
 
 
Ketchum Urban Renewal Agency 
P.O. Box 2315 | 191 5th Street | Ketchum, ID 83340 
 
February 21, 2023 
 
Chair and Commissioners 
Ketchum Urban Renewal Agency 
Ketchum, Idaho 
 

RECOMMENDATION TO REVIEW AND APPROVE COMMENTS TO WOOD RIVER COMMUNITY 
HOUSING TRUST AND DECHASE DEVELOPMENT SERVICES 

 
Introduction/History 
The Agreement to Negotiate Exclusively (ANE) between the KURA and Wood River Community 
Housing Trust and DeChase Development Services (Development Team) was executed January 
27, 2023 (Attachment A). The ANE contains certain obligations the KURA must meet within 30 
days of the execution of the Agreement, which is February 27, 2023. 
 
This report outlines the KURA obligations in the ANE and provides a draft letter responding to 
the requirements for KURA review and approval. After Board approval, the letter will be 
transmitted to the Development Team (Attachment B). 
 
ANE Obligations 
The draft letter specifically responds to the following ANE obligations: 
 

• Section 201 Scope of Development 
Agency and Developer acknowledge Developer's proposal as submitted to Agency on or 
before August 24, 2022, with supplemental information provided on October 17, 2022, 
attached as Exhibit B (collectively, "Developer's Proposal"). In addition to Developer's 
Proposal, on November 14, 2022, the Agency Board identified several issues requiring 
further negotiation, which issues are identified in Section 800. Agency agrees to provide 
Developer with a list, if any, of those issues within thirty (30) days following the effective 
date of this Agreement. 

 

• Section 801 Design Refinement 
Prior to submission of the Design Development Plan, Agency and Developer shall engage 
in design discussion to address design issues related to the Design Development Plan 
identified by Agency, which Agency desires to resolve prior to submittal of the Design 
Development Plan to Agency by Developer. Agency shall prepare a written list, if any, of 
the issues to be addressed in the Design Development Plan within thirty (30) days 
following the execution of this Agreement, and the process shall be conducted as 
provided in the Schedule of Performance. 

 
For Section 201, staff has compiled Board comments when the project was discussed at 
different meetings, and included issues identified during preliminary discussions with the 
Development Team. 



 
For Section 801, KURA and Planning and Building staff reviewed the preliminary plans submitted 
as part of the RFP proposal and prepared comments based on preliminary plans. The 
preliminary plans are included in Attachment C for information.  
 
The ANE identifies other information KURA must provide at a later date. For the Board’s 
information, the information and due dates are outlined below.  
 
Section 204 Environmental Condition 
Within thirty (30) days of the submission of the Deposit by Developer, Agency agrees to provide 
Developer with any environmental reports Agency possesses which may have included an 
investigation of the Site. 
 
Section 807 Unit Affordability Mix and Idaho Housing and Finance Association 
On or before May 31, 2023, Developer shall provide Agency with the timeline and process to 
obtain such financing and the specific IHFA programs utilized. 
 
Section 809 Structured Parking 
It is anticipated that the Agency intends to support the creation of the Public Parking through 
the direct ownership, operation, and financing of the Public Parking. Considering the various 
ownership and financing structures related to the parking associated with the Site, on or before 
May 31, 2023, Developer will provide Agency with the following preliminary data: 
 

• the then current construction budget for both the Project Parking and the Public 
Parking, including specific cost allocation methodologies for soft costs and hard costs, 
and information and/or standards that support the proposed allocation methodologies; 

• term sheet concerning ownership structure of the Garage, including identification of 
parties with an ownership interest; 

• parking management of the Garage, including any proposed shared use (with the 
understanding that the operator of the Public Parking will be responsible for 
management of the use of the Public Parking); and 

• allocation of stalls between the Project Parking and the Public Parking. (collectively, the 
"Preliminary Parking Data"). 

• On or before June 30, 2023, Agency will notify Developer of Agency's intent with respect 
to Agency providing support for Public Parking, including Agency's plan for any Agency 
participation in the ownership, operation and financing of the Public Parking. 

• The DDA will include negotiated terms related to the parking for the Affordable 
Workforce Housing Project, including funding, ownership, management, and operations. 

 
Recommendation and Motion 
Staff recommends the Board review the draft letter, provide any comments or revisions, and 
authorize the Chair to sign the letter by adopting the following motion:  
 
“I move to authorize the Chair to sign the attached February 21, 2023 letter to the Development 
Team.” 
 
Attachments 
A: Executed ANE 
B: Draft Letter to Development Team 
C: Preliminary Project Plans from RFP 
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Attachment B 



 
P.O. Box 2315 | 191 5th Street | Ketchum, ID 83340 
 
 
February 21, 2023 
 
 
VIA EMAIL: dean@dechase.com  
  steve@wrcht.org 
 
DeChase Development Services LLC 
J. Dean Pape  
1199 Shoreline Drive #290 
Boise, Idaho 83702 
 
Wood River Community Housing Trust, Inc 
Steven Shafran  
Woodriver Community Housing Trust  
PO Box 7840 
Ketchum, Idaho 83340  
 
Re: List of Outstanding Items Provided Pursuant to ANE related to the 1st and Washington 

Project.  
   
Dear Dean and Steven:  
 
 The following provides a non-exhaustive list of the items the Ketchum Urban Renewal 
Agency (“KURA”) believes are outstanding and requiring further information and negotiation, as 
required by Section 201 and Section 801 of the Agreement to Negotiation Exclusively (“ANE”). 
Pursuant to Section 201 and 801, thirty (30) days after execution of the ANE, prior to February 
27, 2023, KURA agreed to provide a list of what it believed to be the outstanding items and 
topics requiring negotiation. The following is a high-level overview of the items KURA believes 
must be resolved prior to execution of a ground lease and development and disposition 
agreement. This list is by no means exhaustive and is intended to provide a starting place for 
conversation and negotiation. It is anticipated that, as design and project development 
continues, this list may need to be amended or added to.  
 

1) Items Provided Pursuant to Section 201. The following are general project issues 
that should be addressed by the parties:  
 

a. Mix of Unit Sizes. The proposal is weighed toward studio units. Explore the 

feasibility of providing more 1-bedroom units. 

b. Unit Income Levels. The proposal indicates maximum AMI at 155%. 

Discussion and evaluation of higher AMI levels for some of the units. 

mailto:dean@dechase.com
mailto:steve@wrcht.org


c. Resident Parking. Determine the number of dedicated resident parking 

spaces that need to be provided. Explore a shared parking scenario where 

the majority of resident parking could be shared public parking. 

d. Public Parking. Explore developer contribution toward on-site public 

parking. 

e. Parking Operations. If public parking is included in the project, address the 

operation and maintenance of public parking. 

f. Public Parking Financing. Discuss the options of the developer financing 

parking structure with lease back or reimbursement from KURA. 

g. Idaho Power Issues. Address relocation and/or incorporation of Idaho 

Power equipment on site. Explore project design to address required 

separation requirements and/or undergrounding overhead power lines in 

alley.  

h. Ground Floor Uses. Identify the ground floor uses proposed for the project 

and address any parking implications.  

i. KURA Financial Participation. Determine the amount of funding required by 

KURA. 

j. Public Outreach. Determine public outreach to be conducted for the project 

approval process. 

 
2) Items Provided Pursuant to Section 801. The following are design development 

issues that should be addressed by the Parties:  
 

a. The building above the first floor should incorporate features such as 

stepbacks, different materials, and building fenestration to reduce the 

perceived building mass and break up the linear uniformity of the project 

particularly on the east and west elevations. Concept design appears 

somewhat monolithic with little or no variation on the street elevations 

above the first floor. We encourage the use of vertical and horizontal 

architectural features and materials to achieve modulation of the building 

that gives the perception that there is more than one structure rather than 

one long building.  

b. Stepbacks and modulation mentioned above will also have a positive impact 

on the long and continuous roofline at the top floor which accentuates the 

building’s size and flatness. We encourage evaluation of accents, stepbacks, 

or notches to vary the roofline at the top level of the building.  

c. All building elevations above the first floor will be visible and should provide 

the same level of articulation to ensure the building design is consistent and 

interesting on all four elevations. The 5-foot average setback for the 

building is calculated at each floor, not just the ground floor. It should be 

noted that setback areas on the ground floor that are covered by the floor 

above are not counted toward the average setback calculation.  

 



d. The renderings show external paneling that projects out from the façade 

wall to accent the windows. Details of the material were not included; 

however, it appears to be a metal mesh paneling application. We 

recommend further evaluation of this treatment as it does not fully achieve 

the desired effect of breaking up the façade walls.  

e. The concept design uses an extensive amount of grey cement shingle 

cladding which is not a material that is used widely or with that prominence 

within this area of the community core. We recommend evaluating a 

warmer color palette with use of wood accents where appropriate. 

Additionally, the light-colored brick seems a bit muted and flat against the 

grey shingle. We recommend the evaluation of a stone material with more 

depth in color variation.  

f. Consider the placement of the garden roof on the street side of the project 

rather than the alley side. This is an interesting element of the building; 

however, the placement may create a challenging environment for this to 

thrive due to the sun exposure. 

g. Corners at 1st and Washington and 2nd and Washington should be well 

defined and distinguished from the rest of the building from the ground 

level upward. The concept plans distinguish the 1st and Washington corner 

with a material change and slight pop out of the corner. We recommend 

consideration of more articulated architectural features and materials.  

h. Ground floor design should be interactive for the pedestrian providing an 

engaging and connected experience at street level. Architectural features of 

the ground floor should be accentuated so that the focal point of the 

building is the ground floor and the building corners, not the upper floors. 

The ground floor should be designed with clear visibility into ground floor 

uses. Due to the type of materials currently proposed and the design of the 

upper floors, the upper floors dominate the building and appear to shorten 

the perceived height of the ground floor. We recommend consideration of 

stepping back the building above outdoor seating areas as a way of opening 

those areas up and highlighting the spaces more. 

i. 2nd Street elevation (north elevation) needs refinement to provide a more 

pedestrian oriented design. That elevation on concept plans shows blank 

walls and little pedestrian interaction. All street elevations must be 

engaging. Minimal use of metal screen paneling can be appropriate when 

screening utilities and other mechanical equipment but should be 

minimized as much as possible particularly when facing a pedestrian 

sidewalk.  

j. ROW standards for this site will require 8-foot sidewalks around the length 

of the project. The conceptual site plan shows bump outs along the 

Washington Avenue side of the project. Per the city’s street standards, this 

side of the project would need to be snow melted. All right-of-way 

standards can be found HERE.  

https://www.ketchumidaho.org/streets-facilities/page/standards


k. The conceptual site plan appears to show a garbage area adjacent to the 

alley, which is the desired location. However, the size and orientation of the 

area will need to be further evaluated. The dumpsters will need to be on 

rolling racks to extend into the alley to allow for servicing by Clear Creek 

Disposal. Due to the width of the alley, turning into a loading/unloading 

area to conduct trash handling will be difficult. Handling of garbage and 

recycling will need to be dialed in based on the number of dumpsters and 

recycling carts used to service the development. 

l. This review does not include any verification of dimensional standards or 

other code compliance items applicable in the CC-2 zone district.   

 
 

3) Other ANE Requirements.  
 
a. Financing. Pursuant to Section 807 of the ANE, on or before May 31, 2023, the 

developer is to provide KURA a timeline and process for obtaining project 
financing and the utilization of IHFA programs.  
 

b. Deposit. The developer provided the required deposit to KURA on February 13, 
2023. 

 
c. Environmental Reports. KURA provided the developer with any environmental 

reports in KURA’s possession regarding the site on February 14, 2023.  
 

d. Structure Parking. The developer is to provide KURA certain information related 
to the structure parking, prior to May 31, 2023, as outlined in Section 809 of 
the ANE.  

 

e. KURA Support of Parking. Pursuant to Section 809 of the ANE, KURA will notify 
the developer of KURA’s intent with regard to financing, owing, or operating 
public parking related to the project.   

 
 
 We look forward to working through these items with your team. Should you have any 
questions please do not hesitate to contact Suzanne Frick. 
 
Sincerely, 
 
 
 
Susan Scovell 
Chair, KURA  
 
 
 
Cc: Mark Edlen, Wood River Community Housing Trust  
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WOOD RIVER COMMUNITY HOUSING TRUST  •  deCHASE MIKSIS KURA 1ST & WASHINGTON REDEVELOPMENT

07 - CONCEPTUAL DESIGN DRAWINGS

The project envisions a structure wrapping the street level 
parking with retail and efficiently configures housing on the 
levels above. The four-story volume is organized along a 
T-Shaped, double-loaded corridor that takes advantage of the
Washington Avenue and First Street frontages and views. Units
are set back from the alley side and the fourth floor is set back to
be sensitive to adjacent buildings.

The design of the building creatively integrates elegant and 
durable materials which can be found in the surrounding context 
of Ketchum. Sustainable elements are woven into the design of 
the structure including generous fenestration, shading elements, 
vegetated roofs, solar panels, and rainwater harvesting.



WOOD RIVER COMMUNITY HOUSING TRUST  •  deCHASE MIKSIS KURA 1ST & WASHINGTON REDEVELOPMENT

07 - CONCEPTUAL DESIGN DRAWINGS

The proposed design aims to energize the ground floor by lining 
the parking in a mix of uses. Retail, commercial, and residential 
amenity functions will activate the street during different times 
of the day contributing to a vibrant walkable downtown.



WOOD RIVER COMMUNITY HOUSING TRUST  •  deCHASE MIKSIS KURA 1ST & WASHINGTON REDEVELOPMENT

07 - CONCEPTUAL DESIGN DRAWINGS

The retail and amenity spaces are broken up into a variety of 
scales which can provide a flexible range of uses from small-
scale offices to retail to restaurants.

Punctuating these volumes are openings that provide 
connections through the building, creating a pedestrian-oriented 
structure.
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CONCEPT PLAN - OPTION A

OPTION A
66 workforce units
44-stall surface parking 
lot tucked under the 
building

Option A provides 44 
surface-level tuck-under 
parking stalls accessed 
off the alley which will be 
allocated between the 
residences and retail space. 

Understanding that deed-
restricted units less than 
750 sf and retail at less than 
5,500 sf are exempt from 
City parking requirements, 
this total far surpasses the 
seven parking stalls required 
for the remaining two-
bedroom units. 
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CONCEPT PLAN - OPTION B

OPTION B
63 workforce units

91-stall, 2-level, below-

grade parking garage 

that maximizes the 

public/private parking 

goals of the site 

Option B maximizes the 
site’s potential for parking 
by providing a combination 
of surface-level parking 
and two levels of below-
grade parking. Due to the 
dimensional constraints of 
the site, this combination 
was only able to achieve a 
total of 91 parking stalls. 

While greater than Option 
A, when taking into 
consideration the cost of 
excavation and constructing 
structured parking, Option 
B is ultimately less efficient. 
Please refer to the Project 
Financing section for greater 
detail. 
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UNIT PLAN - 1 BEDROOM

07 - CONCEPTUAL DESIGN DRAWINGS
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