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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




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



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.
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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
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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
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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.
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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




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




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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