
 
P.O. Box 2315 | 480 East Ave. N. | Ketchum, ID 83340 
 
 
April 4, 2022 
 
Chairman and Commissioners 
Ketchum Urban Renewal Agency 
Ketchum, Idaho 
 
Chairman and URA Commissioners: 
 

RECOMMENDATION TO APPROVE FUNDING REQUEST FOR  
BLUEBIRD COMMUNITY HOUSING PROJECT AT 480 EAST AVENUE  

 
Recommendation and Summary 
Staff recommends the KURA decide the amount of funding KURA will provide to the 
Bluebird Project located at 480 East Avenue and the rear parking lot and direct staff to 
prepare a reimbursement agreement.  
 
Introduction/History 
The Ketchum Community Development Corporation and GMD Development are 
constructing a 51-unit community housing project at 480 East Avenue, the old city hall 
site and rear parking lot. In July 2020, the KURA committed $564,860 to fund 
infrastructure improvements.  
 
On February 22, 2022, the KURA approved reimbursing the City of Ketchum for the 
demolition of old city hall in the amount of $201,061. This payment was to the City of 
Ketchum, it was not for KCDC or GMD Development.  
 
Background 
Since the initial project cost estimates were prepared in 2020,  development costs have 
escalated at unprecedented levels. In addition, the area median income levels in Blaine 
County have decreased which reduces the rent revenues generated by the project that 
can be used to offset the mortgage debt.  
 
Project development costs have increased $3.8 million and the projected rent revenues 
have decreased by $1.82 million resulting in a funding gap of $5.74 million. To make up 
the funding gap, the project team has secured $3,590,631 in funding from other sources 
and is seeking the remaining funding from the KURA and City of Ketchum. The City of 
Ketchum is requested to contribute an additional $1.9 million, and the KURA is 



requested to fund an additional $255,953 for a total contribution of $820,813. In 
addition, there is a need to replace the existing fire hydrant at the corner of East Avenue 
and 5th Street. The cost of this work is being calculated and KURA funding is requested 
for this infrastructure improvement. Detailed information and background on the 
project costs and funding sources is provided in Attachment A. The presentation for the 
meeting is Attachment B.  
 
The KURA’s contribution will reimburse infrastructure costs. Reimbursement is 
anticipated to occur at the end of the project. KURA can set aside revenues over time to 
off-set the reimbursement amount. The Board can decide the repayment schedule.  
 
Financial Requirement/Impact 
The total funding request from KURA is $820,813 with additional funding for the fire 
hydrant. Similar to the reimbursement agreement with the Community Library, 
reimbursement funding could be allocated over several years in lump sum payments.  
 
 
 
Attachments: 
Attachment A:  Request for Funding  
Attachment B:  Meeting Presentation 
 



 

 

March 31, 2022 
 
Jade Riley       
City Administrator      
City of Ketchum      
191 5th Street West      
Ketchum, ID  83340      
 
Suzanne Frick 
Executive Director 
Ketchum Urban Renewal Agency 
191 5th Street West 
Ketchum, ID  83340 
 
 
RE:   Bluebird Village Additional Funding Request 
 Housing In Lieu Fund 
 KURA Infrastructure Fund 
 
Dear Jade and Suzanne, 
 
As you know we last applied for local gap funding for the Bluebird Village project during the 
summer of 2020 as part of second application for low income housing tax credits from IHFA, 
which successful in obtaining an award.  Since that time we have moved forward with the 
project design and permitting process.  In addition, we have recently updated our cost estimate 
and financial underwriting of the 51 unit development.  Since the application for tax credits the 
development environment for all new construction projects has changed dramatically because 
of impacts from the COVID 19 pandemic, supply chain disruptions, labor shortages, historically 
high inflation, and significant migration to Idaho and Blaine County which has made the need 
for housing even more acute.  Construction costs related to material and labor are up 
significantly, yet the area median income/rent limits for Blaine County have decreased over 
4.7% since the 2020 funding applications were submitted, causing a material decrease in 
supportable mortgage debt.  The overall 51-unit Bluebird Village project has seen an increased 
total development cost of $3.8 million, and a decline of source loan proceeds of $1.82 million, a 
negative total source and use swing of $5.74 million.  While most of this change is expected to 
be met by the 4% and 9% tax credit portions of the project financing, additional local 
contributions from the Housing in Lieu Fund and the KURA are needed to maintain feasibility.  
Therefore, with this letter we would like to request additional funding in the amount of 
$1,900,000 from the City of Ketchum Housing in Lieu Fund and additional funding of $255,953 
(plus the cost of any qualifying plan review additions) from the KURA infrastructure fund. 



 

 

 
Attached as Exhibit One to this letter is a summary source  for the project comparing the Source 
and Use of the project from August 2020 to today.  This summary shows how the project has 
changed in each major cost category and financial sources for each program since the original 
local funding request in the summer of 2020.  Below is a discussion of the cost increases, 
decrease in supportable debt and other factors which have contributed to the need for 
additional funding for the project. 
 
PROJECT COSTS 
 
The most significant change in project costs came in hard construction costs which are up over 
$3.65 million from the original budget estimates to the current estimate (see attached Exhibit 
Two).  Construction industry material, labor and transportation costs are all up 20% since the 
summer of 2020, primarily because of effects of the COVID pandemic (see attached industry 
information).  In addition, a spike in construction activity and labor shortages in Blaine County 
(and Idaho) has made it difficult to obtain competitive bidding from multiple subcontractors in 
the local market and regionally.  Everyone is busy with work in their local market.  Conrad 
Brothers construction has worked hard to leverage its subcontractor relationships to obtain 
reasonable costs in the new environment.  Bluebird’s cost increase is consistent with the 
industry trends.  We have worked hard with the design team to incorporate alternative 
materials at a lower cost, but basic materials like lumber, concrete and steel do not have viable 
alternatives.  Recognizing the continuing dynamic development environment and pending 2022 
material cost increases that have been announced, GMD Development has already taken a 
contract position regarding the lumber for the project to avoid a $90,000 cost increase.  And it 
will likely have to take further material contract positions prior to closing to maintain the 
existing cost estimate.  
 
Soft costs have not seen as much of an increase, but they are up as well.  We have been able to 
negotiate a lower 3 month funded operating reserve, with the other 3 months in the form of a 
15 year guarantee from GMD which reduces upfront funded reserves materially.  We have been 
able to lock the construction loan interest rate at this time so we are also showing some savings 
in that area. 
 
FINANCING / SUPPORTABLE DEBT / EQUITY MARKET 
 
The tax credit applications submitted in early September 2020 utilized the then effective HUD 
AMI information for 2020.  Since that date the 2021 AMI for Blaine County has been released as 
well, and GMD has obtained the projected 2022 AMI from Novogradac.  From 2020 to 2022 the 
Blaine County AMI has gone down by 4.7%, resulting in an average rent reduction on the 4% 
project of about $60 per unit per month.  Combine this with increased permanent interest rates 



 

 

of 75bhps on the 9% deal and 60bhps on the 4% deal, higher operating expense projections and 
the loss of 5 units in the 4% project due to Design Review considerations, the total supportable 
hard debt for the hybrid project has declined $1.82 million.  Given the extremely tight housing 
market in Ketchum we are negotiating for a 5% vacancy rate in the underwriting which is 
included in these numbers and does help mitigate the supportable loan dilution.  We do have 
revised final construction and permanent loan term sheets from Glacier Bank with locked 
interest rates for the construction and permanent loans, so this part of the financing is firm at 
this time despite the rising interest rate environment.        
 
On the equity side of the equation we have seen tax credit pricing decline some since the 
summer of 2020 with investor fund yields moving up.  However, we have been able to attract 
Freddie Mac as a direct investor in the deal which will help them meet certain rural investment 
objectives, and lower investor yield targets.  Therefore, despite the tax credit equity market 
moving against us, we expect to maintain proceeds with similar pricing from the original tax 
credit applications in 2020.  In addition, we have been able to negotiate the funded operating 
reserve down from 6 months to 3 (with the other 3 being in the form of a guarantee) which has 
created some upfront savings.  We do not have revised final investor letters at this time but 
expect them in the coming days. 
 
In summary because of changes in the development cost and financing environment a sources 
gap of $5.74 million has been created.  Five sources of are coming together to cover this gap.  
This request for additional local resources is significant, but necessary to see the project move 
forward.  Below is a summary of the variety of sources being used to cover the gap. 

 
  
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
 
INCREASED SOURCES  
    

KURA  255,953 4% 

City of Ketchum 1,900,000 33% 

Retail Space 418,000 7% 

4% Tax Credits 2,604,051 45% 

9% Tax Credits 568,860 10% 

TOTAL  5,746,864 100% 



 

 

Bluebird Village represents a long community effort to create affordable rental housing in 
Ketchum.  From its inception the story of Bluebird Village has been full of challenges.  And now 
not only is it facing the same historically high development cost increases as projects in all 
locations, but the additional rare burden of a declining AMI in Blaine County that has 
significantly impacted the supportable loans for the project.  GMD has moved quickly to lock in 
interest rates and obtain the best underwriting to minimize the impact, but it is still real.  We 
have also moved to lock in contracts on certain materials to manage further cost increases.  We 
are taking extraordinary steps with tremendous risk exposure to minimize the gap in a very 
dynamic development environment to keep the project moving forward.  We hope the City of 
Ketchum and the KURA  can give its strongest consideration to granting this request for 
additional local funding to ensure the success of Bluebird Village. 
 
 
Sincerely, 
 
 
Gregory M. Dunfield 
President / Owner 
 
 
 
 
 
 
 
 
 



EXHIBIT ONE

SUMMARY TOTAL HYBRID PROJECT (51 Units)
Aug 2020 Feb 2022

DEBT Conv Loan / TE Bonds 5,882,823 4,054,000 (1,828,823)

KURA 564,860 820,813 255,953

City of Ketchum 1,400,000 3,300,000 1,900,000

Other 0 0 0

Retail Condo Sale / Loan 850,000 1,268,000 418,000

DDF 626,394 511,543 (114,851)

EQUITY TC Investor 12,465,972 15,638,883 3,172,911

Solar Tax Credits 44,460 44,460 0

NOI 84,447 87,737 3,290

Total 21,918,956 25,725,436 3,806,480

USES

Land 10 10 0

Hard Construction 16,004,664 19,662,599 3,657,935

Soft Construction 2,095,577 2,210,730 115,154

Third Party Reports 59,000 83,041 24,041

Lender Financing Costs 367,406 317,156 (50,250)

Bond COI 128,150 139,150 11,000

Const Period Interest 770,000 700,000 (70,000)

Soft Costs 425,022 678,658 253,636

Reserves 269,127 134,110 (135,016)

Developer Fee 1,800,000 1,799,982 (18)

Total 21,918,955 25,725,436 3,806,481

Cash Developer Fee 1,173,606 1,288,439 114,833

5.01%













BLUEBIRD VILLAGE 
Revised Funding Request
APRIL 4, 2022

TO: CITY OF KETCHUM CITY COUNCIL  /  KETCHUM URBAN RENEWAL AGENCY

BY: GMD Development - Gregory Dunfield
KCDC - Charles Friedman



1. Project Description

2. Community Benefit

3. Source and Use Comparison

4. Cost Increase / Supportable Loan Decrease

5. Closing the Gap

OUTLINE

BLUEBIRD VILLAGE01



Bluebird Village is a proposed mixed-income, mixed-
use development that will target Ketchum’s workers.
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Residential workforce affordable housing units in Ketchum’s Commercial Core
• Primarily targeting 50-70% of median income
• External storage lockers for all units

Car parking stalls including some electric car charging

Bike parking stalls including some electric charging / cargo

Retail commercial spaces facing East Ave and East 5th Street 

Solar PV array / All Electric building

Complementary design and materials for downtown Ketchum

BLUEBIRD VILLAGE

51

45

84

2



Certified market study and lenders and investors’ 
underwriters verify demand for unit mix and amenities. 
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Studio 1 bedroom 2 bedroom 3 bedroom
Currently only 3% of 
existing homes in 
Ketchum are 1 bedroom

10% 51% 33% 6%

~465 sf ~660 sf ~760 sf ~1065 sf

5 units 26 units 17 units 3 units

EXTERNAL UNIT AMENITIES INTERNAL UNIT AMENITIES

• Storage units with shelves • Decks/balconies

• Roof top deck • storage

• Community space • Washer & dryer

• Exercise room • Energy star appliances

• Bike parking

• E-bike charging



COMMUNITY BENEFITS TO HIGH-DENSITY 
WORKFORCE HOUSING DOWNTOWN

04 BLUEBIRD VILLAGE

Vibrant downtowns require a mix of uses, including housing, to activate it at 
various hours (a la “live, work, play”) 

Increases Ketchum’s diversity of housing options

Policy H-1.4 of Comprehensive Plan. Integrated Housing in Business and Mixed-Use Areas:  
Housing should be integrated into the downtown core … The resulting mix of land use will 
help promote a greater diversity of housing opportunities as well as social interactions. 

Central location enables sustainable, healthy living, and engaged workers
• Easy access to groceries and other amenities
• Pedestrian, bike, and bus allows for alternative, healthier, less expensive forms of commute. 

○ St. Luke’s Wood River Health Assessment determines that long commutes contribute to obesity: 
“each additional hour spent in a car per day is associated with a 6 percent increase in the 
likelihood of obesity.” 

• Employees with less of a commute are more engaged (https://www.planetizen.com/node/67379)

Core Value 4 of Comprehensive Plan



• Wage estimate based on working 50 weeks/year, 40 hours/week
• Active local workforce preference

Most of the new units will be 1 and 2 bedrooms for 
households earning $16 to $27 per hour.
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~$8/hour 
30% AMI

Studio
~$350 to $600 monthly

1 bedroom
~$600 to 1,050 monthly

2 bedroom
~$900 to 1,250 monthly

3 bedroom
~$1,000 to 1,450 monthly

~$16/hour 
50% AMI

~$23.50/hour 
60% AMI

~$27/hour 
70% AMI

~$32/hour
100%AMI

INCOME TARGETING & RENTS



Most of the new units will be 1 and 2 bedrooms – and 
there is a need for those unit sizes.
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Household Size

• Does not include ARCH, The Housing Company, Syringa, or other waitlists
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SOURCE: U.S. Census Bureau, American Community Survey 5-Year Estimates, 2019 for Blaine County, Idaho. 
Industry by median earnings in the past 12 months for full-time, year round civilian employed population

Many workers in Ketchum’s primary 
industries will be qualified to live in Bluebird.
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~$8/hour 
30% AMI

Administrative support

~$16/hour 
50% AMI

~$23.50/hour 
60% AMI

~$27/hour 
70% AMI

~$32/hour
100%AMI

INCOME TARGETING & INDUSTRY MEDIAN EARNINGS

Waste management

Accommodation Food services

Recreation Entertainment Arts

Educational services Health careSocial Services
Retail

Professional Scientific services



LONG TERM AFFORDABILITY COMMITMENTS

BLUEBIRD VILLAGE08

LAND IS RESTRICTED FOR AFFORDABLE HOUSING LOCAL NON-PROFIT OWNER AND LENDER

40 Years of tax credit land use 
restrictive agreement 
(per Idaho Housing Finance Agency requirements)

75 Years of land lease covenant with 
City of Ketchum for affordable 
rental housing 

Long-term economic benefits are 
reinvested in Ketchum for housing
• Local non-profit ownership by Ketchum 

Community Development Corporation (KCDC)
• KCDC has a long-term housing mission within 

Ketchum 

Ensured repayment of local funding, to 
be reinvested
• KCDC as the lender also ensures that 

repayment will be reinvested in Ketchum



MARKET RATE VS 
AFFORDABLE DEVELOPMENT COMPARISON

09 BLUEBIRD VILLAGE

TAX CREDIT RESTRICTEDMARKET

Developer
fee4-8% Up to 15% 

(Bluebird 5%)

unrestricted rents restricted rents
unrestricted expensesCash flow

saleunrestricted value restricted or no value



MARKET RATE VS 
AFFORDABLE DEVELOPMENT COMPARISON

10 BLUEBIRD VILLAGE

TAX CREDIT RESTRICTEDMARKET

Debt
Debt service 

determines rents, 
the more debt the 

higher the rent

Equity

grants, 
soft loans

80% 20%

20%

70%
tax credit 

equity

10%

Tax credit equity 
enables developments 

to restrict rents



PARTICIPANTS

Bluebird Village
Owner Entity

KCDC
501 c3 non-

profit

GMD
for-profitTax Credit 

/ Equity
Investor

Land Lease

KURA
City

In-Lieu 
Housing

IHFA
Tax Credits

Lender
Const/Perm

GMD/KCDC 
Developer

Conrad 
Contractor

Syringa
Property 

Management

11 BLUEBIRD VILLAGE

• affordable housing is complicated
• need Ketchum Community Development Corporation 

(KCDC) to access financing
• KCDC gains experience and capital, enabling access to 

affordable housing finance without partnership later

PRIVATE 
CAPITAL

DEVELOPMENT 
TEAM

PUBLIC 
SUPPORT



BLUEBIRD’S TIMELINE
• ownership converts fully to KCDC at year 16
• Idaho Housing Finance Agency’s (IHFA) restrictions expire at year 45
• City of Ketchum’s ground lease for 75 years
• local ownership continues 

Constr-
uction

Operating 
Guarantee

Tax Credit Period
Pre-

development

12 BLUEBIRD VILLAGE

2-4 years of 
internal developer

funding

2 years of 
construction

end of
year 7

end of
year 16

end of
year 45

end of
year 75

IHFA’s affordability restrictions

City’s affordability restrictions

Local ownership



SOURCE & USE 
COMPARISON
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Aug 2020 Feb 2022 Difference

DEBT Conv Loan / TE Bonds 5,882,823 4,054,000 (1,828,823)
KURA 564,860 820,813 255,953 
City of Ketchum 1,400,000 3,300,000 1,900,000 
Other 0 0 0 
Retail Condo Sale / 
Loan 850,000 1,268,000 418,000 
DDF 626,394 511,543 (114,851)

EQUITY TC Investor 12,465,972 15,638,883 3,172,911
Solar Tax Credits 44,460 44,460 0
NOI 84,447 87,737 3,290

Total 21,918,956 25,725,436 3,806,480

USES
Land 10 10 0 
Hard Construction 16,004,664 19,662,599 3,657,935
Soft Construction 2,095,577 2,210,730 115,154 
Third Party Reports 59,000 83,041 24,041 
Lender Financing 
Costs 367,406 317,156 (50,250)
Bond COI 128,150 139,150 11,000 

Const Period Interest 770,000 700,000 (70,000)
Soft Costs 425,022 678,658 253,636 
Reserves 269,127 134,110 (135,016)
Developer Fee 1,800,000 1,799,982 (18)

Total 21,918,955 25,725,436 3,806,481

Cash Developer Fee 1,173,606 1,288,439 114,833
5.01%BLUEBIRD VILLAGE

SUMMARY TOTAL PROJECT 
(Residential, Parking, Commercial)



SOURCE & USE 
COMPARISON
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Aug 2020 Feb 2022 Difference

DEBT Conv Loan / TE Bonds 5,882,823 4,054,000 (1,828,823)
KURA 564,860 820,813 255,953 
City of Ketchum 1,400,000 3,300,000 1,900,000 

Retail Condo Sale / Loan 850,000 1,268,000 418,000 
DDF 626,394 511,543 (114,851)

EQUITY TC Investor 12,465,972 15,638,883 3,172,911
Solar Tax Credits 44,460 44,460 0
NOI 84,447 87,737 3,290

Total 21,918,956 25,725,436 3,806,480

USES
Land 10 10 0 
Hard Construction 16,004,664 19,662,599 3,657,935
Soft Construction 2,095,577 2,210,730 115,154 
Third Party Reports 59,000 83,041 24,041 

Lender Financing Costs 367,406 317,156 (50,250)
Bond COI 128,150 139,150 11,000 

Const Period Interest 770,000 700,000 (70,000)
Soft Costs 425,022 678,658 253,636 
Reserves 269,127 134,110 (135,016)
Developer Fee 1,800,000 1,799,982 (18)

Total 21,918,955 25,725,436 3,806,481

Cash Developer Fee 1,173,606 1,288,439 114,833
5.36% 5.01%

BLUEBIRD VILLAGE

SUMMARY TOTAL PROJECT 
(Residential, Parking, Commercial)

• Debt decreased due to lower rents – a 
result of lower area median income

• Construction costs increased – a trend 
occurring worldwide

• Equity increased to help cover the gap
• A gap remains without increasing local 

contribution



CONSTRUCTION COST UNEXPECTEDLY 
INCREASED WORLDWIDE

15 BLUEBIRD VILLAGE

News articles from 
last 24 hours



Blaine County’s Area Median Income decreased by 5% since initial ask
• This results in lower projected rents and a greater funding gap. 
• This AMI decrease is highly abnormal. Comparable ski areas saw 5 to 10% increases.
• Potential AMI increase in 2023 (only) may result in return of some funds to City.

17



INCREASED SOURCES – Covering the Gap

19 BLUEBIRD VILLAGE

4%

33%

7%

45%

10%
KURA

City of Ketchum

Commercial
Space
4% Tax Credits

9% Tax Credits

KURA 255,953 4%
City of Ketchum 1,900,000 33%
Commercial Space 418,000 7%
4% Tax Credits 2,604,051 45%
9% Tax Credits 568,860 10%
TOTAL 5,746,864 100%

55% tax credits

37% local sources

-Higher costs enable us to qualify for 
additional tax credits, but they do not cover 
100% of the additional cost.



LOCAL CONTRIBUTION MAKES THE DEVELOPMENT POSSIBLE

21

LOCAL CONTRIBUTION

1X

8-10%

BLUEBIRD VILLAGE

LEVERAGED SOURCES

4X

• Local Contribution 
needed to be 
competitive for 
tax credits 

$4.12 million

$21.6 million



Developer Fee

For- and non-profit affordable housing developers are paid similar developer fees

20

IRS Section 42 + Idaho 
Housing Finance 

Agency limit

Typical cash 
developer fee for 

affordable housing 
development

Developer fee on 
Bluebird Village

15% 8-10% 5%

BLUEBIRD VILLAGE


	Bluebird City KURA Presentation forPacket 4-1-22 V8.pdf
	BLUEBIRD VILLAGE Revised Funding Request
	OUTLINE
	Bluebird Village is a proposed mixed-income, mixed-use development that will target Ketchum’s workers.
	Certified market study and lenders and investors’ underwriters verify demand for unit mix and amenities. 
	COMMUNITY BENEFITS TO HIGH-DENSITY WORKFORCE HOUSING DOWNTOWN
	Most of the new units will be 1 and 2 bedrooms for households earning $16 to $27 per hour.
	Most of the new units will be 1 and 2 bedrooms – and there is a need for those unit sizes.
	Many workers in Ketchum’s primary industries will be qualified to live in Bluebird.
	LONG TERM AFFORDABILITY COMMITMENTS
	MARKET RATE VS �AFFORDABLE DEVELOPMENT COMPARISON
	MARKET RATE VS �AFFORDABLE DEVELOPMENT COMPARISON
	����PARTICIPANTS
	�BLUEBIRD’S TIMELINE
	SOURCE & USE COMPARISON
	SOURCE & USE COMPARISON
	CONSTRUCTION COST UNEXPECTEDLY INCREASED WORLDWIDE
	Slide Number 17
	INCREASED SOURCES – Covering the Gap
	LOCAL CONTRIBUTION MAKES THE DEVELOPMENT POSSIBLE
	Developer Fee


