CITY OF STANLEY

May 4, 2026

Dear Stanley Community Members,

Stanley’s dream of providing comfortable, secure, and affordable housing for its workforce is
finally on the verge of becoming a reality. We have engaged a well-respected developer who is
committed to constructing housing that meets the needs and priorities of Stanley area residents, and
who has assembled a top-notch team of planners, architects, engineers to make it happen. In order to
make this project economically feasible, the City will jointly finance the project with the developer by
providing the $4 million grant from Housing and Urban Development and city option tax funds. The
City will continue to control the rules for how the site is developed and managed, and ensure that it
becomes not just affordable, but also an attractive neighborhood where both families and single
workers will want to live. We value our workers and want to provide homes where they can stay and
become long-term members of the Stanley community or provide valued short-term services to
residents and visitors.

I would like to thank Stanley area residents for your continued support for the City’s efforts to
move forward with its workforce housing project. Your participation in town hall and regular city
council meetings, and willingness to share your opinions verbally and in writing is much appreciated
and has been helpful. We have incorporated your ideas and guidance into the legal framework
documents that define how the property will be leased, developed, managed, and financed. Northwest
Real Estate Capital Corp has been a reliable partner in this effort, and we need to approve these
agreements in the next few weeks so that the developer can begin construction this spring and
occupancy can occur on schedule in late 2027.

If you have further questions, please ask the Mayor or City Clerk, or feel free to attend a City
Council meeting.

A brief update on where the housing development effort now stands is attached.

Sincerely.

Tytire

Steve Botti
Mayor
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CITY OF STANLEY

1. Question: What is the status of the proposed lease agreement between the City of Stanley and
Northwest Real Estate Capital Corp.?

Answer: The City signed the Option to Lease agreement with Northwest on February 12, 2026. This
agreement provides some surety to Northwest that the City will negotiate in good faith to complete a
final lease that will allow Phase 1 of the housing to begin. Phase 1 will provide twenty, 1, 2, and 3-
bedroom townhome units on the 4-acre housing site. The option to lease allows Northwest to obtain
financing from a lender to begin construction as soon as the final lease and other agreements discussed
below are signed. The City, Northwest, and the lender all must agree to the final lease terms. Although
the focus of the lease is on Phase 1, the lease will specify the requirements and development
milestones for both Phase 1 and Phase 2 housing. These requirements are discussed in more detail in
the answer to Question #5.

The City’s new housing attorney, John McDevitt, is preparing a draft lease that will allow Northwest to
proceed with Phase 1 housing. He recommends that the city lease the entire 4-acre site to Northwest,
subject to performance milestones for both Phase 1 and Phase 2. If Northwest fails to achieve these
milestones, the City may terminate the lease or remove the portion of the 4-acre parcel not included in
Phase 1 from the lease. Mr. McDevitt believes that leasing the entire 4-acre site, as envisioned when
the City hired the developer, promotes efficient development and avoids the problems associated with
coordinating different developers and multiple developments on the same housing site. These problems
would include financing, integrating housing designs and infrastructure. In addition, if the City does
not lease the entire parcel to Northwest at this time, it will in the future have to repeat the legal steps to
procure another developer, which will include issuing a new Request for Proposals and possibly being
unable to find another developer willing to assume the risk of developing Phase 2. The proposed
ground lease includes a provision that Northwest is committed to continuing with Phase 2 with the
intent to include housing for seasonal workers, subject to approval by the City.

2. Question: Has the City finalized the ground lease, development, regulatory, and financial
partnership requirements with Northwest?

Answer: These agreements are being drafted under the guidance of the City’s housing attorney. All of
these documents will form the legal and management basis for the housing.

The Ground Lease establishes the terms and conditions for leasing the City land to Northwest Real
Estate Capital Corp, along with the obligations for developing workforce housing in two phases.

The Development Agreement will specify infrastructure requirements, including possible geothermal
heating, construction of townhomes, design review by the City, and a commitment to construct Phase 1
and Phase 2.

The Regulatory Agreement will specify the lease terms for individual housing units (not the master
ground lease terms), occupancy requirements and priorities, initial monthly rental rates for the 1, 2, and
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CITY OF STANLEY

3-bedroom townhomes, and procedures for increasing or decreasing the rents. Phase 1 will prioritize
permanent, essential workers, but will not exclude other permanent and seasonal workers.

The Local Option Tax Contribution Agreement between Northwest and the City will specify the terms
under which the City will provide option tax funds to help finance Phase 1 and Phase 2 and help
reduce rental rates.

The Subrecipient Grant Agreement specifies the terms under which the City will transfer the $4 million
HUD grant to Northwest to help make the project financially feasible and fulfill Congressional
requirements.

As these documents are developed, they will be made available to the Stanley community and
discussed in future town hall and regular city council meetings.

3. Question: What is the status of the site plan and completing the HUD environmental assessment
and wetlands impact assessment for Army Corps of Engineers?

Answer: Northwest’s planning team has almost completed the site plan for Phase 1. The plan will
display the public water system, geothermal heating system, electrical, sewer, and access road
infrastructure as well as the location of the buildings.

The final site plan is required in order to complete the historic resource impact assessment for the State
Historic Preservation Office (SHPO) and for the wetlands impact assessment by the Army Corps of
Engineers. SHPO will assess the visual impact of the housing on the historic Stanley Museum, and the
Army Corps will adjudicate the impacts, if any, to jurisdictional wetlands and possible mitigation
measures for such impacts.

4. Question: Has the City engaged consultants to assist with planning, designing, and implementing
the housing project?

Answer: Yes. The City hired John McDevitt, a housing attorney with Skinner, Fawcett, LLC., to
prepare the draft ground lease and other agreements with Northwest. Mr. McDevitt has extensive
experience in the legal aspects of leasing and managing affordable workforce housing projects.

The City hired Perspective Planning and Consulting, supported by Mountain West
Engineering, to assist the City with project management tasks and oversight, such as:

e Reviewing plans, drawings, and specifications to ensure the project meets the needs and goals of
the City.

e Reviewing financial plans including the financing pro forma from Northwest to ensure that
financial assumptions are reasonable and defensible.
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e Assisting the City with review of the ground lease with Northwest, and for defining the
development, regulatory, and financial requirements to ensure that the City maintains
appropriate control over the project.

e Monitoring and ensuring adherence to all City, State, and Federal (including HUD) regulations,
policies, and procedures.

e Tracking and reporting on project schedules and performance milestones.

e Assisting the City in securing Forest Service Special Use Permits.

e Performing on-site inspections during all phases of construction for compliance with contract
specifications, materials, and quality.

e Conducting job site visits to monitor adherence to schedule and budget.

Carissa Connelly (Ketchum and Blaine County Housing Director), Jade Riley (Ketchum City
Administrator), and Morgan Landers (Planning and Building Director for Ketchum) all have
generously agreed to share their expertise, without charge, relating to ground leasing, funding, and
management requirements for affordable and workforce housing development.

5. Question: What is the expectation for future housing development on the site?

Answer: Northwest intends to construct workforce housing in addition to Phase 1. It is anticipated that
Phase 2 housing will focus on seasonal workers, but may accommodate some permanent workers if
Phase 1 does not satisfy the need. This housing will further the City’s vision of an integrated housing
community serving the entire Stanley workforce, The Phase 2 housing plan will be informed by the
lessons learned from Phase 1, and by further involvement from the community in determining the
scale, design, and occupancy priorities of the housing. Phase 2 housing will benefit from, and must be
integrated with, the infrastructure for Phase 1. The current draft of the Development Agreement will
require Northwest to submit a preliminary design for Phase 2 by the end of 2028 with construction
possibly beginning within a year after that. Northwest’s intent is to begin planning for Phase 2 as soon
as construction for Phase 1 is underway.

Townhome preliminary rendering
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