BLAINE COUNTY HOUSING AUTHORITY
Wednesday, January 21, 2026, 10:30 AM
191 5th St. West, Ketchum, Idaho 83340

T
BLAINE COUNTY HOUSING AUTHORITY

AGENDA

PUBLIC PARTICIPATION INFORMATION
Public information on this meeting is posted outside City Hall.

We welcome you to watch Board Meetings via live stream.
You will find this option on our website at http://www.bcoha.org.

If you would like to comment on a public hearing agenda item, please select the best option for your
participation:

¢ Join us via Zoom (please mute your device until called upon)
Join the Webinar: https://zoom.us/j/94380504065
Webinar ID: 943 8050 4065

e Address the Board in person at Ketchum City Hall or the Hailey City Hall dependent upon the
meeting location.
e Submit your comments in writing at info@bcoha.org (by 24 hours prior to the meeting)

This agenda is subject to revisions. All revisions will be underlined.

CALL TO ORDER: By Board Chairman Keith Perry
ROLL CALL: Pursuant to Idaho Code Section 74-204(4), all agenda items are action items, and a vote
may be taken on these items.
EXECUTIVE SESSION
1. 74-206 (f) To communicate with legal counsel for the public agency to discuss the legal
ramifications of and legal options for pending litigation, or controversies not yet being litigated
but imminently likely to be litigated.
COMMUNICATIONS FROM BLAINE COUNTY HOUSING AUTHORITY BOARD: Communications from the
Board of Directors
2. Public Comment submitted
3. Public Comment in person
COMMUNICATIONS FROM THE LIASONS: Updates from the Liaisons on their jurisdictions
4. Liaison Reports
COMMUNICATIONS FROM THE STAFF: Updates from the staff
5. Staff Update- Executive Director, Carissa Connelly
CONSENT AGENDA:


http://www.bcoha.org/

ALL ACTION ITEMS - The Board is asked to approve the following listed items by a single vote, except
for any items that a board member asks to be removed from the Consent Agenda and considered
separately.
Approval of the December 17, 2025, BCHA Board Meeting Minutes
Approval of the January 8, 2026, BCHA Special Board Meeting Minutes
Approval of the December 2025 Financial Report
Recommendation to Adopt February Meeting Schedule
10. Recommendation to Approve Updated Contract for Legal Counsel
NEW BUSINESS:
11. Annual Meeting Board Elections
12. Recommendation to Approve Exception Request- Operations Manager, Heather Nicolai
13. Recommendation to Approve Exception Request- Housing Policy & Program Strategist, Rian
Rooney
14. Preview of Annual Housing Supply Report- Operations Manager, Heather Nicolai
15. Workshop on Government Liaison Role and Responsibilities- Executive Director, Carissa
Connelly
ADJOURNMENT:



January 21, 2026, Monthly Staff Update

These updates are meant to highlight new outputs or efforts and not reiterate regular
responsibilities.

GOAL 1: BUILD ORGANIZATIONAL STRUCTURE + CAPACITY TO SERVE REGIONAL HOUSING
OPPORTUNITIES + GAPS

Actively working with developers to get annual compliance setup to be handled within the
Homekeeper system (Heather, Liz & Rian)

Identified issue with Public House that some applicants who have filled out the common
intake are not receiving an email to verify their email address. This prevents them from
being fully added to the housing waitlist. Staff have a workaround but have sent multiple
support tickets to the Public House team who continue to look into the issue but have not
yet resolved it. This has been going on since December. (Daniel + Team)

Conducted analysis of BCHA’s hard costs to provide the services we do to assist with our
requests to local governments for annual funding as well as to propose new fees to the
BCHA Board during their July meeting, continuing this discussion with Board into early 2026
(Heather, Carissa)

Preparing updated contract for services between BCHA and Blaine County and presenting
for review and approval during January board meeting. (Heather, Carissa)

GOAL 2: RECOMMEND + ADVOCATE FOR POLICY THAT PROMOTES HOUSING

Publishing quarterly BCHA waitlist data in in January (Heather)

Working with Communications Team to pull together a county-wide 2025 Housing Supply
Report by end of Q1 (Carissa, Heather & Rian)

Attended County Commissioners hearing on the River Bend Apartments on December 18
(WRCHT is the applicant). Provided comments in support of 65 year deed restriction,
allowing qualified seniors to occupy restricted homes, and against allowing full-time
remote workers to be prioritized for the homes. Through the review process, the applicant
team agreed to extend the deed covenant for an additional 20 years (total 40), with the
second 20 years at Category Local (first 20 at Category 4). County Commissioners voted 2-
1 to approve the PUD and allowed remote workers to occupy the homes as well as seniors.
(Carissa, Rian)

Attended County Commissioners hearing on Cove Springs Subdivision PUD (near Bellevue)
to provide public comment in support of including community housing or housing in-lieu
fees. Followed up with the applicant’s representatives to meet and discuss options,
delivered applicant written recommendations for how Commissioners could approach
provision of housing or in-lieu contributions. (Carissa, Rian)

GOAL 3: EXPAND, COORDINATE, + IMPROVE SERVICES TO CREATE HOUSING STABILITY

Since early December, a number of Silvercreek tenants, many of whom work in trades and
outdoor services, have experienced reduced work hours or job loss. As a result, several
households are struggling to pay rent and have requested rent reductions or transfers from



private rooms to shared rooms, which is not always feasible, particularly for families with
children. These tenants are being referred to Blaine County Charitable Fund for financial
assistance. (Daniel)

Silver Creek Living Occupancy

Number of Current Number of Number of
Month Number of Tenants (FY26to  Vacant Rooms Open Beds
Current date)
Tenants
66 66 2 30
October
62 62 6 36
November
67 67 5 31
December
January 70 70 1 28
70 70 1 28
FY to date

Number of Applicants on BCHA Waitlist

Month Number of Applicants Increase or
currently on waitlist Decrease since previous month
October 1066 -
November 1082 +16
December 1117 +35
January 1140 +23
FY 26 to date 1140 +74

GOAL 4: INFORM, ENGAGE, COLLABORATE

- Presentation on how to talk about housing and why it matters with guest speaker from a
coastal Oregon advocacy organization at the Community Library with 37 in-person
attendees. (Carissa)



https://vimeo.com/showcase/tcl-archive?video=1129606224

- Housing Partner Meeting with 25 local leaders covered partner updates, the role and value
of a local advocacy group, and the Analysis of Impediments to Fair Housing Choice. (Team)

GOAL 5: STEWARD/PRESERVE + EXPAND PORTFOLIO OF DEED RESTRICTED HOMES
HOA Costs

- Met with Residences at Evergreen community homeowner to discuss the Board’s direction
regarding financial assistance, questions about relocating, and maximum price the owner
can receive when they sell their unit. Staff requested as much documentation on HOA
costs and what they covered to help provide further information to the Board in determining
a policy for supporting the homeowner (Liz, Rian).

- Worked with legal team to update loan documents to provide an additional $6,518 directly
to the Residences at Evergreen HOA on behalf of one of the community homeowners.
Check will be cut and delivered week of January 19. (Rian, Heather)

Data and application transition:

Rental, Owner, " Full Apps Applicant Total
Transitiona . . ]
Full Full LFull A Reviewe Assistanc Applicants
App. L d e assisted

October 2 3 1 6 14 26
November 8 2 6 11 12 39
December 9 3 7 19 14 52
January 9 9 9 9

FY to date 19 8 14 36 55 132

Compliance

- Working with legal team on enforcing compliance with two homeowners and three
landlords (Team)

Annual Compliance & Assistance




Homeowner

Homeowner Renter Homeowner Renter ASS|s.tar|'nce
Compliance Recertificatio = Compliance Recertificatio W'T .

Month . submitting

Completed n Completed in progress n In progress )
Capital
Improvement

October 8 3 2 2 2
November 2 e € ¢ !
December 8 3 9 1 0
January 1 2 12 1 0
FY to date 21 11 25 3 3

*Note: Annual Compliance is paused until May 2026

Sale of Deed-Restricted Units

Molly Mendelsohn’s 1 two-bedroom, Category 4 in Elkhorn has sold to a new Community
Homeowner. (Liz, Heather)

Community Homeowner has notified staff of their intent to sell their one bedroom/one
bathroom Category 4 unitin Ketchum

Rental lease-up

New BCHA leases were distributed and signed by current residents of Evergreen
Apartments. (Daniel)
3 one-bedroom, Category 5s in Ketchum are available (only available until May 1**when
they transfer over to hotel employee units. These are now available to seasonal workers
and to any income category (per Board exception).
1 one-bedroom Category 4 in Ketchum - lease being signed this week (only available until
May 1°*when they transfer over to hotel employee units. This unit is available to seasonal
workers and to any income category (per Board exception).
1 two-bedroom, Category 4 in Warm Springs neighborhood is available
Evergreen Apartments in Ketchum Category 3-Local
° 1 one-bedroom unit has a new tenant moving in before the end of January.
° 1two-bedroom unit has a new tenant move in around Christmas
° 1 one-bedroom unit has been offered and we are waiting on confirmation of move in
o 1 one-bedroom unit still needs some repairs/maintenance, but staff is actively
working to line up a new tenant.
1 Studio, Category 4 in Ketchum is available
Working with City of Ketchum to get the Evergreen Apartments tenants into BCHA’s system
for eligibility determination and compliance checks. (Heather, Jacklyn, Daniel)



Sales & Rental Lease Up

FY26 to Dat
Monthly Number 6 to Date Monthly FY26 to Date
Number of
Month of Deed Deed Number of Number of
Restricted Units Restricted Rental Units Rental Units
Sold Units Sold Leased Up Leased Up
October 0 0 0 g
0
November (1] 0 0
December 0 0 1 y

January 1 1 3 4



BLAINE COUNTY HOUSING AUTHORITY

208.788.6102 | INFO@BCOHA.ORG | WWW.BCOHA.ORG
111 N 1sT AVE STE 2J, HAILEY, ID 83333 | PO BOX 4045, KETCHUM, ID, 83340

December 16, 2025
Memo Re: River Bend Apartments Application
To: Blaine County Commissioners McCleary, Davis, and Mollineaux

From: Keith Perry, Chair, and Carissa Connelly, Director
Blaine County Housing Authority

Dear County Commissioners:

Thank you for the opportunity to provide comments on this application. Per the Planning & Zoning
Commissioners findings, Wood River Community Housing Trust (WRCHT) and Blaine County Housing
Authority (BCHA) have made good faith efforts to find areas of agreement regarding community housing
requirements and terms, as is necessary for any clear, enforceable deed covenant. BCHA thanks the
Planning & Zoning Commissioners and the County Commissioners for the opportunity to provide feedback.

These discussions were productive in outlining where there are areas of agreement, what needs further
discussion and/or County Commissioner direction, and what terms must be determined by the County
Commissioners. This letter describes these areas, and the draft covenant still under development by
WRCHT and BCHA is attached. In summary, WRCHT and BCHA would like to highlight two sets of areas that
your direction or determination is needed:

Areas for the County Commissioners to determine:
o Unit mix (by bedroom count) upon resale. BCHA requests the maximum number of three-
bedroom apartments.
o Duration of the restriction (20 vs 65 years)
BCHA requests that local seniors be eligible for community housing
WRCHT requests that remote workers be eligible for community housing

o O

Areas of continued discussion and/or for the County Commissioners to determine:

BCHA requests that local persons with a disability be explicitly included

BCHA requests that all mandatory fees be internalized in affordability calculation
Net worth limit of eligible households to be further assessed

Which covenant / terms to include if WRCHT sells

O O O O

However, as many of these terms are interconnected, this letter will first detail the areas of agreement.

AGREED UPON TERMS


http://www.bcoha.org/

The following is an overview of key terms agreed upon by BCHA and WRCHT. There are other minor terms
not referenced here. Commissioners’ changes are welcome.

Who is responsible for the deed covenant: BCHA typically drafts, executes, administers, and enforces
covenants on behalf of local governments in Blaine County, specifically on community housing that is a
result of a zoning incentive, PUD, or other entitlement situation where a developer receives a waiver in
exchange for community housing. As such, BCHA holds covenants in all jurisdictions except Carey and
Bellevue.! WRCHT and BCHA agree that all three entities be named in the covenant, with the County able to
designate a new program administrator upon 30 days’ notice to WRCHT.

Community housing eligibility: Unsurprisingly, there are more areas of agreement than not regarding who
is eligible to occupy community housing:

e Employee criteria per WRCHT is that they must work at least 35 hours per week (with exceptions for
school employees). BCHA’s criteria is 30 hours per week (or 1,500 hours per year) to account for
seasonal employment. BCHA supports WRCHT’s hourly criteria.

e WRCHT agrees that the community housing units will be open to the general, local public and not set
aside for, or privilege, specific employers.

e WRCHT's criteria is that the tenant must occupy the home 10 out of any consecutive 12-month period.
BCHA'’s is 9 out of 12 months and is supportive of WRCHT's criteria.

e Both WRCHT and BCHA agree that no member of the household can hold interest in developed
residential property.

Lease-up and referrals:

e BCHA agrees that, during WRCHT’s ownership, the community housing units can “float” among units
as they become available, rather than tied to a specific unit or bedroom count. WRCHT agreed to fill
the community housing units with eligible tenants first.

e Based on community and stakeholder feedback, BCHA endeavors to be a primary point of entry and
assist locals with navigating housing resources. WRCHT agreed to notify BCHA if there is a community
housing unit available and they do not have an interested, qualified tenant. BCHA will then refer BCHA
applicants to WRCHT.

Compliance checks: WRCHT agreed to check tenant compliance with community housing criteria annually,
including documentation proving ongoing eligibility such as paystubs or employer verification. The
reporting and recertification form will be informed by final eligibility criteria.

Which covenant to use: BCHA agreed to forego using its standard rental covenant in light of WRCHT’s
mission, funding criteria, track record, and professionalism. The attached draft covenant is an adjusted
version of the Idaho Housing and Finance Covenant used for income restrictions. However, it references
additional terms (Exhibit E) in the event of sale, as described in the next section for further discussion. The
attached draft covenant is still under review.

TERMS NEEDING ADDITIONAL DISCUSSION AND/OR DIRECTION FROM COMMISSIONERS

' When Ketchum launched its Housing Department in 2022 and BCHA was understaffed and unable to adequately
administer its covenants, Ketchum created a new deed covenant template that is executed by Ketchum but enables
Ketchum to designate a Program Administrator with all of the same responsibilities and enforcement powers. BCHA is
Ketchum’s designated Program Administrator.



The following terms are areas that BCHA believes that WRCHT and BCHA could agree on with further
discussion, but the direction could be informed or determined by the County Commissioners.

Which covenant / terms to include if WRCHT sells: WRCHT accepts that the “lite” covenant (attached) only
applies to them and that any other buyer would be subject to stricter enforcement mechanisms. As such,
BCHA requests use of its standard rental covenant at the time of sale, as adjusted (if needed) to comply
with Fannie Mae and Freddie Mac underwriting policies and all laws. BCHA’s current covenant or relevant
clauses could be added as an exhibit to the covenant to be executed with WRCHT.

BCHA acknowledges that stronger enforcement mechanisms at resale means that the covenant would be
void if a foreclosure occurs. This is in large part due to certain default provisions that could mean a lender
could potentially not recuperate its full loan amount in the event of BCHA exercising its rights. One clause in
particular is the requirement that, in the event of uncured (unfixed) default, the owner would have to pay
money damages for the cost of acquiring a comparable dwelling unit, as determined by an appraiser. This
only applies when all other efforts to cure the default fail. On BCHA’s ownership covenants, BCHA can force
the sale of a home to a qualified buyer in the event of default and these ownership covenants are always
subordinate to a mortgage.

BCHA has determined that, given the extremely low risk of foreclosure and the higher risk of
owner/property manager default on the community housing covenant if WRCHT sells, BCHA supports
maintaining its enforcement mechanisms even though it means subordinating to financing. BCHA has found
that, without adequate enforcement mechanisms, rental housing cannot meet the goals of community
housing and can essentially not contribute to the community housing inventory.

The question also arose of whether BCHA would support transferring the lite covenant if the buyer is
another housing charity. BCHA does not. BCHA is comfortable with the direction of the draft lite covenant
because of WRCHT’s mission, funding criteria, track record, and professionalism. However, not all housing
entities uphold such missions or have the same track record, even non-profit organizations that operate
housing nationwide. WRCHT supports BCHA’s treatment of all transfers the same.

Affordability criteria: The national standard on affordability is that a household shouldn’t spend more than
30% of its gross (pre-tax) income on housing, inclusive of utilities and fees. WRCHT has agreed to internalize
most utilities (excluding internet) in their affordability calculation to determine rent for each household.
BCHA has requested that all mandatory fees be included in this calculation to ensure that the housing is
affordable for each household and remains below market rate with all costs considered.

Net worth cap of eligible locals: BCHA’s current net worth cap (assets minus liabilities) for all income
restricted housing is roughly twice the annual income of a four-person household earning 140% area
median income. WRCHT and BCHA plan to further assess how this number is calculated, such as how much
a 100% AMI tenant must save to afford the County’s median sale price.

Eligibility of Local Persons with a Disability: WRCHT’s criteria is to not discriminate against persons with
disabilities. BCHA requests explicit inclusion in local priority, alongside local employees and local seniors.
BCHA'’s policy, as reviewed and approved by legal counsel that specialize in the Fair Housing Act, defines a
Local Person with a Disability as:
“A person who meets the definition of "Person with a Disability" and who either:

(a) lived in Blaine County at least nine (9) out of every twelve (12) month period for the previous two

years or
(b) was a Local Employee immediately prior to their disability.”



TERMS NEEDING COMMISSIONERS’ DETERMINATION
The following terms were discussed and set aside for the Commissioners to determine.

BCHA requests that local seniors be eligible for community homes: BCHA’s local preference for community
housing includes local seniors, in addition to local employees and local persons with a disability. BCHA’s
definition of local seniors has been refined with feedback from legal counsel who specialize in the Fair
Housing Act, and is as follows:

“A person 65 years or older who meets at least one of the following definitions:

(a) was a Local Employee for at least five of the six years prior to reaching age 65 (or older) and
continued living at least nine (9) out of every twelve (12) month period in Blaine County since
reducing work hours or retirement; and/or

(b) was a Local Employee for at least ten of the fifteen years prior to reaching age 65 (or older), and
continued living at least nine (9) out of every twelve (12) month period in Blaine County since
reducing work hours or retirement.”

In short, this says that to meet the local eligibility preference, a senior must have been a local employee for
an extended period and continued living in Blaine County. This definition would allow eligible local
employees to retire in place and continue to live and participate in the community.

BCHA's criteria and definition also address policy goals of the County. Blaine County’s Comprehensive Plan,
Chapter 2 Housing outlines the community’s Vision which states, “People who have lived in Blaine County
for many years will be able to afford to stay.” The Key Guiding Principle is “A variety of housing types, prices
and locations is required for the community’s long-term viability...An important County goal is to ensure the
provision of housing that is affordable to those with low and moderate incomes, including seniors and
people with disabilities.” There are economic, social, and legal cases to be made for allowing local seniors to
be eligible for community housing.

Economic case:

e Throughout BCHA’s community engagement efforts and service provision, BCHA hears of aging
workers who are contemplating — or who have already chosen -- to move away because they do not
believe they will have stable, affordable housing when they retire. When there is a constant risk of
housing instability and displacement from the county, it is challenging for local workers to set down
roots, become engaged citizens, and invest in the community.

e The impact of housing instability, regardless of age or work status, adds real financial costs to public
service providers and non-profits. National and state data show that costs rise due to increased use
of emergency services and reliance on other resources when unstably housed. Ada County, for
example, found that every unhoused person cost $53,000 annually in public services. For those
seniors that are unable or unwilling to move away from Blaine County and their home due to housing
costs, they may face becoming unhoused.

e Blaine County is rapidly aging and will soon encounter inadequate services for seniors. Since 2010,
the number of seniors more than doubled in Blaine County with a total increase of nearly 3,000
seniors. While a portion of those are seniors moving in, a portion is also long-time locals aging. Safe,
stable, affordable housing is one component to ongoing care.

e Seniors providing informal childcare, working part-time, or volunteering would not meet WRCHT’s
definition of local employee.

e Many local seniors continue to contribute informal care for grandchildren, enabling their adult
children to continue working and participate in the economy. BCHA’s Analysis of Impediments to Fair



Housing Choice (Al) identified the loss of children countywide as a primary finding, in large part due
to high housing and childcare costs and low availability in childcare facilities.?

e Many seniors also transition to part-time or volunteer positions prior to full retirement. Blaine County
is known for its strong non-profit sector, and many non-profits rely on senior volunteers to function.

e lastly, the largest economic industry of our area — tourism — is dependent on the areas recreation,
but also its authenticity. If long-time locals, including local seniors, are displaced because they can no
longer afford to live here, we lose the clout of being a rugged, genuine outdoor community.

Social case:

e A community’s resilience to shock and stress is in large part due to informal social connections that
provide mutual support and a sense of belonging. Seniors are often a community’s glue and provide
institutional knowledge that can help better weather large-scale challenges.

e As more locals are displaced from Blaine County, the domino effect of other people moving because
their friends and family are gone increases. The longer a person lives in a community the more
connections they likely have, which contributes to others’ feeling of belonging. As locals leave, those
who remain have fewer connections and their sense of belonging and ties to place can diminish.
BCHA knows of locals leaving the community solely for this reason.

e Including local seniors means that locals can age in place and in community rather than experience
the trauma of dislocation.

Legal case:
e Ageis not a protected class under the federal Fair Housing Act, although disability is and is closely

correlated with aging. Excluding seniors is not on its face a violation but is a risky approach as it may
result in unintentional discrimination against disabled persons.

e The percentage of Blaine County’s population with a disability rises with age, with 54% of county
residents 75 years or over having a disability.® The federal definition of disability is extremely broad
and nuanced, and many individuals would not necessarily consider themselves as having a disability.
Many people, however, do or may develop one as they age.

e While WRCHT’s property managers are experienced and knowledgeable regarding disability criteria,
due to the breadth and nuances of federal disability law, no screening criteria is failproof.*

e Low- and moderate-income seniors are extremely vulnerable to displacement from the county as
they transition to social security and risk getting a disability. This real impact of not providing housing
for local seniors could represent a disproportionate impact on those imminently likely to have a
disability.

In conclusion, BCHA recommends that qualifying “local” seniors be considered eligible for the 17
community housing apartments in the River Bend Apartments. Utilizing BCHA’s definition of “local senior”
is recommended to address concerns that retirees will move to Blaine County and occupy community
housing. Allowing local seniors to occupy community homes enables local workers to, at the end of their
careers, retire and maintain connection to the community. There are significant economic, social, and legal
cases for allowing local seniors to occupy community homes and supporting opportunities for locals to

2700 decrease in kids under 5 years old, 2010 to 2023.
https://www.bcoha.org/uploads/2/3/1/4/23149336/blaine_county_analysis_of impediments.pdf

32023 5-year ACS estimates and Root Policy Research.

4 For example, Social Security Disability Insurance (SSDI) transitions to traditional social security (SSI) when a
person living with a disability turns 65 years. Without thoroughly investigating the details and having clear,
explicit carve-outs, an applicant with a disability who is on SSI could be denied.



remain in the community, even in retirement, is consistent with the County’s Comprehensive Plan and
policies.

BCHA recommends that remote workers be ineligible for community housing: WRCHT’s current eligibility
criteria would allow remote workers to qualify for community housing, if their household income is
consistent with the designated income requirements. BCHA’s local employee prioritization criteria for
community housing requires that employees work for a local, Blaine County employer.

BCHA Local Employee + Local Employer Policies and Definitions:

e Local Employer: “A business whose business activity is primarily located within Blaine County, is
licensed in Blaine County, and whose business employs person(s) physically working within Blaine
County. Employers that create and manage short-term rentals are not considered a Local
Employer.”

e Local Employee: “A person who meets the definition of Employee as defined herein and for their
work with one or more Local Employer(s) as defined herein.”

e Employee: “A person who is employed or offered employment and is working for a minimum of
1,500 hours worked per calendar year (average of 30 hours per week) for one or more employers (or
self-employed). Exceptions to the minimum work hours include teachers and active-duty military
personnel. Breaks in these employment requirements that do not disqualify applicants include
temporary physical or mental disability, family medical leave, and education or training.”

In Blaine County, the percentage of remote workers increased from a low of about 8% in in 2016 to 13% in
2023, an increase of 773 remote workers, driven by nationwide trends during the pandemic.> Remote work
is attractive in Blaine County because of its natural beauty and amenities. The influx of remote workers and
people moving here to retire is notable and a factor in rising area median income and local home prices.
There is a notable misalignment of incomes of those moving into Blaine County compared to local wages
(earnings) and to incomes of households moving out.® As a general policy, BCHA does not believe that
community housing should be available to remote workers, who contribute to higher housing costs, can
often pay more for market-rate housing, and whose jobs are not critical to the functioning of the local
economy.

More specifically, given the limited amount of community housing both in the River Bend Apartments and
throughout Blaine County and the extraordinary need for restricted housing for local workers, BCHA does
not support allowing remote workers to compete with local workers for community housing opportunities,
regardless of income. While it is true that qualified remote workers under WRCHT’s current proposal would
need to meet income requirements, remote workers differ from local workers in that their employment

5 5-year ACS estimate, 2016 and 2023.

6 According to IRS data, the average annual income of households moving into Blaine County is $260,000 compared to
$80,000 for households moving out. Housing market prices reflect the incomes of households moving in. This suggests
that high income households are moving into Blaine County as lower income (likely renter) households are displaced,
likely due to rising housing costs. Based on income and wage data presented in the Blaine County Analysis of
Impediments to Fair Housing Choice, this trend may disproportionately impact 1) Hispanic households, who tend to
earn lower incomes than non-Hispanic white households and 2) workers employed in leisure and hospitality, Blaine
County’s largest and lowest paying industry. Median earnings per individual in Blaine County for full-time, year-round
workers was $56,000 in 2023, according to ACS 5-Year Estimates. Even earnings of a local two-worker household are
not close to the incomes of those moving in ($112,000). In 2023, average workers earned less than $60,100 in
industries accounting for the vast majority—73%—of Blaine County’s employment.



provides them significant flexibility in choosing where to live. Local workers, on the other hand, have place-
based jobs that require their presence in Blaine County. If local workers cannot live within Blaine County,
local jobs will continue to be difficult to fill and more employees will need to commute from farther away,
increasing traffic and vehicle emissions within the County and decreasing involvement in the community.
While remote workers may participate in the community and purchase goods and services, their work is not
related to the function of the local economy, and they should not be prioritized like local employees for
scarce community housing opportunities.

Wood River Community Housing Trust can rent the remaining, unrestricted apartments at River Bend to
remote workers, but remote workers should not be eligible for the dedicated community housing. BCHA
recommends that eligibility criteria for community housing in the River Bend Apartments align with BCHA's
eligibility requirements and that WRCHT not consider remote workers as qualified employees for
community housing.

NOTE: BCHA’s definition of Local Employer excludes “employers that create and manage short-term
rentals.” BCHA has not discussed this criterion with WRCHT as the other eligibility criteria cover a greater
number of people. BCHA has drafted, but not published, a memo with primary takeaways, with the
summary being that short-term rentals negatively impact home prices and availability.”

Unit mix (by bedrooms) at resale: BCHA is comfortable with the applicant’s current proposal for “floating”
community housing units during WRCHT’s ownership because their general, income-restricted tenants
should not drastically differ from those eligible for community housing units — with the exception of
allowing remote workers and excluding local seniors, depending on the Commission’s determination.
However, BCHA recommends that, if or when WRCHT sells the development, the community homes or unit
sizes be designated and no longer float since the only alternative apartments in the complex will be market
rate and therefore likely unaffordable to locals. When the community homes are fixed if or when WRCHT

o 7 Academic, peer-reviewed research describes the negative impact on locals’ housing availability and affordability.

o There is a clear nexus between Short-Term Rentals (STRs), increased home prices and rents, and decreased
stock of long-term rentals and owner-occupied homes in other mountain resort communities.

o There s also a clear nexus between STRs and greater need for employee housing in other mountain resort
communities.

o In Blaine County, there is a change in Blaine County’s locally occupied housing since the upsurge in use and
popularity of short-term rentals. Prior to the pandemic boom of retirees and remote workers, Blaine County
lost 715 long-term rentals, meaning that about 8% of local households in 2010 — for the most part — moved out
of the county. In the North Valley today roughly the same proportion of the housing stock is allocated to STRs
as long-term rentals, both hovering at about 13% of the total number of homes in Ketchum and Sun Valley.

o  BCHA has concerns about the STR study commissioned by the Sun Valley Board of Realtors, specifically with
what their takeaways were and their assumptions. At a high level:

= A primary datapoint that is not highlighted in their analysis is that most STR owners wouldn’t have
purchased or be able to continue to own their home if they couldn’t short-term rent, meaning that a
portion of the STR stock would otherwise be available on the open market and a portion of that could
be locally occupied.

= Their findings — for the most part — are disaggregated across the county, rather than comparing North
vs. South County.

o BCHA’s Al survey found that 16% of survey respondents who were displaced from their homes in the last five
years knew that the reason was because their landlord turned the property into an STR. 31% were because
their home was sold and they do not know if the new owner turned it into an STR.



sells, BCHA recommends restricting as many 3-bedroom homes as possible, given the need for community
housing for larger households and families.

The Blaine County Analysis of Impediments to Fair Housing Choice, 2025 (Al), was conducted in
consultation with each of Blaine County’s local governments and to comply with current or future
obligations to Affirmatively Further Fair Housing (AFFH) for receipt of funding from the U.S. Department of
Housing and Urban Development (HUD) and other federal funding, including American Rescue Plan Act
(ARPA) funds. Most, if not all, local governments received ARPA funds and in doing so executed an
agreement stating that they would AFFH which means that they won’t just not discriminate (as in the Fair
Housing Act) but that they will take steps to actively counteract the impacts of discrimination against
protected classes.

Federal familial status protections apply to families, and the Al highlights that Blaine County experienced a
net loss in children and in single parents since 2018. Given local wages and the housing market, single-
earner households are much less likely to afford the market than dual-earner households. However, any
family household has extremely limited choice in housing restricted for local earners (i.e. community
housing). AFFH applies to geographic choice in where to live, and from 2000 to 2020 the North Valley lost
14% of its families with children and, across all Blaine County, families with children decreased as shared of
total households. Overall, Blaine County has seen a decrease of 700 children under 5 years old since 2010.

These statistics are unsurprising given the sharp rise in housing costs and the limited inventory of
community housing available for families. In the North Valley, only 14 homes (7%) are three-bedroom
community homes and there are no four-bedrooms. Countywide, only 140 (17%) of community homes are
three-bedrooms and there are only 2 four-bedrooms.® Ideally, community housing inventory would meet
local housing needs. As of November 2025, 265 local households on BCHA’s waitlist (37%) would qualify for
a three- or four-bedroom home based on household size. As such, larger household sizes and families are
disproportionately underserved by existing community housing stock and in order to compensate, new
community housing development would best meet need by providing a greater proportion of family-sized
than 37%.

In order to maximize the number of community homes available for families and AFFH, BCHA recommends
that, the County require that, at any future resale, the greatest number of three-bedroom apartments be
restricted as community housing if and when WRCHT sells as possible (the development currently proposes
3 total three-bedrooms). WRCHT is exploring the tradeoffs of selling with all three-bedrooms restricted.
There may be a substantial financial loss to restrict more three-bedroom units than to restrict smaller unit
sizes. As such, BCHA has requested clarification from County staff regarding whether the restricted unit
count at a future sale could transition to a total required square footage amount, as some density bonuses
do. This would allow for a reduction in total restricted apartments to facilitate a larger number of restricted
three bedrooms, which BCHA would support. At the time of writing, County staff had not yet provided a
response but indicated that they would prior to the hearing.

The commissioners, in reviewing this PUD, also can require an amendment to the proposed unit mix to
increase the total number of three-bedroom apartments in the development. There is a substantial
community need for housing for larger households, and utilization of this Community Housing Planned Unit
Development tool offers the commissioners wide latitude to ensure that this development delivers
adequate and substantial community benefits. Given the limited opportunities for community housing
development in the unincorporated Blaine County and the prevalence of smaller community housing in the

8 Blaine County Housing Authority’s inventory list of community housing, countywide.



existing portfolio, BCHA would like to see an increase in the number of three-bedroom community housing
apartments in this development.

Duration of the restriction (20 vs 65 years): We do not recommend supporting a 20-year term for the
required community housing units. As a reminder, the remaining units developed are not subject to the
restriction and the community housing units are required through this tool as an exchange for greater
density. The lifetime of this development will be greater than 20 years, and, if or when WRCHT sells, all
apartments will become market rate except those that are under an active restriction. The community
housing units should be restricted for at least 65 years to ensure long-term community benefit in exchange
for the development bonus afforded by the CH-PUD.

The amended code states, “developments that propose to provide a higher percentage of community
housing than required in Table 3, may request a reduced covenant length of time.” This language is vague
because no standard for minimum covenant length is established. Regardless, it should be noted that the
applicant has not proposed to provide a higher percentage of community housing than required by Table 3,
which is generally defined as homes that are legally restricted for local use and occupancy in the long-term.

Grounded Solutions, a national network of over 250 community land/housing trusts, created a deed
covenant template approved by Fannie Mae and Freddie Mac. Many of these housing trusts manage
applicant screening and compliance on units that result from density bonus codes. Grounded Solutions’
template uses a 99-year term and recommends restarting that term at any resale of a property (which
BCHA practices with its ownership and rental inventory).° As stated in our prior letters, we advocate for a
65+ year term for community housing units.

Density bonus incentives in other high-cost, high amenity communities in Wyoming and Colorado require
the production of community housing restricted in perpetuity. The Puget Sound area, another tight housing
market, requires at least 50 years.® Community housing units produced through the City of Ketchum’s
density bonus program have 65+ year terms, average 80-100% AMI, and are administered by Blaine County
Housing Authority. There are over 1,000 such local programs in the United States and 93% of those
programs require 30 years or longer. Term renewal upon resale is also common.!!

While in other communities across the United States, some housing stock in an area of disinvestment and
out-migration (such as in the Rust Belt) might “filter down” to become “naturally occurring affordable
housing” as it ages but quality becomes more of an issue. The housing market dynamics in Blaine County

° Grounded Solutions Network. “Commentary on the 2021 Model Declaration of Affordability Covenants with
Refinance and Resale Restriction and Purchase Option.” https://groundedsolutions.org/resources/2021-model-deed-
restriction/. Their commentary on the term limit states: “We have included a default term limit of 99 years to provide
a very long enforceability period, but not an infinite and potentially unenforceable period of time. Still, it is beyond the
scope of this project to provide guidance on what is permissible for an affordability term by funding source, state, or
local law, and practitioners should seek legal counsel on the term appropriate for their jurisdictions. To keep Homes
permanently affordable, we do recommend that the term be as long as permitted under local law, subject to the Rules
Against Perpetuities and other statutory and common law in a given jurisdiction.”

10 pyget Sound Regional Council, “Density Bonuses,” August 2020. https://www.psrc.org/media/2027

11 Wand and Balachandran, “Inclusionary Housing in the United States,” 2019, Grounded Solutions Network, Pg. 6.
https://groundedsolutions.org/wp-content/uploads/2021-01/Inclusionary Housing US v1 0.pdf
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and similar communities do not follow this trend, as there is endless demand.*? Even in weak housing
markets, the end of a compliance period of rent-restricted housing often results in drastic increases in rent
and displacement of tenants.*® In high-cost markets like Blaine County’s, there is an increased likelihood
that formerly restricted units will reposition to higher, market-rate rents only affordable to vacation
homeowners, short-term rental investors, remote workers, and retirees.

In short, the market will not self-correct, the impact when the term runs out will be large and vast.
Community resources and time will be required to assist households who get displaced due to drastic rent
increases. This situation will already occur for the non-community housing units if WRCHT ever sells, but
the County’s purview is over the 17 community housing units resulting from the density bonus. BCHA
strongly cautions against setting a term in the hopes that the housing situation will improve enough in 20
years for tenants to have viable, affordable, alternative options when their rents substantially increase.

A more concrete example compares accessibility of the housing market over time to locals: Between 2018
and 2024, as Blaine County’s median home sale price more than doubled (to over $1 million), the income
required to afford a median priced home more than tripled. To afford the median priced home in Blaine
County in 2024 without significant existing wealth and assets, a household needed to earn an annual
income of $359,000 (more than 300% AMI for a household of 4).

Thank you for your consideration of our comments and commitment to community housing Blaine County.
We are available to answer any questions.

Sincerely,
bl Puvy

Keith Perry
Blaine County Housing Authority Board of Commissioners, Chair

é%

Carissa Connelly
Housing Director

Enclosed: Draft Deed Covenant, as of December 15, 2025

12 Gregg Colburn and Clayton Page Aldern, “Homelessness is a Housing Problem: How Structural Factors Explain U.S.
Patterns,” March 2022. University of California Press.

13 National Council of State Housing Agency annual conferences, 2019, 2020; National Low Income Housing Coalition
and the Public and Affordable Housing Research Corporation, “BALANCING PRIORITIES: Preservation and
Neighborhood Opportunity in the Low-Income Housing Tax Credit Program Beyond Year 30,” October 2018.
https://nlihc.org/sites/default/files/Balancing-Priorities.pdf
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January 20, 2025
Memo Re: Cove Springs North Subdivision PUD Application
To: Chair Davis and Blaine County Commissioners

From: Keith Perry, Chair, and Carissa Connelly, Housing Director
Blaine County Housing Authority

Following the previous Board of County Commissioners hearing on this item, BCHA engaged the
applicant team to discuss deed-restrictions and potential options for contributing toward community
housing through the Cove Springs subdivision. Following initial discussions, BCHA committed to
exploring alternatives to on-site community housing restrictions. Since the proposal is for a subdivision
alone without home construction, deed-restricting unbuilt on-site lots for sale will have a limited pool
of BCHA qualified buyers. Few applicants on BCHA’s waitlist have the financial resources to purchase a
restricted lot and then finance construction of a large single-family home. This reality necessitates
alternative approaches to addressing community housing.

BCHA submitted the following community housing contribution options to the developer for
consideration:
e Payment of an in-lieu fee, to be used to facilitate creation or preservation of community

housing.

e Recording a deed restriction on lots in the subdivision that allows flexibility and requires either
the ADU or primary residence to be occupied by a BCHA-qualified Category Local household,
whether the home is built by a new owner or the applicant. The other home on the lot would
be unrestricted regarding occupancy.

The Commissioners could allow the applicant to fulfill a community housing obligation through any
combination of these methods for the total community housing offset that the Board requests. As a
reminder, BCHA recommends a minimum housing contribution equal to 10% of total new lots, as
evidenced by the Employee Generation Nexus Study, but urges the Board to consider a higher
proportion, such as 30%, to further policy goals.

Given that the application is for a new subdivision of single-family homes and community housing
contributions are not a requirement of the Simple PUD, BCHA has recommended targeting community
housing contributions for Category Local occupancy. BCHA’s Category Local does not limit the income
of the qualifying owner or tenant, but does limit eligible household net worth (excluding retirement



accounts) to $516,320 at the time of purchase/lease. Note that this net worth limit typically increases
annually.

The applicant’s January 14™" |etter to the Commissioners outlines a proposal to make a voluntary
community housing contribution of $179,115, based on an estimated 15% of the value of 5 of the lots.
The applicant proposes paying the fee on a per lot basis as each of the lots in the subdivision sells and
has asked to make the contribution to either the Blaine County Housing Authority or a “Housing
Charity.”

BCHA is supportive of the applicant proposing a voluntary community housing cash contribution in
association with this development but offers the following considerations for the Board of County
Commissioners regarding the fee calculation and recipient.

BCHA’s recommends a community housing contribution that considers the amount needed to
purchase a Category Local deed restriction for a median priced home in the area.
e Blaine County does not currently have an adopted community housing in-lieu fee calculation.
There are several methods for determining an in-lieu fee. One common method is to estimate
the affordability gap between a market-rate home and a community home affordable to a
household in a specific income category. This method effectively identifies the subsidy required
to make a market-rate home affordable to the target household.
e Many peer communities operate deed restriction purchase programs, where a financial

incentive is provided to a qualified, local buyer in exchange for recording a deed restriction on
their home. The City of Ketchum operates the Ownership and Preservation Program (OPP), for

example, which is informed by programs in peer communities and provides cash to qualified
local homeowners and homebuyers to record a Category Local deed restriction on an existing
property. In exchange for the deed restriction, the local household can receive 15-30% of the
market value of the home, depending on the type of Category Local restriction. The 15-30%
represents the estimated impact of the deed restriction on the value of the home.

o The Category Local deed restriction with an appreciation cap receives 30% of the value,
up to $225,000. Nearly all participants in the program to date have elected this
restriction and more significant financial incentive.

o The Category Local deed restriction without an appreciation cap (light restriction)
receives 15% of the value, up to $125,000.

e Asimilar approach to estimate the “gap” between market price and a restricted, Category Local
price could be considered for this subdivision south of Bellevue, where 15-30% of the market
price could be collected as a fee-in-lieu “subsidy” to support new community housing
construction or to convert market rate housing to community housing.

o The median home sale price in Blaine County in 2024 was $1,050,000. Although this is
the county median, this figure is not representative of the median prices in the south
valley, near Bellevue, where the subdivision is proposed.



o The median home sale price in Bellevue in 2024 was $652,500, which should more
accurately reflect home prices near the proposed subdivision.

o 30% of the Bellevue median 2024 home price is: $195,750. 15% of the Bellevue median
2024 home price is $97,875.

BCHA recognizes that the applicant is not proposing to build homes and that this application is
only for subdivision of the land. If the applicant sells vacant lots, they may not realize the same
benefit as a developer who constructs and sells built homes. The applicant has proposed a
housing payment based on 15% of the estimated value of five lots, which is considerably less
than 15-30% of the 2024 Bellevue median home price. The PUD application review is the only
opportunity that the County has to negotiate community housing contributions for this
development (future building permit applications will not trigger reviews that can lead to
housing contributions).

o Recognizing this, BCHA recommends that the County consider the lower end (15% of
value) of the affordability gap range based on 2024 Bellevue median home prices:
$97,875 per lot. A total of $489,375 for five lots.

o This approach would be closer to the applicant’s method for proposing a contribution
based on lot value, particularly if the applicant were to contribute 30% of the estimated
value for five lots. 30% of the estimated value for the average lot in the subdivision
would be $71,646. A total contribution for five lots would be $358,230.

o BCHA would be comfortable with a housing contribution within the range of $71,646
and $97,875 per lot at a minimum of 5 lots.

Community housing funds collected could be used by the County or BCHA in a variety of ways,
including but not limited to the following:

o Operating an Ownership and Preservation Program for homes in the South Valley,
helping locals with downpayment funds to acquire housing in exchange for recording a
Category Local deed restriction at the time of purchase. Suggested housing contribution
funds could help to support 3-5 households acquire and restrict an existing home for
locals, depending on the total housing contribution amount received and the type of
Category Local deed restriction elected by the buyer.

o Purchasing and preserving naturally occurring affordable housing in the South Valley
that is at risk of becoming unaffordable.

o As gap funding for new construction of community housing in the South Valley.

To better align with the funding structure of this subdivision, BCHA supports fee payment as
individual lots are sold, as requested by the applicant. However, BCHA would urge the County
to ensure that there are clear legal mechanisms in place to ensure the that the community
housing contribution fee is paid with each lot sale, given that sales will occur substantially later
than final plat approval.



BCHA recommends that any community housing contribution required as a condition of approval be
conveyed to either Blaine County Housing Authority or to Blaine County.

e BCHA, as Blaine County’s dedicated operating partner and enforcement authority for
community housing, is best positioned to use the in-lieu funds to achieve the County’s
community housing objectives.

o BCHA currently operates and administers the City of Ketchum’s Ownership and
Preservation Program and could readily develop a similar program for homes in the
South Valley or other geographies as directed by the County Commission.

Thank you for your consideration of our comments and service to the community.

butly p Uy

Keith Perry
Blaine County Housing Authority Board of Commissioners, Chair

é%

Carissa Connelly
Housing Director



BLAINE COUNTY HOUSING AUTHORITY
BCHA Board Meeting Minutes
Wednesday, December 17,2025 10:30 AM
191 5th St W, Ketchum, ID 83333

CALL TO ORDER: By Board Chair Keith Perry (00:00:11)

ROLL CALL: (00:00:20)

Keith Perry- Board Chair

Daryl Fauth- Treasurer

Sarah Seppa- Vice Chair (via zoom)
Jennifer Rangel- Board Member

Ana Torres- Board Member (via zoom)

ALSO PRESENT:

Carissa Connelly —Housing Director, BCHA Executive Director

Heather Nicolai —Housing Operations Manager

Liz Vargas —BCHA Program Administrator

Daniel Brown —BCHA Silvercreek Living Property Manager & Program Administrator
Jacklyn Highfill -Housing Administrative Assistant

Rian Rooney —Housing Fellow (via Zoom)

Tripp Hutchinson — Ketchum City Councilmember, BCHA Liaison

Muffy Davis—Blaine County Commissioner, BCHA Liaison

COMMUNICATIONS FROM BCHA BOARD: (00:03:00)
1. Public Comments in person

COMMUNICATIONS FROM BCHA LIASONS: Updates from the Liaisons on their jurisdictions
2. Liaison Reports
a. Tripp Hutchinson (00:03:28)

COMMUNICATIONS FROM THE STAFF:
3. Staff Update- Housing Director, Carissa Connelly (00:04:02)

CONSENT AGENDA: (00:33:25)
5. Approval of November 19, 2025 BCHA Board Meeting Minutes
6. Approval of the November 2025 BCHA Financial Reports
7. Recommendation to Adopt January Meeting Schedule
8. Recommendation to Approve Independent Contractor Agreement with Rian Rooney
9. Recommendation to adopt Amendment to Silvercreek Living Masterlease

MOTION TO APPROVE CONSENT AGENDA: (00:36:05)

MOVER: Keith Perry

SECONDER: Jennifer Rangel

AYES: Keith Perry, Ana Torres, Jennifer Rangel, Sarah Seppa, Daryl Fauth
NAYS:

RESULT: ADOPTED



BLAINE COUNTY HOUSING AUTHORITY
BCHA Board Meeting Minutes
Wednesday, December 17,2025 10:30 AM
191 5th St W, Ketchum, ID 83333

NEW BUSINESS:
10. Recommendation to Adopt Blaine County Analysis of Impediments to Fair Housing Choice- Housing Policy & Program
Strategist, Rian Rooney

MOTION TO ADOPT BLAINE COUNTY ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE (01:28:00)
MOVER: Daryl Fauth

SECONDER: Sarah Seppa

AYES: Keith Perry, Daryl Fauth, Ana Torres, Jennifer Rangel, Sarah Seppa

NAYS:

RESULT: ADOPTED

MEETING ADJOURNED (01:28:24)

MOVER: Jennifer Rangel

SECONDER: Keith Perry

AYES: Keith Perry, Ana Torres, Jennifer Rangel, Sarah Seppa, Daryl Fauth
NAYS:

RESULT: ADOPTED

Respectfully submitted by: Approved by:

Carissa Connelly Keith Perry
City of Ketchum Housing Dir & BCHA Executive Dir BCHA Chair



BLAINE COUNTY HOUSING AUTHORITY

BCHA Special Board Meeting Minutes
Wednesday, January 08, 2026 2:00 PM
191 5th St W, Ketchum, ID 83333

CALL TO ORDER: By Board Chair Keith Perry (00:00:32)

ROLL CALL: (00:00:49)

Keith Perry- Board Chair

Sarah Seppa- Vice Chair (via zoom)
Jennifer Rangel- Board Member

ALSO PRESENT:

Carissa Connelly —Housing Director, BCHA Executive Director
Heather Nicolai —Housing Operations Manager

Liz Vargas —BCHA Program Administrator (via zoom)

Jacklyn Highfill -Housing Administrative Assistant (via zoom)

CONSENT AGENDA: (00:33:25)
1.Recommendation to Approve Exception Request

MOTION TO APPROVE CONSENT AGENDA: (00:03:57)
MOVER: Sarah Seppa

SECONDER: Keith Perry

AYES: Keith Perry, Jennifer Rangel, Sarah Seppa

NAYS:

RESULT: ADOPTED

MEETING ADJOURNED (00:04:28)

MOVER: Sarah Seppa

SECONDER: Keith Perry

AYES: Keith Perry, Jennifer Rangel, Sarah Seppa
NAYS:

RESULT: ADOPTED

Respectfully submitted by:

Carissa Connelly
City of Ketchum Housing Dir & BCHA Executive Dir

Approved by:

Keith Perry
BCHA Chair



BLAINE COUNTY HOUSING AUTHORITY

Financial Reports for period ending December 31, 2025

Prepared on

January 15, 2026



BLAINE COUNTY HOUSING AUTHORITY
Budget vs. Actuals: FY26

October - December, 2025

Income
4010 Sale of Real Estate - Elkhorn Rental to Ownership
4050 City of Ketchum Contributions
4060 Blaine County Contributions
4070 CH Admin Fee
4100 Rental Income
4110 Silvercreek - Rental Income
4115 Silvercreek - Laundry Income
Total 4110 Silvercreek - Rental Income
4130 Elkhorn - Rental Income
Total 4100 Rental Income
4300 Grants
Total Income
Gross Profit
Expenses
7100 Administrative Services
7110 Financial Services
7130 Liability Insurance
7140 Staff/Board Development
7150 Subscriptions
Total 7100 Administrative Services
7200 Managed Rental Costs
7201 Property Management Systems
7210 Silvercreek - Expenses
7211 Silvercreek - Operations
7212 Silvercreek - Rental Expense
Total 7210 Silvercreek - Expenses
7230 Elkhorn Village Units
7231 Elkhorn Village HOA Dues
7232 Elkhorn Village Repair & Maintenance
Total 7230 Elkhorn Village Units
Total 7200 Managed Rental Costs
7400 Contract Labor
7410 Admin - Contract Labor
7430 Application Review and Placement - Contract Labor
7440 City of Ketchum Staffing Reimbursement
7450 Compliance - Contract Labor

Total
over % of
Actual Budget Budget Budget
0 0 0
200,000 98,975 101,025 202.07%
0 38,625 -38,625 0.00%
0 2,918 -2,918 0.00%
0 0 0
80,827 95,851 -15,024 84.33%
2,051 1,750 301 117.20%
$ 82878 $ 97,601 -$ 14,723 84.92%
3,000 2,993 8 100.25%
$ 85878 $ 100,593 -$ 14,715 85.37%
9,289 2,500 6,789  371.56%
$ 295167 $ 243,611 $ 51,556 121.16%
$ 295,167 $ 243,611 $ 51,556 121.16%
0 0 0
0 850 -850 0.00%
0 1,826 -1,826 0.00%
2,760 1,250 1,510  220.78%
1,837 825 1,012 222.65%
$ 4597 $§ 4,751 -$ 155 96.75%
0 0 0
366 375 -9 97.60%
0 0 0
44,463 48,014 -3,551 92.60%
126,353 130,964 -4,611 96.48%
$ 170,815 $ 178,977 -$ 8,162 95.44%
0 0 0
2,865 2,796 69 102.48%
0 1,634 -1,634 0.00%
$ 2865 $ 4,430 -$ 1,565 64.67%
$ 174,047 $ 183,783 -$ 9,736 94.70%
0 0 0
0 0 0
0 0 0
0 0 0
0 0 0



7455 Legal Fees
Total 7450 Compliance - Contract Labor
Total 7400 Contract Labor
7500 Office expenses
7510 Computer & Comm. Expenses
7520 Postal and Delivery Services
7530 Furniture & Improvements
7550 Rent - BCHA Meriwether Office
7560 Supplies
Total 7500 Office expenses
7600 Program Expenses
7610 Applications, Forms, & Data Management
7630 Data and Analysis
7640 Mediation
7650 Lease-up and Sales
7660 Printing and Reproduction
7670 Translation & Interpretation
7680 Public Education & Partnership Engagement
7690 HOA Dues Assistance
7695 HOA Special Assessment Assistance
Total 7600 Program Expenses
Total Expenses
Net Operating Income

Net Income

20,056 13,875 6,181  144.55%

$ 20,056 $ 13,875 $ 6,181 144.55%

$ 20,056 $ 13,875 $ 6,181 144.55%
0 0 0

2,693 1,839 854  146.41%

0 77 =77 0.00%

0 71 -71 0.00%

2,931 2,939 -8 99.72%

106 256 -149 41.56%

$ 5730 $ 5183 § 547 110.56%
0 0 0

2,575 3,661 -1,086 70.34%

41,856 3,300 38,556 1268.35%

9,500 9,250 250  102.70%

0 1,383 -1,383 0.00%

0 644 -644 0.00%

49 1,125 -1,076 4.36%

7,249 14,706 -7,458 49.29%
1,251 0 1,251
1,219 0 1,219

$ 63,698 $ 34,069 $ 29,629 186.97%

$ 268,127 $ 241,660 $ 26,467 110.95%

$ 27,040 $ 1,950 $ 25,089 1386.43%

$ 27,040 $ 1,950 $ 25,089 1386.43%



BLAINE COUNTY HOUSING AUTHORITY

Profit and Loss YTD Comparison
October - December, 2025

Income
4050 City of Ketchum Contributions
4070 CH Admin Fee
4100 Rental Income
4110 Silvercreek - Rental Income
4115 Silvercreek - Laundry Income
Total 4110 Silvercreek - Rental Income
4130 Elkhorn - Rental Income
Total 4100 Rental Income
4300 Grants
4600 Miscellaneous Income
Total Income
Gross Profit
Expenses
7100 Administrative Services
7110 Financial Services
7120 Bank Charge
Total 7110 Financial Services
7130 Liability Insurance
7140 Staff/Board Development
7150 Subscriptions
Total 7100 Administrative Services
7200 Managed Rental Costs
7201 Property Management Systems
7210 Silvercreek - Expenses
7211 Silvercreek - Operations
7212 Silvercreek - Rental Expense
Total 7210 Silvercreek - Expenses
7230 Elkhorn Village Units
7231 Elkhorn Village HOA Dues
7232 Elkhorn Village Repair & Maintenance
Total 7230 Elkhorn Village Units
Total 7200 Managed Rental Costs
7400 Contract Labor
7430 Application Review and Placement - Contract Labor
7440 City of Ketchum Staffing Reimbursement
7450 Compliance - Contract Labor
7455 Legal Fees
Total 7450 Compliance - Contract Labor
Total 7400 Contract Labor
7500 Office expenses

Total
Oct - Dec, Oct - Dec,
2025 2024 (PY) Change % Change
200,000 200,000 0 0.00%
2,094 -2,094 -100.00%
0
80,827 85,047 -4,220 -4.96%
2,051 1,582 469 29.65%
$ 82,878 $ 86,629 -$ 3,751 -4.33%
3,000 2,250 750 33.33%
$ 85,878 $ 88,879 -$ 3,001 -3.38%
9,289 9,289
749 -749 -100.00%
$ 295,167 $ 291,722 3,445 1.18%
$ 295,167 $ 291,722 3,445 1.18%
0
8,369 -8,369 -100.00%
91 -91 -100.00%
$ 0 $ 8,460 -$ 8,460 -100.00%
3,479 -3,479 -100.00%
2,760 2,760
1,837 335 1,502 448.33%
$ 4,597 $ 12,274 -$ 7,678 -62.55%
0
366 457 -91 -19.91%
0
44,463 61,766 -17,303 -28.01%
126,353 123,750 2,603 2.10%
$ 170,815 $ 185,516 -$ 14,700 -7.92%
0
2,865 3,347 -482 -14.39%
200 -200 -100.00%
$ 2,865 $ 3,547 - 682 -19.22%
$ 174,047 $ 189,519 - 15,473 -8.16%
0
28,335 -28,335 -100.00%
92,660 -92,660 -100.00%
5,060 -5,060 -100.00%
20,056 3,700 16,356 442.06%
$ 20,056 $ 8,760 $ 11,296 128.95%
$ 20,056 129,755 -$ 109,699 -84.54%
0



7510 Computer & Comm. Expenses
7530 Furniture & Improvements
7550 Rent - BCHA Meriwether Office
7560 Supplies
Total 7500 Office expenses
7600 Program Expenses
7610 Applications, Forms, & Data Management
7630 Data and Analysis
7640 Mediation
7650 Lease-up and Sales
7660 Printing and Reproduction
7670 Translation & Interpretation
7680 Public Education & Partnership Engagement
7690 HOA Dues Assistance
7695 HOA Special Assessment Assistance
Total 7600 Program Expenses
Total Expenses

Net Operating Income

Net Income

2,693 1,029 1,664 161.82%
25 -25 -100.00%
2,931 2,828 103 3.66%
106 86 20 22.81%
$ 5730 $ 3,967 $ 1,763 44.44%
0
2,575 2,070 505 24.40%
41,856 41,856
9,500 9,250 250 2.70%
2,773 -2,773 -100.00%
184 -184 -100.00%
49 950 -901 -94.84%
7,249 33 7,216 21865.88%
1,251 1,251
1,219 1,219
$ 63,698 $ 15,260 $ 48,438 317.41%
$ 268,127 $ 350,776 -$ 82,649 -23.56%
$ 27,040 -$ 59,054 86,093 145.79%
$ 27,040 -$ 59,054 $ 86,093 145.79%



BLAINE COUNTY HOUSING AUTHORITY
Profit and Loss by Property

Income
4100 Rental Income
4110 Silvercreek - Rental Income

4115 Silvercreek - Laundry Income

Total 4110 Silvercreek - Rental Income

4130 Elkhorn - Rental Income
Total 4100 Rental Income
4300 Grants
Total Income
Gross Profit
Expenses
7200 Managed Rental Costs
7210 Silvercreek - Expenses
7211 Silvercreek - Operations
7212 Silvercreek - Rental Expense
Total 7210 Silvercreek - Expenses
7230 Elkhorn Village Units
7231 Elkhorn Village HOA Dues
Total 7230 Elkhorn Village Units
Total 7200 Managed Rental Costs
Total Expenses
Net Operating Income

Net Income

October - December, 2025

Elkhorn Village Silver Creek Living Total
80,827 80,827
2,051 2,051
$ 0 $ 82,878 $ 82,878
1,500 1,500
$ 1,500 $ 82,878 $ 84,378
1,500 1,500
1,500 84,378 85,878
1,500 84,378 85,878
44,330 44,330
82,159 82,159
$ 0 $ 126,489 $ 126,489
2,865 2,865
2,865 0 s 2,865
2,865 126,489 $ 129,354
2,865 126,489 $ 129,354
-$ 1,365 -$ 42,111 -$ 43,476
-$ 1,365 -$ 42111 -$ 43,476



BLAINE COUNTY HOUSING AUTHORITY
Balance Sheet Comparison

ASSETS
Current Assets
Bank Accounts
1100 Cash in Bank
1110 DL Evans Checking
1120 Checking US BANK-1848
Total 1100 Cash in Bank
Total Bank Accounts
Accounts Receivable
1200 Accounts Receivable
Total Accounts Receivable
Total Current Assets
TOTAL ASSETS
LIABILITIES AND EQUITY
Liabilities
Current Liabilities
Accounts Payable
2000 Accounts Payable
Total Accounts Payable
Total Current Liabilities
Total Liabilities
Equity
3000 Opening Bal Equity
3040 Retained Earnings
Net Income
Total Equity
TOTAL LIABILITIES AND EQUITY

As of December 31, 2025

Total

As of Dec 31, As of Dec 31,

2025 2024 (PY) Change % Change
0 0 0

130,601 93,758 36,844 39.30%
-142 -142 0 0.00%
130,459 $ 93,615 $ 36,844 39.36%
130,459 $ 93,615 $ 36,844 39.36%
9,289 25 9,264 37175.28%
9,289 25 § 9,264 37175.28%
139,748 $ 93,640 $ 46,108 49.24%
139,748 $ 93,640 $ 46,108 49.24%
42,193 -14,327 56,520 394.51%
42,193 -$ 14,327 $ 56,520 394.51%
42,193 -$ 14,327 $ 56,520 394.51%
42,193 -$ 14,327 $ 56,520 394.51%
-313,390 -313,390 0 0.00%
383,906 480,411 -96,505 -20.09%
27,040 -59,054 86,093 145.79%
97,555 $ 107,967 -$ 10,412 -9.64%
139,748 $ 93,640 $ 46,108 49.24%



BLAINE COUNTY
HOUSING AUTHORITY

BOARD MEETING AGENDA MEMO

Meeting Date: | 1/21/26 Staff Member: Heather Nicolai

Agenda ltem: | Recommendation to Adopt February Meeting Schedule

Recommended Action:

“I move to adopt the February 2026 meeting schedule.”

Reasons for Recommendation:

1. Staff want to ensure that Town Center West, in Hailey, works well for BCHA Board needs before committing
to meeting there for all Hailey BCHA Board meetings in 2026.

2. Due to availability of the meeting room, the meeting time for the February BCHA Board meeting will be from
11:30 A.M.-1:30 P.M. due to availability of Town Center West.

Attachments:

Resolution #2026-04




RESOLUTION 2026-04
BEFORE THE BOARD OF COMMISSIONERS OF THE BLAINE COUNTY HOUSING AUTHORITY
BLAINE COUNTY, IDAHO

A RESOLUTION OF THE BLAINE COUNTY HOUSING AUTHORITY BOARD OF COMMISSIONERS ADOPT THE FEBRUARY 2026
MEETING SCHEDULE.

WHEREAS, the February 2026 board meeting of the BCHA Board will be on the third Wednesday of February 2026 from
11:30 A.M.-1:30 P.M.; and

WHEREAS, pursuant to Idaho Code § 67-2343(1), any public agency that holds meetings at regular intervals of at least
once per calendar month scheduled in advance over the course of the year may satisfy this meeting notice by giving

meeting notices at least once each year of its regular meeting schedule; and

NOW, THEREFORE, be it resolved by the Board of Commissioners of the Blaine County Housing Authority, Blaine
County, Idaho, as follows:

Section 1: The Blaine County Housing Authority Board of Commissioners approves adopting the February 2026 BCHA
Board meeting schedule.

Section2. The Blaine County Housing Authority Board of Commissioners authorizes staff to execute and notice the
February 2026 meeting.

[This space left intentionally blank]

DATED this day of , 2026

ATTEST: BLAINE COUNTY HOUSING AUTHORITY
BOARD OF COMMISSIONERS

Executive Director Chair

Blaine County Housing Authority, 1/15/26, Page 2 of 2



BLAINE COUNTY
HOUSING AUTHORITY

BOARD MEETING AGENDA MEMO

Meeting Date: ‘ January 21, 2026 | Staff Member: | Carissa Connelly

Agenda ltem: ‘ Recommendation to Approve Updated Contract for Legal Counsel

Recommended Action:

“I move to approve updated contract for legal services with Skinner Fawcett LLP”

Policy Analysis and Background (non-consent items only):

In June, 2025 BCHA entered into a six month contract for services with Skinner Fawcett. This transition was
a trial to determine if legal services for BCHA could be improved. Skinner Fawcett has proved highly
knowledgeable on housing topics, is quick to respond, and completes any tasks effectively and efficiently.
Here is a summary of topics that they’ve provided counsel on and improved:

- Timely compliance enforcement with renters (both permanent and transitional), owners, and

landlords/owners

- Contract review, such as a unique deed covenant and the Silvercreek Masterlease

- Preparation of loan documents for HOA dues / CHARF

- Preparation of documents to convey land to ARCH

Their extensive expertise covers the majority of BCHA’s work, except for Fair Housing and land use. BCHA
retains services that are used very rarely for Fair Housing and are exploring counsel for Idaho land use when
unique circumstances arise.

Skinner Fawcett has been systematically working through BCHA’s backlog of legal work, specifically on non-
compliance of program participants and owners/property managers. In anticipation of this, BCHA budgeted
$55,000 for FY26 in legal fees. As of the close of the first quarter of FY26, $29,424 is paid or pending
payment which is 53% of the total fiscal year budget. Staff project that the spending rate and monthly
workload will decrease as backlogged tasks are completed. Staff believe that continued engagement is vital
for fulfilling BCHA’s mission of stewardship and facilitating more community housing in Blaine County.

Staff highly recommend renewing this contract with Skinner Fawcett.

Attachments:

e Resolution 2026-06
e Engagement letter, January 9, 2026
e Redlined engagement letter, June 30, 2025




RESOLUTION NO. 2026-06

BEFORE THE BOARD OF COMMISSIONERS
OF THE BLAINE COUNTY HOUSING AUTHORITY
BLAINE COUNTY, IDAHO

A RESOLUTION OF THE BLAINE COUNTY HOUSING AUTHORITY BOARD OF COMMISSIONERS TO APPROVE
ENGAGING SKINNER FAWCETT LLP FOR LEGAL SERVICES

A. WHEREAS, the Skinner Fawcett provides legal counsel to BCHA, including but not limited to deed covenant
and policy compliance enforcement, eviction notices and proceedings, loan and contract document drafting,
deed covenant review, and land conveyance.

B. WHEREAS, the contractor has provided effective services since June 2025 and has ample experience and
ability to continue providing effective services; and

C. WHEREAS, the initial engagement was a six-month trial and BCHA determines that continued engagement

is vital for fulfilling BCHA’s mission of stewardship and facilitating more community housing in Blaine County;
and

D. WHEREAS, BCHA administrative staff have determined that entering into a new contract with Skinner
Fawcett is a necessary and beneficial action warranting the approval and authorization of the BCHA Board;

NOW, THEREFORE, be it resolved by the Board of Commissioners of the Blaine County Housing
Authority, Blaine County, Idaho, as follows:

1. The Blaine County Housing Authority Board of Commissioners approves and authorizes continued
engagement with Skinner Fawcett, attached and incorporated herein.

2. The Blaine County Housing Authority Board of Commissioners authorizes the BCHA administrative
staff to manage such contract.

DATED this 21 day of January, 2026

ATTEST: BLAINE COUNTY HOUSING AUTHORITY
BOARD OF COMMISSIONERS

Executive Director Chair

Blaine County Housing Authority, 1/16/26, Page 2 of 2



BLAINE COUNTY
HOUSING AUTHORITY

BOARD MEETING AGENDA MEMO

Meeting Date: ‘ January 21, 2026 | Staff Member: | Heather Nicolai

Agenda Item: ‘ Recommendation to Approve Exception Request

Recommended Action:

“I move to approve the Exception Request to allow a current BCHA renter to extend the recertification period for
three months.”

Policy Analysis and Background (non-consent items only):

The renter is requesting an exception to allow more time (approximately 2-3 months) to complete their annual renter
recertification and during that time frame continue to reside in their community home on a month-to-month lease.
The request derives from our current policies requiring renter recertification to occur prior to tenant signing a year
long lease renewal.

Background

A current BCHA renter contacted staff on January 12, 2026, to submit an exemption request to have additional time
to complete their annual recertification. They did not file their 2024 tax returns and asked their accountant to file an
extension, which did not occur. Renter disclosed they are suffering from health problems that have impacted them
but acknowledges that it was still their responsibility to provide all the necessary documentation for recertification.
The renter recognizes their mistake and is actively working with their accountant to rectify this situation. Renter
attempted to E-file their 2024 tax return, but the ability to E-file is unavailable until 1/26/26. Renter has agreed to file
their 2024 taxes via E-file on 1/26/26. The e-filing on average takes 21 days to process. Once the 2024 tax return is
accepted renter will provide BCHA with a copy of the tax return so staff can complete the annual renter
recertification. Landlord is amendable to continuing to allow the current renter to remain in their community home
on a month-to-month lease until recertification can be completed by staff. Not approving this exception request
would force the landlord to not renew the lease with the current renter.

BCHA policies prohibit renters from renewing their lease to occupy a community home without completing their
annual recertification.
“The eligibility of Tenants to lease and occupy Community Housing must be reviewed and verified annually
(i.e., re-certified) to ensure that they continue to meet (a) the priorities and income category that they initially
qualified for the Community Home with and (b) the requirements outlined in Section 2.A.” (Section 3.A.1)

BCHA policies require historic income verification to be provided by applicants and current renters during their
annual recertification.
“Historic income verification: (a) Federal income tax returns for the two most recent years.” (Section
2.C.2)




Staff recommendation: Approve the exemption request for the current BCHA renter to continue to reside in their
community home on a month-to-month lease until BCHA staff is able to complete their annual renter recertification
on the condition that once recertification is complete, the BCHA renter will sign a one-year lease.

The analysis of the Exception Request, if the above conditions are applied, are as follows:

CRITERIA

STAFF RECOMMENDATION

Undue hardship or burden on BCHA

refers to the idea that an accommodation or
modification would be unreasonable to provide.
When determining if an accommodation is
reasonable, courts consider a number of factors,
including:

- Resources: The resources of the entity that
would be providing the accommodation

- Purpose: Whether the accommodation would
undermine the purpose of the requirement

- Nexus: Whether there is a clear connection
between the requested accommodation and

the individual's circumstances

- Fair housing laws: Whether the accommodation
would violate fair housing laws

NO: There is no undue hardship or burden in allowing
the renter to remain in their community home as long
as they continue to proceed in good faith to complete
their annual recertification requirements.

The strict application of the Policies to the Applicant,
Tenant, or Owner causes an undue hardship or
burden, and not merely an inconvenience or issue of
preference, which is unique to the person and
circumstances for which the request is made.

YES: The application of the policies is an undue hardship
as the renter would be forced to leave their community
home and the landlord would be required to vet new
prospective tenants, likely losing out on a month or
more of rental income.

Approval would be consistent with the spirit, purpose,
and intent of the Policies.

YES: The community home would be occupied by and
provide stable housing for a local occupant. The tax
documentation would confirm income level.

Approval will not give the person requesting the
exception an undue or unfair advantage over another
person, but will merely relieve them of the undue
hardship or burden.

NO: This is a temporary solution to a unique situation.

Approval would not conflict with any provisions of the
BCHA Deed Covenant on the property subject to the
request.

NO: Approving the exemption to the policies would
enable them to remain in compliance with the
covenant.

Approval is the only reasonably available remedy to the
undue hardship or burden, and the exception is not
overly broad in its scope

YES: Approving this exemption request allows the
current renter to remain in compliance.

STAFF RECOMMENDATION: Approve the exemption request.

Attachments:

1. Resolution 2026-03

Blaine County Housing Authority, 1/15/26/5/2026, Page 2 of 3




RESOLUTION 2026-03
BEFORE THE BOARD OF COMMISSIONERS
OF THE BLAINE COUNTY HOUSING AUTHORITY
BLAINE COUNTY, IDAHO

A RESOLUTION OF THE BLAINE COUNTY HOUSING AUTHORITY BOARD OF COMMISSIONERS APPROVE AN EXCEPTION
REQUEST

WHEREAS, current BCHA renter is seeking to continue to reside in their community home on a month-to-month lease
until BCHA staff have the required documentation to complete their annual renter recertification on the condition that
once recertification is complete, the BCHA renter will sign a new one-year lease; and

WHEREAS, the BCHA Board and administrative staff agree that the Exception Request meets the criteria, and believe
that the owner’s circumstances necessitate an extension in the annual renter recertification timeframe; and

WHEREAS, the BCHA Board and administrative staff agree