Finding: No changes to the approved PUD or Design Review have been requested at this time. The
current project is smaller than the original, will be designed within the agreed upon “Tent Diagram™ and
will be set back further from Warm Springs Road. This standard has been met subject to the design
review process to verify the specifics of compliance.

5. Densities and uses may be transferred between zoning districts within a PUD as permitted
under this chapter provided the aggregate overall allowable density of units and uses shall be no
greater than that allowed in the zoning district or districts in which the development is located.
Notwithstanding the above, the commission may recommend waiver or deferral of the maximum
density and the council may grant additional density above the aggregate overall allowable density
only for projects which construct community or employee housing; and which:

a. Inciude a minimum of thirty (30) percent of community or employee housing, as defined in
Section 16.08.030; and,
b. Guarantee the use, rental prices, or maximum resale prices thereof based upon a method

proposed by the applicant and approved by the Blaine County Housing Authority and/or the
Ketchum City Council.

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

Finding: The original PUD determined that this standard was not applicable, because the applicant met
the zoning density requirements and was requesting no waivers. The changes outlined in the July 25,
2011 letter from Helios would not change this analysis. Therefore, this standard has been met.

6. That the proposed vehicular and non-motorized transportation system:

a) Is adequate to carry anticipated traffic consistent with existing and future development of
surrounding properties;

b) Will not generate vehicular traffic to cause "undue congestion' of the public street network
within or outside the PUD;

¢) Is designed to provide automotive and pedestrian safety and convenience;

d) Is designed to provide adequate removal, storage and deposition of snow;

¢) Is designed so that traffic ingress and egress will have the least impact possible on adjacent
residential uses. This includes design of roadways and access to connect to arterial streets
wherever possible, and design of ingress, egress and parking areas to have the least impact
on surrounding uses;

f) Includes the use of buffers or other physical separations to buffer vehicular movement from
adjacent uses;

o) Is designed so that roads are placed so that disturbance of natural features and existing
vegetation is minimized;

h) Includes trails and sidewalks that creates an internal circulation system and connect fo
surrounding trails and walkways.

Finding: No current Transportation or Site Plans have been submitted at this time. Itis likely that overall
traffic volumes will be lower based on a reduced project size. This standard has been met subject to
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further analysis of traffic impacts at the time of additional design review, as noted in the Council
conditions of approval and the findings herein.

7. That the plan is in conformance with and promotes the purposes and goals of the
comprehensive plan, zoning ordinance, and other applicable ordinances of the city, and not in
conflict with the public interest.

a. Pursuant to Section 16.08.070.D, all of the design review standards in Chapter 17.96 shall be
carefully analyzed and considered. This includes detailed analysis of building bulk, undulation and
other design elements. The site plan should be sensitive to the architecture and scale of the
surrounding neighborhood;

b. The influence of the site design on the surrounding neighborhood, including relationship of
the site plan with existing structures, streets, traffic flow and adjacent open spaces shall be
considered;

c. The site design should cluster units on the most developable and least visually sensifive
portion of the site.

Finding: The original PUD determined that this standard had been met. The current project is smaller
than the original, will be designed within the agreed upon “Tent Diagram™ and will be set back further
from Warm Springs Road. This standard has been met. The design review process shall verify the
specifics of compliance.

8. That the development plan incorporates the site’s significant natural features.

Finding: The original PUD determined that this standard had been met. No material changes have been
proposed to the original design, with the exception of less development. This standard has been met.

9. Substantial buffer planting strips or other barriers are provided where no natural buffers
exist.

Finding: The original PUD determined that this standard had been met. No material changes have been
proposed to the original design, with the exception of less development. This standard has been met.

10. Each phase of such development shall contain all the necessary elements and improvements
to exist independently from proposed future phases in a stable manner.

Finding: Phase | is proposed as a stand-alone hotel and residences with golf practice facility, tennis, trails
and stream restoration. It proposes a voluntary revenue stream to support employee/workforce housing,
once the hotel 1s in operation. Phases 2 contains up to 59 housing units, and Phase 3 contains up to 15. A
full development and phasing plan will be finalized in conjunction with the City’s Design Review process.
A full Construction Mitigation Plan is a requirement of the Development Agreement that includes a public
process in front of the City Council, at the time that construction is planned. The proposed phasing
schedule and commitment at this time by the applicant is sufficient based on the current market
environment, with the condition that a detailed Phasing Plan, including the number of phases, buildings,
amenities and other elements made part of each phase, be specifically approved by the Council as an
amendment to the Development Agreement. This phasing plan will be made a part of or coincide with
Design Review.
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The July 25, 2011 letter from the Applicant proposed that all employee housing requirements would be
waived if the applicant applies for a building permit by June 1, 2014. The Commission considered the
following Draft Condition of Approval in their September 26" meeting:

I. The time frame during which a waiver shall be granted for the employee/workforce
housing requirements shall be modified if the following deadlines are met:
a. A building permit is applied for by December 31, 2013; and
b. Construction commences before December 31, 2014; and
c. A certificate of Occupancy for the Hotel portion of the project is issued by January
31,2017.

The Commission found that this approach of waiving the employee housing if a permit is applied for by a
given deadline would be a strong motivator in the case where the developer was required to construct
housing or pay cash towards employee housing construction. However, in the case where employee
housing is being mitigated with a revenue stream derived from hotel operations and there are no “up
front”™ costs, some members of the Commission did not find there to be a strong link between the timing
of the hotel construction and the need to mitigate employee housing. Commissioners debated this issue,
and on a vote of 3 to 2 opted not to include the above condition related to the waiving of employee
housing tied to building permit application. Council deliberated on the findings of the Commission, and
concurred with their votes. The council did not include this condition as part of their approval.

11.  Adequate and useable open space shall be provided. The applicant shall dedicate to the
common use of the homeowners or to the public adequate open space in a configuration useable and
convenient to the residents of the project. The amount of useable open space provided shali be
greater than that which would be provided under the applicable "aggregate lot coverage"
requirements for the zoning district or districts within the propoesed project. Provision shall be
made for adequate and continuing management of all open spaces and common facilities to ensure
proper maintenance thereof.

Finding: The original PUD determined that this standard had been met. No material changes have been
proposed to the original design, with the exception of less development. This standard has been met.

12. Location of buildings, parking areas and common areas shall maximize privacy within the
project and in relationship to adjacent properties and protect solar access to adjacent properties.

Finding: The original PUD determined that this standard had been met. No material changes have been
proposed to the original design, with the exception of less development. This standard has been met.

13. "Adequate recreational facilities" and/or daycare shall be provided. Provision of adequate
on-site recreational facilitics may not be required if it is found that the project is of insufficient size
or density to warrant same and the occupant’s needs for recreational facilities will be adequately
provided by payment of a recreation fee in lieu thereof to the city for development of additional
active park facilities. On-site daycare may be considered to satisfy the adequate recreational
facility requirement or may be required in addition to the recreational facilities requirement.
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Finding: In the 2008, due to the magnitude of the PUD and the fact that this is the largest project proposal
on record to be reviewed by the City, the Council determined the Warm Springs Ranch PUD was of
sufficient size to require “adequate recreational facilities™ as part of the PUD process.

At the time of the original PUD process, the Applicant proposed approximately ten (10) acres of active
open space consisting mainly of the golf course which would be open for semi-public use. Approximately
fifty-seven (57) additional acres of natural passive open space was proposed.

The current application eliminates the golf course and replaces it with a “Dave Pelz” golf teaching facility
with 10-12 greens. Two tennis courts were proposed in Phase 1, and one in each of Phases 2 and 3. The
trail system and fishing opportunities are unchanged. The applicant described the function and use of the
teaching facility in the November 7% 2011 hearing before the Council.

The Warm Springs Ranch property has traditionally provided recreational activities in both active and
passive forms including tennis courts and a golf course, access to Warm Springs Creek for fishing, nature
walks and general scenic viewing of the landscape. Historically, the public has greatly benefited mainly
from the active recreational uses of golf and tenms.

A detailed recreation analysis was included in the original 2008 PUD Findings, including analysis of the
Ketchum Comprehensive Plan, overview of the Ketchum Parks acreage and uses and overview of the
City’s Tennis and Golf programs.

2008 Approved Tennis Mitigation:

The eight (8) existing tennis courts on the property were proposed to be permanently decommissioned
due to the Applicant’s Statement of Constraints and the Construction Development Program. In lieu
of tennis, the Applicant proposed a financial donation of $500,000 to the City to be used for the
creation of new, off-site tennis courts, improvements to existing tennis courts and/or facilities
supplemental to tennis courts (i.e. bathrooms, water fountains, etc.) or to build a children’s splash
park, to be paid in an initial installment of $200,000 (due 1/15/12) and subsequent installments of
$100,000 annually. No payments have been made to date.

2011 Revised Tennis Proposal:

The eight (8) existing tennis courts on the property are proposed to be replaced with two (2) courts in
Phase 1 and one (1) court in each of two (2) subsequent phases, for a total of four (4) courts. This
would result in a net loss of four (4) tennis courts to the City. No financial donation was proposed by
the applicant. The applicant was amenable to the creation of a finite revenue stream, similar to the
voluntary fee proposed to support affordable housing, to establish a Recreation Fund for use at the
discretion of the Parks and Recreation Department. At the November 7, 2011 Public Hearing, several
Councilmember’s stated that two tennis courts as proposed were not practical for an effective
municipal program. The Parks Department concurred.

2008 Approved Golf Course and Public Use Plan:

The Applicant proposed to redesign and augment the previous existing golf course. An executive
nine (9) hole par three (3) golf course with a pro-shop of approximately 1,000 square feet wass
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proposed. Five (5) of the holes were to be west of the core hotel and south of Warm Springs Creek.
traversing along the creek and amongst the Villas. The remaining four (4) holes were in the the
southeast portion of subject property. A Golf Course Program was proposed with scheduling and
pricing for locals. Highlights of the Golf Course Program included:

e Pricing of no less than twenty (20) percent off the regular resort rate for locals;

e Access to the golf course seven (7) days a week, yet limited to one (1) tee time per hour during
peak hours (8-10 AM and 4-6 PM) and no more than two (2) tee times per hour; and

e Special programs and events at the golf course including Junior and Ladies Play Days, a Warm
Springs Championship, and Charity Tournaments.

2011 Revised Golf Proposal:

The Applicant is no longer proposing an executive nine {9) hole, par three (3) golf course. Instead, a
“Dave Pelz Final 407 golf practice facility is proposed. The Applicant explained the concept of the
teaching facility at the November 7" public hearing. The proposed “Locals Program™ remains
essentially unchanged.

2008 Approved Trails Plan:

An integrated year round trail system was proposed that includes connections with future trails to
Warm Springs. A public multi-use, non-motorized easement will be dedicated for access to the
proposed trail system throughout the property as designated and along Warm Springs Creek. A variety
of trails have been proposed including a strcamside trail on both the north side of Warm Springs Creek
near the core hotel building and on the south side of the creek along the northwest portion of subject
property. Additionally, connectivity to the existing Warm Springs Road multi-use path for access to
Heidelberg Trail and Adam’s Gulch is proposed in addition to a cross country ski trail and mountain
trail linkage. (Staff has stated that recreational trails do not appear to meet the spirit of Active
Recreational Needs as described in the Ketchum Comprehensive Plan).

2011 Trails Proposal:

No change to the approved trail system is currently proposed. However, the proposed elimination of
the golf course may increase trail and open space opportunities.

2008 Approved Pool and Spa Proposal:

The core hotel will include a spa of approximately 13,000 square feet that will be open to the public
for a fee. An indoor/outdoor pool is also proposed but public access has not been stated. The
Commission found that neither of these amenities meet the City’s needs for “Useable open space™ or
“Active Recreation,” given the potentially limited public access to these amenities.

2011 Pool and Spa — Current Proposal:

No change to the approved pool and spa is currently proposed.

2008 Approved Warm Springs Creek Proposal:
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The project proposal details design and restoration of Warm Springs Creek along portions of the
property to augment the existing scenic experience and fishing access. A ten (10) foot fisherman and
nature study easement and a twenty-five (23) foot scenic easement will both be dedicated along the
banks of Warm Springs Creek through the property as required by Section 16.04.040 (I) of the
Ketchum Subdivision Ordinance. (Staff has stated that the proposed fishing access does not appear 10
meet the spirit of Active Recreational Needs as described in the Ketchum Comprehensive Plan).

2011 Warm Springs Creek Proposal:

No change to Warm Springs Creek access is currently proposed.

2008 Approved Day Care Plan and 2011 Proposal:

It has not been determined if on-site day care will be provided by the Applicant. At this time no
details have been provided.

Recreation Mitigation

In the previous approval, the Council found that a contribution of $500,000 was adequate mitigation
for the loss of active recreational facilities. The Council determined that the timing of this donation
should be outlined in the Development Agreement. Additionally, the Council found that the public
access to the golf course as proposed by the Applicant was sufficient,

Original Conclusion:

"Adequate recreational facilities" have been provided. Provision of adequate on-site recreational
facilities have been provided in the form of the golf course, including public use of the course as
outlined herein. On-site daycare is not a requirement.

At the November 7, 2011 public hearing, the Council discussed whether "adequate recreational facilities”
have been provided. The nine hole golf course is to be replaced with a golf practice facility and there is a
net loss of four (4) tennis courts without financial compensation. Regarding tennis, the Council noted
that there is no time frame proposed with phases two and three, so the Parks Department cannot rely on
the full four courts with any certain timeline, making programming difficult. In the indeterminate time
period, two tennis courts are not practical for a municipal program. The Council discussed the nced for
an additional financial donation or physical on site improvements to mitigate the loss of active
recreational opportunities that were intrinsic to the 2008 PUD. Due to the reduced project size, and
corresponding reduced impacts, the Council found that the original recreation contribution of $500,000
was more than needed based on this revised proposal. The Council found that a contribution of $300.000
towards active recreation was needed to ensure adequate recreational facilities and to meet this standard of
review, The Council felt that the Applicant could determine what mechanism should be used fo secure
these funds, but that the recreation mitigation should be paid in two payments beginning with the first half
due at the time of the issuance of the IHotel Certificate of Occupancy, as further outlined in Condition #2
herein.

14. There shall be special development objectives and special characteristics of the site or
physical conditions that justify the granting of the PUD conditional use permit.
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Finding: The Council weighed the various special development objectives and special site characteristics
against the waivers requested in finding that the benefits derived from the project exceed the
modifications or waivers to zoning or other standards. The analysis of benefits included all site planning
decisions that preserve open space, cluster development, submit for LEED Certified construction
certification, etc. Key special development objectives and special characteristics of the site considered by
the Counct] are listed below.

Table 17: Special Development Objectives
Special Development Objective, special
Characteristics of the Site or Physical
Conditions

lconicaily Designed, Core Hotel operated at
industry acknowledged 3-Siar standards with
a minimum of 120 units {"hot beds/keys™

Type of Objective 2011 Amendment

Economic No change

Conference Space (13,000-20,000 sq. 11) Zeconomic Bar, restaurant, baliroom, board room., living
room, Kids' pame room — exact size 1o be
determined

Approx. 35.000 sq. fi. of Workfoerce Housing | Social (.3% voluntary tax 10 be used to subsidize

housing lor lower income employees
No change

Environmental,
Acsthetic

Approx, 34 ac, passive open space

“Dave Pelz Final 40" golf practice facility.
10-12 greens with bunkers and rough areas.
L.ocals play time

Recreational;
Economie

Active Open Space: Program for semi-public
use of a 9-hole executive par 3 golf course

Active  Open Space: Contribution  of | Recreational; Total of 4 tennis courts proposed over 3
$500,000 towards loss of § private tennis | Economic phases. Dates of Phases 2 and 3 unknown.
courts with semi-public use Commission  found that an additional

contribution  towards  active  recreatien

mitigation was needed
No change

Additional Nonmotortzed Trails Recreational:

Economic
Restoration of Warm  Springs Creek and | Environmental; No change
upland wildlife corridors Acsthetic:

Recreational

Improvements 1o deficiencies to Bald Min,
Road by rerouting Bald M. Road through
1he project

Health and Safety

Revised transportation study 1o reflect new
design and decreased development at Design
Review

Sustainable Design/
Green Buitding Practices

Environmental

No change

Trail  DEohancement and  Connectivity:

$113.000

Recreation;
Environmental

No change

15.  The development will be completed within a reasonable time.

Finding: Phase 1 proposes a stand-alone hotel and residences with golf practice facility, tenmis, trails and
stream restoration. It proposes a voluntary revenue stream {o support affordable housing, once the hotel
is in operation. Phase 2 proposes up to 39 housing units, and Phase 3 proposes up 1o 15. No time frames
have been proposed for Phases 2 and 3. Phase 1 can stand on its own 1n the event that Phases 2 and 3 are
never initiated.

A full development and phasing plan will be finalized in conjunction with the City’s Design Review
process. A full Construction Mitigation Plan is a requirement of the Development Agreement that
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includes a public process in front of the City Council. The proposed phasing schedule and commitment
at this time by the applicant is sufficient based on the current market environment, with the condition that
a detailed Phasing Plan, including the number of phases, buildings, amenities and other elements made
part of each phase, be specifically approved by the Council as an amendment to the Development
Agreement. This phasing plan will be made a part of or coincide with Design Review. This condition
has been met.

16.  That public services, facilities and utilities are adequate to serve the proposed project and
anticipated development within the appropriate service areas.

Finding: The Council found that it is likely overall traffic volumes will be lower than for the original
PUD, based on reduced project size. No current transportation study has been submitted. As a condition
of approval, the need for an additional traffic study shall be considered as part of the Design Review
process, and shall include impacts associated with employees commuting to the site who previously were
housed on-site in Employee Housing.

17.  That the project complies with all applicable ordinances, rules and regulations of the city of
Ketchum, Idaho except as modified or waived pursuant to this subsection A.

This standard is applicable to the request to modify the Employee Housing Requirement of the Ketchum
Municipal Code. Ketchum recognizes two forms of housing mitigation: employee housing and
community housing.

A, Community Housing

Community housing is defined in the Zoning Code (Title 17 and the PUD Ordinance (Title 16) as follows:

Title 17, Zoning Code: COMMUNITY HOUSING OR WORK FORCE HOUSING:
Dwelling units, for sale or rent, restricted typically via deed restriction by size and type for
individuals meeting asset, income and minimum occupancy guidelines approved by the
governing housing authority and the city of Ketchum.

Title 16, PUD: COMMUNITY HOUSING: That portion of housing within a planned unit
development that meets the following minimum requirements:

A. Affordability requirements for ownership and rental units:

1. "Ownership community or employee housing unit'" means that a unit's selling price shall
not exceed the maximum sales prices set forth in part 1V, section 2 of the 1997 Ketchum
affordable housing guidelines (housing guidelines) or any subsequent amendments. The costs
of an ownership unit include mortgage, principal and interest payments, insurance costs and
property taxes. Income categories 1 through 4, included in the housing guidelines, shall be
considered appropriate categories for the provision of community or employee housing.

2. "Rental community or employee housing unit" means no more than thirty percent (30%)
of a houschold's gross monthly income shail go toward housing costs. For a rental dwelling
unit, housing costs include a utility allowance (telephone excluded) and monthly rental
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payments. To be considered affordable, rental units should be made available and priced for
households making sixty percent (60%) or less of the Blaine County AMI.

B. Community housing units must be deed restricted to ensure appropriate income levels
served, corresponding sales prices and long term affordability.

Commumity Housing. 2008 PUD Approval

In December 16, 2008, the Applicant outlined a proposal to address community housing,
consisting of a revenue stream derived from a voluntary real estate transfer fee. The fee 1s applied
upon the conveyance of property interest within the project. At that time, 0.53% of the sale price
for that unit or lot will be paid to a dedicated community housing fund. With a 2008 estimated
first sale of all of the real estate within the project of $600 million, the first sales on all of the real
estate within the project would generate approximately $3 million towards that dedicated revenue
stream. The approved Development Agreement also stipulated this revenue stream from URA tax
increment revenue derived from the project would be matched an applied towards the housing
fund.

In 2008, the URA revenues from this property over a 15 year period were estimated as follows:

Years 1-5:  $3,800,000 revenue
Years 1-10: $13,007.000
Years 1-15: $22,800,000

In a revised memo by consultant Henderson, Young and Associates, the URA, LOT and Property
Tax revenues from this property of the 15 year period are estimated as follows:

10T  City of Ketchum URA Property

Year Revenue Property Tax Tax
Oct 2011 - Sep 2012 ¢ 0 0
Oct 2012 - Sep 2013 Y 0 9
Ocl 2013 - Sep 2014 159,288 0 0
Oct 2014 - Sep 2015 318,535 Y 0
Oct 2015 - Sep 2016 220,798 155,683 811,624
Ccl 2016 - Sep 2017 372,052 230,262 1200380
Cct 2017 - Sep 2018 545,711 296,732 1,546,900
Cct 2018 - Sep 2019 607,736 378,582 1873591
Ocl 2019 - Sep 2020 597,994 450,178 2,346,834
0c1 2020 - Sep 2021 552,817 465,500 2,428,787
Oc1 2021 - Sep 2022 468,923 465900 2428787
Oct 2022- Sep 2023 468,923 465900 2428787
Oct 2023 - Sep 2024 468,523 485800 2428787
Oct 2024 - Sep 2025 468,523 465,900 2428787
Oct2025- Sep 2026 468,523 465900 2428787
Ocl 2026 - Sep 2027 468,923 485500 2428787
Oct 2027 - Sep 2028 468,923 465900 2428787
Ocl 2028 - Sep 2029 468,923 465900 2,428,787
Oct 2028 - Sep 2030 466,923 465,900 2428787
Ocl 2030 - Sep 2031 468,923 465900 2428787
Cct 2031 - Sep 2032 488,923 465,800 2428787
0ct 2032 - Sep 2033 468,923 465800 2428787
Oct 2033 - Sep 2034 468,923 465800 2428787
Oct 2034 - Sep 2035 468,923 465800 2428787
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In the original approval, the Council deliberated on to how to ensure Community Housing or a
methodology in the future for hotel projects that may not meet the definition of a hotel. The
Council in those findings noted that Community Housing and Employee Housing are not equal
products, with issues of square footage, ownership and the disadvantages of being on-site being
some of the differentiating characteristics. However, even though workforce housing and
community should not be considered equal in weight, each hotel is unique, warranting independent
deliberations. The Council found in 2008 that this project, Warm Springs Ranch, is a resort hotel
and not a traditional hotel as the City’s definition intends, and that an equal credit of square
footage of Employee Housing to Community Housing was merited in this case.

The Council found that the Community Housing requirement per the City definition of “hotel”
should be waived, and was satisfied as described in the 2009 Council Findings of Fact, Conditon
#6. (Attachment A to the November 7, 2011 staff report)

Current Proposal:

The applicant is not requesting any change to the adopted Community Housing Mitigation.

B. Emplovee Housing.

Employee housing in Ketchum is a requirement of Hotels. The following sections from the Tourist Zone
District apply to this application.

17.52.010.H Tourist Zone District

d. Employee Housing. Hotel developments are required to mitigate employee
housing impacts at a ratio of twenty five (25) percent of the total number of
employees calculated by the following formula: 1 employee per hotel room or
bedroom.

2008 PUD Approval

In 2008, the Applicant submitted a revised Employee Housing Plan, which was conceptual in nature. The
Updated Application Submittal. dated May 9, 2008, states that 71 employees will be housed on site, which
is 46.7% of the hotel’s total, estimated employees. No breakdown as to the revised total square footage or
unit mix since the initial February 11, 2008, submittal was provided.

Their scheme contained a total of 36,295 (or 35,290 livable) square feet of Employee Housing consisting
of approximately 10,500 square feet of co-housing units, 4.550 square feet of one-bedroom units, and
20.240 square feet of two-bedroom units. The November 3 and December 2, 2008 Updated Submittals
provided details on the new numbers of employees to be housed on site which was 93.

Note that the number of emplovees estimated by the Applicant is greater than the City’s formula of one
employee per hotel room. This formula was created as a way of calculating employee housing
requirements in a simple manner, and was not intended to reflect the actual number of employees that
would be needed to serve any one project. In 2008, the Council found that the Applicant met the

Warm Springs Ranch Resort, PUD-CUP
Findings of Fact, Conclusions of Law and Decision, City Council 12-3-2011
Page 15



requirements to mitigate employee housing impacts at a ratio of twenty five percent (25%) of the total
number of employees calculated by the following formula: 1 employee per hotel room or bedroom.

e. Employee Housing Plan. The applicant shall provide an Employee Housing Plan
that outlines the number of employees, income categorics and other pertinent
data. The Employee Housing Plan shall be the basis of the applicant’s proposal
for a mix of employee housing which addresses the range of employees needed to
serve the hotel.

Emplovee Housing. 2008 PUD Approval:

The Updated Application Submittal received on May 9, 2008 contained a section on Workforce Housing
Location. This indicated that due to response to the concern of location and mass of the workforce
housing (in the February 11, 2008, submittal) the building was be relocated to the southeast of the core
hotel. The amount of employees to be housed was been reduced from 92 to 71, as {urther detailed by the
Applicant on June 19, 2008. The specific building envelope of the Workforce Housing was designated in
the Tent Diagram, Drawing A.6, Development Height Standards.

The following table outlines the City of Ketchum’s Workforce Housing requirements with regards to the
various schemes reviewed by the City.

Table 2: Warm Springs Ranch Resort, Calculation of Ketchum Workforce Housing Requirements
Scheme # of | Employees | # of | % of | # of | Livable | Type  of | Square Feet | Total
Rentable | (= # of | Employe | Employees Employee | Square | Rooms of Each | Emplo
Rooms in | Rentable es to be | Housed on | sper Unit | Feet for Room yees
the Hotel | Reooms) housed site WF
on sife Housing
9 152 152 92 60.53% 8 per co- | 40,741 3 co- | Co-housing 152
(Feb, 11, housing housing = 2100, 1
2008) unit; 1 per units: 14 | BD = 800; 2
1B, 2 1B3Ds; 19 | BD=1000
per 23D 2B3Ds
9& 10 132 152 71 46.71% 8 per co- | 30,718 4 ca- | Co-housing 132
(May 9, housing housing; 9 | = 2100: 1
2048) unit; | per 1IBDs; 151 BD =800; 2
iBD; 2 21RDs BD = 1000
per 2BD
11 176 176 93 32.84% 8 per co- | 3529 3 co- | Co-housing 176
{Nov. 5, housing housing = 2100;
2008} unit; units; 7 1 1BD=630;
1 pet IBDs; 23 | 2BD =880
1BD; 2BDs
2 per 2BD Total units
=33
Dec. 2, | 128182 225-275 93 34-41% 8 per co- | 36,293 |5 co- | Co-housing | 225-
2008 housing 33,290 housing = 2100 275
unit net units; 71 1BD =630,
i per | livable 1BDs; 23 | 2BD =880
13D: sf)) 2BDs
2 per 23D Total units
= 33
August, 116 116 0 0% ? 7 ? ? 2
2011
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The Council found that additional regulations regarding the development and operation of Workforce
Housing should be as specified in the Development Agreement.

The November 12, 2008 Updated Submittal contained 142,800 square feet of “hot beds/kevs.” The
Applicant has described the demographics of the employees that will be housed on site as mid-level
managers, singles, and married couples. Upper management and families are anticipated to live in
outlying Wood River communities such as Ketchum, Hailey, and Bellevue. The average square feet of
living space per employee housed on site is 379.

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

The Council considered the topic of anticipated changes to the City’s Employee Housing policy at two
Council work sessions. The concepts discussed in these work sessions are summarized in Attachment F
of the November 7, 2011 City Council Staff Report, Planning and Zoning Commission’s F indings of Fact,
September 26, 2011, beginning on page 28. In a nutshell, the Council noted the need for flexibility to
respond to employee housing proposals that related to overall housing supply in the community
specifically at the time of the request. The Council concluded at the end of the second work session that
Section “f above allows the Council the flexibility to consider alternate proposals. Alternate proposals
would be considered in specific circumstances based on factors such as the overall economy, housing
supply at the time of the request, etc. The Council was clear that they did not want to set a precedent
relative to the adopted employee housing policy that all future hotel projects would expect to follow.
Consideration of alternate proposals would be based on specific, documented circumstances at the time of
the decision.

Housing In Lieu

Section “f allows the Council to consider an In Lieu payment for the employee housing. The previous
employee housing building approved on-site as part of the PUD was 12,160 square feet. At the current
BCHA In Lieu rate of $316.96 per square foot, the In Lieu fee would be 33,854,234 million.

Alternately, the letter from BCHA, Attachment E to the November 29, 2011 City Council Staff Report,
outlines an In Licu calculation based on what it would cost to house 25% of the hotel employees in the
marketplace. The BCHA has stated that a good rule of thumb for rental costs in today’s market is $500
per bedroom. Therefore, to house 31.25 employees, approximately $180.000 would be needed annually in
today’s dollars to meet the City’s policy.

Supply and Demand: Updated Housing Needs Assessment

BCHA has sent a revised comment letter, Attachment E to the November 29, 2011 City Council Staff
Report. The letter re-iterates their support for the City’s Hotel Employee Housing regulations, with a
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preference for built units over the proposed revenue stream. Additional details regarding questions refated
1o the proposed revenue stream are noted in the letter.

BCHA recently released the 2011 Housing Needs Assessment. The last Housing Needs Assessment was
developed at the peak of the local development boom, and that the 2011 Assessment will be at or near the
trough. The new report will address market swings by the inclusion of an economic model that can be
modified with new inputs to calibrate to market changes and economic conditions. This model will
calculate housing demand as a function of wages, location, housing values, rents and capital markets.
These inputs can be made by BCHA staff on an annual basis, or other term as determined by the BCHA
Board and stakeholder groups such as the cities. Some brief comparisons to the 2006 data are as follows:

o In 2006, there was a demand for 1,200 community housing units valley wide. Taking into account
location preferences of those interviewed in the 2006 study, 1,000 of these units were
recommended to be developed in the north valley.

e The 2011 Housing Needs Assessment will examine existing housing supply, and perform a “gap”
analysis to determine how many new units are nceded at this time, by taking into account existing
stock as compared to the number of households at each given income level. The study states that,
in 2011, 480 units are needed valley-wide, of which 220 are needed in Ketchum. The greatest
demand in 2011 is for I1-bedroom units. The greatest housing need is housing for workers that
ecarn less than 50% of Area Median Income. (Area Median Income or AMI is the income at which
50% of households at a given size earn more, and 50% earn less. The study assumes a household
size of 3 with an AMI of $69,000.)

o In 2006, Ketchum had 5,824 jobs, which generated $67,586,811 in wages. Ketchum has dropped
to 4,499 jobs generating $44.875,132 in wages in 2010, a 23% decrease in the number of jobs, and
a 34% decrease in wages. Job loss has contributed significantly to the conclusions above
regarding number of new units estimated as need. From 2002 to 2009, Blaine County has had a
net new job growth of only 31 jobs.

Revenue Stream: Emplover Assisted Housing Programs

Staff prepared background material for Council consideration on the type of housing program proposed by
the applicant, which is known in the housing industry as Employer Assisted Housing (EAH). It is a
common model in urban areas, and is also used regularly to mitigate impacts of employers with lower
wage employees, such as hotels. (Attachments A and B to the November 29, 2011 City Council Staff
Report).  Staff conducted a conference call with the lead staff person for the housing non-profit that
manages the EAH for the St. Regis in Dana Point, Jill Martin. That program has been in effect since
2002. She estimates that she spends approximately 8 hours per month managing the program, which now
contains 93 employees. (The Dana Point St. Regis employs approximately 300 employees). Jill is a
strong believer in the EAH program. She finds it casy to administer, and thinks it has been a good
incentive to keep employees closer to work with lower commute times. She strongly recommends that a
nonprofit manage the program, such as BCHA.

Staff also contacted other ski communities to see if there have been any changes to employee housing
requirements. Those results are outlined in Attachment C to the November 29, 2011 City Council Staff
Report. Staff noted that Ketchum is currently at a very different point in its maturity as a ski resort than
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many of the other communities that require employee housing. These other resorts already have a
significant hospitality bed base, while Ketchum has lost beds over the last decade.

The Council considered this approach based on several specitic factors:

e At this particular time in the City’s economy, the jobs generated by the project and the
development of a “5 star” hotel are benefits that the City highly desires.

e The 2011 Housing Needs Assessment indicates that the housing need at this particular date in
2011 is significantly lower than the need in 2006.

o Approval of an Employer Assisted Housing Program (EAH) as outlined herein will have a
dramatic impact on the availability of existing rental units, and the availability of rental housing
supply will be different in the future. This approach may not be applicable to future hotel projects
based on limited supply of rental housing.

o The program is designed to provide housing reimbursement for housing costs greater than 30% of
income. Employees must document income and rent {0 qualify. The program as proposed does
not require employees to live in Ketchum. The Council found that a weighted offset to give a
greater reimbursement amount for housing within City limits would better meet the City’s goal of
employees living in Ketchum,

e The program is proposed to be administered by a WSRR Representative, an official from Ketchum
and BCHA or ARCH. The Council found that a nonprofit housing organization (BCHA) should
administer the program. Overall administration costs do not seem high based on staff interviews
with other providers.

e The program is primarily designed to assist employees earning $39,000 a year or less. WSRR
estimates that there will be 65 initial participants of the estimated 134 full time employees. The
Council found that this would result in assistance to 48% of the employees of the WSRR Resort as
compared to the City’s requirement to fully house 25% of the employees.

CITY COUNCIL APPROVAL

The Council moved to approve the Request for Modification of Planned Unit Development (PUD)
Approval and Third Amendment of Annexation and Development Agreement subject to the following
conditions:

CONCLUSIONS OF LAW

1. The City of Ketchum is a municipal corporation organized under Article XII of the Idaho
Constitution and the laws of the State of Idaho, Title 50, Idaho Code.

2 Under Chapter 65, Title 67, Idaho Code, the City has passed a land use and zoning code,

encompassed in Ketchum City Code Title 17.
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3. Under Chapter 63, Title 67, ldaho Code, the City has passed a subdivision ordinance,
encompassed in Ketchum City Code Title 16, providing standards for the processing of applications for
subdivision permits under sections 50-1301 through 50-1329, 1daho Code.

4. The City of Ketchum Planning Department provided adequate notice for the review of this
application.

3. The project does meet the standards of approval under Chapters 16.04.040 and 16.04.090,
Ketchum City Code.

DECISION

THEREFORE, the Ketchum City Council approves this Planned Unit Development and Conditional
Use Permit, subject to the following conditions:

PROPOSED CONDITIONS:

1. A dedicated Workforce Housing Fund shall be established to mitigate workforce housing impacts
associated with the Hotel. The purpose of the fund is to increase the affordability of housing in
Ketchum for employees of the Warm Springs Ranch Resort project. The Fund shall be continually
funded as long as the hotel is in operation, subject to the following:

4 The fund shall be administered by the Blaine County Housing Authority or other nonprofit housing
entity as designated by the City, with input into administration procedures from the City and the
applicant/hotel operator.

b. The Fund shall be established a minimum of two (2) months after the date of Certificate of

Occupancy for the Hotel, with an initial fund balance of no less than $60,000.

The Fund shall be established based on a percentage of gross sales of hotel room rates,

merchandise, food and other similar items. Said percentage shall be 0.5%. Said fund shall contain

a minimum level of funding, stipulated in the amendment to the Annexation and Development

24

Agreement.
d. A reasonable methodology for auditing the Fund shall be provided for in the amendment to the
Annexation and Development Agreement.
. The Fund should be a segregated account utilized solely for the employees of the Warm Springs
Ranch Resort project.
£ TFunds from the account may not be dispersed directly to employees, but may only be dispersed 1o
Jandlords, mortgagee or other acceptable third party providing housing.
Housing reimbursements shall be structured to create a greater reimbursement amount for
employees that choose o live in Ketchum City limits at a ratio of contribution towards rent that is
5% greater than contributions outside City limits.

gs
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h.

O]

L)

A methodology for the distribution of the funds shall be developed between the parties as a future
amendment to the Annexation and Development Agreement. Said methodology should be
developed after construction commences but prior to issuance of any Certificates of Occupancy for
the Hotel.

If the fund balance grows and significant approved expenditures are not made, administration of
the Fund, including suspension of further funding, shall be revisited by the parties.

The active recreation section of the Development Agreement shall be modified to allow the
recreation mitigation fee of $300,000 to be paid into a Recreation Mitigation Fund. The fund shall
be used by the City of Ketchum at its sole discretion to mitigate impacts to active recreation.
Funds shall be paid $150,000 at the issuance of the Hotel Certificate of Occupancy and $150,000
one vear thereafler. Security to guarantee the payment of the mitigation fee should be developed in
ihe amendment to the Annexation and Development Agreement, such as a letier of credit, security
bond or other instrument.

A golf practice facility as depicted on the site plan Sheet MP-1100 and presented at the September
26, 2011 Planning and Zoning Commission Meeting shall be constructed. The golf practice facility
shall be open to the public and shall include a “Locals Golf Program” consisting of the following:

a. The golf course will have “locals” pricing of no less than 20% off the regular resort
rate; (ii) the peak hours for the golf course will be 8:00-10:00 a.m. and 4:00-6:00 p.m., and
the peak golf season will be from June 20 to Labor Day (shoulder season will be from
opening day to June 20 and Labor Day to closing day); (iii) one tee time is considered a
group of no more than four (4) golfers, and the pro shop will reserve the right to pair local
golfers to create more efficient tee times; (iv) tee times for Locals will be published
seasonally in the local newspaper and made available on-line; and (v) walkers will be
permitted. The Locals Golf Program may include one or more of the following special
events or programs: junior golf play days; ladies golf play days: Warm Springs
Championship tournament; 9, Wine and Dine; and charity tournaments. As used in this
Agreement, “Locals” means: (i) full-time Ketchum residents; (ii) persons employed full
time in Ketchum; or (iii) persons owning a business operated in Ketchum not created for
the purpose of obtaining status as a “Local™.

b. Weekday Rules for Peak Season. Locals will be allowed to have access to the golf
practice facility, or portions thereof, every day during the week. Local access will be
limited to two (2) tee times back to back per hour during the peak hours of every day of the
week. For the remainder of the day, locals will be allowed up to three (3) tee times per
hour, Locals may call the day before, after 5:30 p.m., and if tee times are open, they will be
allowed to occupy up to three (3) tee times during peak hours and up to four (4) tee times
during non-peak hours.
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c. Weekend Rules for Peak Season. Locals will be allowed to have access to the golf
practice facility both days of the weekend. Local access will be limited to two {2) tee times
per hour during the peak hours of Saturday and Sunday. During non-peak hours, locals will
be allowed up to three (3) tee times per hour. Locals may call the day before, after 5:30
p.m., and if tee times are open, they will be allowed to occupy up to three (3) tee times
during peak hours and four (4) tee times during non-peak hours.

d. Weekday and Weekend Rules for Shoulder Seasons. Locals will be allowed three
(3) tee times per hour during peak hours. During non-peak hours, locals will be allowed up
to five (5) tee times per hour. Locals may call the day before, after 5:30 p.m., and if tee
{imes are open, they will be allowed to occupy up to four (4) tee times during peak hours
and five (5) tee times during non-peak hours.

e. The Owner may reasonably restrict access to the golf practice facility to conduct
golf school(s) or other formal instruction.

The previously approved Design Review of January, 2010 shall not be valid after the effective date of
an Amended Annexation and Development Agreement between the City and the Applicant and shall
be updated to reflect the revised PUD plan.

An updated Transportation Study may be required, and, if required, shall be submitted as part of the
revised Design Review. If required, the study shall, in particular, examine whether the revised
intersection at Warm Springs Road and the project entrance is sufficient to handle project traffic
combined with future background traffic.

An update Phasing and Development Plan shall be submitted to the Council prior to application for

any building permits.

~rd

Findings of Fact adopted by motion the 29" day of November, 2011 and signed this 3" day of January,
2012.

Randy Hall, Mayor
City of Ketchum
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City of Ketchum, Idaho

P.0O. Box 2315 Ketchum, ID 83340 {208} 726-3841 Fax: (208) 726-8234

December 21, 2011

Mayor Hall and City Councilors
City of Ketchum
Ketchum, ldaho

Mayor Hall and City Councilors:

Contract for Joint Services with Sun Valley Events: NBS Events Planning

Infroduction/History

At the last Council meeting, the Council approved entering into a contract for
services with Sun Valley Events in an amount not to exceed $5,000 to assist in
planning activities in Ketchum for the National Brotherhood of skiers with Sun
Valley Events. This contract implements that decision.

Current Report
This item is on the consent agenda as the decision has already been made by

the council.

Financial Requirement/Impact
The Council voted at the last Council meeting to expend up to $5,000 on this

contract.

Recommendation
Staff previously recommended approval of this item.

Recommended Motion;
This item will be part of the main motion on the consent Agenda.

Sincerely,

Lisa Horowitz
Community and Economic Development Director



