
  

 

 
 
 
 

 
November 18, 2019 
 
 
Mayor Bradshaw and City Councilors 
City of Ketchum 
Ketchum, Idaho 
 
Mayor Bradshaw and City Councilors: 
 

Recommendation to Amend the Existing Onyx at Leadville FAR Exceedance Agreement (Contract #20171) 
to Change the identified Mitigation Property from 121 Short Swing Lane to 102 Irene Street  

 
Recommendation and Summary  
Staff is recommending the Council amend the FAR Exceedance Agreement Contract #20171 with J Peterman 
Development, LLC and adopt the following motion:  

“I move to amend Paragraph 5 of Contract #20171 and the identified Mitigation Property from 121 
Short Swing Lane to 102 Irene Street consistent with the provisions noted in the Blaine County Housing 
Authority letter of November 8, 2019” 

Exact Legal Description to be Added: 

102 Irene Street, Ketchum ID (Parcel # RPK4N170110420) 
Legal: KETCHUM FR SWSE & SESE TL 4827 SEC 11 4N 17E 

The reasons for the recommendation are as follows:  

• Contract #20171, as adopted by the City in May of 2018, made an allowance that prior to issuance of a 
certificate of occupancy for the J Peterman Development Onyx at Leadville Project, the Developer may 
substitute the property identified above with other property of sufficient square footage, subject to 
Council and BCHA approval, which was not to be unreasonably withheld.  

• According to county assessor records subject 102 Irene Street property is +/- 2,384 square feet (SF) in 
size, which exceeds the 2,013 SF of mitigation property required of the developer. 

• On October 21, 2019 the Council heard testimony from the director of the Blaine County Housing 
Authority (BCHA), Nathan Harvill, expressing support for newly identified 102 Irene Street mitigation 
property. Further, in Nathan’s letter of November 8, 2019 he notes that BCHA likes that the new 
property as it contains two housing units and is a serviceable option for households earning between 
70% and 120% of the Blaine County Area Median Income.  

• The Onyx at Leadville is nearing completion and a certificate of occupancy is envisioned this winter. 

Introduction & History 
On March 20, 2017, the Ketchum City Council adopted Resolution 17-006 providing options for development 
proposals to exceed the permitted Floor Area Ratio (FAR) in exchange for mitigation of increased impacts of 
such development, particularly as focused on affordable community and workforce housing.  
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Analysis 
J Peterman Development, LLC owns property located at 341 S. Leadville Avenue (Trail Creek Condominiums 
Amended: Block 1A) and is nearing completion of a multi-family residential building that exceeds the 
permitted 0.5 FAR for the Tourist (T) Zoning District. The amended exceedance agreement allows the project 
to proceed toward certificate of occupancy. 
 
NOTE. The Applicant has also recommended that the following new paragraph be added to the revised FAR 
Exceedance Agreement Contract with the City: 
 

In the event the Developer provides as mitigation measures square footage of community housing in 
excess of that required in Exhibit B (“Excess Square Footage”), Developer shall be entitled to sell or 
assign such Excess Square Footage to other developers and/or developments for use in satisfying FAR 
Exceedance Mitigation Requirements of other projects. Developer’s right to sell or assign the Excess 
Square Footage shall be permitted until fully utilized, even if after the conveyance of the community 
housing square footage to the City or its designee.  
 

Staff is hesitant to recommend the addition of this language to the Contract primarily for the following two 
reasons: (1) such allowances are not included in the Council’s current exceedance agreement policy; and (2) 
the approximately 371 SF of Excess Square Footage @ 102 Irene Street does not readily result in an additional 
workforce unit as historically has been prioritized by the Council, for instance, with its use of the in Lieu 
Housing Fund.  
 
Financial Impact 
None Identified. 
 
Attachments 
A. Signed 2018 Exceedance Agreement (Contract #20171) 
B. BCHA Letter Dated April 27, 2018 and 2018 Anticipated Maximum Sales Price of $332,671 for the Previous 

121 Short Swing Lane Property 
C. November 8, 2019 Letter from BCHA  
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            2018 BCHA Income Limits and Maxiumum Housing Costs

     COMMUNITY HOUSING PRICE CALCULATOR - 2018
 
MAXIMUM COMMUNITY HOUSING UNIT SALE PRICES BY CATEGORY

Assumptions:
Interest Rate: 5.00%
Homeowner Dues or other fees (monthly):

Unit Household Category 1 Category 2 Category 3 Category 4 Category 5 Category 6 Category 7 Category 8 Category 9 Category 10
Size Size (imputed) Up to 50% of 50% to 60% of 60% to 80% of 80% to 100% of 100% to 120% of 120% to 140% of 140% to 160% of 160% to 180% of 180% to 200% of 200% to 220% of

Median Median Median Median Median Median Median Median Median Median
Studio 1 person $64,761 $107,829 $129,522 $172,590 $215,817 $258,727 $301,795 $345,021 $388,090 $431,316

1 Bedroom 1.5 persons $69,353 $95,637 $138,705 $184,940 $231,017 $277,252 $323,487 $369,564 $415,799 $462,034
2 Bedroom 2.5 persons $78,695 $91,203 $157,231 $209,483 $261,893 $314,145 $366,556 $418,966 $471,218 $523,628
3 Bedroom 3.5 persons $90,412 $106,721 $175,598 $234,184 $292,611 $351,197 $409,624 $468,210 $526,637 $585,222
4 Bedroom 5.0 persons $114,004 $166,415 $199,666 $266,168 $332,671 $399,174 $465,676 $532,495 $598,998 $665,184

The Sale Prices calculated above are gross prices.  The seller will be responsible for payment of all sales and closing 
fees (including the 3% BCHA administrative fee).  
Calculation of Maximum Sale Prices for specific units:

1.  Locate the maximum monthly housing cost by Category and Unit Size.  (For instance, this four bedroom, category 5 unit would 
     have a maximum monthly housing cost of: $2,316

2.  Deduct a 15% Tax, Insurance, and Utility allowance from the specified figure.  In the example: 
15% of $2,316 equals: $222 resulting in: $2,094

3.  Deduct any Homeowner's Dues or other required payments from the figure arrived at in step 2.
    In the example, if the unit has associated homeowner dues of $ /month $2,094 minus dues of $0  /month equals: $2,094
           This is the amount available for payment of principal and interest.

4.  Obtain the interest rate assumption from the BCHA. (Note: the interest rate assumption will consider how interest rates affect affordabilty in the future and may not reflect current rates).

5.  Utilizing the payment arrived at in step 3, the interest rate assumption from step 4, and a 30-year amortization period,
     calculate a total maximum allowable sale price for the subject unit.
          In the example, a payment of: $2,094  at an interest rate of: 5.00% (be sure to obtain the latest rate from BCHA), with a 
           thirty-year amortization yields a maximum allowable sale price of: $332,671

Adopted BCHA meeting
2018-04-25



Attachment C 
  



  
  

 
 
 
 
 

208.788.6102 | INFO@BCOHA.ORG | WWW.BCOHA.ORG | 191 SUN VALLEY ROAD | PO BOX 4045 | KETCHUM, ID 83340 
 

 
The Blaine County Housing Authority’s mission is to advocate, promote, plan and preserve the long-term 
supply of desirable and affordable housing choices in all areas of Blaine County in order to maintain an 

economically diverse and vibrant community. 

City of Ketchum 
Planning Department 
PO Box 2315 
480 East Ave. N. 
Ketchum, ID 83340 

Attn: John Gaeddert, Director or Planning 

November 8, 2019 

Dear John, 

Blaine County Housing Authority has been in contact with representatives of J Peterman 
Development, LLC to discuss a change of the Mitigation Property, identified in Paragraph 5 of Contract 
#20171 from 121 Short Swing Lane to 102 Irene Street. We are supportive of this change due in part to the 
fact that the new property contains two housing units, rather than one, and is better suited to needs of the 
households currently within the BCHA database.  

During a site visit with BCHA staff, we determined informally that the replacement property would 
be a serviceable option for households earning between 70% and 120% of the Blaine County Area Median 
Income (Income Categories 3 to 5). 

We believe that adding two additional housing units into the Community Housing pool will have a 
lasting benefit for the City of Ketchum, its workforce, and local population. 

BCHA is in support of the amendment to FAR Exceedance Agreement Contract #20171 and 
recommends adoption by the Council. Should you have any questions, feel free to contact me. 

Cordially, 

 
 
 
Nathan S. Harvill 
Executive Director 
Blaine County Housing Authority 

 


