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KETCHUM URBAN RENEWAL AGENCY

Ketchum Urban Renewal Agency

P.O. Box 2315 | 191 5 Street | Ketchum, ID 83340

August 26, 2026

Chair and Commissioners
Ketchum Urban Renewal Agency
Ketchum, Idaho

RECOMMENDATION TO APPROVE RESOLUTION 26-URA07 — AUTHORIZING PURCHASE OF
700 NORTH WASHINGTON AVENUE PROPERTY FOR FUTURE COMMUNITY HOUSING PROJECT

Introduction/History
The Urban Renewal Plan outlines workforce housing as a key agency priority as authorized in the
2010 URA Plan (Page 6, Section 3.2)

“3.2 Urban Renewal Plan Objectives

Urban Renewal action is necessary in the Revenue Allocation Area to combat problems
of deterioration and economic underdevelopment. The area has a history of a lack of
affordable housing, underdevelopment, inadequate parking, inadequate way finding, a
dangerous pedestrian environment, economic underdevelopment and other
deteriorating factors.

Hence, the Urban Renewal Plan for the Revenue Allocation Area is a proposal for public
improvements and facilities necessary to provide affordable workforce housing, parking
and parking structures, street and sidewalk improvements, an improved environment for
economic development including a central town plaza, the elimination of unsanitary and
unsafe conditions, potential owner and private-party developers to assemble
appropriate development sites where necessary through acquisition, demolition and
disposition activities, and prevention of the extension of blight and deterioration and
reversal of the deteriorating action of the area.”

During the spring of 2026, the URA Board held budget prioritization sessions as well as a joint
meeting with the City Council. The Board concluded that Community Housing is one of the
highest priorities. Staff worked with a qualified local commercial broker to evaluate options in
town and concluded that 700 North Washington Avenue would be an ideal size and location for
a mid-size housing project (approx. 13 units).

On May 15, the Board authorized an initial purchase and sale agreement (attached) which
outlined additional time milestones to complete due diligence activities (survey, level one
environmental report and land reuse analysis). All due diligence items were completed and
reported to the Board on August 10 where they voted to release the due diligence contingency.



With no contingencies remaining, staff respectfully requests the Board’s approval to schedule
closing on the property. Following closure on the property, the agency will work to make any
necessary safety improvements (overgrown weeds, secure buildings, etc.). Staff will bring
forward during the regularly scheduled September or October meeting a specific timeline
related to redevelopment of the site for community housing. One of the first proposed steps will
be to engage neighbors and members of the public on design principles for the future housing
project.

Financial Impact

The sale price for the property was listed at $3,000,000 and a $50,000 deposit was made upon
negotiations. The seller granted the agency a $25,000 credit for remediation of asbestos during
future demolition of the main building. With closing costs (recording fees, titles charges), the
remaining owed at closing is $2,929,265.

The five-year agency financial forecast as presented to the Board anticipated this expense, a
formal budget amendment will occur in concert with the fiscal year end process.

Recommendation and Motion

“I move to approve to approve Resolution 26-URAO07, authorizing the Chair to sign closing
documents associated with the purchase of 700 North Washington Avenue for Community
Housing.”




RESOLUTION NO. 26-URAO07

BY THE BOARD OF COMMISSIONERS OF THE URBAN RENEWAL AGENCY OF
KETCHUM, IDAHO:

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF
THE URBAN RENEWAL AGENCY OF KETCHUM, IDAHO,
APPROVING AND RATIFYING THE REAL ESTATE
PURCHASE AND SALE AGREEMENT FOR THE PROPERTY
LOCATED AT 700 N WASHINGTON AVENUE, KETCHUM,
IDAHO, EXECUTED MAY 15, 2026 (“AGREEMENT”); ;
AUTHORIZING NON-MATERIAL OR TECHNICAL CHANGES
TO THE AGREEMENT NOT INCONSISTENT WITH THE
TERMS APPROVED HEREIN; AUTHORIZING THE CHAIR OR
VICE-CHAIR AND SECRETARY TO TAKE ALL NECESSARY
ACTION AND EXECUTE ALL NECESSARY DOCUMENTS
REQUIRED TO IMPLEMENT THE AGREEMENT AND TO
PROCEED WITH AND CLOSE THE PURCHASE OF THE
PROPERTY IN ACCORDANCE THEREWITH; AND OTHER
MATTERS PROPERLY RELATED THERETO.

THIS RESOLUTION, made on the date hereinafter set forth by the Urban Renewal Agency
of Ketchum, Idaho, also known as the Ketchum Urban Renewal Agency, an independent public
body, corporate and politic, authorized under the authority of the Idaho Urban Renewal Law of
1965, Chapter 20, Title 50, Idaho Code, as amended (hereinafter the “Law”) and the Local
Economic Development Act, Chapter 29, Title 50, Idaho Code, as amended (hereinafter the “Act”),
a duly created and functioning urban renewal agency for Ketchum, Idaho, hereinafter referred to
as the “Agency.”

WHEREAS, the Agency is authorized to undertake and carry out urban renewal projects
to eliminate, remedy, or prevent deteriorated or deteriorating areas through redevelopment,
rehabilitation, or conservation, or any combination thereof, within its area of operation and is
authorized to carry out such projects jointly with the City;

WHEREAS, the City Council, of the city of Ketchum (the “City”), by adoption of
Ordinance No. 992 on November 15, 2006, duly adopted the Ketchum Urban Renewal Plan (the
“2006 Plan”) to be administered by the Agency;

WHEREAS, upon the approval of Ordinance No. 1077 adopted by the City Council on
November 15, 2010, and deemed effective on November 24, 2010, the Agency began
implementation of the Ketchum Urban Renewal Plan 2010 (the “2010 Plan”);

WHEREAS, the 2010 Plan established the Revenue Allocation Area (the “Project Area”);

WHEREAS, the 2010 Plan (page 6, section 3.2) identified affordable workforce housing
as an important objective of the 2010 Plan;
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WHEREAS, the 2010 Plan and the Project Area terminate November 15, 2030, recognizing
the Agency shall receive its allocation of revenues in 2031, pursuant to Idaho Code § 50-2903(7)
(the “Termination Date”). Many of the proposed improvements identified in the 2010 Plan have
not been completed and continue to suffer from certain deteriorating conditions;

WHEREAS, the 2010 Plan includes certain objectives, including the purchase of property
and development of such property;

WHEREAS, Ryan Hetherington Living Trust U/A/D 4/10/18 (“Seller”’) owns certain real
property located at 700 N Washington Avenue, Ketchum, Idaho, more particularly described as
Ketchum Lot 8, Block 13 (the “Property”), which Agency identified as a potential location for
purposes of achieving the objectives set forth in the 2010 Plan;

WHEREAS, on May 15, 2026, the Chair executed the Agreement on behalf of the Agency
in order to secure the Property for the development of affordable workforce housing (the
“Project”), subject to the Agency’s evaluation of the Property for, among other things, development
feasibility, financial considerations, and housing provision objectives, and subject to a contingency
period set forth in the Agreement;

WHEREAS, following execution of the Agreement, Agency staff and legal counsel
undertook due diligence with respect to the Property, including review of title, condition, and
development feasibility, and such due diligence has been presented to and considered by the Board
of Commissioners in connection with the Project;

WHEREAS, Agency staff and legal counsel have determined that the Property is suitable
for the Project, that the contingencies set forth in the Agreement have been satisfied or waived in
accordance with its terms, and that no conditions have arisen that would render the Agreement or
the acquisition contrary to the Agency’s interests;

WHEREAS, the Board of Commissioners finds that the acquisition of the Property and
consummation of the closing contemplated by the Agreement are necessary and in the public
interest, in that the acquisition will enable development of the Project and further the Agency’s
affordable workforce housing objectives consistent with 2010 Plan;

WHEREAS, based on the foregoing, the Board of Commissioners desires to ratify and
approve the Agreement and to authorize the Chair or Vice-Chair and Secretary, respectively, to
execute all documents and take all actions necessary to close the transaction, subject to the
conditions set forth below.

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE BOARD OF
COMMISSIONERS OF THE KETCHUM URBAN RENEWAL AGENCY OF THE CITY OF
KETCHUM, IDAHO, AS FOLLOWS:

Section 1: That the above statements are true and correct.
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Section 2: That the execution and delivery of the Agreement by the Chair is hereby
ratified, confirmed, and approved in all respects, and the Agreement, attached hereto as Exhibit A,
is hereby incorporated herein and made a part hereof by reference and is hereby approved and
accepted as if the same had been duly authorized by the Board prior to its execution.

Section 3: That the Chair or Vice-Chair is hereby authorized to approve non-material
or technical changes to the Agreement, provided that such changes are not inconsistent with the
material terms approved herein, and to execute any amendments necessary to effectuate such
changes.

Section 4: That the Chair or Vice-Chair and Secretary of the Agency are hereby
authorized to take all actions and execute all documents reasonably necessary or appropriate to
consummate the closing of the purchase contemplated by the Agreement, currently anticipated to
occur prior to September 1, 2026, consistent with the terms of the Agreement.

Section 5: That all prior resolutions, or parts thereof, in conflict with this Resolution
are hereby repealed to the extent of such conflict.

Section 5: That this Resolution shall be in full force and effect immediately upon its
adoption and approval.

PASSED by the Urban Renewal Agency of Ketchum, Idaho, on August 26, 2026. Signed
by the Chair of the Board of Commissioners and attested by the Secretary to the Board of
Commissioners, on , 2026.

URBAN RENEWAL AGENCY OF KETCHUM

By

Tyler Davis-Jeffers, Chair

ATTEST:

By

Trent Donat, Secretary
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Exhibit A
Real Estate Purchase And Sale Agreement And Associated Addenda

[to be attached]
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Docusign Envelope ID: AB812810-49CB-8D52-83E0-5F06B535A6A5

REALTOR  EQUAL HOUSING

Real Estate Purchase And Sale Agreement ™ *¥

1. Purchase Price $3,000,000.00 Three Million Dollars And Zero Cents
2. Buyer: Ketchum Urban Renewal Agency, or assigns
Seller: Ryan Hetherington Living Trust U/A/D 4/10/18
Property Address: 700 N Washington Avenue
Legal Description: KETCHUM LOT 8 BLK 13
City: Ketchum County: Blaine State: ID

3. Buyer hereby offers to purchase the above described Property on the following terms and conditions:

Terms The Purchase Price is payable as follows:

$__3,000,000.00 Cash, cashier's check, loan proceeds, or certified funds at Closing, including Earnest Money
$ Seller Financing — See Financing Contingency "Other Financing Terms"

$ Other — See Financing Contingency "Other Financing Terms"

$__3,000,000.00 Total Purchase Price — Not including Closing costs

4. Earnest Money $50,000.00 | Fifty Thousand Dollars And Zero Cents
Form: To be Held By: Other Remarks:
Personal Check [ ]Listing Broker
[ ] Cashier's Check []Selling Broker
[ ]Wire Transfer Title Company

Earnest Money to be delivered within three (3) Business Days, unless otherwise stated, after Acceptance and
deposited into a trust account upon receipt.

5. Offer Expires On: Date: May 18, 2026 Time: Spm MT

6. Closing Date: October 1, 2026 In the event the specified Closing Date is not a

Business Day, the Closing shall occur on the next Business Day following the specified Closing Date.
Possession Date: On Closing date OR [ ] Other:

7. Responsible Closing Broker: Matt Bogue / Office: Paul Kenny & Matt Bogue Real Estate, LLC
Responsible Closing Agency: Blaine County Title / Title Co: Blaine County Title
8. New Construction or Recent Improvements: [ ]Yes No

If "YES", see Standard Terms, paragraph 6, of this Agreement.
9. Inspection Contingency [X]Yes [ |No

1) This offer is contingent upon Buyer's acceptance of the condition of the Property, subject to paragraph 7,
below, in writing on or before _90 Cal Days after Accept.  (if blank, 10 Business Days after Acceptance). This
Inspection Contingency is intended to provide the Buyer a reasonable opportunity to investigate all material
conditions affecting the Property with the expectation that the Buyer will, in good faith, make reasonable
inquiry and not rely on the Inspection Contingency to object to conditions that are not material or that relate to
Buyer's personal preferences or taste. If Buyer does not provide notice pursuant to paragraph 7, below, on or
before the date set forth above, Buyer shall be deemed to have accepted the condition of the Property.

2) Buyer shall have the right to, and is strongly advised to, conduct inspections, tests, boundary verification,
surveys and other studies ("inspections") at Buyer's sole cost to confirm all information provided to Buyer, and
to thoroughly inspect the Property. Notwithstanding the foregoing, Buyer shall not engage inspections by any
governmental agency or government inspector without the prior written consent of Seller.

3) Square footage verification: Buyer is aware that any reference to the square footage of the Property or its
improvements has not been verified. Alternative methods of measurement and calculation may vary
significantly. If square footage is material to the Buyer, Buyer must verify same during the inspection period.

(—Ps Inspection Contingency — Continued
I 5/15/2026 - RH
Document # KBR 656 Buyer's Inltalsw\o Date Seller's Initials pQe/15/2026
Date of Document: _Apr 27, 2026 Byyer's Initials Date Seller's Initials Date
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Docusign Envelope ID: AB812810-49CB-8D52-83E0-5F06B535A6A5

Inspection Contingency - Continued

4) Water Rights verification: It is strongly advised that the Buyer contact a knowledgeable attorney of the Buyer's
choice, experienced in water law, to advise the Buyer of the validity, quality, and quantity of any water right
acquired with real estate described in this Agreement. Buyer must verify same during the inspection period.

5) Buyer to select own professionals with appropriate qualifications to conduct all inspections and verifications.

6) Seller shall provide reasonable access for such inspections; Buyer shall indemnify Seller and hold Seller
harmless from all injury, loss or liability arising from such inspections.

7) If Buyer objects to the condition of the Property, Buyer shall, prior to the expiration of the inspection
contingency period, give one of the following written notices to Seller:
A. Notice of the condition(s) and/or defect(s) to which Buyer objects and declaring this Agreement null
and void, in which case the Earnest Money shall be refunded to Buyer (less any unpaid expenses incurred on
behalf of Buyer pursuant to the "Costs To Be Paid By" section); or
B. Notice of the condition(s) and/or defect(s) to which Buyer objects and Buyer's desired remedy shall
be set forth in writing, in which case this Agreement shall remain in effect, subject to sub-paragraph C, below.

C. Upon receipt of notice under paragraph B, above, Seller shall have __ Business Days (if blank, 3)
to give Buyer written notice (by signing the Buyer's Contingency Release form) that Seller will correct all such
condition(s) and/or defect(s), or identify such condition(s) and/or defect(s) that will or will not be corrected. If
Seller does not sign the Buyer's Contingency Release form, or modifies the corrections requested by Buyer,
Buyer may, within __ Business Days (if blank, 3) following Seller's notice period, above, release the
contingency in writing in its entirety or as modified by Seller, or this Agreement shall be null and void, in
which case the Earnest Money shall be refunded to Buyer (less any unpaid expenses incurred on behalf of
Buyer pursuant to the "Costs To Be Paid By" section). In the event the Contingency Release is subject to
corrections to be performed by Seller, Buyer shall be entitled to conduct a walkthrough prior to Closing to
confirm completion of the agreed upon corrections. Buyer's closing of the transaction shall constitute
acceptance of the condition of the Property, unless otherwise stated in writing signed by both parties.

8) FHA INSPECTION REQUIREMENT, if applicable: "For Your Protection: Get a Home Inspection”, HUD
92564-CN must be signed on or before execution of this agreement.

10.

CC&R/Association Documents Contingency Yes [ ] No
Buyer shall have the right to review any Declarations, CC&Rs, Plats and/or Owner Association documents
impacting the Property.

If Buyer has not released this contingency in writing on or before (if blank,
10 Business Days after Acceptance), this Agreement shall terminate and the Earnest Money shall be refunded to
Buyer (less any unpaid expenses incurred on behalf of Buyer pursuant to the "Costs To Be Paid By" section of
this Agreement).

11.

Lead-Based Paint Disclosure / Contingency The Subject Property is "Target Housing" (built prior to 1978)
regarding lead-based paint and/or lead-based hazards, regardless of the source of the lead: Yes [_] No[X] If "YES",
Buyer has been provided with Seller's completed and signed "Disclosure of Information and Acknowledgement:
Lead-Based Paint and / or Lead-Based Paint Hazards" ("Disclosure") and a copy of the pamphlet "Protect Your
Family From Lead in Your Home" ("Pamphlet"), and one of the following boxes must be checked:

L] Buyer shall be allowed (10) days after Acceptance to conduct an inspection for lead-based paint hazards and
shall have the unconditional right to cancel this Agreement within that time period, in which case the Earnest
Money shall be refunded to Buyer (less any unpaid expenses incurred on behalf of Buyer pursuant to the "Costs
To Be Paid By" section); OR

L] Buyer hereby acknowledges receipt of the Disclosure and Pamphlet and hereby waives the right to conduct a
lead-based paint inspection.

12

Financing Contingency Yes [ ] No
This offer is contingent upon the Property appraising at no less than the Purchase Price.

This offer is contingent upon Buyer securing the following financing:

Assume Existing Loan: []

New Loan: [ ] Type of Loan: Conv. [_], FHA [], VA [], Other []
DS

Financing Contingency — Continued

5/15/2026
Document # KBR 656 Buyer's InitieLls 1) Date /15/ Seller's Initials RH D&5/15/2026
Date of Document: _ Apr 27, 2026 Byyer's Initials Date Seller's Initials Date
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Docusign Envelope ID: AB812810-49CB-8D52-83E0-5F06B535A6A5

Financing Contingency - Continued

Amount $/Percent % Maximum % Rate: Fixed Rate [ ] Adj. Rate ]
Years: Maximum Points: Institutional Lender [ ] Lender Private [ ]

If FHA or VA, it is expressly agreed that notwithstanding any other provisions of this contract, the Buyer shall not
be obligated to complete the purchase of the Property, or to incur any penalty by forfeiture of earnest money
deposits, or otherwise, unless the Buyer has been given, in accordance with HUD/FHA or VA requirements, a
written statement by the Federal Housing Commissioner, Department of Veterans Affairs, or a Direct
Endorsement lender setting forth the appraised value of the Property of not less than $ . The Buyer
shall have the privilege and option of proceeding with consummation of the contract without regard to the amount
of the appraised valuation. The appraised valuation is arrived at to determine the maximum mortgage the
Department of Housing and Urban Development will insure. HUD does not warrant the value nor the condition of
the Property. The Buyer should satisfy himself/herself that the price and condition of the Property are acceptable.

Other Financing Terms:

Buyer agrees to make a best effort to obtain such financing and to make written application to the lender within
Business Days (if blank, 5) after Acceptance.

(] Preliminary Approval: Buyer shall, on or before (if blank, 10 Business Days
after Acceptance) provide Seller with a letter from Buyer's lender evidencing preliminary approval of Buyer's
ability to qualify for the loan amount and terms set forth above, subject only to such reasonable and customary
conditions as the lender typically imposes on such preliminary approval letters.

If Buyer has not released this Contingency in writing on or before , this
Agreement shall terminate. In such case, upon delivery to Seller of written confirmation from the lender or
lending institution that a loan is not approved for Buyer at the terms set forth above, the Earnest Money shall
be refunded to Buyer (less any unpaid expenses incurred on behalf of Buyer pursuant to the "Costs To Be
Paid By" section of this Agreement). In the event no such written confirmation is delivered to Seller within __
Business Days (if blank, 5) of the termination under this paragraph, the Earnest Money shall be paid to the
Seller (less any unpaid expenses incurred on behalf of Buyer pursuant to the "Costs To Be Paid By" section

of this Agreement.

13. Sale of Buyer's Property Contingency Yes [ ] No
This offer is contingent on the closing of a sale of Buyer's property located at:

Listed with: Listing Agent:
Phone: If Buyer has not released this contingency in writing
on or before , this Agreement shall terminate and the Earnest Money shall be

refunded to Buyer (less any unpaid expenses incurred on behalf of Buyer pursuant to the "Costs To Be Paid By"
section of this Agreement).

14. Seller's Right to Accelerate Buyer's Contingency Releases Yes [ ] No

Should Seller receive another acceptable offer to purchase, prior to the release of [ | all contingencies, or ||
the Sale of Buyer's Property Contingency only, Seller shall give Buyer written notice of such new offer.

In the event the Buyer does not release the required contingencies in writing within __ Business Days (if blank,
3) after the receipt of such notice this Agreement shall terminate and the Earnest Money shall be returned to
Buyer (less any unpaid expenses incurred on behalf of Buyer pursuant to the "Costs To Be Paid By" section of
this Agreement). In the event the Buyer does release the contingencies, the Buyer shall proceed to purchase

the Property under the remaining terms and conditions of this Agreement, notwithstanding that the terms

of the new offer may be more or less favorable.

Ds

2
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Docusign Envelope ID: AB812810-49CB-8D52-83E0-5F06B535A6A5

15. Other Contingencies Yes No [ ] See Addendum(s) []

DUE DILIGENCE: Notwithstanding anything to the contrary in Section 9, Buyer’s due diligence and inspection
contingencies shall include, in Buyer’s sole and absolute discretion, Buyer’s evaluation of the Property for Buyer’'s
intended use, development feasibility, financial considerations, and housing provision objectives, and Buyer may
approve or disapprove the Property for any reason or no reason during the Inspection Contingency period. The
limitations in Section 9 regarding “good faith,” “material conditions,” and matters of “personal preferences or taste”
shall not apply to Buyer’s evaluation under this paragraph.

If Buyer has not released this / these contingency(ies) in writing on or before 90 Calendar Days after Acceptance
this Agreement shall terminate and the Earnest Money shall be refunded to Buyer (less any unpaid expenses
incurred on behalf of Buyer pursuant to the "Costs To Be Paid By" section of this Agreement).

16. Additional Terms Yes No [ ] See Addendum(s) []

Seller shall deliver to Buyer a copy of any surveys, studies, and/or reports (soils, phase 1, asbestos, etc) within 5
business days of Acceptance. All items to be provided pursuant to this section are limited to what Seller has in
their possession.

17. Included Items (In addition to Standard Terms, paragraph 4) Excluded ltems

All appurtenances, easements, rights, entitlements, permits, Seller's personal property.
approvals, development rights, utility rights, and other
interests appurtenant to or used in connection with the
Property, to the extent transferable.

18. Title Insurance

Standard Title Insurance — Seller shall make a reasonable effort to furnish to the Buyer a preliminary commitment for
title insurance within five (5) Business Days after Acceptance showing the condition of the title to the Property. Buyer
shall have five (5) Business Days after the receipt of the commitment within which to object to the condition of the
title as set forth in the commitment. If the Buyer does not object, the Buyer shall be deemed to have accepted the
conditions of the title. In the event Buyer objects, Seller shall have five (5) Business Days, or until twenty-four (24)
hours prior to the Closing, whichever first occurs, to make title marketable or this Agreement shall terminate and the
Earnest Money shall be refunded to Buyer (less any unpaid expenses incurred on behalf of Buyer pursuant to the
"Costs To Be Paid By" section of this Agreement). The Seller shall, within a reasonable time after Closing, furnish to
the Buyer a title insurance policy in the amount of the Purchase Price of the Property showing marketable and
insurable title subject to the liens, encumbrances and defects elsewhere set out in this Agreement to be discharged
or assumed by the Buyer.

—Ds
T 5/15/2026 < RH
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Docusign Envelope ID: AB812810-49CB-8D52-83E0-5F06B535A6A5

Extended and Other Coverage Title Policies — A standard policy of title insurance does not cover certain potential
problems or risks such as liens (i.e., a legal claim against property for payment of some debt or obligation), boundary
disputes, claims of easement, and other matters of claims if they are not of public record at the time of Closing.
However, under Idaho law such potential claims against the property may have become a legal obligation before the
purchase of the home and may not yet be of public record until after the purchase. Title Insurance companies may be
able to issue an "extended coverage" policy for an additional premium. In addition to the premium for an extended
coverage title policy, there may be other costs involved, i.e., survey or additional Closing fees. Such a policy may
protect the Buyer against such problems. It is recommended that the Buyer talk to a title insurance company about
what it offers in the way of extended coverage and other coverages that may be appropriate. Only the policy itself
shows exactly what type of coverage is offered, so contact a title company for particulars.

19. Costs To Be| Appraisal| Standard| Closing Assess | Well | Septic | Septic | Other:
Paid By Title Ins. | Escrow Fee| ments Insp. | Insp. | Pumping
Buyers ] ] ] O O O] O ]
Sellers W W O[O O O W
Share Equally |:| |:| |:| |:| |:| |:| |:|
NTA O O
See AddI. Terms ] ] ] ] ] ] ] ]
20. Broker working with Seller Broker working with Buyer
Broker's Name: Darlene Young Broker's Name: Matt Bogue
Listing Agent: Reid Sanborn Selling Agent: Kenny-Bogue Team
Brokerage: Engel & Volkers Sun Valley Brokerage: Paul Kenny & Matt Bogue RE, LLC
Mailing Address: Mailing Address:
City, State, Zip: City, State, Zip:
Office Phone: 208-720-8244 Office Phone: 208-726-1918
Fax: Fax:
E-Mail: reid.sanborn@evrealestate.com E-Mail: matt@kenny-bogue.com

21. REPRESENTATION CONFIRMATION AND ACKNOWLEDGMENT OF DISCLOSURE

Check one (1) box in Section 1 below and one (1) box in Section 2 below to confirm that in this transaction, the

brokerage(s) involved had the following relationship(s) with the BUYER(S) and SELLER(S).

Section 1:

The brokerage working with the BUYER(S) is acting as an AGENT for the BUYER(S).

[l The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S), without
an ASSIGNED AGENT.

[] The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S) and has
an ASSIGNED AGENT acting solely on behalf of the BUYER(S).

[] The brokerage working with the BUYER(S) is acting as a NONAGENT for the BUYER(S).

Section 2:

The brokerage working with the SELLER(S) is acting as an AGENT for the SELLER(S).

(] The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S), without an
ASSIGNED AGENT.

[] The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S) and
has an ASSIGNED AGENT acting solely on behalf of the SELLER(S).

[] The brokerage working with the SELLER(S) is acting as a NONAGENT for the SELLER(S).

Each party signing this document confirms that he has received, read and understood the Agency Disclosure
Brochure adopted or approved by the Idaho real estate commission and has consented to the relationship
confirmed above. In addition, each party confirms that the brokerage's agency office policy was made available for
inspection and review.

EACH PARTY UNDERSTANDS THAT HE IS A "CUSTOMER" AND IS NOT REPRESENTED BY A
BROKERAGE UNLESS THERE IS A SIGNED WRITTEN AGREEMENT FOR AGENCY REPRESENTATION.

22. SELLER COMPENSATION FOR BROKER WORKING WITH BUYER
Unless otherwise expressly included in this Agreement as an Additional Term in Section 16 of this form,
compensation for the Broker working-witls the Buyer is NOT addressed in this Agreement.

AN
(vJ
Document # KBR 656 Buyer's Initials — Date 5/15/2026 Seller's InitialsRH DaQsl1 5/2026
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23. Standard Terms. All parties are advised to carefully review the following:

1.

10.

Withdrawal of Offer/Counteroffer — By delivery of a written notice of withdrawal to the office of the broker
working with the Seller or Offeree (whether Buyer or Seller), (A) Buyer can withdraw this offer at any time prior
to Buyer's receipt of Seller's written acceptance of this Agreement, and (B) an Offeror (whether Buyer or
Seller) may withdraw their Counteroffer at any time prior to Offeror's receipt of Offeree's written acceptance of
such Counteroffer.

Closing Date — On or before the Closing Date, Buyer and Seller shall deposit with the closing agency all
funds and instruments necessary to complete the sale. Closing means the date on which all documents are
either recorded or accepted by an escrow agent and the sale proceeds are available to Seller. Taxes,
insurance, dues, assessments (using the last available assessment as a basis), rent, interest and reserves,
liens, encumbrances or obligations assumed and utilities shall be pro-rated as of the Closing Date.

Closing Costs — Costs in addition to those listed may be incurred by Buyer and Seller. Unless otherwise
agreed herein, or provided by law or required by lender, Buyer shall purchase Seller's reserve account if
Seller's loan is assumed.

Included Items - If present at time of offer, all items attached, including but not limited to, floor coverings,
television mounting brackets, satellite dishes, attached plumbing, bathroom and lighting fixtures, window
screens, window coverings, screen doors, storm windows, storm doors, garage door opener(s), transmitter(s),
electronic doorbells and locks, keys to all lockable doors, exterior trees, plants, shrubbery, water heating
apparatus and fixtures, attached fireplaces and free-standing fireplaces, awnings, ventilating, cooling and
heating systems, built-in and drop-in ranges (but excepting all other ranges), built-in dishwasher(s), any
alarms (burglar, fire, etc.), fences and gates, fuel tanks, mineral rights, irrigation fixtures and equipment, any
and all water and water rights, and all ditches and ditch rights that are appurtenant thereto, shall be included in
the sale unless otherwise provided herein.

Final Walkthrough / Condition of Property at Closing. Unless otherwise stated in this Agreement, Seller
shall deliver the Property at Closing in a condition substantially similar to the Property’s condition at the time of
Buyer’s offer. Buyer shall have the right to conduct a walkthrough of the Property Business Days (if
blank, 3) prior to Closing to confirm the condition. Said walkthrough shall not be deemed a contingency, unless
otherwise stated. Prior to Closing, Seller shall cause all personal property not specified to be transferred to
Buyer under this Agreement to be removed from the Property and ensure Property is free

of debris.

Seller's Property Disclosure — If required by the Idaho Property Condition Disclosure Act, Idaho Code §55-
2501 et.seq. ("IPCDA"), Seller shall, within ten (10) days after Acceptance, provide to the Buyer a completed
and up-to-date "Seller's Property Disclosure Form" and if Buyer objects to any disclosure therein, Buyer shall
have three (3) Business Days following receipt of the form to provide notice of rescission in accordance with

the IPCDA.

Disclaimer re Mold — Buyer acknowledges that mold and/or other microorganisms may exist on the Property
and, as of the Closing Date accepts full responsibility and assumes the risk for any and all matters that may
result from mold and/or any other microorganisms and holds Seller harmless from any damages or other
liability associated therewith.

New Construction or Recent Improvements - If Residential Property is newly constructed or has a recent
improvement of over $2,000.00, the General Contractor is required by Title 45, Chapter 5, Idaho Code, to
provide certain disclosures to the prospective residential real property purchaser. If applicable, Buyer should
obtain such completed forms from the General Contractor. Such disclosure is the responsibility of the General
Contractor and it is not the duty of your agent to obtain this information on your behalf. You are advised to
consult with any General Contractor subject to Idaho Code §45-525 et seq. regarding the General Contractor
Disclosure Statement.

Existing Loans - Within three (3) Business Days after Acceptance, Seller shall provide Buyer with all Notes
and Deeds of Trust or other financing documents to be assumed or taken subject to. Within five (5) Business
Days after receipt thereof, Buyer shall in writing notify Seller of their approval or disapproval of the terms

of said documents. Buyer's approval shall not be unreasonably withheld.

Definitions - "Business Day" shall mean Monday through Friday, excluding Saturday and Sunday, and
excluding holidays as defined by Idaho Code, §73-108. Business Days extend through 5:00 PM in the time
zone in which the Property is located. Any time the term “day” is used without identifying it as a Business Day,
it shall be deemed to be a Calendar Day. “Calendar Day” shall mean Sunday through Saturday without any
exclusion, Calendar Days extend through 11:59 PM in the time zone in which the Property is located.
"Notice(s)" shall mean a written document specifying the necessary information. "Delivery" shall mean
transmittal of information by mail, facsimile transmission, courier, hand delivery, or e-mail, to the addresses
stated herein. "Receipt" shall mean possession of the item of information by the named recipient or within the
office of the appropriate broker. FA%eptance“ shall mean receipt of a document signed and dated by ALL
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1.

12.

13.

14.

15.

16.

17.

undersigned parties, specifying a certain Offer or Counteroffer. "Signed" shall mean a document containing
the original, facsimile, electronic, photocopied or scanned signature of a party, any of which shall be binding
on the signatory.

Counterparts / Electronic Signatures / Facsimile Transmission / E-mail — This Agreement may be
executed in one or more counterparts, each is deemed to be the original hereof, and all of which together
constitute one and the same instrument. Seller and Buyer hereby consent to conduct this transaction by and
through electronic means in accordance with Idaho Code §54-2052 and the Idaho Uniform Electronic
Transactions Act, Idaho Code §§28-50-101 et seq. unless otherwise prohibited by law. Facsimile or email
transmission of any signed original document, and retransmission of any signed facsimile or email
transmission shall be the same as personal delivery of the original. At the request of either party or the Closing
Agency, the parties will confirm electronic, facsimile or email transmitted signatures by signing an original
document.

Title Conveyance — Title of Seller is to be conveyed by general warranty deed, unless otherwise provided, and
is to be marketable and insurable except for rights reserved in federal patents, state or railroad deeds, building
or use restrictions, building and zoning regulations and ordinances of any governmental unit, and rights of way
and easements established or of record. Liens, encumbrances or defects to be discharged by Seller may be
paid out of purchase money at date of Closing. No liens, encumbrances, defects, except those which are to be
discharged or assumed by Buyer or to which title is taken subject to, shall exist unless otherwise specified in this
Agreement.

Default by Buyer — If the Buyer defaults in the performance of this Agreement, Seller will have the option of

(1) accepting the Earnest Money as liquidated damages and this Agreement shall terminate. In the case of
option (1), Seller shall make demand in writing upon the holder of the Earnest Money, upon which demand said
holder shall pay from the Earnest Money any unpaid costs incurred by or on behalf of Seller and Buyer related to
the transaction, as set forth in the “Costs To Be Paid By” section above, and said holder shall pay any remaining
balance of the Earnest Money to the Seller. Notwithstanding the foregoing, if, pursuant to the terms of this
Agreement, the Earnest Money has become non-refundable (except in the case of Default by Seller), the receipt
of Earnest Money by Seller shall not be considered an election of remedies by Seller and the non-refundable
Earnest Money shall not constitute liquidated damages, nor a waiver of other lawful remedies which may be
available to Seller; it may, however, be used to offset any damages incurred by Seller. Seller and Buyer
specifically acknowledge and agree that if Seller elects to accept the Earnest Money as liquidated damages,
such shall be the Seller’s sole and exclusive remedy, and such shall not be considered a penalty or forfeiture.

Default by Seller — It is agreed that if the title of said property is not marketable, or cannot reasonably be
made so within twenty (20) Business Days after notice containing a written statement of defects is delivered to
the Seller, or if the Seller defaults in the performance of this Agreement including Seller's obligations (if any) to
correct defects pursuant to paragraph (7) C of the Inspection Contingency (Section 9), the Buyer has the option
of (1) having the Earnest Money returned to the Buyer and this Agreement shall terminate; or (2) pursuing any
other lawful right or remedy to which the Buyer may be entitled, including specific performance. In the case of
option (1), the Buyer shall make demand in writing upon the holder of the Earnest Money. Upon such demand,
and provided there is no dispute as to the Seller's default, said holder shall refund the Earnest Money to the
Buyer. Seller shall pay for the unpaid costs incurred of title insurance and escrow fees, if any, and any unpaid
costs incurred by or on behalf of the Seller and the Buyer related to the transaction, as set forth in this
Agreement.

Interpleader — If a dispute arises as to Buyer's or Seller's default and entitlement to the Earnest Money, and
such dispute is not resolved within ten (10) Business Days after a demand for payment of the Earnest Money
by the Buyer or the Seller, the holder of the Earnest Money may file an interpleader action in a court of
competent jurisdiction, and shall be entitled to recover their attorneys' fees and costs therefore, as provided by
Idaho Code § 5-321.

Attorney's Fees — If either party initiates or defends any arbitration or legal action or proceedings, which are in
any way connected with this Agreement, the prevailing party shall be entitled to recover from the non- prevailing
party reasonable costs and attorneys' fees including such costs and fees on appeal and in any bankruptcy
proceeding.

Risk of Loss — Prior to Closing of this sale, all risk of loss shall remain with Seller. In addition, should the
Property be materially damaged by fire or other cause prior to the Closing, this Agreement shall be voidable at
the option of the Buyer. Buyer shall give written notice of intent to void the Agreement to Seller or Seller's
Agent and shall be entitled to a full refund of the Earnest Money.

(—DS
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18.

19.

20.
21.

22.

23.

Entire Agreement/Severability/Governing Law — This Agreement, including all addendums hereto,
constitutes the entire agreement of the parties with respect to the purchase and sale of the Property. All prior
or contemporaneous agreements, understandings, representations, warranties and statements, whether oral or
written, are superseded and shall not be binding on either party. If any provision of this Agreement is held to
be illegal or invalid for any reason, the remaining provisions shall nevertheless be given full force and effect.
This Agreement shall be interpreted and governed by the laws of the State of Idaho.

EXCEPT AS EXPRESSLY STATED IN THIS AGREEMENT, SELLER MAKES NO WARRANTY OR
REPRESENTATION OF ANY NATURE, EXPRESS OR IMPLIED, INCLUDING, BUT NOT LIMITED TO,
THOSE OF HABITABILITY (WHICH PROTECTS BUYERS AGAINST MAJOR DEFECTS WHICH ARE NOT
READILY REMEDIABLE AND MAY RENDER A DWELLING UNINHABITABLE), WORKMANLIKE
CONSTRUCTION, DESIGN, CONDITION, OR QUALITY AS TO THE PROPERTY,-@R THE
IMPROVEMENTS ON THE PROPERTY, AND SELLER HEREBY EXPRESSLY‘DLfﬁb.AIMS ANY SUCH
REPRESENTATIONS OR WARRANTIES. BUYER /

Time is of the Essence in this Agreement.

Agent Representations — The Agents representing the Buyer and Seller in this transaction relay information
to Buyers and Sellers that has been received from third parties. However, Agents do not make any
representations regarding flood plain, wetlands, avalanche zone, hazardous waste, environmental or health
hazards, including, but not limited to, mold and radon, zoning, code compliance, survey data, property size,
finished square footage, or other physical factors, and the availability and cost of homeowner's insurance or
flood insurance, unless specifically outlined in writing in this Agreement. In addition, agents do not make any
representations regarding law or taxation. The Buyer and Seller specifically waive all claims against the Agents
regarding any of these matters which are not specifically included in this Agreement. It may be diligent and
prudent for the Seller and/or Buyer to employ the services of qualified independent professionals who perform
services or provide opinions regarding these matters, and the Agents may, during the course of this
transaction, identify such individuals or entities. However, Agents are not warranting in any way the services or
opinions provided by such individuals or entities, and the Buyer and Seller specifically waive any and all claims
against the Agents regarding such identification.

FIRPTA — Tax Withholding at Closing — The parties agree that they shall fully comply with the Foreign
Investment in Real Property Tax Act ("FIRPTA"). If Seller is not a "foreign person" under FIRPTA, at Closing,
Seller shall sign an affidavit stating the same. If Seller is a "foreign person" under FIRPTA, at Closing the
Closing Agent shall withhold from the sale proceeds the appropriate tax amount and submit such amount and
any required forms to the Internal Revenue Service. Seller hereby indemnifies and holds Buyer and Closing
Agent harmless from any and all liability, including attorney's fees, related to Seller's taxes under FIRPTA, or
otherwise, which indemnification and hold harmless shall survive Closing of the transaction.

AUTHORITY OF SIGNATORY: If BUYER or SELLER is a corporation, partnership, trust, estate, or other
entity, the person executing this agreement on its behalf warrants his or her authority to do so and to bind
BUYER or SELLER.

In the event this form is received by electronic transmission and / or email, the parties hereto confirm and
acknowledge that they have not changed or altered the content of this form template

24.

WIRE FRAUD WARNING When wiring funds, never rely exclusively on an email, fax, text, or social
media message communication. Always personally call the receiving party to confirm that the
transaction instructions are legitimate. Wiring money to a fraudulent address may result in the
permanent loss of said funds without recourse and liability for failure to perform your obligations
under the contract. The parties hereto agree that in the event a party uses, or authorizes the use of,
wire transfers or other electronic transfers of money, that party hereby holds Broker, the Brokerage
any of its agents harmless from any and all claims arising out of inaccurate instructions, fraudulent
interception of funds, and/or any other damages arising from the transfer process or
misappropriation of funds.

25.

Buyer(s) Acceptance Buyer hereby acknowledges having read this Agreement in its entirety, including the
Standard Terms and all addendum(s), and having received a copy of this Agreement. # of
Addendum(s) attached
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THIS IS INTENDED TO BE A LEGALLY BINDING CONTRACT. IF NOT UNDERSTOOD,
THE PARTIES ARE ADVISED TO SEEK THE ADVICE OF AN ATTORNEY.

Buyer's Signature Buyer's Signature
)@wom Wfhrs 5/15/2026 X
Slgnature Date Signature Date
Printed Name: Tyler Davis Jeffers Printed Name:
Physical Address: 191 5th Street West Physical Address:
Mailing Address: PO Box 2315 Mailing Address:
City, State, Zip: Ketchum, ID 83340 City, State, Zip:
Home Phone: Home Phone:
Business Phone: _ 208-726-7803 Business Phone:
E-Mail: tdavisjeffers@ketchumura.org E-Mail:

26. Seller(s) Acceptance On the specified date, Seller acknowledges having read this Agreement in its entirety,
including the Standard Terms and all addendum(s), and Seller hereby approves and accepts the offer to
purchase set forth in the above Agreement

] "AS-IS"[ ] Subject to attached Counteroffer

Seller agrees to carry out all of the terms thereof on the part of the Seller and acknowledges receipt of a true copy
of this Agreement signed by all parties.

Seller's Signature Seller's Signature
xRyan Hetherington 05/15/2026 X
Signature Date Signature Date
Printed Name: Ryan Hetherington, Trustee Printed Name:
Physical Address: Physical Address:
Mailing Address: Mailing Address:
City, State, Zip: City, State, Zip:
Home Phone: Home Phone:
Business Phone: Business Phone:
E-Mail: E-Mail:
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Addendum # 1 Date of Addendum: ___ April 27, 2026 mw@
This is an ADDENDUM to the Real Estate Purchase and Sale Agreement, identified as:
Document # KBR 656 Date of Document April 27, 2026 Page 1 of 2
Property Address: 700 N Washington Avenue
Buyer(s): Ketchum Urban Renewal Agency, or assigns
Seller(s): Ryan Hetherington Living Trust U/A/D 4/10/18

The undersigned Parties hereby agree as follows:

1. Per Paragraph 4 of the Agreement (Earnest Money), the Earnest Money is refundable in accordance with the
terms of this Agreement, except $100 which the parties acknowledge constitutes independent consideration for
this Agreement, which sum shall be paid to Seller upon any termination of this Agreement (except arising from a
default by Seller hereunder) and shall be non-refundable to Buyer, but which shall be applied against the
Purchase Price at Closing. The Earnest Money shall be applied against the Purchase Price unless otherwise
refunded.

2. Per Paragraph 13 of Standard Terms (Default by Buyer), Seller's sole option in the event of default by Buyer
shall be accepting Earnest Money as liquidated damages. Seller shall have no right to pursue specific
performance.

3. Per Paragraph 19 of Standard Terms, regarding Seller representations, SELLER represents and warrants that
the following statements are true and complete as of the date of SELLER’s execution of this agreement and shall
be true as of the date of Settlement and Closing:

(a). There is no action, suit, administrative proceeding or other proceeding pending in any court or before any
arbitrator of any kind or before or by
any governmental body or, to SELLER’s knowledge, threatened against SELLER and/or the PROPERTY which
may adversely affect this
transaction;

Continued on Page 2...

This ADDENDUM, upon its execution by both parties, is made an integral part of the aforementioned Agreement. In the event
of any conflict or inconsistency between the provisions of this Addendum and the aforementioned Agreement, the provisions of
this Addendum shall control in all respects.

Buyer's Signature Buyer's Signature
DocuSigned by:

Tylor s Jeffers 5/15/2026 "
Signgﬁafé o Date Signature Date
Seller's Signature Seller's Signature
WRyan Hetherington  05/15/2026 X
Signature Date Signature Date
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Addendum # 1 Date of Addendum: ___ April 27, 2026 mw@
This is an ADDENDUM to the Real Estate Purchase and Sale Agreement, identified as:
Document # KBR 656 Date of Document April 27, 2026 Page 2 of 2
Property Address: 700 N Washington Avenue
Buyer(s): Ketchum Urban Renewal Agency, or assigns
Seller(s): Ryan Hetherington Living Trust U/A/D 4/10/18

The undersigned Parties hereby agree as follows:

Continued from Page 1...

(b). All work which will be performed in, on or about the PROPERTY or materials furnished to the PROPERTY
which might, in any circumstance,

give rise to a mechanic's or materialman'’s lien will be paid and no such liens shall encumber the PROPERTY at
the time of Settlement and

Closing;

(c). SELLER has not received any written notice or citation indicating that the PROPERTY is in material violation
of any applicable law;

(d). Neither SELLER nor any other person, to SELLER'’s knowledge, have ever caused or permitted any
hazardous materials to be placed, held,
located or disposed of on, under, or at the PROPERTY in viclation of applicable law; and

(e). To SELLER's knowledge, the consummation of the transaction contemplated by this Agreement does not and
will not conflict with or resultin a

material breach of any of the terms or provisions of any other agreement, arrangement, undertaking, accord,
document or instrument to which

SELLER is a party or by which SELLER or the PROPERTY is bound.

This ADDENDUM, upon its execution by both parties, is made an integral part of the aforementioned Agreement. In the event
of any conflict or inconsistency between the provisions of this Addendum and the aforementioned Agreement, the provisions of
this Addendum shall control in all respects.

Buyer's Signature Buyer's Signature
DocuSigned by:

Tyler Davis Jffurs 5/15/2026 X
Signature Date Signature Date
Seller's Signature Seller's Signature
WRyom Hetherington 05/15/2026 X
Signature Date Signature Date
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Contingency Releases, Termination And Extensions

Document # KBR 656

This is an ADDENDUM to the Real Estate Purchase and Sale Agreement, identified as:

Date of Document: April 27, 2026
Property Address: 700 N Washington Avenue
Buyer(s): Ketchum Urban Renewal Agency, or assigns
Seller(s): Ryan Hetherington Living Trust U/A/D 4/10/18

contingency.

Buyer acknowledges that any contingency release "Subject to" additional terms shall constitute an Addendum, which Seller must
acknowledge below in order to be effective. This shall not extend the existing deadline for the Buyer to waive or satisfy such

INSPECTION
[JRELEASE Buyer has satisfied or waives this contingency.

RELEASE

Buyer has satisfied or waives this contingency subject to: $25,000 credit to Buyer at Closing for cost associated with
SUBJECT TO: y gency subj Y {

asbestos removal during demolition.

LJEXTEND Buyer and Seller agree to extend the deadline for releasing this contingency until:

CC&R/Association Documents Contingency

acceptance of appraisal by Buyer and Lender.

CJRELEASE Buyer has satisfied or waives this contingency.

CIEXTEND Buyer and Seller agree to extend the deadline for releasing this contingency until:
FINANCING

CJRELEASE Buyer has satisfied or waives this contingency. Release of this contingency includes

CIEXTEND Buyer and Seller agree to extend the deadline for releasing this contingency until:

SALE OF BUYER'S PROPERTY
[JRELEASE Buyer has satisfied or waives this contingency.

CIEXTEND Buyer and Seller agree to extend the deadline for releasing this contingency until:

OTHER CONTINGENCIES

CJRELEASE Buyer has satisfied or waives the contingency regarding:
LIRELEASE Seller has satisfied or waives the contingency regarding:
CIEXTEND Buyer and Seller agree to extend the deadline until

for releasing the contingency regarding:

CITERMINATE Buyer elects to terminate on the basis of:

Buyer's Signature

Buyer's Signature

Contingency Releases, Termination And Extensions SBR Form © 2018 Sun Valley Board of Realtors

quLM Davis Jeffers 08/11/2026 X

Signature Date Signature Date
Seller's Signature Seller's Signature

x Ryan Heterington 08/11/2026 X

Signature Date Signature Date
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