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WORKFORCE HOUSING REGULATORY AGREEMENT
Bluebird Bend, a workforce housing project 
Stanley, Idaho
[bookmark: _Hlk223430127][bookmark: _Hlk225255064][bookmark: _Hlk224548062]This Workforce Housing Regulatory Agreement (this “Agreement”) between City of Stanley, Idaho, an Idaho municipal corporation (“City”) and Northwest Bluebird Bend LLC, an Idaho limited liability company corporation (“Northwest Bluebird”) is entered into and dated ____________, 2026 (“Effective Date”).
RECITALS
A. City owns the real property located at 50 Museum Drive, Stanley, Idaho, that is legally described in Exhibit A hereto (the “Property”).
B. City desires to develop the property for workforce housing and selected Northwest Real Estate Capital Corp., an Idaho nonprofit corporation (“Northwest”), as the developer, which with the consent of the City  has assigned its rights and obligations to develop the property to Northwest Bluebird, a wholly owned limited liability company of Northwest. 
C. Northwest Bluebird will develop Phase I of the workforce housing project on the Property commonly known as Bluebird Bend consisting of 20 units and, subject to certain conditions, may also develop Phase II with the number of units to be determined (collectively, the “Project”).
D. The parties intend the Project to be used exclusively for Local Employees and agree to enter into and record this Agreement to set forth the covenants that govern the Project. 

AGREEMENT
The parties agree as follows:
1. DEFINITIONS
In addition to the terms defined above, the following terms shall have the meanings set forth below.
Business – A business that has a City business license. 
Commencement Date – The date of first occupancy of the Project.
Dependent – As defined by the Internal Revenue Service.
Household – Includes two or more people related by birth, marriage, or adoption living together and/or two or more people who are living together and sharing finances.
Letter of Approval – All applicants must provide a letter of approval from their employer. The Letter of Approval must state the organization/business/agency’s name, the tier in which the applicant is qualified under, that they are an essential employee of the organization/ agency/ business, and that the organization/ agency/ business does not have adequate housing available. The letter must be signed by the head of the organization/business, or local agency administrator.
Local Employee – A Permanent Employee, Temporary Employee, or First Responder as defined herein. Employees that create, own and/or manage short-term vacation rentals, who have online or remote businesses, or are employed as a remote worker are not Local Employees.
Local Employer – A business, government agency, or non-profit whose business or operation activity is primarily located within Stanley and its Environs, whose business employs person(s) physically working within Stanley and its Environs. Employers that create, own and/or manage short-term vacation rentals or who have online or remote businesses are not Local Employers. 
Permanent Employee – A person who is employed or offered employment and is working for a minimum of 1,500 hours per calendar year (average of 30 hours per week) for one or more Local Employers or is self-employed. An employee is considered a Permanent Employee if the employee experiences a temporary break in employment due to a personal or family health issue that would entitle the employee to leave under the Family and Medical Leave Act, regardless of eligibility requirements. Exceptions to the minimum work hours include any employee of an organization or government agency specifically listed by name within any Tier.
Primary Residence – The sole and exclusive place of residence for at least 9 out of every 12-month period.
Roommate – Two or more people living together that do not meet the definition of a Household as defined herein.
Stanley and its Environs – A 2-mile buffer on each side of Hwy 21 from the Custer-Boise County line on Hwy 21 north then southeast to the junction between Hwy 21 and Hwy 75; and a 2-mile buffer on each side of Hwy 75 from Custer-Blaine County line north then east to the Section Line between Township 11 North, Range 15 East and Township 11 North, Range 16 East. The eastern boundary of Stanley and its environs matches the Stanley Community Public Library District Boundary and the Salmon River Clinic Hospital District. A map of Stanley and its Environs is attached hereto as Exhibit B.
Temporary Employee – A person who is employed and is working less than 1,500 hours per calendar year or working for 8 months or less of the calendar year.
2. TERM
[bookmark: _Toc224547828]Term. The term of this Lease shall be for a period of sixty-five consecutive years commencing on Effective Date and expiring __________, 2091. Unless otherwise provided, the word “Term,” shall mean the initial term and any extensions. 
a. The Term may be changed by written agreement of the parties. 
b. Upon the expiration of the Term, City and Northwest Bluebird will execute and record an instrument terminating this Agreement. Execution and recording of such instruments shall not be necessary or a prerequisite to the termination or expiration of this Agreement according to its terms. 
[bookmark: _Toc224547829]Extension.  Northwest Bluebird may extend the initial term of this Lease for an additional 5 years, subject to all the same provisions of this Lease. Northwest Bluebird’s right to exercise the option to extend is subject to the following conditions: 
c. within 60 days of the expiration of the Term, Northwest Bluebird shall give City written notice, exercising the option to extend (“the Extension Notice”), 
d. this Lease shall be in effect at the time the Extension Notice is given through the end of the Term, and 
e. Northwest Bluebird shall not be in Default at the time of the Extension Notice. 
When Northwest Bluebird has rightfully exercised its option to extend, the parties shall execute a memorandum to be lawfully recorded after the commencement of the renewal period of the Lease. City shall not unreasonably withhold, delay, or condition execution of the extension.
3. OCCUPANCY
Northwest Bluebird represents, covenants and agrees as follows:
that the Project is being developed to provide residential rental property, and that Northwest Bluebird shall hold, manage and operate the Project as a project comprised of residential dwelling units and facilities functionally related and subordinate thereto;
that none of the housing units shall be leased for a period of less than one (1) year, unless a tenant requests to be let out of a lease early (penalties may apply);
that tenants shall receive, at minimum, 60 days’ notice if the tenants lease will not be renewed.
[bookmark: _Ref216362641]that at all times during the Term, the housing units will be leased only to Local Employees or Local Employers
that all Local Employee applicants must provide a Letter of Approval from their employer.
4. [bookmark: _Ref216359285]APPLICANT PRIORITIES
Northwest Bluebird shall prioritize leasing to applicants using a tiered system, with Tier 1 having the highest priority and Tier 5 the lowest priority. 
a. Priority within tiers shall be given to the applicant who has been on the waitlist the longest. Applicants are not prioritized within tiers. 
b. Applicants will be placed in the highest tier for which they qualify. 
c. Applicants may apply for more than 1 type of unit.
d. Priority shall be associated with the type of unit an applicant requests i.e., if a Tier 1 applicant only requests a 1-bedroom unit and there are vacant 2-bedroom units, the applicant won’t be offered the 2-bedroom unit. Instead, the next priority applicant for a 2-bedroom unit will be offered the 2-bedroom unit. 
e. An applicant will be removed from the waitlist of a specific unit type if they turn down an offer for that type of unit. They may remain on the waiting list for other types of units.
f. Leases will be renewed based on the tenant’s Tier qualification at time of renewal. Tier 1 and Tier 2 will be group together for lease renewal priority. Tenants will not have leases terminated early if a higher priority applicant is looking for housing.
g. If a current tenant wants to change to a different size or location of unit they may apply as a new applicant. This will not jeopardize any part of their current lease or their ability to renew their lease.
h. Applicants with Dependents:
1) Will have priority for 3-bedroom units within their tier regardless of how long they have been on the waitlist.
2) Will have priority over a renewing tenant of the same tier. That renewing tenant will be offered another unit immediately at the end of their lease or the option to extend the lease until another unit is available provided there are no other tenants with higher priority.
Tier 1 Essential – This tier shall be assigned to Permanent Employees in the following professions:
i. Stanley School Employee; Capped at 4 units
j. Salmon River Clinic Employee Capped at 2 units
k. Stanley City Government Employee, does not include elected officials, Capped at 3 units
l. Stanley Post Office Postal Worker, Capped at 2 units
m. Stanley Sewer Association Employee, Capped at 1 units
n. Custer County Law Enforcement Employee with the primary duty area of Stanley and its Environs, Capped at 1 units
o. Stanley Community Library Employee Capped at 2 units
p. Sawtooth Search and Rescue Employee or Volunteer, Capped at 1 units
q. Sawtooth Valley Rural Fire Department Employee or Volunteer, Capped at 2 units
r. Stanley Ambulance Employee or Volunteer, Capped at 2 units
s. Local Employer providing housing for an employee that meets Tier 1 requirements
Tier 2 Worker – This tier shall be assigned to Permanent Employees in the below professions or Businesses. A maximum of 1 employee per Business, organization, or agency may qualify in Tier 2. 
t. Managers & Skilled Laborers (mechanic, plumber, electrician, equipment operator, builder etc.) 
u. Stanley-Sawtooth Chamber of Commerce Employee
v. Non-profit Employee
w. County, State, and Federal Employee with duty station listed as Stanley and its Environs. Remote workers with a local duty station do not qualify
x. Essential employee that would qualify in Tier 1 but is over the cap number
y. Local Employer providing housing for an employee that meets Tier 2 requirements
Tier 3 Worker – This tier shall be assigned to Permanent Employees in the profession or Businesses listed in Tier 2. A maximum of 1 employee per Business, organization, or agency may qualify in Tier 3.
Tier 4 Worker – This tier shall be assigned to Permanent Employees or Local Employers providing housing for a Permanent Employee. There are no maximum number of employees per business, organization, or agency in this tier. 
Tier 5 Worker – This tier shall be assigned to Local Temporary Employees or Local Employers providing housing for a Local Temporary Employee.
5. QUALIFIED TENANTS
[bookmark: _Ref216372245]Northwest Bluebird shall only lease units to tenants that meet the following criteria:
a. At least one adult is a Local Employee.
b. No tenant, member of the tenant’s Household, or Roommate may own developed residential real estate, tiny home, and/or a mobile home, in Stanley or its Environs (including shared inheritance of more than 50% ownership). If an applicant currently owns a home but plans to sell, the applicant must provide adequate proof of marketing and a listing agreement with an agent. 
c. The applicant/applicant Household must confirm that they will occupy the unit as their Primary Residence and will physically reside in the unit at least 9 out of any consecutive twelve 12-month period.
d. Tenants may not sublet their unit. Roommates are allowed but must be named on the lease.
Local Employers may lease a unit for their employees. Subtenants of a Local Employer must meet the criteria in Section 5.1 above. 
Should the tenants of a unit lose qualifying employment, the lease shall remain in effect through the end of the lease term. 
6. RENT LIMITATIONS
The maximum monthly rent for the year following the commencement date is set forth in the table below:
	# of Units
	Unit Type
	Garage
	Est. Living Space
	Est. Garage Space
	Rent per month 

	2
	1 bedroom ADA
	none
	734
	-
	$1,000

	2
	1 bedroom
	none
	876
	-
	$1,000

	4
	1 bedroom
	garage
	809
	426
	$1,300

	4
	2 bedroom
	none
	1,271
	-
	$1,500

	4
	2 bedroom
	garage
	1,271
	730
	$1,800

	2
	3 bedroom
	none
	1,345
	-
	$2,000

	2
	3 bedroom
	garage
	1,345
	730
	$2,300


If the project comes in below budget or the contingency is not used, first year rents will be reduced.
Northwest Bluebird may increase rents on an annual basis at lease renewal. Any rent increases shall be based on the Consumer Price Index. Any rent increases above 4%, even if based on the CPI, must be approved by the City.
By June 30 each year Northwest Bluebird shall provide the City with a financial audit. Using the audit, the City shall evaluate Northwest Bluebird’s profit. Profit is defined as: profit = rental income - (operations costs + loan service). If the ratio of profit/rental income exceeds 0.3, Northwest Bluebird shall reduce each tenant’s rent by an equal percentage to reduce the ratio to 0.3 or less. (FURTHER DEFINITION COMING
7. OPERATION OF THE PROJECT 
Except as expressly limited by this Agreement, Northwest Bluebird will have the right to operate the Project in accordance with policies and practices that Northwest Bluebird deems desirable.
Northwest Bluebird shall keep the Project in a state of good repair and habitable condition. 
This Agreement is designed and intended to be implemented by the management staff of the Project in the ordinary course of business without the need to consult Northwest Bluebird (except when such management staff deems it necessary or desirable to do so).
Nothing in this Agreement will require Northwest Bluebird to lease any housing unit, or renew the lease, to any Local Employee that does not meet Northwest Bluebird’s then-current tenant screening or renewal criteria for the Project, as long as such screening or renewal criteria is not inconsistent with this Agreement. Northwest Bluebird’s tenant screening and renewal criteria may include any lawful screening or renewal requirements, including those related to the conduct, rental history, employment history and criminal history of any person comprising the Local Employee.
Nothing in this Agreement limits Northwest Bluebird’s right to enforce (or discretion not to enforce) the terms of any lease or other agreement.
8. COMPLIANCE
During the Term, Northwest Bluebird shall obtain on an annual basis, and maintain on file, a sworn Local Employee self-certification from each tenant residing within the Project, and shall make such certification reasonably available to City upon request (which may have personally identifiable information redacted).
[bookmark: _Hlk225255445]Northwest Bluebird shall prepare and submit to City, commencing one year following the Commencement Date and on or before January 31 of each year thereafter, a Certificate of Continuing Program Compliance executed by Northwest Bluebird substantially in the form attached to this Agreement as Exhibit C (or as otherwise approved by Northwest Bluebird and City), which must include a list of tenant employers.
The City may, no more frequently than once a year, audit Northwest Bluebird’s records to confirm compliance with this Agreement. If City elects to audit Northwest Bluebird’s compliance with this Agreement , then Northwest Bluebird will make available any documents in Northwest Bluebird’s files that are reasonably requested by City, insofar as such documents are reasonably necessary to verify Northwest Bluebird’s compliance with the terms of this Agreement. However, Northwest Bluebird may redact any personally identifiable information from such documents. Further, in conjunction with such audit, Northwest Bluebird shall give specific answers to questions from City with respect to the occupancy, operation, and condition of the Project, insofar as such information is reasonably necessary for City to verify Northwest Bluebird’s compliance with the terms of this Agreement. 
The City may inspect the Project to ensure it is in a state of good repair. If City elects to inspect the Project, it will provide Northwest Bluebird with two (2) days’ notice. Unless the City discovers significant issues with the state of the Project, or the City has other reasonable cause, the City will not inspect the Project more than once a year.   
If the City finds that Northwest Bluebird is not complying with the terms of this Agreement, it may assess a fine to Northwest Bluebird as set forth in the Fine Schedule attached as Exhibit D. The Fine Schedule may be amended from time to time by the City with the written consent of Northwest Bluebird, however, the amended Fine Schedule shall not be recorded. Northwest Bluebird may contest an assessed fine as set for in the Fine Schedule. 
9. [bookmark: _Ref216281694]BINDING EFFECT; TRANSFER OF THE PROJECT
This Agreement runs with the Property and will be binding on Northwest Bluebird and any future operator of the Project.
Prior to any sale or transfer of any portion of the Project, Northwest Bluebird agrees to secure from the transferee and provide City with a written instrument stating that the transferee will assume, in full, the duties of Northwest Bluebird under this Agreement.
10. INVOLUNTARY LOSS OR SUBSTANTIAL DESTRUCTION OF THE PROJECT
The requirements of this Agreement shall terminate and be of no further force and effect in the event of involuntary noncompliance with this Agreement caused by fire, seizure, requisition, foreclosure, condemnation or a similar event, but only if, within a reasonable period thereafter, amounts received as a consequence of such event are used to provide a project which meets the requirements of this Agreement.
11. NO DISCRIMINATION
There shall be no discrimination against, or segregation of, any person or group of persons on account of disability, race, color, creed, religion, sex, sexual orientation, gender identity/expression, marital status, familial status, ancestry, or national origin in the sublease, transfer, use, occupancy, tenure, or enjoyment of housing units, nor shall Northwest Bluebird or any person claiming under or through Northwest Bluebird establish or permit any such practice or practices of discrimination or segregation with reference to the use or occupancy of the Project.
12. REMEDIES UPON DEFAULT
Notice; Opportunity to Cure. Northwest Bluebird will not be in breach of this Agreement unless Northwest Bluebird fails to substantially comply with terms of this Agreement and fails to take commercially reasonable efforts to cure the substantial noncompliance within 30 days after the date of a notice from City specifying the substantial noncompliance. If the nature of the substantial noncompliance reasonably requires longer than 30 days to cure, then Northwest Bluebird will have a reasonable period to cure as long as Northwest Bluebird commences to cure within the 30-day period and continues with commercially reasonable efforts until the noncompliance is cured. 
Remedies. 
a. The City’s assessment of a fine pursuant to Section 8.5 does not automatically constitute a breach. However, the City may provide Northwest Bluebird with notice of noncompliance pursuant to Section 12.1 in addition to assessing a fine. 
b. Upon breach of this Agreement by Northwest Bluebird, City may, without further notice, declare a default under this Agreement, effective on the date of such declaration, and thereupon City may, in addition to those actions permitted by law, apply to any court for specific performance of the covenants and agreements, for an injunction against any violation of such covenants and agreements, or for such other relief as may be appropriate since the injury to City arising from a default under any of the terms of this Agreement would be irreparable and the amount of damage would be difficult to ascertain. Northwest Bluebird expressly agrees that City shall be entitled to recover from Northwest Bluebird all costs and expenses incurred by City in enforcing this Agreement or responding to any default, including, without limitation, City’s staff time, reasonable attorneys’ fees, court costs, and litigation-related expenses, whether incurred in connection with judicial proceedings, administrative proceedings, or otherwise so long as City is the prevailing party. City’s election to pursue any one or more of the above remedies shall not be construed to preclude or to be a waiver of City’s right to pursue any other action necessary to enforce the rights of City under this Agreement until such time as City, in its discretion, determines that Northwest Bluebird is again in a position to operate the Project in accordance with the terms of this Agreement. 
No Other Beneficiaries. City is the only beneficiary of Northwest Bluebird’s obligations under this Agreement. If any person believes that Northwest Bluebird has not complied with the terms of this Agreement, then such person may notify City.
No Northwest Bluebird Default for Tenant Defaults. Northwest Bluebird will not be in breach of this Agreement if the alleged breach arises from a tenant who (a) ceases remain a Local Employee; (b) provides false or inaccurate information to Northwest Bluebird; (c) breaches any obligations to Northwest Bluebird; or (d) engages in any act or omission that would be a breach of this Agreement (a “Tenant Breach”). If Northwest Bluebird has actual knowledge of a Tenant Breach, then Northwest Bluebird will take appropriate action that Northwest Bluebird reasonable calculates to cure the Tenant Breach. Such appropriate action many include, but is not limited to, (1) working with the tenant to cure the Tenant Breach within a reasonable time; (2) terminating or electing not to renew the tenant’s lease; and/or (3) taking action to evict the tenant.
13. AMENDMENTS
This Agreement may not be altered, modified or amended except in a written instrument signed by the parties and recorded in the real property records of Custer County, Idaho.
14. ADDRESS FOR NOTICES
All notices required to be given by either party under this Agreement must be in writing and will be deemed delivered upon receipt by the party. Notice may be given by personal delivery, by courier or by United States certified mail, return receipt requested, addressed as provided below. Each party may update their notice address by notice to the other parties as provided herein.
	To City:
	To Northwest Bluebird:

	City of Stanley
Attention: Mayor
P.O. Box 53
Stanley, Idaho 83278
	Northwest Bluebird Bend LLC
c/o Northwest Real Estate Capital Corp.
Attention: President
210 West Mallard Drive, Suite A
Boise, Idaho 83706


15. GENERAL
Foreclosure. This Agreement will survive the foreclosure of any financing on the Property.
Governing Law. This Agreement shall be governed by Idaho law.
Attorneys’ Fees. If either party files an action to enforce this Agreement, then the substantially prevailing party will be entitled to recover attorneys’ fees and litigation expenses from the non-prevailing party.
Severability. The invalidity of any clause, part or provision of this Agreement shall not affect the validity of the remaining portions.
Interpretation. The headings contained in this Lease are for the convenience of reference only and shall not be considered in the construction or interpretation of any provision hereof.
Counterparts. This Agreement may be executed in counterparts which together constitute a single document. Any signature page to any counterpart may be detached and thereafter attached to another identical counterpart without impairing the legal effect of the signatures.

City and Northwest Bluebird have executed this Agreement as of the Effective Date. 

CITY OF STANLEY, Idaho
a municipal corporation


By:_______________________________
 				      Steve Botti, Mayor

	On this ___ day of ______________, 2026, before me, the undersigned Notary Public, personally appeared STEVE BOTTI, known to me to be the Mayor of the City of Stanley, Idaho, a municipal corporation, who executed the municipal corporation name to the within instrument for the purposes therein contained, and acknowledged to me that they executed this instrument on behalf of said municipal corporation.

	IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and year first above written.


												
( S E A L )					NOTARY PUBLIC for Idaho
						Residing at 			, therein.
						My Commission Expires: 					


NORTHWEST BLUEBIRD BEND LLC, 
an Idaho limited liability company

By:	NW Bluebird Bend Manager LLC,
	an Idaho limited liability company,
	its Managing Member

	By:	Northwest Real Estate Capital Corp.,
		an Idaho nonprofit corporation,
		its Sole Member

		By: 					
		Name: 	Noel Gill
		Title: 	President			

		
	On this ___ day of ______________, 2026, before me, the undersigned Notary Public, personally appeared Noel Gill, known or identified to me to be the President of Northwest Real Estate Capital Corp., the Sole Member of NW Bluebird Bend Manager LLC, an Idaho limited liability company and the Managing Member of Northwest Bluebird Bend LLC, an Idaho limited liability company, and acknowledged to me that they executed said instrument on behalf of said limited liability company and acknowledged to me that such limited liability company executed the same.

	IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and year first above written.


												
( S E A L )					NOTARY PUBLIC for Idaho
						Residing at 			, therein.
						My Commission Expires: 					
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EXHIBIT C
CERTIFICATE OF CONTINUING PROGRAM COMPLIANCE

Northwest Bluebird Bend LLC, an Idaho limited liability company (“Northwest Bluebird”) certifies, with respect to the Workforce Housing Regulatory Agreement between Northwest Bluebird and the City of Stanley, Idaho (the “City”) dated [               ] (“Regulatory Agreement”) that during the period January 1, 20__ through December 31, 20__:

1. All leases entered into for Bluebird Bend were not for a term of less than 1 year.
2. All Bluebird Bend housing units were leased to qualified Local Employees.
3. Bluebird Bend is in a state of good repair and habitable condition.
4. Northwest Bluebird has received an annual Local Employee self-certification for each tenant.
5. The employers of Bluebird Bend tenants are:
·  
·  
·  
6. Northwest Bluebird is in compliance with all other provisions of the Regulatory Agreement.

All capitalized terms not defined in this Certificate have the meaning given in the Regulatory Agreement. 


	By:
	Northwest Bluebird Bend LLC






	Its:
	


	Date:
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EXHIBIT D
FINE SCHEDULE (EDITS COMING TO AMOUNTS)
The City of Stanley, Idaho (“City”), may assess Northwest Bluebird Bend LLC, an Idaho limited liability company (“Northwest Bluebird”), a fine for noncompliance with the Workforce Housing Regulatory Agreement (“Agreement”) dated [_________], 2026, pursuant to Section 8.5 of the Agreement. This Fine Schedule sets forth the fine amounts and the procedures related to fines. 

1. Fine amounts: 
a. If more than 5 of the tenant files are incomplete or missing documents – $5,000 for the first violation within a 12 month period; every week after the first fine is accessed that is a continued violation will constitute a separate violation and incur a separate fine
b. If the Certificate of Continuing Program Compliance is more than one (1) month late – $3,000 for the first violation within a 12 month period; every week after the first fine is accessed that is a continued violation will constitute a separate violation and incur a fine of $300
c. If a unit is rented to a non-qualified tenant – $5,000 for the first violation within a 12-month period; every month after the first fine is accessed that is a continued violation will constitute a separate violation and incur a fine of $2,500
d. If there are more than 5 areas that need significant repair – $8,000 for the first violation within a 12 month period; every week after the first fine is accessed that is a continued violation will constitute a separate violation and incur a fine of $1000
2. The City shall provide written documentation substantiating any fines within two weeks of completing an audit or inspection.
3. Within 30 days of Bluebird’s receipt of the fine, Northwest Bluebird shall:
a. Pay the fine; or
b. Provide written notice to the City that Northwest Bluebird contests the fine. 
4. If Northwest Bluebird elects to contest a fine, the matter will be placed on the City Council’s agenda within one month of the City’s receipt of the contest. During the City Council meeting, Northwest Bluebird shall have the opportunity to present any information to refute the assessment of a fine. The City Council shall evaluate the written documentation substantiating the fine and any refuting information presented by Northwest Bluebird and decide to uphold or withdraw the fine. The City Council’s decision shall be final.  
5. Any fines the City collects shall be deposited into the City treasury for the use and benefit of the City’s general fund. 
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