws and requirements. Implementation of this Agreement will further the
goals and objectives of the Urban Renewal Plan.

B.  The Plan
This Agreement is subject to the provisions of the Ketchum Urban Renewal Plan as

adopted by the Ketchum City Council through its Ordinance No. 1077 on November
15, 2010.

OWNER PARTICIPATION AGREEMENT - 2
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C. The Project Area

The Urban Renewal Project Area (“Project Area”) is located in the City of Ketchum,
and the exact boundaries of the Project Area are more specifically described in the
Urban Renewal Plan.

D.  The Site

The Site is that portion of the Project Area shown on the “Map of the Site,” attached
to this Agreement as Attachment 1 which is incorporated herein by reference, and
as more particularly described in the “Legal Description” of the Site, attached
hereto as Attachment 2 which is incorporated herein by reference.

E. The Cit

The term City as used herein shall be the City of Ketchum, Idaho.

F. Agency Participation Policy

Generally, the Agency will agree to financially participate with a private developer
when such participation achieves the objectives of the Urban Renewal Plan, is not
duplicative of other public entity funding, and does not replace or substitute for the
obligations imposed by other governmental agencies on the Participant. The
specific participation by the Agency for this particular site is as set forth herein.

G. Parties to This Agreement
1.  Agency

The Agency is an independent public body, corporate and politic, exercising
governmental functions and powers and organized and existing under the Idaho
Urban Renewal Law of the State of Idaho, Title 50, Chapter 20, Idaho Code, and the
Local Economic Development Act, Title 50, Chapter 29, Idaho Code. The office of
the Agency is located at 480 East Ave. N, PO Box 2315, Ketchum, ID 83340.
“Agency,” as used in this Agreement, includes the Urban Renewal Agency and any
assignee of or successor to its rights, powers, and responsibilities.

2. Participant

The Participant is Trail Creek Fund, a California limited liability company. The
principal address of the Participant is PO 84, Sun Valley, 83353.
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Whenever the term “Participant” is used herein, such term shall include any
permitted nominee, assignee, or successor in interest approved or consented to as
provided herein. The Participant qualifies as an “owner participant” as that term is
used in the Urban Renewal Plan.

H. The Private Development and City Agreements

1. The Private Development

The Private Development shall mean the development undertaken by Participant or
the approved successors or assigns upon the Site. The Private Development
consists of the construction of a Hotel consisting of 65 hotel rcoms and suites and
residential condominium units. The Private Development and any further
development upon the Site or any portion of the Site shall comply with all the
provisions of the Urban Renewal Plan and all applicable City building and zoning
ordinances.

2. City Agreements and Approvals

“City Agreements and Approvals” shall mean those certain agreements between
Participant and City, concerning, among other things, any required building
permits and other approvals by City for the development of the Project Site,
including the Amended and Restated Development Agreement dated October 5,
2015 and recorded as Instrument No. 630816 in the records of Blaine County, Idaho
as amended by the Corrected Amendment to the Amended and Restated
Development Agreement dated June 21, 2016 and recorded as Instrument No.
635897 in the records of Blaine County, Idaho (collectively, the “Development
Agreement”), attached hereto as Attachment 8, as the same may be subsequently
amended.

Any default by Participant of the City Agreements and Approvals, including but not
limited to any and all applicable City ordinances, not cured within any applicable
cure period shall constitute a default under this Agreement, with the Agency
reserving any of its rights and remedies under this Agreement concerning default.
III. IMPROVEMENT OF THE SITE AND AGENCY'S PARTICIPATION

A Development Design

Participant agrees that the Development will be in full compliance with the Plan.
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B. Cost of Construction

The cost of the Private Development and the Agency Funded Improvements, defined
below, shall be borne by the Participant, except as otherwise set forth herein.

C. Agency. City, and Other Governmental Agency Permits

Participant has or shall, at Participant’s own expense, secure or cause to be secured
any and all permits or approvals which may be required by Agency, City, or any
other governmental agency relative to Project construction and operation.

D. Agency Funded Public Improvements

The Agency Funded Public Improvements are directly related to public facilities
and are: (a) critical to the redevelopment of the Site; and (b) provide a higher
quality of development that should assist Agency in achieving redevelopment of
other properties adjacent to the Site and meeting the objectives of the Urban
Renewal Plan. Because of the Private Development, which achieves several of the
objectives contained within the Urban Renewal Plan, Agency finds that a portion of
the public improvements may be reimbursed by the Agency. Agency finds that the
Agency Funded Public Improvements are in the best public interest and provide for
enhanced development of the Site within the Project Area.

In consideration of the terms of this Agreement and subject to certain conditions as
contained in this Agreement, Agency agrees to pay the costs of certain approved
Agency Funded Public Improvements, inclusive of design and engineering costs, as
verified by the Agency. Approved Agency Funded Public Improvements shall
include those improvements listed on Attachment 4, and any other public
improvement that may be approved by the Agency Board for reimbursement in the
future.

E. Reimbursement Obligation

1. Amount of Reimbursement

In consideration of Participant's construction of the Agency Funded Public
Improvements, Agency, subject to the terms of this Agreement, agrees to reimburse
Participant an amount equal to the Actual Eligible Costs, as defined below, of the
Agency Funded Public Improvements, not to exceed Two Million Thirty Nine
Thousand Three Hundred Twenty Five and 00/100 dollars ($2,039,326.00), with no
interest.
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2. Notification; Inspection; Approval

Upon completion of construction of any category of the Agency Funded Public
Improvements associated with the Project and on not less than a quarterly basis
during construction, Participant shall notify Agency in writing to request a meeting
with the Agency Director to determine if the completed Agency Funded Public
Improvements meet the requirements of this Agreement. Agency shall provide
Participant with written confirmation that the completed Public Improvements are
eligible for reimbursement as follows:

(a)

(b)

©

With respect to each Notification of Completion, Participant is
responsible for submitting invoices or receipts for work performed as
part of the Project (the “Cost Documentation”) which will permit
Agency to determine the Actual Eligible Costs, which shall be the
actual costs to construct the Agency Funded Public Improvements as
approved by the Agency Director. Cost Documentation shall include
the following:

i An accounting of the costs associated with the completed
Agency Funded Public Improvements and evidence of payment
of such costs by Participant. Participant shall include invoices
from Participant’s design professionals, general contractor,
subcontractor(s), and material suppliers for each type of eligible
cost item, which shall specify quantities and unit costs of
installed materials.

ii. Explanation of any significant deviation between the
initial cost estimates in Attachment 4 and the actual costs in the
Cost Documentation.

The Agency Director shall have the right to review the Cost
Documentation, to inspect the completed Agency Funded Public
Improvements, and to obtain independent verification that the
quantities of work claimed and the costs associated therewith are
accurate and appropriate for the Agency Funded Public Improvements
completed.

Within thirty (30) days of Agency’s receipt of the Cost Documentation,
the Agency Director shall notify Participant in writing of Agency’s
acceptance of the Cost Documentation and Agency’s determination of
the Actual Eligible Costs. Agency shall notify Participant of any
disputes with the Cost Documentation and provide Participant a
reasonable time to explain any discrepancy. If the Agency Director
and the Participant cannot agree on any disputed costs, the Parties
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agree to submit the dispute to the Agency Board of Commissioners for
final determination.

3. Reimbursement.

Participant shall initially pay for all of the costs of construction for the Agency
Funded Public Improvements associated with the Project. By approval of this
Agreement by Agency’s Board of Commissijoners, Agency has authorized
reimbursement for the Actual Eligible Costs of the Agency Funded Public
Improvements (the “Reimbursement Obligation”) as set forth in Section F, below,
and the other provisions of this Agreement.

F.

Reimbursement Procedure

1. Agency’s Reimbursement Obligation shall not commence until a
Certificate of Occupancy, or the equivalent thereof, is issued for the
Private Development and Agency receives written confirmation from
City that Participant has completed all development obligations set
forth in the Development Agreement. Provided, if Participant fails to
construct the employee housing in accordance with the Development
Agreement within six (6) months of the issuance of a Certificate of
Occupancy for the Project, Agency shall suspend all reimbursement
payments until such time as Participant constructs the employee
housing in compliance with the Employee Housing Plan previously
approved by the City and incorporated into the Development
Agreement. Notwithstanding the foregoing, in the event any delay is
caused by the City’s failure to approve properly submitted design
review and/or construction plans for said employee housing in a timely
manner, said reimbursement payments shall not be suspended.

2. In conjunction with its receipt of revenue allocation proceeds on
a biannual basis, the Agency agrees to make payment to Participant of
fifty percent (50%) of the tax increment revenue allocation proceeds
arising from the Site, inclusive of all condominium units constructed
on the Site as part of the Project, commencing from the first date the
Agency receives tax increment monies arising from the Site
subsequent to the issuance of a Certificate of Occupancy or equivalent
for the Private Development until such time as the Reimbursement
Obligation has been paid in full, or the termination of the Urban
Renewal Plan, whichever occurs first. PARTICIPANT
ACKNOWLEDGES THE TAX REVENUE ALLOCATION PROCEEDS
MAY NOT BE SUFFICIENT TO PAY OFF THE REIMBURSEMENT
OBLIGATION ON OR BEFORE THE TERMINATION OF THE
URBAN RENEWAL PLAN, AND ASSUMES THAT RISK.
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3. The Bi-annual Payments are due to Participant within thirty
(30) days of receipt of revenue allocation proceeds from the Site by
Agency.

4. Agency shall have no obligation to make payments to the
Participant for taxes collected and paid to Agency beyond the term

described herein.

5. Agency may redeem, at any time, in whole or in part, without
penalty, the then remaining outstanding balance of the
Reimbursement Obligation.

6. All payment due hereunder shall be paid to the Participant, and
future owners of condominium units created on the Site as part of the
Project shall have no claim or entitlement to such payments as a result
such ownership.

7. Non-general Obligation. As provided by Idaho Code Section 50-
2910, the obligations of Agency hereunder shall not constitute a
general obligation or debt of the Agency, the State of Idaho, or any of
its political subdivisions or give rise to a charge against their general
credit or taxing powers to be payable out of any funds or properties
other than the monies deposited in the special fund or funds provided
for herein and pledged hereby to the payment of principal and interest
on this Reimbursement Obligation.

G. Taxes

The Act, as amended, provides that Agency will be paid tax increment funds
contingent on the amount of assessed value as determined by the Blaine County
Assessor each year and the rate of tax levy or the percentage of assessment levied
by each of the taxing agencies. Agency is not a guarantor of the assessment
determination made by Blaine County Assessor or guarantor of collection of taxes
by the Blaine County Treasurer.

Participant shall pay when due all real estate and personal property taxes and
assessments assessed and levied on Participant’s ownership interest of the Site.
This provision or covenant shall run with the land and be binding upon
Participant’s successors. Except as set forth herein, nothing herein contained shall
be deemed to prohibit Participant from contesting the validity or amounts of any
tax, assessment, encumbrance, or lien or to limit the remedies available to
Participant with respect thereto; provided, such contest does not subject the Site or
any portion thereof to forfeiture or sale.
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The Increment Tax Revenues on the Site by Participant (as determined from the
assessment records of the Blaine County Assessor and the payment records of the
Blaine County Treasurer) shall be paid to Participant if and only as they are paid to
Agency by Blaine County, the entity which has the legal responsibility to collect
property taxes.

Participant recognizes Agency has no authority or involvement in the assessment,
tax, or collection process for ad valorem taxes, including real property and personal
property taxes. Participant also recognizes the ability of Agency to reimburse
Participant for the Reimbursement Obligation is dependent on the ad valorem
assessment and collection process. Therefore, in the event insufficient taxes are
received by Agency because of reduction of the tax levy rate or assessed values less
than assumed by Agency and Participant or in the event of any tax delinquency by
any owner of parcels within the Site or by any tenant related to personal property,
Participant must elect to either pay the delinquent taxes or in-lieu-of taxes
reflecting higher assessments or levy rate on behalf of those taxpayers or receive
less reimbursement from Agency to pay the Reimbursement Obligation.

Participant shall not apply for or otherwise request any exemption or reduction in
property taxes on the Site pursuant to Title 63, Chapter 44 of the Idaho Code, The
Idaho Small Employer Incentive Act of 2005, Idaho Code § 63-602NN, or Idaho
Code Section 63-606A. Notwithstanding the foregoing, it is agreed that Participant
may apply for or otherwise request tax reimbursement under any of the above
referenced statutory provisions without violating the terms of this Agreement.

H. Subordination of Reimbursement Obligations

The Parties agree this Agreement does not provide Participant with a security
interest in any Agency revenues for the Project Area or any other urban renewal
plan area, including but not limited to revenue from any “Revenue Allocation Area”
(as defined in Title 50, Chapter 29 of the Idaho Code). Notwithstanding anything to
the contrary in this Agreement, the obligation of Agency to make the payments as
specified in this Agreement shall be subordinate to all Agency obligations that have
committed or in the future commit available Agency revenues, including but not
limited to revenue from any Revenue Allocation Area and may be subject to consent
and approval by Agency lenders.

I. Liens/Payment of General Contractor

Participant hereby certifies that as of the Effective Date no mechanic's or
materialman’s liens have been placed on the Site, as defined above, and that the
general contractor and all subcontractors have been or will be paid in full for all
work performed on the Private Development. In the event any materialman’s liens
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are placed on the Site Participant agrees Agency may suspend any payments
required under this Agreement until any liens or claims related to the Project and
made by any contractor, subcontractor or material supplier that performed work on
the Private Development have been satisfied.

dJd. ency Contribution Ass ble

Agency and Participant agree that Agency’s obligations run only to Participant or
its assignee and that Agency is under no obligation to grant any additional
consideration or greater participation than set forth herein. Participant shall have
the absolute right to assign its right to receive any payments to its lender, its
successor, or other entity designated by Participant.

K. ndemnification

Participant shall indemnify and hold Agency, City, and their respective officers,
agents, and employees harmless from and against all liabilities, obligations,
damages, penalties, claims, costs, charges, and expenses, including reasonable
architect and attorney fees (collectively referred to in this Section as “claim”), which
may be imposed upon or incurred by or asserted against Agency, City, or their
respective officers, agents, and employees by reason of any of the following
occurrences, provided Participant shall have no obligation to indemnify and hold
Agency or City, respectively, and their respective officers, agents, and employees
harmless from and against any matter to the extent it arises from the negligence or
willful act of Agency or City, respectively, or their respective officers, agents, or
employees:

1. Any work done in, on, or about the Site, including the Agency
Funded Public Improvements, or work related to the Agency Funded
Public Improvements; or

2 Any use, nonuse, possession, occupation, condition, operation,
maintenance, or management of the Site or any part thereof; or

3. Any negligent or intentional act or omission on the part of
Participant or any of its agents, contractors, servants, employees,
subtenants, operators, licensees, or invitees; or

4. Any accident, injury, or damage to any person or property

occurring in, on, or about the Site or any part thereof, during
construction; or
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5. Any failure on the part of Participant to perform or comply with
any of the terms, provisions, covenants, and conditions contained in
this Agreement to be performed or complied with on its part.

In case any claim, action or proceeding is brought against Agency, City, or
their respective officers, agents, and employees by reason of any such claim,
Participant, upon written notice from Agency or City, shall, at Participant’s
expense, resist or defend such claim, action or proceeding.

L. Warranty

Participant warrants that the materials and workmanship employed in the
construction of the Agency Funded Public Improvements are of good quality and
conform to generally accepted standards within the construction industry and
agrees to repair any non-conforming improvements during the warranty period
upon receipt of notice from Agency of such non-conforming improvements. Such
warranty and repair obligation shall extend for a period of one (1) year after a
Certificate of Occupancy has been issued for the Private Development. Provided,
nothing herein shall limit the time within which Agency may bring an action
against Participant on account of Participant’s failure to otherwise construct such
improvements in accordance with this Agreement.

M. Maintenance

The Participant recognizes Agency has no specific authority to accept maintenance
responsibility of the Agency Funded Public Improvements. Participant anticipates
that the City and or various public utilities may accept ownership and maintenance
obligations of some or all of the Agency Funded Public Improvements, however such
acceptance is not a condition precedent to the obligations of the Parties hereto.

IV. USE AND MAINTENANCE OF THE SITE AND ADJACENT AREA
A.  Useof the Site

Participant agrees and covenants to comply with all other provisions and conditions
of the Urban Renewal Plan for the period of time the Urban Renewal Plan is in
force and effect, which for purposes of this Agreement is deemed through December
31, 2034.

B. Obligation to Refrain From Discrimination

Participant covenants and agrees for itself its successors and assigns, that there
shall be no discrimination against or segregation of any person or group of persons
on account of race, age, color, creed, religion, sex, marital status, handicap,
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ancestry, or national origin in the sale, lease, sublease, transfer, use, occupancy,
tenure, or enjoyment of the Site, nor shall the Participant or any person claiming
under or through the Participant establish or permit any such practice or practices
of discrimination or segregation with reference to the selection, location, number,
use, or occupancy of tenants, lessees, subtenants, sublessees, or vendees of the Site.
The foregoing covenants shall run with the land and shall remain in effect in
perpetuity.

C. Nondiscrimination and Nonse ation

The Participant shall not restrict the rental, sale, or lease of the Site on the basis of
race, color, creed, religion, age, sex, handicap, marital status, ancestry, or national
origin of any person.

D. Effect and Duration of Covenants

The covenants against discrimination contained herein shall remain in effect in
perpetuity. Remaining covenants contained in this Agreement shall remain in
effect until sconer of December 31, 2034, or the date on which the Urban Renewal
Plan terminates, whichever is sooner. The covenants established in this Agreement
shall, without regard to technical classification and designation, be binding on the
part of the Participant and any successors and assigns to the Site or any part
thereof, and the tenants, lessees, sublessees, and occupants of the Site, for the
benefit of and in favor of Agency, its successors and assigns, City, and any successor
in interest thereto.

E. Local, State and Federal Laws

Participant covenants that it carried out the construction of the improvements in
conformity with all applicable laws, including all applicable federal and state labor
standards.

V.  DISPUTE RESOLUTION, REMEDIES, AND TERMINATION

A.  Dispute Resolution

In the event that a dispute arises between Agency and Participant regarding the
application or interpretation of any provision of this Agreement, the aggrieved party
shall promptly notify the other party to this Agreement of the dispute within ten
(10) days after such dispute arises. If the Parties shall have failed to resolve the
dispute within thirty (30) days after delivery of such notice, the Parties agree to
first endeavor to settle the dispute in an amicable manner by mediation or other
process of structured negotiation under the auspices of a nationally or regionally
recognized organization providing such services in the Northwestern States or
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otherwise, as the Parties may mutually agree before resorting to litigation. Should
the Parties be unable to resolve the dispute to their mutual satisfaction within
thirty (30) days after such completion of mediation or other process of structured
negotiation, each Party shall have the right to pursue any rights or remedies it may
have at law or in equity.

B. Legal Actions

In addition to any other rights or remedies, any Party may institute legal action to
cure, correct, or remedy any default; to recover damages for any default; or to obtain
any other remedy consistent with the purpose of this Agreement. The
nondefaulting Party may also, at its option, cure the default and sue to collect
reasonable attorney's fees and costs incurred by virtue of curing or correcting the
Party’s breach.

The laws of the State of Idaho shall govern the interpretation and enforcement of
this Agreement.

C. Rights and Remedies Are Cumulative

Except as otherwise expressly stated in this Agreement, the rights and remedies of
the Parties are cumulative, and the exercise by any Party of one or more of such
rights or remedies shall not preclude the exercise by it, at the same time or different
times, of any other rights or remedies for the same default or any other default by
the other Party.

Agency reserves the right to withhold reimbursement to Participant for any
Participant default.

VI. GENERAL PROVISIONS

A. Notices, Demands, and Communications between the Parties

Formal notices, demands, and communications between Agency and Participant
shall be sufficiently given if dispatched by registered or certified mail, postage
prepaid, return receipt requested, to the principal offices of Agency and Participant
as set forth in this Agreement. Such written notices, demands, and communications
may be sent in the same manner to such other addresses as either party may from
time to time designate by mail. :

B. Conflicts of Interest

No member, official, or employee of Agency shall have any personal interest, direct
or indirect, in this Agreement, nor shall any such member, official, or employee
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participate in any decision relating to this Agreement which affects his/her personal
Interests or the interests of any corporation, Partnership, or association in which
he/she is directly or indirectly interested.

Participant warrants that it has not paid or given, and will not pay or give, any
third party any money or other consideration for obtaining this Agreement.

C. Non-liability of Agency Officials and Employees

No member, official, or employee of Agency shall be personally liable to Participant
in the event of any default or breach by Agency or for any amount which may
become due to Participant or on any obligations under the terms of this Agreement.

D. Successors and Assigns

This Agreement shall, except as otherwise provided herein, be binding upon and
inure to the benefit of the successors and assigns of the parties hereto.

E. Attorney Fees and Costs

In the event that either party to this Agreement shall enforce any of the provisions
hereof in any action at law or in equity, the unsuccessful party to such litigation
agrees to pay to the prevailing party all costs and expenses, including reasonable
attorney fees incurred therein by the prevailing party, and such may be included to
the judgment entered in such action.

F. Severability

If any provisions of this Agreement shall for any reason be held to be illegal or
invalid, such illegality or invalidity shall not affect any other provisions of this
Agreement, and this Agreement shall be construed and enforced as if such illegal or
invalid provisions had not been contained herein.

G.  Headings

The section headings contained herein are for convenience and reference and are
not intended to define or limit the scope of any provision of this Agreement.

H. unte ]
This Agreement may be simultaneously executed in several counterparts, each of

which shall be an original and all of which shall constitute one and the same
instrument.

OWNER PARTICIPATION AGREEMENT - 14

36




I Forced Delay; Extension of Times of Performance

In addition to the specific provisions of this Agreement, performance by any Party
hereunder shall not be deemed to be in default where delays or defaults are due to
war; insurrection; strikes; lock-outs; riots; floods; earthquakes; fires; casualties; acts
of God; acts of the public enemy; epidemics; quarantine restrictions; freight
embargoes; lack of transportation; governmental restrictions or priority; litigation;
unusually severe weather; acts of another party; environmenta] analysis, or
removal of hazardous or toxic substances; acts or the failure to act of any public or
governmental agency or entity (except that acts or the failure to act of Agency shall
not excuse performance by Agency); or any other causes beyond the control or
without the fault of the Party claiming an extension of time to perform. An
extension of time for any such cause shall only be for the period of the forced delay,
which period shall commence to run from the time of the commencement of the
cause. Times of performance under this Agreement may also be extended in writing
by Agency and Participant.

dJ. Inspection of Books and Records

Agency has the right, upon not less than seventy-two (72) hours’ notice, at all
reasonable times, to inspect the books and records of Participant pertaining to the
Agency Funded Public Improvements.

K. Attachments and Exhibits Made a Part

All attachments and exhibits which are attached to this Owner Participation
Agreement are made a part hereof by this reference.

VII. AMENDMENTS TO THIS AGREEMENT

Agency and Participant agree to mutually consider reasonable requests for
amendments to this Agreement and any attachments hereto which may be made by
any of the Parties hereto, lending institutions, bond counsel, financial consultants,
or underwriters to Agency, provided said requests are consistent with this
Agreement and would not alter the basic business purposes included herein or
therein. Any such amendments shall be in writing and agreed to by the Parties.

VIII. ENTIRE AGREEMENT, WAIVERS, AND AMENDMENTS
This Agreement, including Attachments 1 through 4, inclusive, incorporated herein

by reference, constitutes the entire understanding and agreement of the Parties.
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appropriate authorities of Agency and Participant, and all amendments hereto must
be in writing and signed by the appropriate authorities of Agency and Participant.

IN WITNESS WHEREOF, the Parties hereto have signed this Agreement the
day and year below written to be effective the day and year above written.

KETCHUM URBAN RENEWAL AGE CY

By:%

2D (5e0p L Ay KURA Chair

Date: 2 [z ¢ /1y
ATTEST:

vV
Q‘\}\ o ( rcﬂf/tfi

KURA Secretary ._J

PARTICIPANT

By: '
Jack E.‘Bafiteau, Jr,, Managing Mémber

vatet__ &/ 1/00/ 7
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ACKNOWLEDGMENTS

STATE OF IDAHO)

) ss.
County of Blaine_)

7 —
. On  this Y day of te/;z,] 4;::7( » 2017, before me,
" achen Copmty , the undersigned notary public in and for said county
and state, Rglﬁonany appeared'zu_’liﬁaa:ﬁd known or identified to me to be
the Chair of the Ketchum Urban Renewal A, , the public body corporate and
politic, that executed the within instrument, and known to me to be the person that
executed the within instrument on behalf of said Agency and acknowledged to me
that such Agency executed the same for the purposes herein contained.

IN Y\\{IM& 0 WHEREOF, I have hereunto set my hand and affixed my
official \\\ggﬁbﬁa gﬁ}%ear in this c%rtﬁc;tezﬁrst above written.

NOTAR,, 1/17717
—~oa ﬁesiding \&t/l";*‘ lr'ju 1y Ct 7‘./ /;/é/i /
Commission Expires _i /22 c ¢/

W

»

\\\\\\\\ll!lmll”///,,/

o
gy

iy

,//////4.%"--.....4 “o Q
W, S OF TDRS QN
STATE OF 4oy

County of Blaine _ )

, C
—~ On tt.i: KJE day of X(M 2017, before me,
awes 2 I , the undersigned notary public in and for said county
and state, personally appeared Jack E. Bariteau, Jr., known or identified to me to
be the managing member of Trail Creek Fund, LLC, and the person who signed the
within instrument, and acknowledged to me that he has authority to execute and

executed the foregoing instrument for the purposes therein-contained on behalf of
Trail Creek Fund, LLC.

IN WITNESS WHEREOF, I have , jand and affixed my
official seal the day and year in this cerfi e figh ~ :

“‘gll.lll'
\)

o 0 g,
o 0\ 4 d
N o

...O...

lgésiding at _ eyl '-T*!v)
)

(1L1]]
““‘ "'.' v
* s,

o
o
N

\)
Peeggpasnnt*™
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Attachment 1

Map of the Site
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Attachment 2
Legal Description

Lot 2 of Block 83 of the City of Ketchum, according to the official plat thereof
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Attachment 38

Amended and Restated Development Agreement
Including Employee Housing Plan
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AMENDED RESTATED DEVELOPMENT AGREEMENT
(City of Ketchum/Trail Creek Fund, LLC, et al.

) THIS AMENDED AND RESTATED DEVELOPMENT AGREEMENT (“Agreement”)
is made and entered into as of the 5™ day of October, 2015, by and between the CITY OF

KETCHUM, an Idaho municipal corporation (“City”) and TRAIL CREEK FUND, LLC, a
California limited liability company (“Owner™).

RECITALS

WHEREAS, Owner owns that certain real property located at 200 South Main Street,
Ketchum, Idaho legally described as Lot 2 of Block 83, of the City of Ketchum, according to the
official plat thereof, on file in the office of the County Recorder of Blaine County, Idaho (the
“Property"); and

WHEREAS, Owner has applied with the City to develop and operate a Hotel (“Project”)
currently referred to as the “Auberge Resort Hotel” on the Property pursuant to a Planned Unit
Development Conditional Use Permit; and

WHEREAS, Ketchum Municipal Code (“KMC”) Section 17.52.010.H.3.g requires that
the developer of such a hotel enter into a Development Agreement with the City as part of the
approval process and this Agreement satisfies such requirement; and

WHEREAS, KMC 16.08.070 requires the developer of a PUD to submit a Development
Plan and this Agreement will ensure compliance with such Plan; and

WHEREAS, KMC 16.08.120.C.1 allows the City Council to require such written
agreements executed by the developer to secure performance of any requirement or condition
imposed as part of the PUD approval and this Agreement is such a written agreement; and

WHEREAS, City has identified the Property as a site which is suited for the proposed
development; and

WHEREAS, the City’s Planning and Zoning Commission and City Council have held
properly noticed public hearings pursuant to applicable code with respect to the development of
the Property and this Agreement; and

WHEREAS, the original agreement between the City of Ketchum and Trail Creek Fund
LLC was first amended on April 15, 2010 for the purpose of extending the entitlement expiration
dates; and

WHEREAS, the original agreement between the City of Ketchum and Trail Creek Fund
LLC was amended for a second time on July 16, 2012 for the purpose of extending the
entitlement expiration dates; and
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WHEREAS, the or%gina] agreement between the City of Ketchum and Trail Creek Fund
LL.C was amended for a third time on November 5, 2013 for the purpose of extending the
entitlement expiration dates; and

WHEREAS, Trail Creek Fund LLC requested a fourth amendment to the Development

Agreement in July 2015 for the purpose of extending the entitlement expiration dates by seven
(7) months; and

WHEREAS, on September 3, 2015 the Ketchum City Council approved the request from
Trail Creek Fund LLC to extend the entitlement expiration dates by seven (7) months from
October 6, 2015 to May 6, 2016; and :

WHEREAS, the Ketchum City Council approved the fourth extension with the
understanding that this would be the last and final amendment to the Development Agreement as
to time extensions; and

WHEREAS, it is the intent and desire of the parties hereto that development and uses of
the Property proceed as provided herein.

AGREEMENT

NOW THEREFORE, in consideration of the above recitals and the mutual covenants and
agreements herein contained and other good and valuable consideration, the sufficiency of which
is hereby acknowledged, the parties hereto agree as follows:

1. Incorporation of Recitals. The Recitals set forth above are hereby incorporated into and made
an integral part of this Agreement.

2. Incorporation of Related Agreements, Approvals, Plans, Permits and other documents. The

following agreements, approvals, plans, permits and other documents are hereby
incorporated into and made an integral part of this Agreement by reference as if restated
herein in full:

e PUD CUP Findings of Fact, Conclusions of Law and Decision, including all conditions
of approval, dated November 17, 2008, or as amended from time to time. Conditions of
approval are excerpted in Exhibit A.

e PUD CUP No. 08-007 dated November 17, 2008, or as amended from time to time.

e PUD Development Plans referenced in the PUD CUP Findings of Fact, Conclusions of
Law and Decision, or as amended from time to time.

¢ Design Review Findings of Fact, Conclusions of Law and Decision, including all
conditions of approval, dated September 8, 2008, or as amended from time to time.

e Site Plan No. L-1 dated January 10, showing both on-site and off-site improvements,
which off-site improvements may be amended to meet final right-of-way improvement
design approvals, or as amended from time to time.
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Any material failure to comply with the terms and conditions of any of the above-referenced

agreements, approvals, plans, permits and other documents shall constitute a breach of this
Agreement.

In the event of any inconsistency between the terms and conditions of this Agreement and the
agreements, approvals, plans, permits and other documents listed above, the terms and conditions
of this Agreement shall govern.

Except as provided otherwise in this Agreement, development of the Project shall be vested and
goveined by policies, procedures, guidelines, ordinances, codes and regulations of the City
governing land use in effect as of the Effective Date of this Agreement. Any amendments or
additions made during the term of this Agreement to City policies, procedures, guidelines,
ordinances, codes or regulations shall not apply to or affect the conditions of development of the
Project; provided, however, the following are exempt from vesting under this Agreement:

i) plan review fees and inspection fees;
it) amendments to building, plumbing, fire and other construction codes;

iii)  City enactments that are adopted pursuant to State or federal mandates that
preempt the City’s authority to vest regulations.

Owner may request to be bound by future amendments to the Ketchum Municipal Cede, or other
regulations, policies or guidelines affecting development, and such request may be approved
administratively provided no new land use not allowed under this Agreement and no increase in
total square footage of structures to be developed is proposed. In all other instances, the request
to be bound by future amendment(s) shall be approved by the Council as an amendment to this
Agreement.

Any application for a building permit submitted by Owner shall substantially comply with the
requirements of the above-referenced applicable codes, agreements, approvals, plans, permits
and other documents as such requirements exist on the day the building permit application is
submitted. A complete Building Permit Application and applicable fees shall be submitted to the
City no later than May 6, 2016. A Certificate of Occupancy shall be issued for the Project no
later than 30 months after the Building Permit is issued.

A building permit application that does not substantially comply with the requirements contained
in applicable codes, agreements, approvals, plans, permits and other project documents may be
rejected by the City within a reasonable time after completing review of the application by
providing written notice to Owner describing the non-compliance in detail unless the non-
compliance is cured by Owner within thirty days. If a building permit application contains
material changes to the above-referenced applicable codes, agreements, approvals, plans, permits
and other documents an amendment to this agreement must be applied for by Owner and
considered by the City Council. If such amendment is approved by City Council, all approvals
referenced in Section 2 may be subject to amendment. A new building permit may be required
to reflect the changes made to the approvals in Section 2.
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3. List of Uses to be Allowed (Hotel Uses and Restrictions). Owner may use the Property as a
“Hotel” as defined in KMC 17.08.020 as that section existed at the time of PUD application
and for private residential uses. The following units and any storage, parking or limited
common area associated with such units may be used as either private residential units oras a
“Hotel™: Units 1 through 6, located on the fourth floor unless otherwise amended by the City
of Ketchum. All other units and space on the Property and in the improvements constructed
thereon shall be used exclusively as a “Hotel”. The following are acknowledged as allowable
accessory uses of the Property: conference facilities, restaurant and bar areas within the
hotel, fitness facilities, retail and spa/salon uses, and an observatory on the fifth floor. Owner
agrees that this Agreement specifically allows only the uses set forth above and no others.
Owner may not change the uses of the Property and improvements thereon specified in this
Agreement without the prior written approval of City which may be withheld for any reason
pérmitted by law. Any substantial changes or expansions in the uses permitted by this
Agreement without such prior written consent and formal medification of this Agreement as
allowed by applicable law shall constitute a breach of this Agreement.

4. Permitted Square Footage and Building Location. Owner shall construct improvements on
the Property in the locations depicted in the Design Review Approval. The gross square
footage of the improvements shall not be greater than 149,325 square feet distributed as set
forth in the Design Review Approval.

5. Identification of Development Standards & Right-of-Way Improvements. Owner shall
develop the Property pursuant to the standards set forth in Title 15 of the Ketchum Municipal

Code “Buildings and Construction” as such standards exist as of the date on which Owner

applies for a building permit. Owner shall develop the public rights-of-way adjacent to the

Property pursuant to the Site Plan and pursuant to the standards set forth in Title 12 of the

Ketchum Municipal Code “Streets, Sidewalks, Public Utility Easements and Public Places”

as such standards exist on the date on which Owner applies for a building permit.

Improvements within the public rights-of-way that shall be dedicated to the public include:

e Pedestrian amenities such as bike racks, benches and other amenities provided within the
Gateway Plaza area at the intersection of Main Street and River Street.

¢ Public art.

o Trees.

e Street lights.

Improvements within the public rights-of-way that shall remain in the ownership of the

Owner and be subject to a revocable Right-of-Way Encroachment License include:

e Heated sidewalks within the Main Street, River Street and Leadville Avenue rights-of-
way.

o Heated asphalt or other paving within the River Street and Leadville Avenue rights-of-
way.

e Retaining walls.

o Planter beds, screen and contents within Main Street, River Street and Leadville Avenue
rights-of-way.
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* Porte cochere and any other structural elements of the hotel building that project into or
over the public right-of-way.

e Curband gutfer and all ingress and egress improvements that are essential for access to
the hotel entries and underground parking garage and loading dock areas of the Project.

6. Plaza Area. The size gnd location of the planned Gateway “plaza” area for the Property, shall
be a?pmved by the City Engineer and the City Council prior to issuance of a building permit
and installed prior to the issuance of any Certificate of Occupancy.

7. Construction and Completion Schedule. Improvements shall be constructed and substantially
completed pursuant to a schedule set forth in the Revised Construction Mitigation Plan,
which shall be submitted by the Owner and approved by the City no later than March 6,
2016. A Certificate of Occupancy shall be issued for the Project no later than 30 months
after the Building Permit is issued.

8. Infrastructure Improvements. Owner shall engineer, construct, and otherwise provide, at its sole
expense, improvements, facilities and services (public and private) as provided in the PUD
Conditional Use Permit and this Agreement:

8.1 Owner requests water and sewer service from Ketchum to the PUD Property and
Ketchum hereby agrees to provide such water and sewer service at the same fees as charged
to equivalent users of Ketchum.

8.2 All utilities, including water, sewer, gas, cable, phone and electric shall be installed
underground within the street rights-of-way. Detailed engineered construction drawings and
specifications for construction of such improvements shall be prepared by Owner and
approved by the Ketchum Engineer prior to construction. Prior to acceptance of any such
improvements to be dedicated to Ketchum, the Ketchum Engineer shall inspect and approve
same and Owner shall provide Ketchum with "as built" drawings thereof. Owner hereby
warrants that to the best of its knowledge the "as built drawings" are substantially correct
and Owner shall, for a pericd of one year from Ketchum’s receipt of said drawings, be liable
and hold Ketchum harmless for any damage which may result from material errors in said
drawings after acceptance by the Ketchum Engineer of said utilities unless such damage is

" caused directly or indirectly by the acts or omissions of Ketchum, or its agents or
contractors.

9. Design Review. The improvements on the Property shall be built exclusively as permitted
under the Design Review Approval unless otherwise amended by the City of Ketchum. Any
development of any portion of the Property substantially inconsistent with this Agreement or
the Design Review Approval, as determined by the Planning and Zoning Administrator,
without modification of the Design Review Approval, shall constitute a breach of this
Agreement by Owner. '

10. Phasing. Owner shall not phase the development of the Property; therefore, no security
agreement shall be required for any such phasing.
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11. Public Access to the Observatory. The observatory has been accepted as a public amenity
and as such shall be open to the public a reasonable number of hours. The applicant shall
make a proposal to the City Council regarding the operation of the observatory, to be
approved by the City Council prior to issuance of any Certificate of Occupancy. The
operation of the observatory is subject to approval and adjustment periodically as determined
by Owner and the City Council.

12. Employee Housing. The Owner agrees to provide Employee Housing as provided by
Ketchum Municipal Code and as set forth in an Employee Housing Plan, which shall be
submitted by the Owner and approved by the City Council no later than April 6, 2016. Such
plan shall include items set forth in Exhibit A. The approved Employee Housing Plan shall
be added to this Agreement by addendum and recorded prior to issuance of a building permit.
All required employee housing shall be available no later than six months after the issuance
of any certificate of occupancy for the PUD property. Security for the employee housing
shall be provided in the form of either a letter of credit issued by a bank, a set-aside
agreement with the lender, or a lien on the property in favor of the City sufficient to cover the -
Employee Housing requirement.

13. Condominium Plat. A condominium plat shall be submitted by the Owner and recorded,
pursuant to KMC 16.04.060, to allow for financing of the improvements and individual sale
of private residential units. The condominium plat and an operations management plan must
be approved by the City prior to recording. The individual condominium units and the
commercial and/or common area units shall be use restricted through a recorded declaration
of covenants and restrictions.

14. Relocation of Overhead Distribution Power Lines. Owner shall contribute a pro rata share
based on total linear feet to the underground relocation of overhead utility lines in the
vicinity of the Project. The pro rata share shall be based on the frontage of the Property
along Main Street, Leadville Avenue, and River Street. Said contribution shall be utilized by
the City solely for the relocation of power lines from overhead to underground in the vicinity
of the Property. Staff shall bring alternatives to the Council regarding the payment method
within six (6) months of the Effective Date of this Agreement.

15. Conditions of Approval. Owner agrees to comply with all conditions incorporated into the
PUD Conditional Use Permit. Any and all approvals as adopted or amended as listed in
Section 2, shall be valid until May 6, 2016. These approvals may be retained by Owner and
the validity date extended past May 6, 2016 by Owner submitting a building permit
application by May 6, 2016, provided the requirements of Section 7 have been met.

In the event Owner has need to revise the approvals listed in Section 2, the following
schedule shall be observed to provide Owner the best opportunity to submit a complete
building permit by May 6, 2016:

e If necessary, a preliminary plat must be submitted to the City no later than December 15,
2015.
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e Application for Conditional Use Permit (CUP) to amend the Planned Unit Development
(PUD) approval of 2008 shall be submitted no later than January 15, 2016.

o Application to amend the Design Review approval of 2008 shall be submitted no later
than January 15, 2016.

* Revised Construction Mitigation Plan shall be submitted to the City no later than March
6, 2016.

¢ Complete Building Permit Application and applicable fees shall be submitted to the City
no later than May 6, 2016.

¢ A Certificate of Occupancy shall be issued for the Project no later than 30 months after
the Building Permit is issued.

Owner acknowledges the public processes required to amend the approvals listed in Section 2
provide no guarantees of timelines for approval and even by observing the schedule above,
Owner may not be in a position to submit a complete building permit application by May 6,
2016.

16. Amendment of Agreement. This Agreement shall be amended or cancelled, in whole or in
part, only by the mutual consent of the parties, executed in writing.

17. Remedies. This Agreement shall be enforceable in any Court of competent jurisdiction by
either City or Owner or by any successor or successors in title or interest or by the assigns of
the parties hereto, unless otherwise expressly provided in paragraph 21, below. Enforcement
may be sought by an appropriate action at law or in equity to secure the performance of the
covenants, agreements, conditions, and obligations contained herein. In the event of a
material breach of this Agreement, the parties agree that the City and Owner shall have sixty
(60) days after delivery of notice of said breach to correct the same prior to the non-
breaching party’s seeking of any remedy provided for herein, provided, however, that in case
of any such default which cannot with diligence be cured within such sixty (60) day period, if
the defaulting party shall commence to cure the same within such sixty (60) day period and
thereafter shall prosecute the curing of the same with diligence and continuity, then the time
within which such failure may be cured shall be extended for such period as may be
necessary to complete the curing of the same with diligence and continuity.

18. Mediation. Prior to either party filing suit, the parties shall participate in a minimum of one
mediation session to determine if a resolution can be reached. The mediator shall be agreed
to by both parties and the cost of mediation shall be split between the parties.

19. Default. In the event the Owner fails to comply with the terms and conditions hereof in any
material respect, and such default is not cured after reasonable written notice to Owner,
Ketchum may, without further notice to Owner, exercise any or all of the following remedies
until the default is cured:

a. Withhold the issuance of a certificate of occupancy of any structure or unit
located within the PUD;

b. Withhold the connection of water or sewer to any structure or unit located within
the PUD;
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c. Refuse to accept public ownership and maintenance of public improvements
within the PUD and record a notice of such action with the Blaine County
Recorder’s office;

d. Issue a stop work order for any building or unit under construction within the
PUD;

e. Bring an action for damages, injunctive relief, specific performance or any other
remedy available at law or in equity;

All of the above remedies are cumulative and to the extent not wholly inconsistent with
each other, may be enforced simultaneously or separately, at the sole discretion of the
Ketchum.

In the event that City fails to comply with the terms and conditions hereof in any material
respect, and such default is not cured after reasonable written notice to City, Owner may, without
further notice to City, exercise any and all remedies available under law or in equity.

20. Miscellaneous Provisions.

a. Covenant Running with the Land/Successors and Assigns. Unless this Agreement
is modified by mutual written agreement of the Parties or terminated by City, this

Agreement and all conditions, terms, duties and obligations included in this
Agreement shall be binding upon Owner, each subsequent owner of the Property
and every person or entity acquiring any interest in the Property. This Agreement
shall constitute a covenant running with the land burdening the Property in favor
of City and shall be binding upon Owner, its successors in interest, personal
representatives, heirs, vendees and assigns. Nothing herein shall in any way
prevent sale or alienation of the Property, or portions thereof, except that any sale
or alienation shall be subject to the provisions hereof, except as provided below,
and any successor owner or Owner shall be both benefited and bound by the
conditions and restrictions herein expressed. The words "successors” and “assigns”
as used in this Agreement shall include all successors, assigns, personal
representatives, administrators, trustees and holders of a security interest in the PUD
Property or any portion thereof or interest therein except for purchasers of
condominiums as designated in Section 13 (a) and 13 (b) of this Agreement.
Nothing contained herein shall be deemed or construed to create any third party
beneficiaries or third party rights. Upon conveyance of a condominium unit as
designated in Section 13 (a) and 13 (b) of this Agreement to a third party, the lien
and encumbrance of this Agreement shall be automatically released from said unit
and a prospective third party purchaser, lender and all title insurers are entitled to
rely upon said release.

b. Force Majeure. In the event the performance of any covenant to be
performed hereunder by either Owner or the City is delayed for causes which are
beyond reasonable control of the party responsible for such performance, which
shall include without limitation, acts of God (such as but not limited to fires,
explosions, earthquakes, drought and floods); war, hostilities, invasion, act of
foreign enemies; acts of civil disobedience. rebellion, revolution, insurrection or
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civil war; contamination by radioactivity; riot, commotion, lock-outs or disorder,
strikes; discontinuance of electrical supply; any litigation which directly or
indirectly prevents or interrupts construction or would cause a reasonably prudent
person to delay the commencement or continuation of construction pending the
final resolution of such litigation; acts of terrorism; or similar causes, the time for
such performance shall be extended by the amount of time of such delay.

c. Waiver. Any waiver of any of the terms or conditions of this Agreement by City
or Owner must be in writing to be effective and shall apply solely to the breach
and breaches waived and shall not bar any other rights or remedies of City or
Owner of applying to any subsequent breach of any such or other covenants and
conditions.

d. Notices. Any and all notices, demands, requests, and other communications
required to be given hereunder by either of the parties hereto shall be in writing
and be deemed properly served or delivered if delivered by hand to the party to
whose attention it is directed, or when sent, seven (7) days after deposit in the
U.S. Mail, postage pre-paid, or upon the sending of a facsimile, followed by a
copy sent by U.S. Mail as provided herein, addressed as follows:

City: City of Ketchum
c/o Planning & Zoning Administrator
Post Office Box 2315
Ketchum, Idaho 83340
(208) 726-7801 Phone
(208) 726-7812 Fax

Owner: Jack E. Bariteau, Jr.
Trail Creek Fund, LLC
Post Office Box 84
Sun Valley, Idaho 83353
(650) 906-5636 Phone
(208) 727-1091 Fax

With a copy to: Lawson Laski Clark & Pogue, PLLC
675 Sun Valley Road, Suite A
Post Office Box 3310
Ketchum, Idaho 83340
(208) 725-00S5 Phone
(208) 725-0076 Fax

Or at such other address, or facsimile number, or to such other party which any party entitled
to receive notice hereunder designates to the other in writing as provided above.

e. Attorney Fees. In the event either party to this Agreement is required to retain the
services of an attorney to enforce its rights hereunder, the defaulting party shall
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pay to the non-defaulting party reasonable attorney fees and costs incurred as a
result of such default whether or not litigation is commenced and including
reasonable attorney fees and costs on appeal.

. Time is of the Essence. The parties hereto acknowledge and agree that time is
hereby made expressly of the essence with respect to each and every term,
condition, and provision hereof, and that the failure to timely perform any of the
obligations hereunder shall constitute a breach of and a default under this
Agreement by the party so failing to perform.

. Effective Date of Agreement. This Agreement shall be effective as of the date
approved by the City Council.

. Requirement for Recordation.Owner shall record this document, including all of
the Exhibits, and submit proof of such recording to the City. Failure to comply
with this section shall be deemed a default of this Agreement by Owner.

No Precedent. The issuance of the PUD Conditional Use Permit shall not be
considered a binding precedent for the issuance of other PUD conditional use
permits. The permit is not transferable from one parcel of land to another.

Police Powers. Nothing contained herein is intended to limit the police powers of
the City. This Agreement shall not be construed to modify or waive any law,
ordinance, rule, or regulation, including without limitation, applicable building
codes, fire codes, zoning ordinances, subdivision ordinances, or comprehensive plan
provisions, unless expressly provided herein.

. Final Agreement. This Agreement sets forth all promises, inducements,
agreements, conditions, and understandings between Owner and the City relative
to the subject matter hereof, and there are no promises, conditions, or
understandings, either oral or written, express or implied, between Owner and the
City, other than as stated herein. Except as herein otherwise provided, no
subsequent alteration, amendment, change, or addition to this Agreement shall be
binding upon the parties hereto unless reduced to writing and signed by them or
their successors in interest or their assigns, and pursuant, with respect to the City,
to a duly adopted ordinance or resolution of the City.

No Presumptions. There shall be no presumptions for or against either party
hereto as a result of the preparation of this Agreement.

. Invalid Provisions. If any provision of this Agreement is held not valid, such
provision shall be deemed to be excised there from and the invalidity thereof shall
not affect any of the other provisions contained herein.

. Choice of Law. This Agreement shall be governed by the laws and decisions of
the state of Idaho.
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IN WITNESS WHEREOF, the parties, having been duly authorized, have hereunder caused
this Agreement 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™: “OWNER™:
CITY OF KETCHUM, TRAIL CREEK FUND, LLC,
an Idaho municipal corporation a California limited liability company
By: By: __ 4/
ina , Mayor Jaok E. Bariteau, Jr., Manafiing
Member
?s*r: % Z
Robin Crotty’
Interim City Clerk
APPROVED AS TO FORM AND
CONTENT EXCLUSIVELY FOR
THE CI'I"\Y OF KETCHUM:
%
Susan Buxton, City Attorney
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ACKNOWLEDGEMENT FOR CITY

STATE OF IDAHO )
) ss. ) 'yk‘r)(/
COUNTY OF BLAINE ) R (1T %”X;\n
On this _{o™™ day of _Oedooean , 2015/ before me, the undersigned Notary Public in
and for said State, personally appeared Ni , known or identified by me to be the Mayor of

the City of Ketchum, Idaho, and the person who executed the foregoing instrument and
acknowledged to me that he executed the same on behalf of such city.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and
year in this certificate ﬁrst‘w;iw;n above.
0

\

& ar 2,

§ év.o"."."o‘.'é ‘o,' .
§7 gtar, s % e
N A T Notary Public for the State of __U.x- .
T I ] £ Residing at S5\ oai Uoreden
3 d:." Pupit ,-';9 § My Commission Expires N\ -3 . 2\

N ‘louul’. 3

"o"z g OF \9:“§

e RROWLEDGEMENT FOR OWNER
STATEOF IDAHU )

_ )ss
COUNTY OF BUINE )

On this 2% day of (J0TDRE2. , 2015, before me, a Notary Public in and for said State,
personally appeared JACK E. BARITEAU, JR., known to me to be the Managing Member of
Trail Creek Fund, LLC, a California limited liability company, and known to me to be the person
whose name is subscribed to the foregoing instrument, and acknowledged to me that he executed
the same on behalf of said limited liability company.

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

Notary P'ﬁc fof tEe State of &

Residing at _ [LETC [HUpA . )
My Commission Expires 01 2'7 ! 2018
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Exhibit A

A construction staging and mitigation plan, including at a minimum provisions for off-
site employee parking, off-site storage of bulk materials, and required right-of-way
encroachments during construction, shall be submitted and approved by the City
Engineer and the Director of Planning and Building, prior to issuance of a building
permit.

Right-of-way encroachments including retaining walls and landscape beds, and curbline
alignment, slope and drainage, and ADA design issues shall be resolved to the
satisfaction of the City Engineer and ITD prior to the issuance of a building permit.

All water, sewer and other utility main lines, service lines, manholes and fire hydrants
shall be maintained or improved as required by the Ketchum Water and Sewer
Department.

The proposed development shall be completed as set forth in the design review and CUP
approvals and the Planned Unit Development agreement. The PUD Development
Agreement shall include, but not be limited to, provisions for the following:

Community/workforce housing- as required in condition #9, below.
Contribution to underground relocation of overhead utility lines.

Public pedestrian amenities to be included within adjacent street rights-of-way.
Development of a Construction Activity Standards Plan

Minimum access for the public to the observatory.

The applicant shall provide a detailed Employee Housing Plan, which provides for
housing for 18 employees on a site acceptable to the Ketchum City Council, and within
Ketchum City limits.

The following elements shall be required in the Employee Housing Plan:

a) Provide salary/hourly wages for the various income categories of employees.

b) The expected number of each level of employee that is intended to be served by
the employee housing units.

c) Which employee category will be served by which type/size of units.

d) Provide information on anticipated rental rates or subsidized and/or free rent to
employees; will utilities and homeowners dues (if any) be included in proposed
rates. 2

e)  Establishment of mdxinium occupancy per unit type (i.e. 1 person per 1 bedroom
unit; 2 persons per 2 Bedroom units).

f) Location of units to be within Ketchum City limits.
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g) Provide a matrix on breakdowns of the different types of units (1BD; square
footage; total number of units; anticipated rent, etc.)

h) Create a priority for occupancy program of these units; (i.e. first availability
employees that are full-time, secondly to seasonal employees, and third to persons
that are verified to be working in the City of Ketchum.

i) What units will be available and how will the pool of units available be
determined.

b)) What minimum standards will be used to determine employee eligibility to live in
the employee housing; is full-time status required for employees to qualify for the
employee housing and what constitutes full-time status.

k) How will overflow of demand of units by employees be handled; will there be a
priority system.

)} Provide information on housing families (with children) and/or married couples.

The proposed Employee Housing shall meet minimum size thresholds and income
categories established by BCHA.

The following information shall be provided to the City:

o Wage/salary range and a breakdown the number of employees within the
aforementioned classifications

o Information on type of housing provided per employee classification

o Costs incurred in rent (and utilities) and transportation/parking by employees

o Details on anticipated lease terms/rental agreements for employees housed on-
site

o Anticipated transport and parking scenarios for both on-site and commuting
employees.

The Employee Housing Plan shall be submitted and approved by the City Council prior
to issuance of a building permit. This plan shall be an exhibit to an amendment to the
PUD agreement and recorded prior to issuance of a building permit.

A privacy wall or landscaping buffer shall be developed as a buffer for the 200 South
Leadville Townhomes.

Operational hours for the observatory shall be developed that provides for access for the
public, schools and other interest groups.

This PUD CUP approval is contingent upon the approval of the Design
Review/Waterways Design Review application.

The setback for the southernmost penthouse condominium unit adjacent to Leadville
Avenue shall be increased to ten feet (10°) either by reducing overhangs or other means.
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10.

11

12,

13.

Prior to issuance of any building permits, a plan shall be brought back to the City Council
showing a third lane (through lane) instead of a dedicated right turn lane on Highway
75/Main Street, including consultation with the Idaho Transportation Department.

A PUD - Conditional Use Permit shall be issued in writing. The issuance thereof shall
not be considered a binding precedent for the issuance of other conditional use permits.
A conditional use permit is not transferable from one parcel of land to another.

Failure to comply with any condition or term of said permit shall cause said permit to be
void ab initio. A PUD - Conditional Use Permit may be revoked at any time for violation
of the permit or any condition thereof by motion of the City Council after a due process
hearing upon ten (10) days written notice to the holder of the PUD - Conditional Use
Permit.

All projects receiving a PUD - Conditional Use Permit, as a condition of said permit,
shall be required to submit and receive design review approval for each structure to be
constructed within the project prior to making application for a building permit
irrespective of what zoning district or districts within which the project is located.

Amended and Restated Development Agreement — “Trall Creek Fund LLC”
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City of Ketchum - Oklo Recorder Deputy: b -

Post Office Box 2315 Electronically Recorded by Simplifile

Ketchum, Idaho 83340

CORRECTED AMENDMENT TO THE AMENDED
AND RESTATED DEVELOPMENT AGREEMENT
(City of Ketchum/Trail Creek Fund, LLC, et al))

This Corrected Amendment to the Amended and Restated Development Agreement
(“Comrected Amendment”) is made as of June 21, 2016, by the City of Ketchum, Idaho
(“Ketchum™), a municipal corporation.

1. Recitals. This Corrected Amendment is made in contemplation of the following facts and
purposes:

1.1 The City entered into that certain Amended and Restated Development
Agreement as of October 5, 2015, and recorded in the records of Blaine County, Idaho as
Instrument No. 630816 (the “Amended Agreement”) with Trail Creek Fund, LLC, a California
limited liability company (“Owner”). The Amended Agreement related to certain approvals by
the City for development of Owner’s real property located at 200 South Main Street, Ketchum,
Idaho, legally described as Lot 2 of Block 83, of the City of Ketchum, according to the official
plat thereof, on file in the office of the County Recorder of Blaine County, Idaho (the

“Property™).

1.2  Pursuant to Section 12 of the Amended Agreement, Owner was required to obtain
approval by the City Council of an Employee Housing Plan no later than April 6, 2016, which
approved plan was required to be added to the Amended Agreement “by addendum and recorded
prior to issuance of a building permit.” (Amended Agreement, §12).

13 The Employee Housing Plan was submitted by letter to the City on April 5, 2016
and was approved by the City Council on April 4, 2016. The approved Employee Housing Plan
and amendment to the Amended Agreement was executed by the Parties and recorded on April
22, 2016 in the records of Blaine. County as Instrument No. 634489 (the “Housing
Amendment”).

14  The Housing Amendment included a reference to properties located at 100 Eest
6% Street and North 1% Avenue, Ketchum, Lots 5 & 6 of Block 35, respectively, which properties
were not owned by Owner at the time the Housing Amendment was recorded. The Parties agree
that the Housing Amendment was intended to be recorded in connection with, and as an
amendment/addendum to, the Amended Agreement, and that the properties identified in the
Housing Amendment were not intended to be encumbered, and are not encumbered, by the
Housing Amendment.

2. Corrected Amendment. In view of the foregoing recitals, the Parties have agreed to
correct the Amended Agreement as follows:

CORRECTED AMENDMENT TO THE AMENDED AND RESTATED DEVELOPMENT AGREEMENT
PaGE10F3
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2.1 The approved Employee Housing Plan is hereby added as Exhibit B to the
Amended Agreement.

3. Construction. This Corrected Amendment and the Amended Agreement constitute one
agreement between the Parties.

4. Ratification. The Amended Agreement, as corrected by this Corrected Amendment, is
hereby ratified and affirmed. This Corrected Amendment is executed by the Parties as of the date
first above written.

IN WITNESS WHEREOF, the City, having been duly authorized, has hereunder caused
this Corrected Amendment to be executed on the day and year first above written, and hereby
requests recording of the Corrected Amendment as an amendment to the Amended Agreement.

CITY OF KETCHUM
an Idaho municipal corporation

By:W

S e Frick, City Administrator

Attest:
Robin c{og/tntedm City Clerk
ACKNOWLEDGMENT FOR CITY

STATE OF IDAHO )
) ss.
County of Blaine )

On thlsg\&‘_\' day of Sumg , 2016, before me, a Notary Public in and for said
State, personally appeared Suzanne Frick, City Administrator of the City of Ketchum, Idaho,
known or identified to me to the person whose name is subscribed to the within instrument as the
City Administrator of the City of Ketchum,Idaho, and acknowledged to me that she executed the
3 QO
e, o 2

same as City Administraxgg‘gf&u@m gf Ketchum, Idaho.
é‘;@‘“j;-?’nﬁ‘z@ ):"o,‘
o N %

af OTARY % % mg GO,
x3 Notary Public for Idaho

*".. PUB\*\O ..3 5 Residingat%\wccb-kk& .
% ‘@®F .  Commission expires M\ A3 ~J0NR
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EXHIBIT “B”

CORRECTED AMENDMENT TO THE AMENDED AND RESTATED DEVELOPMENT AGREEMENT
PAGE3 OF3

60




April 5, 2016

Jack Bariteau

Managing Member
Trail Creek Fund LLC
P. O. Box 84

Sun Valley, Idaho 83353

Micah Austin, AICP

City of Ketchum Planning and Building Director
480 East Avenue North, P.O. Box 2315
Ketchum, Idaho 83340

AUBERGE RESORT SUN VALLEY - EMPLOYEE HOUSING PLAN

Dear Micah:

Trail Creek Fund LLC is pleased to provide the City of Ketchum with our draft Employee
Housing Plan, a requirement of the Amended and Restated Development Agreement
between Trail Creek Fund LLC, owner and developer of the Auberge Resort Sun Valley
hotel and residence development project and the City of Ketchum that was approved on
October 5, 2015. The requirements set forth in the Agreement are here reprinted in a lesser
font than our response for your ease of reference.

The applicant shall provide a detailed Employee Housing Plan, which provides for housing for 18
employees on a site acceptable to the Ketchum City Council, and within Ketchum City limits.

Our approach to providing the employee bed requirement as originally contained in the

' Development Agreement approved for the development in 2008 is based on delivering in
Ketchum living to our employees. We will provide separate living arrangements for all of
the required employee beds to reflect the number of employees we need to provide for
under the City’s employee housing formula. We have also met with David Patrie,
Director of the Blaine County Housing Authority, for his input and guidance on the
employee housing plan we intend to implement if approved by the City Council. As the
only lodging development (Limelight Hotel is exempt) or other commercial development
to date ever to be required to provide employee housing, we see the mission of providing

Trail Creek LLC— Employee Housing Plan — 05 April 2016
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this housing as one which must be innovative in design and developed by entirely
different financial model and method. The housing must be highly suitable and attractive
living units for our future employees as we see this housing being provided as part of the
overall salary package for qualified employees who elect to occupy the housing to be
constructed in a separate development project that our ownership or an affiliated
ownership will bring forward to the City after we have received the City Council’s
blessing on our approach to creating this housing stock. The highlights of this approach
are as follows:

1. The City's formula for providing employee housing was originally calculated ata
ratio of 25% of total employees assuming a 1 to 1 ratio of employees to hotel
rooms. For a 73 room hotel this resulted in the 18 employees to be housed per the
Development Agreement, If recalculated for the revised 65 hotel room count, the
revised requirement would be 16, but we will agree to hold to the 18 requirement.
A classic and traditional approach to creating this housing would be to build a
dormitory style level of living with common kitchen, restrcom and storage
components. Our most readily accessible example of this housing is the employee
housing built to serve the Sun Valley Lodge and Inn properties. In our view this
model is unsuitable for the labor pool. To attract the level of employee that the
Auberge hotel will require whether recruiting within or without the Wood River
Valley market, the employee living unit must provide a sense of well thought
architectural design that provides for ease of accessibility, privacy and
convenience. Our conclusion is that we must find a way to build an apartment
component as part of a larger mixed residential project as the economics of
developing this project on a stand-alone basis and supported solely by the hotel do
not work.

2. The only feasible way that the hotel can support the development of the employee
housing is for it to be built as part of another residential project containing market
rate for sale housing located above the employee housing. As you are aware our
development is also obligated to pay an in lieu fee against the non-hotel room
component of the project so allocating more precious project dollars away from
the hotel construction and operations to produce employee housing is a non-
starter. Market rate housing will in effect subsidize the development of the
employee housing and make the project financeable to build as a separate project
with a master lease and lump sum annual rental of the employee housing units by
the hotel developer for a minimum of 20 years. This burden has been factored into
the hotel annual operating budget for the hotel and will permit the hotel operator
maximum flexibility to place approximately 19% of its projected first year of
operation 85 employee work force into this housing. Hotel operations intends to
offer this housing to full time employees across the spectrum of mid and lower

Trall Creek LLC~ Employee Housing Plan— 05 April 2016
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tiers of the fulltime job workforce (as delineated on the attached TRI Project
Salary Schedule prepared by Auberge Resorts for the Idaho Commerce
Department) as they are hired. It is not anticipated that upper tier employees
earning in excess of $80,000 per year will locate in employee housing given the
anticipated level of experience, financial net worth and larger housing preferences
of these individuals.

3. The site we have identified for the Employee Housing is at the corner of 1%
Avenue and 6% Street in downtown Ketchum. It is comprised of two adjacent 55’
% 100’ sites identified as 100 East 6® Street and 560 North 1** Avenue, Ketchum
Lots 5 & 6 of Block 35 respectively. The site is zoned for this use and we have
planning studies in progress that show it to be well suited for this project.

As you are aware, the applicant, Trail Creek Fund LLC, shall provide a detailed Employee
Housing Plan (which originally provided for housing for employee housing equal to 18
beds for 73 rooms in the original hote] room Iayout) in the hotel project as approved by the
City of Ketchum on a site acceptable to the Ketchum City Council, and within City of
Ketchum City limits, The project plan has now evolved into a 65 room hotel, but as stated
above we will hold to the 18 employee bed requirement. The applicant, Trail Creek Fund
LLC, intends to entitle and construct a separate three story real estate project within the
City Limits at one of two possible locations that will create this employee housing and that
is specifically designed for use by the hotel employees as part of their employee
compensation plan. The development envisioned is unique in its goal to create on grade,
street present walk up apartment housing in smaller configurations from 400 to 750 square
feet versus providing a dormitory style level of living. The upper two levels of the three
story structure would consist of three market rate flats on the second floor and two
penthouses on the third floor. In plan, the building would be located on two 5,500 square
foot lots combined into an 11,000 square foot lots. Our preliminary plans indicate that 12
apartments could be developed over underground parking and storage with two levels of
market rate housing above. The 18 employees would be accommodated in the ground floor
developed as a single condominjum unit that will be master leased by Trail Creek Fund
LLC, the developer and owner of the completed hotel project for the exclusive use Auberge
Resorts employees. The apartment units would be provided to qualifying employees as part
of their salary package with no rent charged to the employee. The employees selected
would be responsible for payment of utilities and personal communications services
including intemet and cable and phone. Each apartment would be designed and fitted out
to provide front door street entry, window line to the street, full kitchens and private
bathroom and closet spaces with adequate storage provided for bicycles, ski and snow
equipment and general storage needs in the underground garage. One parking space per
apartment would be provided in the underground garage.

Trall Creek LLC — Employee Housing Plan — 05 April 2016
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The following elements shall be required in the Employee Housing Plan:

a) Provide salary/hourly wages for the various income categories of employees.

The hotel operated and managed by Auberge Resorts Collection under a long term
management contract with our ownership, Trail Creek Fund LLC, is projected to employ
85 employees and workforce positions per the attached TRI Project Salary Schedule
prepared by Auberge Resorts Collection. Please refer to this schedule for annual salary
projections.

b) The expected number of each level of employee that is intended to be served by the
employee housing units.

The job descriptions and salaries on the Project Salary Schedule range significantly
between upper senior management and the lowest entry position. The intention of Trail
Creek Pund LLC and Auberge Resorts is to recruit and find the right combination of
employees in all categories. We see the middle and lower tier employees of the Salary
Schedule as ideally qualified to apply for this employee housing.

c) Which employee category will be served by which type/size of units.

It is anticipated that all but the top level of management and pay grade would be eligible
for the apartments or a pool of over 70 employees.

d) Provide information on anticipated reatal rates or subsidized and/or free rent to employees;
will utilities and homeowners dues (if any) be included in proposed rates.

There are no rental rates proposed as the apartments will be offered to the employees at no
charge other than payment of utilities and prorated homeowner dues reimbursed to the
master lessee. Property taxes will be paid by Trail Creek Fund LLC under its master lease
obligations.

€) Establishment of maximum occupancy per unit type (ie. 1 person per 1 bedroom unit; 2
persons per 2 bedroom uaits).

All apartments as planned in the development will be a combination of single and double
occupancy units as best fits the plan to provide for the total 18 employee required
occupancy.

f) Location of units to be within Ketchum City limits.
The apartments will be located within the City of Ketchum on one of two preferred sites

under consideration, one within walking distance of the hotel project and the other a sliort
ride to the city center readily accessible via public transportation, bicycle or car.

Trail Creek LLC— Employee Housing Plan — 05 April 2016
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g) Provide a matrix on breakdowns of the different types of units (1BD; square footage; total
number of units; anticipated rent, etc.)

The units will be a combination of studios, one-bedroom, and two-bedroom apartmeats
ranging from 400 SF to 750 SF as is necessary to meet the 18 employee housing
requirement. All units will be provided rent free to the employees.

h) Create a priority for cccupancy program of these units; (i.e. first availability employees
that are full-time, secondly to seasonal employees, and third to persons that are verified to
be working in the City of Ketchum.

All units will be needed for fulltime employees and spouses if married.
i) ‘What units will be available and how will the pool of units available be determined.

All apartment units will be available within 6 months of Certificate of Occupancy for the
hotel as agreed in the last Amendment of the Development Agreement and upon
completion of the employee housing portion of the project. The employee apartments are
all on the ground floor of the proposed building.

i) What minimum standards will be used to determine employee eligibility to live in the
employee housing; is full-time status required for employees to qualify for the employee
housing and what constitutes full-time status.

The minimum standard for employee eligibility will be execution of an employment
contract for full time work for at least one calendar year. Fulltime work is a 40 hour work
week five days a week or a flexible schedule of longer hours and fewer days as to be
determined by Auberge Resorts management.

k) How will overflow of demand of units by employees be handled; will there be a priority
system.

We will not be able to provide for overflow employee housing beyond the 18 bed
requirement as the hotel project is incapable of financially supporting this subsidy to be
successful in the long term. It is anticipated that employees recruited and located within
our employee housing will experience the benefits of living in the City of Ketchum and
eventually matriculate to more traditional and larger forms of housing. The normal pattern
of life may lead to the establishment of families needing larger types of housing creating a
turnover of employee housing for those individuals who find employment with Auberge in
future years as employees accommodated in the employee housing project relocate.

1) Provide information on housing families (with children) and/or married couples.

Trail Creek LLC - Employee Housing Plan — 05 April 2016
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We do not see the employee housing in the apartments as suitable for families but do
anticipate double occupancy by married couples as a possibility in a number of the
apartments.

The proposed Employee Housing shall meet minimum size thresholds and income categories
established by BCHA.

The following infarmation shall be provided to the City:
. Wage/salary range and a breakdown the number of employees within the aforementioned
classifications
See attached employee and salary schedule.

U Information on type of housing provided per employee classification

At this juncture, the apartment portion of the building will consist of studios, one-bedroom,
and two-bedroom units, some appropriate for possible double occupancy.

. Costs incurred in rent (and utilities) and transportation/parking by employees

No costs for rent other than utilities, homeowner dues, and personal communication
services are forecast. These exact costs are all unknown at this time. Underground parking
for one car per apartment is provided. Transportation costs are not calculated given the
short walking distance from the preferred employee housing site to the hotel.

. Details on anticipated lease terms/rental agreements for employees housed on-site

There are no hotel employees that will be housed within or on the hotel premises.
Employment by the hotel company will dictate the employee qualifying for the employee
housing to be provided by hotel ownership.

. Anticipated transport and parking scenarios for both on-site and commuting employees.

No onsite parking will be available for the entire work force in the hotel garage although a
valet managed parking system may provide for potential employee parking opportunities
for those employees other than the employees housed in the apartment units provided by
Trail Creek Fund LLC.

The Employee Housing Plan shall be submitted and approved by the City Council prior to issuance
of a building permit. This plan shall be an exhibit to an amendment to the PUD agreement and
recorded prior to issuance of a building permit.

Trail Creek LLC- Employee Housing Plan — 05 April 2016
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This completes our Employee Housing Plan for Auberge Resort Sun Valley as provided
by Trail Creek Fund LLC. Our ownership looks forward to working with you and the City
of Ketchum to implement this plan. We are always available to discuss any additional
questions you may have.

Best Regards,

Trail Creek Fund LLC

Jack Bariteau, Jr.
Managing Member

Trall Creek LLC - Employee Housing Plan— 05 April 2016
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Attachment 4
Agency Funded Public Improvements
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Contract # 50006

REIMBURSEMENT PARTICIPATION AGREEMENT

THIS REIMBURSEMENT PARTICIPATION AGREEMENT ("“Agreement”) is
entered into by and between the Ketchum Urban Renewal Agency, also known as the
KURA, an independent public body, corporate and politic, organized and existing under
the laws of the State of Idaho and known as the urban renewal agency of the City of
Ketchum, Idaho (“Agency”) and Doug Webb (‘Participant’). Agency and Participant
may be collectively referred to as the “Parties” and individually referred to as a “Party.”

RECITALS

A Participant owns or controls certain real property located at 191 E. 8th
Street, Ketchum, Idaho (the “Project Site”) which is more accurately described as Eighth
and Washington Building Condo. The Project Site is undergoing redevelopment
including construction of a mixed use residential and commercial building (the
“Participant’s Project”).

B. As part of the Participant's Project, Participant intends to remediate certain
Project Site conditions and redevelop the Project Site (the “Improvement Project”). The
Improvement Project is more accurately depicted on attached Exhibit A.

C. The Participant’s Project and the Improvement Project are located in the
Ketchum Urban Renewal Plan (the “Plan”) area, which consists of the Ketchum Urban
Renewal Plan approved by the City Council on November 15, 2006, and the Amended
Ketchum Urban Renewal Plan approved by the City Council on November 15, 2010
(“Ketchum Urban Renewal District’). The Plan includes various measures to mitigate
and remediate the Ketchum Urban Renewal District. The Agency also adopted a
Participation Policy on July 17, 2017.

D. The Improvement Project includes improvements of public infrastructure to
replace over 200 feet of sidewalk along 8" Street and Washington Avenue, adjacent to
the Project Site that are consistent with the objectives of the Plan. The Improvement
Project will contribute to enhancing and revitalizing the Ketchum Urban Renewal
District.

E. Agency deems it appropriate to assist the development of the
Improvement Project to achieve the objectives set forth in the Plan.

DOUG WEBB REIMBURSEMENT AGREEMENT - 1
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AGREEMENTS

NOW, THEREFORE, in consideration of the above recitals, which are
incorporated into this Agreement; the mutual covenants contained herein; and other
good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, the Parties hereby agree as follows:

1. Effective Date. The effective date (“Effective Date”) of this Agreement
shall be the date when this Agreement has been signed by the Participant and Agency
(last date signed) and shall continue until: (1) the completion of all obligations of each
Party; or (2) twelve (12) months from the Effective Date, whichever comes first. At
Agency’s sole discretion an extension may be granted for a period not to exceed one
year.

2, Construction of the Improvement Project. Participant agrees to

construct the Improvement Project consistent with the following:

a. Remove and remediate certain Project Site conditions and backfill in order
to enhance development of the Project Site.

b. The Parties agree that the Improvement Project is depicted on Exhibit A,
with cost estimates for eligible items described in the Schedule of Eligible
Costs in Exhibit B (“Estimated Eligible Costs”). Any other public
improvements that are constructed by the Participant as part of the
Participant’s Project are not eligible for reimbursement pursuant to this
Agreement. Additionally, Agency’s reimbursement obligation is limited to
the amount set forth in Section 6 of this Agreement.

3. Initial Construction Funding. Participant shall pay for all of the costs of
construction for the Improvement Project. Agency acknowledges that the Schedule of
Costs attached as Exhibit B is an estimate by Participant's contractor and that actual
costs for the Improvement Project, as well as each line item of cost, may be more or
less than is shown on Exhibit B.

4. Notification of Completion: Inspection. Upon completion of

construction, Participant shall notify Agency in writing and request a final construction
inspection and/ or a meeting with Agency to determine if the Improvement Project
meets the requirements of this Agreement. Agency shall provide Participant with written
confirmation that the Improvement Project has been completed in compliance with this
Agreement.

5. Determining Actual Payment after Completion of Construction.

Participant shall provide appropriate documentation (“Cost Documentation”) to Agency
that Participant has expended funds for eligible costs in order to receive payment per
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the terms of this Agreement. Any Cost Documentation shall be submitted within thirty
(30) days of Participant's notification to Agency that construction of the Improvement
Project is complete and shall include:

a. Schedule of values that includes line items for the Improvement Project
improvements approved by Agency for reimbursement so they are
identifiable separate from other line items (“Schedule of Values”).

b. Invoices from Participant's general contractor, subcontractor(s) and material
suppliers for each type of eligible cost item (e.g. excavation, material fill,
pavement, etc.). Invoices shall specify quantities and unit costs of
materials, and a percentage estimate of how much material was used for
the Improvement Project in comparison to the amount used for the
remainder of Participant's project (“Invoices”).

c. Explanation of any significant deviation between the initial cost estimates in
Exhibit B and the actual costs in the Cost Documentation as requested by
Agency.

d. Additional documentation or clarifications may be required and requested by
Agency.

Agency shall have the right to review the Cost Documentation and to obtain
independent verification that the quantities of work claimed, the unit costs and the total
costs for eligible costs are commercially reasonable and consistent with the cost
estimates provided by Participant to Agency prior to construction. In the event
Participant fails to timely deliver the Cost Documentation, Agency may, in its discretion,
elect to terminate its payment obligations under this Agreement by providing Participant
with written notice of such default. Participant shall have thirty (30) days from such
written notice to cure the default. In the event Participant fails to cure such a default,
Agency’s payment obligations under this Agreement may be terminated in Agency’s
sole discretion.

Within fifteen (15) calendar days of Agency’s receipt of the Cost Documentation,
Agency will notify Participant in writing of Agency’s acceptance or rejection of the Cost
Documentation and Agency’s determination of the Actual Eligible Costs to be
reimbursed. Agency shall, in its discretion, determine the Actual Eligible Costs following
its review of the Cost Documentation, verification of the commercial reasonableness of
the costs and expenses contained in such Cost Documentation, and comparison of the
amounts in the Cost Documentation to the amounts in Exhibit B. In no event shall
the total for the Actual Eligible Costs exceed the amount allowed by Section 6.

If Participant disagrees with Agency’s calculation of the Actual Eligible Costs,
Participant must respond to Agency in writing within three (3) business days explaining
why Participant believes Agency’s calculation was in error and providing any evidence
to support any such contentions Participant wants Agency to consider. Agency shall
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respond to Participant within three (3) business days with a revised amount for the
Actual Eligible Costs or notifying Participant Agency will not revise the initial amount
calculated. At that point, the determination of the Actual Eligible Costs will be final.

Agency’s determination of the Actual Eligible Costs is within its sole
discretion.

6. Agency’s Reimbursement Payment Amount. In accordance with the

Participation Program, Agency agrees to reimburse Participant as follows:

Actual Eligible Costs not to exceed $16,830. Actual Eligible Costs do not
include soft costs (e.g. architectural and engineering design, permits, traffic
control, mobilization, and overhead).

7. Conditions Precedent to Agency’s Payment Obligation. Agency shall

not approve reimbursement prior to issuance of a Certificate of Occupancy for the
building by the City of Ketchum. Agency agrees to reimburse Participant in the amount
as determined in compliance with Sections 2.b., 5, and 6 no later than forty five (45)
days after submission by Participant of a copy of the Certificate of Occupancy for the
building.

Participant’s failure to comply with all Agreement provisions shall be a basis for
termination of Agency’s reimbursement obligation.

8. Subordination of Reimbursement Obligations. The Parties agree
this Agreement does not provide Participant with a security interest in any Agency

revenues for the Ketchum Urban Renewal District or any other urban renewal plan area,
including but not limited to revenue from any “Revenue Allocation Area” (as defined in
Title 50, Chapter 29 of the Idaho Code). Notwithstanding anything to the contrary in this
Agreement, the obligation of Agency to make the payments as specified in this
Agreement shall be subordinate to all Agency obligations that have committed or in the
future commit available Agency revenues, including but not limited to revenue from any
Revenue Allocation Area and may be subject to consent and approval by Agency
lenders.

9. Default. Neither Party shall be deemed to be in default of this Agreement
except upon the expiration of forty-five (45) days [ten (10) days in the event of failure to
pay money] from receipt of written notice from the other Party specifying the particulars
in which such Party has failed to perform its obligations under this Agreement unless
such Party, prior to expiration of said 45-day period [ten (10) days in the event of failure
to pay money], has rectified the particulars specified in said notice of default. In the
event of a default, the nondefaulting Party may do the following:

a. The nondefaulting Party may terminate this Agreement upon written notice

to the defaulting Party and recover from the defaulting Party all direct
damages incurred by the nondefaulting Party.

DOUG WEBB REIMBURSEMENT AGREEMENT - 4

75




b.  The nondefaulting Party may seek specific performance of those elements
of this Agreement which can be specifically performed, in addition, recover
all damages incurred by the nondefaulting Party. The Parties declare it to
be their intent that elements of this Agreement requiring certain actions be
taken for which there are not adequate legal remedies may be specifically
enforced.

¢. The nondefaulting Party may perform or pay any obligation or encumbrance
necessary to cure the default and offset the cost thereof from monies
otherwise due the defaulting Party or recover said monies from the
defaulting Party.

d. The nondefaulting Party may pursue all other remedies available at law, it
being the intent of the Parties that remedies be cumulative and liberally
enforced so as to adequately and completely compensate the nondefaulting
Party.

e. In the event Participant defaults under this Agreement, Agency (the
nondefaulting Party) shall have the right to suspend or terminate its
payment under this Agreement, as more specifically defined in this
Agreement, for so long as the default continues and if not cured, Agency’s
obligation for payment shall be deemed extinguished. In addition, if Agency
funds shall have been paid, Participant shall reimburse Agency for any such
funds Participant received.

10. Captions and Headings. The captions and headings in this Agreement
are for reference only and shall not be deemed to define or limit the scope or intent of
any of the terms, covenants, conditions, or agreements contained herein.

11. No Joint Venture or Partnership. Agency and Participant agree that
nothing contained in this Agreement or in any document executed in connection with
this Agreement shall be construed as making Agency and Participant a joint venture or
partners.

12. Successors and Assignment. This Agreement is not assignable except
that the Participant may assign Participant's rights or obligations under this Agreement
to a third party only with the written approval of Agency, at Agency’s sole discretion and
cannot be reasonably denied.

13. Notices and Receipt. All notices given pursuant to this Agreement shall
be in writing and shall be given by personal service, by United States mail, or by United
States express mail or other established express delivery service (such as Federal
Express), postage or delivery charge prepaid, return receipt requested, or by electronic
mail (e-mail) addressed to the appropriate Party at the address set forth below:
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If to Participant: Doug Webb
Eighth and Washington Building Condo
219 S 1t Avenue Suite 101
Hailey, Idaho 83333-0000
dougwebb@webbland.com

If to Agency: Suzanne Frick, Executive Director
Ketchum Urban Renewal Agency
P.O. Box 2315
Ketchum, Idaho 83340
208-726-7801

sfrick@ketchumidaho.org

14. Applicable Law/Attorney Fees. This Agreement shall be construed and
enforced in accordance with the laws of the State of Idaho. Should any legal action be
brought by either Party because of breach of this Agreement or to enforce any provision
of this Agreement, the prevailing Party shall be entitled to reasonable attorney fees,
court costs, and such other costs as may be found by the court.

15. Entire Agreement. This Agreement constitutes the entire.understanding
and agreement of the Parties. Exhibits to this Agreement are as follows:

Exhibit A Improvement Project Plan
Exhibit B Schedule of Eligible Costs

16. Indemnification. Participant shall indemnify and hold Agency and its
respective officers, agents, and employees harmless from and against all liabilities,
obligations, damages, penalties, claims, costs, charges, and expenses, including
reasonable architect and attorney fees (collectively referred to in this section as
“Claim”), which may be imposed upon or incurred by or asserted against Agency or its
respective officers, agents, and employees relating to the construction or design of the
Improvement Project or otherwise arising out of Participant’s actions or inactions. In the
event an action or proceeding is brought against Agency or its respective officers,
agents, and employees by reason of any such Claim, Participant, upon written notice
from Agency shall, at Participant's expense, resist or defend such action or proceeding.
Notwithstanding the foregoing, Participant shall have no obligation to indemnify, defend,
or hold Agency and its respective officers, agents, and employees harmless from and
against any matter to the extent it arises from the active negligence or willful act of
Agency or its respective officers, agents, or employees.

17. Antidiscrimination During Construction. Participant, for itself and its
successors and assigns, agrees that in the rehabilitation and/or construction of
improvements on the Project Site provided for in this Agreement, the Participant will not
discriminate against any employee or applicant for employment because of race, color,
religion, sex, sexual orientation, gender identity/expression, national origin or ancestry,
marital status, age, or physical disability.
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[Signatures appear on the following page.]
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IN WITNESS WHEREOF, the Parties hereto have signed this Agreement the day and
year below written to be effective the day and year above written.

Agency: Agency: the urban renewal agency of the City
of Ketchum, a public body, corporate and

politic | ) /7 > .

Baird C‘éurla%
Y2 T

Date °/,

PARTICIPANT: WEBB, Owner
\% Q%
D ebb, Owner

Exhibits

A: improvement Project
B: Schedule of Eligible Costs
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EXHIBIT A
IMPROVEMENT PROJECT

Project Site work consisting of site work excavation and improvements within the right-
, and sidewalk along 8" Street.

of-way, curb, gutter
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EXHIBIT B
SCHEDULES OF ELIGIBLE COSTS

3110

03 00

0305

01

No change to retaining wall at SE corner of property.

100' of new sldewalk, curb and gutter to tie into existing at
utility box location.

Excavating existing curb & gutter

New curb and gutter--100 In. ft. +-

New poured sidewalk--5' x 100'-(500 sq. ft.) + -

spamy

e

Subtotal
Builder's Fee §

@

Total Amount $
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6,000.00
8,500.00
3,500.00

18,000.00
1,800.00

19,800.00
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REIMBURSEMENT PARTICIPATION AGREEMENT

THIS REIMBURSEMENT PARTICIPATION AGREEMENT (“Agreement”) is
entered into by and between the Ketchum Urban Renewal Agency, also known as the
KURA, an independent public body, corporate and politic, organized and existing under
the laws of the State of Idaho and known gs rban renewal agency of the City of
Ketchum, Idaho (“Agency”) and Ketchum Mustard LLC (“Participant’). Agency and
Participant may be collectively referred to as the “Parties” and individually referred to as
a “Party.”

RECITALS

A. Participant owns or controls certain real property located at 620 N. Main
Street, Ketchum, Idaho (the “Project Site”) which is more accurately described as Lot 2
and the south 2' OF Lot 3 of Block 7, Ketchum Townsite. The Project Site is undergoing
redevelopment including construction of a commercial building (the “Participant’s
Project”).

B. As part of the Participant's Project, Participant intends to remediate certain
Project Site conditions and redevelop the Project Site (the “Improvement Project’). The
Improvement Project is more accurately depicted on attached Exhibit A.

C. The Participant’s Project and the Improvement Project are located in the
Ketchum Urban Renewal Plan (the “Plan”) area, which consists of the Ketchum Urban
Renewal Plan approved by the City Council on November 15, 2006, and the Amended
Ketchum Urban Renewal Plan approved by the City Council on November 15, 2010
(“Ketchum Urban Renewal District”). The Plan includes various measures to mitigate
and remediate the Ketchum Urban Renewal District. The Agency also adopted a
Participation Policy on July 17, 2017.

D. The Improvement Project includes improvements of public infrastructure to
replace over 50 feet of sidewalk along Main Street, adjacent to the Project Site that are
consistent with the objectives of the Plan. The Improvement Project will contribute to
enhancing and revitalizing the Ketchum Urban Renewal District.

E. Agency deems it appropriate to assist the development of the
Improvement Project to achieve the objectives set forth in the Plan.
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AGREEMENTS

NOW, THEREFORE, in consideration of the above recitals, which are
incorporated into this Agreement; the mutual covenants contained herein; and other
good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, the Parties hereby agree as follows:

1. Effective Date. The effective date (“Effective Date”) of this Agreement
shall be the date when this Agreement has been signed by the Participant and Agency
(last date signed) and shall continue until: (1) the completion of all obligations of each
Party; or (2) twelve (12) months from the Effective Date, whichever comes first. At
Agency’s sole discretion an extension may be granted for a period not to exceed one
year.

2. Construction of the Improvement Project. Participant agrees to

construct the Improvement Project consistent with the following:

a. Remove and remediate certain Project Site conditions and backfill in order
to enhance development of the Project Site.

b. The Parties agree that the Improvement Project is depicted on Exhibit A,
with cost estimates for eligible items described in the Schedule of Eligible
Costs in Exhibit B (“Estimated Eligible Costs”). Any other public
improvements that are constructed by the Participant as part of the
Participant’'s Project are not eligible for reimbursement pursuant to this
Agreement. Additionally, Agency’s reimbursement obligation is limited to
the amount set forth in Section 6 of this Agreement.

3. Initial Construction Funding. Participant shall pay for all of the costs of
construction for the Improvement Project. Agency acknowledges that the Schedule of
Costs attached as Exhibit B is an estimate by Participant’s contractor and that actual
costs for the Improvement Project, as well as each line item of cost, may be more or
less than is shown on Exhibit B.

4. Notification of Completion; Inspection. Upon completion of
construction, Participant shall notify Agency in writing and request a final construction

inspection and/ or a meeting with Agency to determine if the Improvement Project
meets the requirements of this Agreement. Agency shall provide Participant with written
confirmation that the Improvement Project has been completed in compliance with this
Agreement.

5. Determining Actual Payment after Completion of Construction.

Participant shall provide appropriate documentation (“Cost Documentation”) to Agency
that Participant has expended funds for eligible costs in order to receive payment per
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the terms of this Agreement. Any Cost Documentation shall be submitted within thirty
(30) days of Participant’s notification to Agency that construction of the Improvement
Project is complete and shall include:

a. Schedule of values that includes line items for the Improvement Project
improvements approved by Agency for reimbursement so they are
identifiable separate from other line items (“Schedule of Values”).

b. Invoices from Participant’'s general contractor, subcontractor(s) and material
suppliers for each type of eligible cost item (e.g. excavation, material fill,
pavement, etc.). Invoices shall specify quantities and unit costs of
materials, and a percentage estimate of how much material was used for
the Improvement Project in comparison to the amount used for the
remainder of Participant’s project (“Invoices”).

c. Explanation of any significant deviation between the initial cost estimates in
Exhibit B and the actual costs in the Cost Documentation as requested by
Agency.

d. Additional documentation or clarifications may be required and requested by
Agency.

Agency shall have the right to review the Cost Documentation and to obtain
independent verification that the quantities of work claimed, the unit costs and the total
costs for eligible costs are commercially reasonable and consistent with the cost
estimates provided by Participant to Agency prior to construction. In the event
Participant fails to timely deliver the Cost Documentation, Agency may, in its discretion,
elect to terminate its payment obligations under this Agreement by providing Participant
with written notice of such default. Participant shall have thirty (30) days from such
written notice to cure the default. In the event Participant fails to cure such a default,
Agency’s payment obligations under this Agreement may be terminated in Agency’s
sole discretion.

Within fifteen (15) calendar days of Agency’s receipt of the Cost Documentation,
Agency will notify Participant in writing of Agency’s acceptance or rejection of the Cost
Documentation and Agency’s determination of the Actual Eligible Costs to be
reimbursed. Agency shall, in its discretion, determine the Actual Eligible Costs following
its review of the Cost Documentation, verification of the commercial reasonableness of
the costs and expenses contained in such Cost Documentation, and comparison of the
amounts in the Cost Documentation to the amounts in Exhibit B. In no event shall
the total for the Actual Eligible Costs exceed the amount allowed by Section 6.

If Participant disagrees with Agency’s calculation of the Actual Eligible Costs,
Participant must respond to Agency in writing within three (3) business days explaining
why Participant believes Agency’s calculation was in error and providing any evidence
to support any such contentions Participant wants Agency to consider. Agency shall

&
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respond to Participant within three (3) business days with a revised amount for the
Actual Eligible Costs or notifying Participant Agency will not revise the initial amount
calculated. At that point, the determination of the Actual Eligible Costs will be final.

Agency’s determination of the Actual Eligible Costs is within its sole
discretion.

6. Agency’s Reimbursement Payment Amount. In accordance with the

Participation Program, Agency agrees to reimburse Participant as follows:

Actual Eligible Costs not to exceed $17,000. Actual Eligible Costs do not
include soft costs (e.g. architectural and engineering design, pemmits, traffic
control, mobilization, and overhead).

7. Conditions Precedent to Agency’s Payment Obligation. Agency shall

not approve reimbursement prior to issuance of a Certificate of Occupancy for the
building by the City of Ketchum. Agency agrees to reimburse Participant in the amount
as determined in compliance with Sections 2.b., 5, and 6 no later than forty five (45)
days after submission by Participant of a copy of the Certificate of Occupancy for the
building.

Participant's failure to comply with all Agreement provisions shall be a basis for
termination of Agency’s reimbursement obligation.

8. Subordination of Reimbursement Obligations. The Parties agree
this Agreement does not provide Participant with a security interest in any Agency
revenues for the Ketchum Urban Renewal District or any other urban renewal plan area,
including but not limited to revenue from any “Revenue Allocation Area” (as defined in
Title 50, Chapter 29 of the Idaho Code). Notwithstanding anything to the contrary in this
Agreement, the obligation of Agency to make the payments as specified in this
Agreement shall be subordinate to all Agency obligations that have committed or in the
future commit available Agency revenues, including but not limited to revenue from any
Revenue Allocation Area and may be subject to consent and approval by Agency
lenders.

9. Default. Neither Party shall be deemed to be in default of this Agreement
except upon the expiration of forty-five (45) days [ten (10) days in the event of failure to
pay money] from receipt of written notice from the other Party specifying the particulars
in which such Party has failed to perform its obligations under this Agreement unless
such Party, prior to expiration of said 45-day period [ten (10) days in the event of failure
to pay moneyl}, has rectified the particulars specified in said notice of defauit. In the
event of a default, the nondefaulting Party may do the following:

a. The nondefaulting Party may terminate this Agreement upon written notice
to the defaulting Party and recover from the defaulting Party all direct
damages incurred by the nondefaulting Party.
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The nondefaulting Party may seek specific performance of those elements

of this Agreement which can be specifically performed, in addition, recover
all damages incurred by the nondefaulting Party. The Parties declare it to
be their intent that elements of this Agreement requiring certain actions be
taken for which there are not adequate legal remedies may be specifically
enforced.

The nondefaulting Party may perform or pay any obligation or encumbrance
necessary to cure the default and offset the cost thereof from monies
otherwise due the defaulting Party or recover said monies from the
defaulting Party.

The nondefaulting Party may pursue all other remedies available at law, it
being the intent of the Parties that remedies be cumulative and liberally
enforced so as to adequately and completely compensate the nondefaulting
Party.

In the event Participant defaults under this Agreement, Agency (the
nondefaulting Party) shall have the right to suspend or terminate its
payment under this Agreement, as more specifically defined in this
Agreement, for so long as the default continues and if not cured, Agency'’s
obligation for payment shall be deemed extinguished. In addition, if Agency
funds shall have been paid, Participant shall reimburse Agency for any such
funds Participant received.

Captions and Headings. The captions and headings in this Agreement

are for reference only and shall not be deemed to define or limit the scope or intent of
any of the terms, covenants, conditions, or agreements contained herein.

No Joint Venture or Partnership. Agency and Patrticipant agree that

nothing contained in this Agreement or in any document executed in connection with
this Agreement shall be construed as making Agency and Participant a joint venture or

Successors and Assignment. This Agreement is not assignable except

that the Participant may assign Participant's rights or obligations under this Agreement
to a third party only with the written approval of Agency, at Agency'’s sole discretion and
cannot be reasonably denied.

Notices and Receipt. All notices given pursuant to this Agreement shall

be in writing and shall be given by personal service, by United States mail, or by United
States express mail or other established express delivery service (such as Federal
Express), postage or delivery charge prepaid, return receipt requested, or by electronic
mail (e-mail) addressed to the appropriate Party at the address set forth below:

&
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If to Participant: Ketchum amd Mustard LLC
605 W Main St Suite 2
Aspen, CO 81611-0000

C/O Shannon Allen

General Manager, Hotel Ketchum
208-481-4001

600 N Main St. Ketchum, Idaho 83340
Shannon@bhotelketchum.com

If to Agency: Suzanne Frick, Executive Director
Ketchum Urban Renewal Agency
P.O. Box 2315
Ketchum, Idaho 83340
208-726-7801

sfrick@ketchumidaho.org

14.  Applicable Law/Attorney Fees. This Agreement shall be construed and
enforced in accordance with the laws of the State of Idaho. Should any legal action be
brought by either Party because of breach of this Agreement or to enforce any provision
of this Agreement, the prevailing Party shall be entitled to reasonable attorney fees,
court costs, and such other costs as may be found by the court.

15.  Entire Agreement. This Agreement constitutes the entire understanding
and agreement of the Parties. Exhibits to this Agreement are as follows:

Exhibit A Improvement Project Plan
Exhibit B Schedule of Eligible Costs

16.  Indemnification. Participant shall indemnify and hold Agency and its
respective officers, agents, and employees harmless from and against all liabilities,
obligations, damages, penalties, claims, costs, charges, and expenses, including
reasonable architect and attorney fees (collectively referred to in this section as
“Claim”), which may be imposed upon or incurred by or asserted against Agency or its
respective officers, agents, and employees relating to the construction or design of the
Improvement Project or otherwise arising out of Participant’s actions or inactions. In the
event an action or proceeding is brought against Agency or its respective officers,
agents, and employees by reason of any such Claim, Participant, upon written notice
from Agency shall, at Participant’s expense, resist or defend such action or proceeding.
Notwithstanding the foregoing, Participant shall have no obligation to indemnify, defend,
or hold Agency and its respective officers, agents, and employees harmless from and
against any matter to the extent it arises from the active negligence or willful act of
Agency or its respective officers, agents, or employees.

g
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17.  Antidiscrimination During Construction. Participant, for itself and its
successors and assigns, agrees that in the rehabilitation and/or construction of

improvements on the Project Site provided for in this Agreement, the Participant will not
discriminate against any employee or applicant for employment because of race, color,
religion, sex, sexual orientation, gender identity/expression, national origin or ancestry,
marital status, age, or physical disability.

[Signatures appear on the following page.]
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IN WITNESS WHEREOF, the Parties hereto have signed this Agreement the day and
year below written to be effective the day and year above written.

Agency: Agency: the urban renewal agency of the City
of Ketchum a public body, corporate and

Balrd Gourlay, Ch

Date &’/7é//

PARTICIPANT: KETCHUM AN MUSTARD LLC, Qwner
Shannon Allen, Manager
Date ﬁ\/ Zq' 20/7"

Exhibits

A: Improvement Project

B: Schedule of Eligible Costs
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EXHIBIT B
SCHEDULES OF ELIGIBLE COSTS

91
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GRANT PARTICIPATION AGREEMENT

THIS GRANT PARTICIPATION AGREEMENT (“Agreement”) is entered into by
and between the Urban Renewal Agency of the City of Ketchum, also known as the
Ketchum Redevelopment Agency, an independent public body, corporate and politic,
organized and existing under the laws of the State of Idaho and known as the urban
renewal agency of the City of Ketchum, Idaho (“Agency”) and Ketchum PDX LLC, an
Oregon limited liability company (“Participant”). Agency and Participant may be
collectively referred to as the “Parties” and individually referred to as a “Party.”

RECITALS

A. Participant owns or controls certain real property located at 560 N. 1st
Avenue, Ketchum, Idaho (the “Project Site”) which is more accurately depicted on
attached Exhibit A. The Project Site is undergoing redevelopment including
construction of a residential project of eighteen (18) rental housing units and three (3)
affordable units (the “Participant’s Project”).

B. As part of the Participant’s Project, Participant intends to remediate certain
Project Site conditions and redevelop the Project Site (the “Improvement Project”). The
Improvement Project is more accurately depicted on attached Exhibit B.

C. The Participant’s Project and the Improvement Project are located in the
Ketchum Urban Renewal Plan (the “Plan”) area, which consists of the Ketchum Urban
Renewal Plan approved by the City Council on November 15, 2006, and the Amended
Ketchum Urban Renewal Plan approved by the City Council on November 15, 2010
(“Ketchum Urban Renewal District”). The Plan includes various measures to mitigate
and remediate the Ketchum Urban Renewal District. The Agency has also adopted a
Participation Policy concerning Agency participation in redevelopment projects.

D.  The Improvement Project includes public infrastructure improvements for
an eight foot (8') wide sidewalk, drainage, and street improvements along North First
Avenue adjacent to the Project Site that are consistent with the objectives of the Plan.
The Improvement Project will contribute to enhancing and revitalizing the Ketchum
Urban Renewal District.

E. Agency deems it appropriate to assist the development of the
Improvement Project to achieve the objectives set forth in the Plan.
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AGREEMENTS

NOW, THEREFORE, in consideration of the above recitals, which are
incorporated into this Agreement; the mutual covenants contained herein; and other
good and valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, the Parties hereby agree as follows:

1. Effective Date. The effective date (“Effective Date”) of this Agreement
shall be the date when this Agreement has been signed by the Participant and Agency
(last date signed) and shall continue until: (1) the completion of all obligations of each
Party; or (2) twelve (12) months from the Effective Date, whichever comes first. At
Agency's sole discretion an extension may be granted for a period not to exceed one
year.

2. Construction of the Improvement Project. Participant agrees to
construct the Improvement Project consistent with the following:

a. Remove and remediate certain Project Site conditions and backfill in order
to enhance development of the Project Site and redevelop the Project Site
for the Participant’s Project.

b. The Parties agree that the Improvement Project is depicted on Exhibit B,
with cost estimates for eligible items described in the Schedule of Eligible
Costs in Exhibit C (“Estimated Eligible Costs”). Any other public
improvements that are constructed by the Participant as part of the
Participant’s Project are not eligible for reimbursement pursuant to this
Agreement. Additionally, Agency’s reimbursement obligation is limited to
the amount set forth in Section 6 of this Agreement.

3. Initial Construction Funding. Participant shall pay for all of the costs of
construction for the Improvement Project. Agency acknowledges that the Schedule of
Costs attached as Exhibit C is an estimate by Participant’s contractor and that actual
costs for the Improvement Project, as well as each line item of cost, may be more or
less than is shown on Exhibit C.

4. Notification of Completion; Inspection. Upon completion of
construction, Participant shall notify Agency in writing and request a final construction

inspection and/ or a meeting with Agency to determine if the Improvement Project
meets the requirements of this Agreement. Agency shall provide Participant with written
confirmation that the Improvement Project has been completed in compliance with this
Agreement.

5. Determining Actual Payment after Completion of Construction.
Participant shall provide appropriate documentation (“Cost Documentation”) to Agency
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that Participant has expended funds for eligible costs in order to receive payment per
the terms of this Agreement. Any Cost Documentation shall be submitted within thirty
(30) days of Participant’s notification to Agency that construction of the Improvement
Project is complete and shall include:

a. Schedule of values that includes line items for the Improvement Project
improvements approved by Agency for reimbursement so they are
identifiable separate from other line items (“Schedule of Values”).

b. Invoices from Participant’s general contractor, subcontractor(s) and material
suppliers for each type of eligible cost item (e.g. excavation, material fill,
pavement, etc.). Invoices shall specify quantities and unit costs of
materials, and a percentage estimate of how much material was used for
the Improvement Project in comparison to the amount used for the
remainder of Participant’s project (“Invoices”).

c. Explanation of any significant deviation between the initial cost estimates in
Exhibit C and the actual costs in the Cost Documentation as requested by
Agency.

d. Additional documentation or clarifications may be required and requested by
Agency.

Agency shall have the right to review the Cost Documentation and to obtain
independent verification that the quantities of work claimed, the unit costs and the total
costs for eligible costs are commercially reasonable and consistent with the cost
estimates provided by Participant to Agency prior to construction. In the event
Participant fails to timely deliver the Cost Documentation, Agency may, in its discretion,
elect to terminate its payment obligations under this Agreement by providing Participant
with written notice of such default. Participant shall have thirty (30) days from such
written notice to cure the default. In the event Participant fails to cure such a default,
Agency's payment obligations under this Agreement may be terminated in Agency's
sole discretion.

Within fifteen (15) calendar days of Agency'’s receipt of the Cost Documentation,
Agency will notify Participant in writing of Agency’s acceptance or rejection of the Cost
Documentation and Agency's determination of the Actual Eligible Costs to be
reimbursed. Agency shall, in its discretion, determine the Actual Eligible Costs following
its review of the Cost Documentation, verification of the commercial reasonableness of
the costs and expenses contained in such Cost Documentation, and comparison of the
amounts in the Cost Documentation to the amounts in Exhibit C. In no event shall
the total for the Actual Eligible Costs exceed the amount allowed by Section 6.

If Participant disagrees with Agency’s calculation of the Actual Eligible Costs,

Participant must respond to Agency in writing within three (3) business days explaining
why Participant believes Agency's calculation was in error and providing any evidence
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to support any such contentions Participant wants Agency to consider. Agency shall
respond to Participant within three (3) business days with a revised amount for the
Actual Eligible Costs or notifying Participant Agency will not revise the initial amount
calculated. At that point, the determination of the Actual Eligible Costs will be final.

Agency’s determination of the Actual Eligible Costs is within its sole
discretion.

6. Agency’s Reimbursement Payment Amount. In accordance with the
Participation Program, Agency agrees to reimburse Participant as follows:

Actual Eligible Costs not to exceed $9,200. Actual Eligible Costs do not
include soft costs (e.g. architectural and engineering design, permits, traffic
control, mobilization, and overhead).

7. Conditions Precedent to Agency’s Payment Obligation. Agency
agrees to reimburse Participant in the amount as determined in compliance with

Sections 2.b., 5, and 6 no later than forty five (45) days after submission by Participant
of a copy of the Certificate of Occupancy for the Participant’s Project.

Participant's failure to comply with all Agreement provisions shall be a basis for
termination of Agency’s reimbursement obligation.

8. Subordination of Reimbursement Obligations. The Parties agree
this Agreement does not provide Participant with a security interest in any Agency

revenues for the Ketchum Urban Renewal District or any other urban renewal plan area,
including but not limited to revenue from any “Revenue Allocation Area” (as defined in
Title 50, Chapter 29 of the Idaho Code). Notwithstanding anything to the contrary in this
Agreement, the obligation of Agency to make the payments as specified in this
Agreement shall be subordinate to all Agency obligations that have committed or in the
future commit available Agency revenues, including but not limited to revenue from any
Revenue Allocation Area and may be subject to consent and approval by Agency
lenders.

9. Default. Neither Party shall be deemed to be in default of this Agreement
except upon the expiration of forty-five (45) days [ten (10) days in the event of failure to
pay money] from receipt of written notice from the other Party specifying the particulars
in which such Party has failed to perform its obligations under this Agreement unless
such Party, prior to expiration of said 45-day period [ten (10) days in the event of failure
to pay money], has rectified the particulars specified in said notice of defauit. In the
event of a default, the nondefaulting Party may do the following:

a. The nondefaulting Party may terminate this Agreement upon written notice to

the defaulting Party and recover from the defaulting Party all direct damages
incurred by the nondefaulting Party.
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The nondefaulting Party may seek specific performance of those elements
of this Agreement which can be specifically performed, in addition, recover all
damages incurred by the nondefaulting Party. The Parties declare it to be
their intent that elements of this Agreement requiring certain actions be taken
for which there are not adequate legal remedies may be specifically enforced.

c. The nondefaulting Party may perform or pay any obligation or encumbrance
necessary to cure the default and offset the cost thereof from monies
otherwise due the defaulting Party or recover said monies from the defaulting

Party.

d. The nondefaulting Party may pursue all other remedies available at law, it
being the intent of the Parties that remedies be cumulative and liberally
enforced so as to adequately and completely compensate the nondefaulting

Party. _

e. In the event Participant defaults under this Agreement, Agency (the
nondefaulting Party) shall have the right to suspend or terminate its payment
under this Agreement, as more specifically defined in this Agreement, for so
long as the default continues and if not cured, Agency's obligation for
payment shall be deemed extinguished. In addition, if Agency funds shall
have been paid, Participant shall reimburse Agency for any such funds
Participant received.

10. Captions and Headings. The captions and headings in this Agreement
are for reference only and shall not be deemed to define or limit the scope or intent of
any of the terms, covenants, conditions, or agreements contained herein.

11. No Joint Venture or Partnership. Agency and Participant agree that
nothing contained in this Agreement or in any document executed in connection with
this Agreement shall be construed as making Agency and Participant a joint venture or
partners.

12. Successors and Assignment. This Agreement is not assignable except
that the Participant may assign Participant'’s rights or obligations under this Agreement
to a third party only with the written approval of Agency, at Agency's sole discretion and
cannot be reasonably denied.

13. Notices and Receipt. All notices given pursuant to this Agreement shall
be in writing and shall be given by personal service, by United States mail, or by United
States express mail or other established express delivery service (such as Federal
Express), postage or delivery charge prepaid, return receipt requested, or by electronic
mail (e-mail) addressed to the appropriate Party at the address set forth below:
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If to Participant: Ketchum PDX LLC
Attn: Mark Madden
2330 NW 31st Avenue
Portland, OR 97210
(503) 221-2900
madden@wdcproperties.com

If to Agency: Suzanne Frick, Executive Director
Ketchum Urban Renewal Agency
P.O. Box 2315
Ketchum, Idaho 83340
208-726-7803

sfrick@ketchumidaho.org

14. Applicable Law/Attorney Fees. This Agreement shall be construed and
enforced in accordance with the laws of the State of Idaho. Should any legal action be
brought by either Party because of breach of this Agreement or to enforce any provision
of this Agreement, the prevailing Party shall be entitled to reasonable attorney fees,
court costs, and such other costs as may be found by the court.

15.  Entire Agreement. This Agreement constitutes the entire understanding
and agreement of the Parties. Exhibits to this Agreement are as follows:

Exhibit A Project Site Map
Exhibit B Improvement Project Plan
Exhibit C Schedule of Eligible Costs

16. Indemnification. Participant shall indemnify and hold Agency and its
respective officers, agents, and employees harmless from and against all liabilities,
obligations, damages, penalties, claims, costs, charges, and expenses, including
reasonable architect and attorney fees (collectively referred to in this section as
“Claim”), which may be imposed upon or incurred by or asserted against Agency or its
respective officers, agents, and employees relating to the construction or design of the
Improvement Project or otherwise arising out of Participant’s actions or inactions. In the
event an action or proceeding is brought against Agency or its respective officers,
agents, and employees by reason of any such Claim, Participant, upon written notice
from Agency shall, at Participant's expense, resist or defend such action or proceeding.
Notwithstanding the foregoing, Participant shall have no obligation to indemnify, defend,
or hold Agency and its respective officers, agents, and employees harmless from and
against any matter to the extent it arises from the active negligence or willful act of
Agency or its respective officers, agents, or employees.

17. Antidiscrimination During Construction. Participant, for itself and its
successors and assigns, agrees that in the rehabilitation and/or construction of
improvements on the Project Site provided for in this Agreement, the Participant will not
discriminate against any employee or applicant for employment because of race, color,
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religion, sex, sexual orientation, gender identity/expression, national origin or ancestry,
marital status, age, or physical disability.

[Signatures appear on the following page.]
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IN WITNESS WHEREOF, the Parties hereto have signed this Agreement the day and
year below written to be effective the day and year above written.

Agency: Agency: the urban renewal agency of the City
of Ketchum, a public body, corporate and

politic
.
U

PARTICIPANT: KETCHUM PDXALLC

A
7 < 9
Date /"30“/‘5/

Exhibits
A Project Site
B: Improvement Project

C:  Schedule of Eligible Costs
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EXHIBIT A
PROJECT SITE
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EXHIBIT B
IMPROVEMENT PROJECT

Project Site work consisting of site work excavation and improvements within the right-
of-way, curb, gutter, and sidewalk along North 13t Avenue.
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EXHIBITC
SCHEDULES OF ELIGIBLE COSTS

Phase 1 Site Work, including excavation and utilities (see application).

Phase 3 Site Work, including 1%t Ave N. sidewalks (see application).

TOTAL PAYABLE KURA AMOUNT:

16.7% of above Phase 1 & 3 site work or $9,200, whichever is less.

4847-6060-9413, v. 1
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KETCHUM URBAN RENEWAL AGENCY

Ketchum Urban Renewal Agency

P.O. Box 2315 | 191 5 Street | Ketchum, ID 83340

December 3, 2025

Chair and Commissioners
Ketchum Urban Renewal Agency
Ketchum, Idaho

REQUEST FOR BOARD DIRECTION REGARDING REQUEST FOR REIMBURSEMENT OF PUBLIC
AMENITIES AT BLUEBIRD COMMUNITY VILLAGE

Introduction/History

The Ketchum Community Development Corporation and 4% Bluebird Housing Partners, LLC are
requesting reimbursement of the public infrastructure improvements for the Bluebird
Community Housing Project located at 480 East Avenue (Bluebird Project).

In July 2020, the KURA committed $564,860 to fund infrastructure improvements for the
Bluebird Project. In April 2022, additional infrastructure funds were requested and in June 2022,
the KURA approved Agreement 50078 to reimburse up to $820,813 for public infrastructure
improvements associated with the Bluebird Project. In December 2024, the KURA committed an
additional $128,050 for an expansion of the snowmelt system, bringing the total KURA
contribution to $948,863.

Following the completion of the project and the determination of all final costs, the parties
entering into the reimbursement agreement are requesting KURA approval and reimbursement

of $850,000 in public infrastructure costs.

Additional Funding Request

The development team stated in 2024 that the reason for the additional request is because the
project began construction during a remarkably high inflationary period of time, the highest in
the last 25 years. The winter of 2022-23 was one of the coldest/snowiest in over 20 years and
had tremendous impact on construction costs.

The project team requests the KURA consider the additional funding and would appreciate all
the additional funding KURA can provide. The development team is seeking additional funding

from the IHFA (tax credits) and the lenders, but there still is an overall gap.

Should the KURA agree to provide additional funding, the Board would amend Reimbursement
Agreement 50078 to reflect the new reimbursement amount.

Financial Requirement/Impact
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In FY26, the KURA identified the following projects for funding:

Sidewalks $900,000
Parking Management $100,000
Town Square Improvements $250,000
Public Parking at YMCA $800,000
Bike Network Improvements TBD

In order to provide additional funding for the Bluebird Project, KURA would need to reduce the
amount identified for other capital projects.

Staff recommends the Board provide direction on the additional funding requests.

Attachment A: Bluebird Village Offsite Improvement Additional Reimbursement Funding_GMD
Development
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DEVELOPMENT

TO: Jade Riley
Executive Director
Ketchum Urban Renewal Agency (“KURA”)

FROM: 4% Bluebird Housing Partners LL.C
Gregory Dunfield
GMD Development LL.C

Charles Friedman
Ketchum Community Development Corporation

RE: Bluebird Village Offsite Improvement Additional Reimbursement
Funding

DATE: November 25, 2025

This memo is a follow up request for funding for the 51 unit Bluebird Village
affordable housing project in Ketchum. In December 2024 we presented to the
KURA Board and introduced this request for additional funding due to the
expanded scope, extended timeline, inflation, and winterization costs of the project
since the original KURA funding was made available to the project. The Board
suggested we return with a more formal request when all project costs were
determined and to give the KURA more time to determine if additional funding
was available. The project is now complete and all costs have been determined.
During the summer of 2025 our contractor Conrad Brothers worked closely with
KURA staff to determine all eligible public infrastructure costs. The KURA has
funded $948,863 to the project based on original scope and cost estimates from
2022. Based on the final costs due to expanded scope, extended construction
timeline, inflation, and the impacts of two winters the project qualifies for
$1,995,300 additional cost reimbursement funding from the KURA for the
qualifying public infrastructure improvements that were completed as part of the
project.

2107 Elliott Avenue | Suite 301 | Seattle WA 98121 | gmddevelopment.com
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DEVELOPMENT

BACKGROUND

On July 20, 2020, the KURA approved by motion, funding of the public
infrastructure improvements in the amount of Five Hundred Sixty-Four Thousand,
Eight Hundred Sixty and 00/100 Dollars ($564,860.00). On April 4, 2022, in
response to growing construction costs and inflation, the KURA approved, in
support of the tax credit application submitted by GMD and KCDC and subject to
approval of the tax credit application and construction of the project, an increase of
an additional Two Hundred Fifty-Five Thousand, Nine Hundred Fifty-Three and
00/100 Dollars ($255,953.00), bringing the total contribution approved by the
KURA to Eight Hundred Twenty Thousand, Eight Hundred Thirteen and 00/100
Dollars ($820,813.00). On December 16, 2024, because of the enlarged snowmelt
area requested by the City of Ketchum the KURA approved additional funding in
the amount of One Hundred Thousand Twenty Eight, Fifty Hundred and 00/100
Dollars ($128,050) for a total funding contribution of $948,863.

ADDITIONAL REIMBURSEMENT REQUEST

With the detailed final costs Conrad Brothers has gone through the relevant
categories and determined what has been previously reimbursed, and what has not.
See attached summary explanation and cover page detail for each category. The
full detail cost backup of each category has been shared, reviewed and discussed
with KURA staff. The total amount of potential additional reimbursement has
been determined to be $1,995,300. 4% Bluebird Housing Partners LLC
(GMD/KCDC are managing members) is requesting an additional amount of
$850,000 in reimbursement. This request is for only the actual costs of the
qualified category and does not include any contractor or developer fees.

GMD/KCDC has pursued all possible other funding for Bluebird Village and was
able to obtain an additional 9% Tax Credit allocation at the end of 2024, and any
additional KURA funding now will be increased by approximately 25% with
funding from the 4% Tax Credit program.

JUSTIFICATION

The scope of public infrastructure work increased after KURA funding approval in
April 0f2022. Late in the building permit review process during the summer of

2107 Elliott Avenue | Suite 301 | Seattle WA 98121 | gmddevelopment.com
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2022 the City of Ketchum required additional alley snowmelt area and drainage
improvements along E 5% Street and East Avenue. The expanded drainage
improvements triggered building floor and sidewalk elevation changes that were
not originally contemplated. The KURA has already funded the expanded
snowmelt area in the alley, but not the drainage improvements.

The Bluebird Village project began construction during a very high inflationary
period of time, the highest in the last 25 years. In addition, the winter of 2022-23
was one of the coldest/snowiest in over 20 years and had tremendous impact on
costs. We had to move forward with construction because of rigid tax credit
deadlines for completion. These impacts on costs were not controllable by GMD
or Conrad Brothers.

Please see the attached graph of construction material and components costs
prepared by Wells Fargo Economics with US Department of Labor data. Note the
highlighted time periods in the graph where the Bluebird project was obtaining
cost bids and final buyout. During this time period the total construction input cost
rose 40%. This project was bid and bought out in one of the worst time periods for
inflation for construction material costs ever.

The delayed construction start of the project from early July to the end of August
2022 combined with the completion deadline of December 2024 forced the
construction to proceed during two winter seasons which increased the cost of the
work because of the need for snow removal and heat to warm working areas. The
project was available for occupancy in mid-December 2024 and met its tax credit
deadline by only 10 days.

CONCLUSION

Beginning in May of 2018, the overall development and construction timeline for
Bluebird Village spans over 7 years of effort by GMD/KCDC and Conrad
Brothers. For this effort, early during construction, GMD/KCDC was
compensated $208,446 and Conrad Brothers was compensated $189,925 in fees for
their work. This was the only fee compensation to each organization. Since that
time both organizations have contributed $2,623,063 (Conrad) and $1,610,145
(GMD/KCDC), resulting in no net compensation for the project to these
organizations. Even with this additional KURA reimbursement funding both
organizations will not see any fee compensation for completing the project. The

2107 Elliott Avenue | Suite 301 | Seattle WA 98121 | gmddevelopment.com
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DEVELOPMENT
additional $850,000 in KURA reimbursement will enable project funding to reduce

the GMD/KCDC/Conrad contributions.

Bluebird Village provides critical housing infrastructure for City of Ketchum
workers, all residents met the Ketchum Preference Policy for residency and work
location. Over 100 persons occupy the building’s 51 units providing homes for
many employees to Ketchum businesses in the downtown area. The project’s 44
year tax credit regulatory agreement, 75 year City of Ketchum land lease, and long
term ownership by the Ketchum Community Development Corporation will ensure
it will remain a community housing project for a very long time. GMD/KCDC and
Conrad Brothers decision to complete this publicly funded community project for
the community during the most difficult development and construction time period
in memory is admirable and should be recognized. Without the perseverance of
GMD/KCDC and Conrad Brothers the project would not have been completed.
Please consider these points in your consideration of this additional reimbursement
funding request.

2107 Elliott Avenue | Suite 301 | Seattle WA 98121 | gmddevelopment.com
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Conrad Brothers

General Contractors and Builders
£0, Box 3432 - Halley, 1daho 83333
208-726-3830 Fax 208-726-5788
www.contadbrathersconstiuction.com

URA/Offsite Expenses

PROJECT: Bluebird Village (2010)

DATE:

URA Changes

All proposed additional URA compensation relates to work in the right of way only plus

associated winterization impacts. Totaling $1,995,300.04.

1

Division 03001~ Concrete Expenses See Concrete Expense & ROW Design Impact
$1,062,539.25

Division 03001 - Scope for Landscape Planters and Tree Asseémblies in the ROW/KURA, area includes
planter brick, plantings, irrigation, soil amendments, tree grates, and specialized root gystems, These
elements support the overall landscape infrastructure and design intent. While a significant portion of
the cost has already been covered through previous payments, there remains a balance due to additional
items resulting in a request for additional funding to cover the remaining amount.

$15,881.93

Division 03001 — Site Related Concrete includes work on sidewalks related site elements such as curbs,
gutters, ramps, and planters. Additional sidewalk work, not originally estimated, along with labor costs
associated with delays, has increased overall scope. Some cost reductions were applied, but the
remaining balance reflects efforts to stay on track with the project schedule while covering the added
labor and materials required to complete the expanded sidewalk work.

(320,487.83)

Division 02100 ~ Sitework for the Bluebird Offsite Improvements includes ground preparation and
added drainage scope not originally accounted for, While a portion of the original cost was already
included in the URA payout, adjustments were made due to escalation ¢osts incurred before final
buyout. The total amount now being requested reflects these additions and changes necessary to
complete the offsite work effectively and in alignment with project requirements,

$162,305.56

Division 01200 - Winterization impact expense request includes covering the site work and concrete
only. The total amount being requested reflects additional direct costs incurred during the affected
period.

$192,938.38
Cost of General Condition’s — GC’s $-month escalation cost due to ROW changes to plan.
$474,771.95
a. Division 01200 — Snow Removal covers all snow clearing activities required to maintain safe

and accessible conditions during the project. This scope, included under the URA, amounts to a
total of $91,628.15. The full amount is now being requested to cover the completed snow
removal work.

$91,628.15

Conrad Brothers Construction
105 Lewis 5t, Suite 101 Ketchum, ID 83340
208-726-3830
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Conrad Brothers

General Contractors and Bullders
PD, Rox 3432 - Halley, Idaho 83333
208-726-3830 Fax 208-726-5788
wwwconradbrotherseanstrugtion.com

Division 01517 - Testing & Inspection (URA) includes soil field density testing services that
were not part of the original estimate. This work was necessary to meet project quality and
compliance standards. The total amount being requested for this added scope is

$3,175.15.
Division 01492 ~ Pedestrian Walkway covers the lease and setup of temporary walkway
structures to ensure safe pedestrian access during construction, Thig includes costs for assembly
and disassembly, delivery, and an 18-month rental period. The total amount being requested for
this scope is

$12,547,50,

Conrad Brothers Construction
105 Lewis St, Sulte 101 Ketchum, ID 83340
208-726-3830
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5.12.25
RE:
Conrad Bros/Bluebird Letter to the City of Ketchum

To whom it may concern,

The following information is intended to provide additional insight into the process, completion,
and final costs of Bluebird Village.

As you know, this project has been a major success by supplying a much-needed housing
commodity to this community. We are all excited to see it fully occupied with people who
desperately needed housing as well as great downtown businesses.

Projects like this, during this timeframe, do not come without a significant price. These deals
require committing to costs so far in advance to get the financing in place that it is nearly
impossible to procure and contract at the same rates when estimated due to the volatility in the
marketplace. The timing from a Covid impacted world coupled with major snowfall season couldn’t
have made this more difficult.

In my career, I've never seen such intense challenges to work through. We started pricing at the
beginning of the Covid impactéed escalation and had to commit to numbers many months in
advance with no ability to modify these budgets. We had an expectation to start May -June 2022.
That date slipped to September -October of the same year due to the city requested changes to the
plan. We expected to have our concrete structure completed before November of that year. That
delay had a major impact on our ability to buy out subcontracts and order materials in a timely
fashion. That delay also put us into winter construction in one of the heaviest winters we've seen in
50 years in this valley. Compounding the start delay with the winter of 2022-2023 and we are
looking at a financial picture that is very bleak. This comes in the form of ever-/ncreasmg
exponential cost increases and major expenses due to winter construction from the delayed start,

Conrad Brothers made a conscious decision to soldier on and complete this project’s construction,
regardless of the impact on our company. We did this because of what the project meant to
everybody in this communlty and how much had been invested in it already. Although itisavery
painful outcome for our company, | believe it was the right decision for many reasons,

We chose to continue, to the detriment of our financial well-being, to bring this project to life for this
community. This outcome compels us to come back to the powers that be to ask for financial relief.
We do not expect to make any profit in this job and are not asking for that. What we’re asking for is
additional financial support considering everything that was just said to just offset greater losses.
We think it is a valid request.

Thank you for your consideration.

Paul Conrad
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