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February 14, 2012
Mayor Hall and City Councilors

City of Ketchum
Ketchum, Idaho

Mayor Hall and City Councilors:

Warm Springs Ranch Resort Phasing Plan
Attachments
· ATTACHMENT A:  January 18, 2012 letter from Ed Lawson regarding project phasing
· ATTACHMENT B:  Site Plan, Phase 1 as submitted for the January 23, 2012 Preapplication Design Review
· ATTACHMENT C:  Summary of PZ feedback, Pre-application design review

Introduction/History
The City Council approved the Warm Springs Planned Unit Development in April of 2009 and the Warm Springs Ranch Resort Development Agreement in August of 2009.  That document outlined a Phasing Plan which was subsequently approved by the Council in November of 2009 and amended in May 10, 2010.  In January, 2011, the Council granted a twelve (12) month extension to the developer obligations under the Development Agreement.  This revised document stipulated a deadline of January 15, 2012 by which time the developer must either comply with the performance Schedule, or submit a revised phasing plan if construction had not commenced.  The applicant has submitted a letter, Attachment A, to comply with this requirement.  (Unrelated to Phasing, in November, 2012, the Council approved Findings of Fact regarding the Third Amendment to the Development Agreement, which focused on employee housing and active recreation.  Staff and legal are working with the applicant on the actual changes to the Development Agreement to implement these Findings.  This document will be brought to the Council for final approval in the next eight weeks.)
Current Report
The attached letter outlines two phases for the project.  Phase 1 includes: the 122 room hotel, 32 condominium units, a parking garage, creek restoration, some trail improvements and the Dave Pell Golf Practice facility.  Phase two is the remainder of the project, including up to 59 creek side residences, up to 15 ranch homes, extensions of the Main Pedestrian Pathway to the west and east and the Summer Path Connections.
The Planning and Zoning Commission conducted a Pre-application Design Review on Phase 1 on January 23, 2012.  Attachment B is the site plan from that meeting.  Attachment C is a summary of feedback regarding the design.  Note that the Development Agreement stipulates that the Phasing Plan is to be reviewed by the Council, not the Planning and Zoning Commission.
The 2009 Development Agreement, Section 6.4 General Phasing Requirements states:

Each phase shall contain all the necessary elements and improvements to exist independently from proposed future phases.  The elements of the PUD Project in each phase shall be included in a Phasing Plan described in Section 6.7.1.  The commencement and duration of each phase shall be determined through the Design Review process.  The Large Block Plat shall be filed with the Blaine County Recorder, Hailey, Idaho, within one (1) year after approval by the Council.  Failure to file such final plat within that time may cause all approvals of such final plat to be null and void. No building permit shall be issued with regard to any parcel of land within the PUD Property until the Large Block Plat has been recorded.  Owner may request from Ketchum an extension of this development phasing schedule, including the deadline(s) for recording final plat(s), which request shall not be unreasonably denied, conditioned or delayed by Ketchum. Ketchum agrees a reasonable request includes a request for an extension of the development phasing schedule based on factors beyond Owner’s control, including but not limited to availability of credit facilities and market conditions.  

Section 6.7 of the 2009 Development Agreement addresses the Phasing Schedule:

6.7.1 Phasing Plan.  Owner shall construct the core hotel building (120 hot beds/keys minimum), all required workforce housing units, the golf course, a new Warm Springs Ranch Restaurant building, and complete the restoration of Warm Springs Creek within ten (10) years of the Effective Date.  Owner shall apply for and obtain all required permits, including building permits, for at least the Initial Phase of these required improvements within forty-eight (48) months of the Effective Date.  On or before the date Owner submits its first application for Design Review, Owner shall develop and submit to the Council for its approval a Phasing Plan (“Phasing Plan”), which shall be an amendment to this Agreement and processed pursuant to Section 23 herein.  The Phasing Plan may be submitted for approval by Council either following or concurrent with the Design Review process and shall explain the development program for each phase of the project.  The overriding objective of the Phasing Plan is to provide a complete hotel amenity and operations base at the completion of each phase with enough critical mass to function as a four/five star quality hotel.  The Council’s approval of the Phasing Plan is an express condition precedent to the rights and obligations of both parties under this Agreement. The Phasing Plan will provide the following specific information at the schematic design level for each Phase (the explanation for the Structured Parking Program Category under Phase 1 is only an example):
	Program Category

	
	Phase 1


	Phase 2


	Phase 3
	Phase 4

	Structured Parking
	Example: Portion of Underground Structure (173 Spaces/69,000 SF)
	
	
	

	Surface Parking
	
	
	
	

	Back of House
	
	
	
	

	Arrival Court
	
	
	
	

	Lobby and Related Rooms
	
	
	
	

	Restaurant/Bars (Including Warm Springs Restaurant)
	
	
	
	

	Spa
	
	
	
	

	Meeting Space
	
	
	
	

	Other Public Areas
	
	
	
	

	Hotel Rooms & Suites
	
	
	
	

	Residential Units
	
	
	
	

	Workforce Housing
	
	
	
	

	Offsite Infrastructure, Entrance or Roundabout
	
	
	
	

	Onsite Infrastructure & Roads
	
	
	
	

	Onsite Landscaping & Linkages
	
	
	
	

	Golf Course
	
	
	
	

	Stream Restoration
	
	
	
	


The dates stipulated in 6.7 above were modified in the Second Development Agreement Amendment, and are proposed to be modified again as outlined in the attached letter:  Phase 1 would be valid for 36 to 40 months from the date of adoption of the Third Amendment to the Development Agreement. If the Third Amendment to the Development Agreement is adopted in approximately 8 weeks, (April 2012), the First Phase would be valid until August 2016.  

The following key project amenities required of the PUD are found in the revised Phase 1:  stream restoration, 122 room hotel, structured parking, surface parking, arrival court, lobby, restaurant/bar, spa, meeting space, 32 residential units, relocated Bald Mountain Road, infrastructure necessary to serve Phase 1, modified golf course; recreation contribution of $300,000, employee housing mitigation (revenue stream), community housing mitigation (revenue stream), site landscaping.  
The following amenities are not included in Phase 1:  trail connections to the future Bald Mountain Trail.  Note that the applicant cannot complete these trail connections independently; they are tied to other agency approvals and funding.  The 2009 Development Agreement also required the applicant to make cash contribution of up to $115,000 towards environmental review, design and construction of the Bald Mountain Trails as such time as all parties are ready to fund and construct such trails.
Financial Requirement/Impact
Fiscal impacts were analyzed as part of the Warm Springs Ranch Resort Annexation.    
There are fiscal impacts to the delay of the construction of the hotel.  These impacts are beyond the City’s control.  Randy Young of Henderson, Young and Associates prepared a memo summarizing the key revenues to the City anticipated when the hotel is operational based on the revised project size and scope.  This memo was reviewed by the Council as part of their deliberations on the Third Amendment to the Development Agreement in November, 2012.
Recommendation
The proposed Phase 1 appears as an independent phase, which can stand on its own independent of Phase 2.  All of the key requirements of the PUD have been met in Phase 1 with the exception of the trail connections up to Bald Mountain.  Staff recommends that the key elements of Phase 1 and the dates be included in the Third Development Agreement Amendment, and that these amendments be brought to the Council no later than eight weeks from the date of this Phasing Plan.
Recommended Motion:

I move to approve the Revised Phasing Plan for the Warm Springs Ranch Resort Planned Unit Development (PUD), including key PUD elements and timelines described herein.  Said amendments shall be incorporated into the Third Amendment to the Development Agreement, and presented to the City Council within the next eight weeks.
Sincerely,
Lisa Horowitz

Community and Economic Development Director
P.O. Box 2315   Ketchum, ID 83340   (208) 726-3841   Fax: (208) 726-8234
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