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October 18, 2019

Dr. Brady D. Dickinson, Ph.D.
Director of Operations RE: Commercial Office Building
Twin Falls School District #411 160 Gooding Street West
201 Main Avenue West Twin Falls, Idaho 83301
Twin Falls, Idaho 83301

Dear Mr. Dickinson:

In accordance with your authorization,  I have performed a Restricted Use Appraisal
Report of the commercial/office building located at 160 Gooding Street West, Twin Falls,
Idaho.

The Restricted Use Appraisal Report is intended to comply with the reporting
requirements set forth under all of Standards Rule 2-2(B) of the 2018-2019 Uniform
Standards of Professional Appraisal Practice for a restricted use appraisal report.  As such,
it presents no discussions of the data, reasoning, and analyses that were used in the appraisal
process to develop the opinion of value.  Supporting documentation concerning the data,
reasoning, and analysis is retained in our file.  The depth of discussion contained in this
report is specific to your needs and for the intended use as indicated below.  We are not
responsible for unauthorized use of this report.  

As a result of my analyses and studies made, and subject to the Assumptions and
Limiting Conditions included within this report,  I have established an opinion  that  as of 
October 16, 2019,  the “as is” current market value for the subject property, according to its
present zoning restrictions, was estimated to be:

 THREE HUNDRED TWELVE THOUSAND DOLLARS

($312,000.00)

Thank you for this opportunity to be of service to you.

Sincerely,

Douglas D. Vollmer, SRA, SRPA
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CLIENT AND INTENDED USERS

Brady Dickinson, Ph.D.
School District Staff
Twin Falls School District Board

The Restricted Use Appraisal Report l imits the use of the report to the client and the
appraiser’s opinions and conclusions set forth in the report may not be understood
properly without additional information in the appraiser’s workfile.

APPRAISER

Douglas D. Vollmer, SRA, SRPA
Certification No. CGA-53, State of Idaho
Certification No. A.0000610-CG, State of Nevada

COMPETENCY PROVISION AND APPRAISER DISCLOSURES

The appraiser has completed numerous land and commercial appraisals on similar
properties over the past several years in the Magic Valley area.  It is noted that although I own
an interest in several properties in the area, it has not influenced my impartiality.  I have 
performed services on the subject in the past 3 years.

SUBJECT
Commercial/Office Building
160 Gooding Street West
Twin Falls, Idaho 83301

PURPOSE OF THE APPRAISAL

The purpose of this appraisal was to estimate the market value opinion of the fee simple
estate of the subject property. (See Definition in Addendum for Fee Simple Estate.)

INTENDED USE OF REPORT

For the sole purpose of estimating a market value for potential purchase purposes. (See
Definition in Addendum for Market Value) 

INTEREST VALUED

Fee Simple  (See Definition in Addendum)

EFFECTIVE DATE OF VALUE

October 16, 2019

DATE OF REPORT

October 18, 2019

The acceptance and/or use of the appraisal report by the client or any third party
constitutes acceptance of the Assumptions and Limiting Conditions set forth in the following
paragraphs and in the Addendum. The appraiser’s liability extends only to the specified client,
not to subsequent parties or users. The appraiser’s liability is limited to the amount of the fee
received for the services rendered.

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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APPRAISAL DEVELOPMENT AND REPORTING PROCESS

SCOPE OF WORK 

The appraiser is required to identify the scope of work sufficient to produce credible
assignment results that are supported to the degree necessary for the intended use of the
assignment.  It is important that both the appraiser and the client fully understand the scope
of work to ensure that it is appropriate for the intended use of the assignment.  This requires
that the appraiser must identify the problem to be solved, determine the scope of work
necessary to develop credible assignment results and to disclose the scope of work in the
report.  It is the intent of this assignment that all appropriate data regarded to be pertinent to
the development of this appraisal be collected, confirmed and reported in conformity with
the 2018-2019 Uniform Standards of Professional Appraisal Practice (USPAP) in conformity
with the intended use of the assignment. 

The Scope of Work sufficient to produce credible appraisal assignment results for the
subject property is described as follows:

1. The basic problem(s) to be solved associated with achieving credible appraisal
assignment results are identified as:  (1) Produce an opinion of market value
supported by an analysis of comparable market data;  (2) The highest and best use of
the comparable sales will focus on commercial/office building uses.

2. An inspection of the subject land is required for this assignment.

3. Discussions between the client and appraiser resulted in agreement that the
appropriate report type for this assignment is a Restricted Appraisal Report in a
narrative report format.

4. The appraisal client and any other intended users, intended use of the appraiser's
opinions and conclusions, type and definition of value, effective date of the
appraiser's opinions and conclusions and subject of the assignment and its relevant
characteristics are described in detail elsewhere in this report.

5. The appraiser(s) reserves the right to alter statements, analyses, conclusions, or any
opinions of value in the appraisal if any new facts pertinent to the valuation process
are discovered which were unknown when the appraisal report was prepared.

My concluded market value opinion developed herein is not based on extraordinary
assumptions or hypothetical conditions.

6. Property inspection contact:     Fran Florence

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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APPRAISAL DEVELOPMENT AND REPORTING PROCESS

SCOPE OF WORK, CONTINUED

7. Information concerning the subject property, if any, was obtained from:  Client, 
Realtor, Public Records, and Inspection 

8. A Land Valuation Analysis will not be completed for this assignment.

9. A Sales Comparison Approach to Value will be completed for this assignment. 

10. An Income Capitalization Approach to Value will not be completed for this
assignment.

11. A Cost Approach to Value will not be completed for this assignment.

12. The assignment requires a summary description of the improvements.

13. This assignment requires a summary description of the land.

14. Comparable sales have been obtained, if any, from in-house appraiser data files,
confirmation with buyers and sellers, public property records, assessor's office, real
estate brokers, data sources available to REALTORS and Appraisers, and data sharing
with outside real estate professionals.

15. Appropriate research will be conducted pertaining to current market conditions
relating to the specific market demand for the subject property.  The geographic area
to be searched for data generally will be the Twin Falls area. 

The opinion of value conclusion for the subject real estate involves a reconciliation
of the previous indications of value which are regarded to meaningfully contribute to this
appraisal assignment.  The valuation analyses are described in detail elsewhere in this report
together with a statement explaining the exclusion of any of the three traditional valuation
methods.  Consideration of these valuation analyses along with professional judgement forms
the basis for an opinion of value.

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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LOCATION DESCRIPTION

(See Neighborhood and Aerial Maps in Addendum)

The subject's neighborhood has, since it was originally developed in the early 1900's,
always been recognized as the "Downtown Business District."  Early on, commercial uses
tended to locate near the number one corner of Main and Shoshone.  This is still true today,
but the Second Avenues are also desirable locations due to the traffic count.  Though Blue
Lakes Boulevard North now commands higher rents and prices, the downtown still remains
viable for existing structures.

In any event, it is unlikely that there will be much construction of new retail buildings
for the foreseeable future.  One bright spot is the conversion of older warehouse buildings
into office/retail space.  Several of these conversions have been done over the last few years
and it is likely that this trend will continue.  Some buildings have been torn down, or are in
the process of being replaced with newer, larger buildings.

The neighborhood is well liked by the population of the city.  It boasts a large
professional work force and support and service companies such as restaurants.  It has been
mostly stable in terms of rents, values and vacancies, but this is changing.  Retail shops tend
to be housed in smaller structures.  Renewed interest in the subject neighborhood is being
experienced and this should continue as the rents and values are inexpensive when compared
to alternative properties on Blue Lakes Boulevard.  As demand increases in downtown, it is
likely that values and rents will rise.  This also will have a tendency to lower vacancy rates. 

For the short term, it is probable that buildings here will be strong in their values. 
Reasonable proximity to parking is a plus, distant or inadequate parking is a detriment. 
On-site parking, however, will be viewed in a positive light.  As a majority of the city
population is in favor of the city helping keep downtown viable, it is likely it will continue
to be a vital part of the community.   It is doubtful, however, that any major retail structures
will be built here in the immediate future.  Some trend of conversion from warehouse to
office/retail will occur as the needs of the area's commercial community dictate.  The
downtown area has experienced some growth of new office buildings, i.e., several new office
buildings and banks have been constructed or remodeled the past few years.  Several
warehouses have been converted to other uses such as retail stores, restaurants, and a 3-story
building was remodeled into a condo/office building.  This demand continues as several
projects are in the inquiry stage or on the “drawing board”.

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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LOCATION DESCRIPTION, CONTINUED

The property being appraised is located in the central portion of downtown Twin
Falls.  The immediate area consists of a mixture of commercial uses, such as small retail
stores, restaurants,  a mixture of professional office users, and a considerable amount of other
service providers.  This area enjoys a great deal of local traffic, Second Avenue West is U.S.
Highway 30.  This traffic traverses through the neighborhood and passes on the front of the
subject property on a one-way street going east.  This area shows strong values and demand
due to the strong economy.  

Conclusions:

The neighborhood is currently showing a trend to strong rents and values.  In
comparison to other similar areas in Twin Falls, the subject neighborhood is considered good
near the subject.  This area is known as the business community downtown Twin Falls  as
it is one block to the center of town.

SITE DESCRIPTION

(See Photos, Site Maps, Flood Map and Zoning Map in the Addendum)

According to the Assessor’s records and inspection, the subject site is situated at the
northwest corner of Gooding Street West and Second Avenue West.   It has 75' of frontage
along Gooding Street and 100' to the west along the alley, for a total of 7,500 s.f.  There is
curb, gutter, and sidewalks.  It is zoned CB (Central Business) with a parking overlay by the
city of Twin Falls.  It is not located in a flood zone.

Surrounding the building in all directions is a mixture of commercial, retail,
apartments, offices, and single family residences.  Immediately east across the street is an
office/retail facility; to the north, south and east are office buildings and residential uses. 

DESCRIPTION OF IMPROVEMENTS

(See Photos, Assessor’s Sketch, and Floor Plan in Addendum)

According to the Assessor’s records, inspection, and floor plans provided by the
Realtor,  the main floor contains approximately 5,380 s.f., plus a small basement of no value.

The building has stucco over brick siding, and the roof is a built-up mop asphalt roof. 

The entryway has tile floor with glass doors.  There are three heating systems:  the
main system is a gas force warm air unit; and two are wall-mounted systems.  There are
painted wallboard walls and ceilings throughout the building with ceiling-mounted four foot,
4-tube fixtures.  The main floor has several offices throughout.  Most all of the rooms are the
same; they have wall-to-wall carpet, and painted wallboard walls pretty much throughout.
There are two main restrooms.  The subject does have a sprinkler system, but it is used in
conjunction with the adjacent building where the main controls are located.  This is not
considered a plus due to the condition of the main controls.

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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DESCRIPTION OF IMPROVEMENTS, CONTINUED 

The building has four on-site parking spaces.  These parking spaces are inadequate
for the size of the building, which has a significant effect on the building’s value.  Although,
there is a city public parking lot in the area, and there are a few spaces available.  This is a
typical scenario in the downtown area; however, the parking lot mentioned above cannot be
guaranteed to be used for this particular building.  There is some street parking, but it is
minimal.

The subject building is average to good quality and is in average to good condition. 
Commercial space in the area such as the subject is in demand and the subject property fits
well in the market and should have continued good marketability and demand.

LEGAL DESCRIPTION

(See Deed in Addendum)

OWNERSHIP HISTORY

According to the public records, the subject property has been in the name of
Edgewater Broadcasting, Inc., for over three years.  It is currently under contract for a
reported $300,000.  This appears to be market value based on data available.  No lease data
was provided; and it is vacant.

HIGHEST AND BEST USE

Highest and Best Use “As Though Vacant”

The legally permissible use of the subject site is for commercial/office use.  The
likelihood of a zoning change is not anticipated, and the zoning complies with the current
use.  It is financially feasible to improve the subject property with an office building.  Thus,
the maximally productive and highest and best use of the site, “as though vacant,” would be
for commercial/office use.

Highest and Best Use “As Improved”

It is doubtful that redevelopment of the site would result in an increase in the return
to the land than is currently being generated.  The existing commercial/office building is the
highest and best use.

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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EXPOSURE TIME

Reasonable exposure time is one of a series of conditions in most market value
definitions.  Exposure time is always presumed to precede the effective date of the appraisal. 
A definition of exposure time can be as follows:  The estimated length of time the property
interest is being appraised would have been offered on the market prior to the hypothetical
consummation of a sale at market value on the effective date of the appraisal; a retrospective
estimate based upon an analysis of past events assuming a competitive and open market.

Exposure time is different for various types of real estate and under various market
conditions.  It is noted that the overall concept of reasonable exposure encompasses not only
adequate, sufficient and reasonable time but also adequate, sufficient and reasonable effort. 
This appraisal focuses on the time component.  The estimated exposure time for the subject
is between three and six months.

The estimate of the exposure time for the subject property is based on typical lengths
of time for marketing properties in the area found through general data and sales data
verification, as well as interviews with agents and other market participants.

MARKETING TIME

Marketing Time is an estimate of the amount of time it takes to sell a property interest
at the estimated market value during the period after the effective date indicated by the
appraisal.  An estimate of marketing time is not intended to be a prediction of a date of sale. 
It is not correct to assume that the value as of the effective date of appraisal remains static
during a marketing period.  Additionally, market factors external to this appraisal report were
considered with a reasonable marketing time for the subject property estimated to be between
three and six months.

VALUATION PROCESS

The appraiser has utilized one approach to value (Market Approach) in estimating the
current market value for the subject property.  The following is a summary of the approach
to value utilized by the appraiser in estimating the current market value of the subject.

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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COST APPROACH

The Cost Approach to value is not utilized in the analysis and evaluation portion of
an appraisal report.  The Cost Approach can be an accurate utilization of the principle of
substitution if the improvements are new.  The principle of substitution is based on the
proposition that the informed purchaser will pay no more for the property than the cost of
producing a substitute property, with the same utility as the subject property.  In this report,
the cost approach is of little value given the age of the improvements. 

INCOME APPROACH

The Income Approach, or Income Capitalization Approach, is based upon an analysis
of the potential income stream generated by the real estate appraised.  By agreement, the
Income Approach will not be considered in this report.  The market approach is of sufficient
data to support the value.  Buildings such as the subject are not considered investment
property but are generally owner user.

SUMMARY OF ANALYSIS AND VALUATION

Following is a summary of the information analyzed, the appraisal procedures
followed, and the reasoning that supports the analyses, opinion, and conclusions.

SALES COMPARISON APPROACH

The sales comparison approach, or market approach, is based upon a comparison of
the prices that are paid for similar competitive properties in the same market, representing
bona fide arm’s length transactions.  This approach works best in an active market where
these prices serve as good indicators of the most probable selling price of the subject property
as of the valuation date.

Comparable sales are analyzed and adjusted for conditions in the market, terms of
financing, unusual conditions of sale, differences in physical characteristics and location. 
The adjusted sales price should be what the comparable property would have sold for if it had
possessed the identical characteristics of the subject property at the time of the sale.

The appraiser considered office/commercial  property sales that have occurred in Twin
Falls and also researched the market for any sales of similar-type properties that might have
occurred in other areas.  There were sales of buildings that were used for office/commercial
purposes.  It was the appraiser's opinion that the buildings that have sold would give an
indication of the general value of office/commercial space and did make an analysis based
on this premise.  The appraiser was able to determine an indicated sale price per square foot
for each of the sales.  The following pages describe sales that were considered for general
indication of market value, and the pertinent information is extracted from each sale’s
description and used in the analysis which is located after the sales descriptions.

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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MARKET APPROACH, CONTINUED

In this section, the market value of the subject property will be estimated by direct
comparison analysis.  Direct comparison analysis compares improved sales to the subject
property on a price per square foot basis.  The price per square foot is based upon the
physical characteristics of the property, and care must be taken in the comparable selection
process.

Comparable Selection:

The subject consists of a 5,380 s.f. above grade, commercial/office building.  I have
analyzed four comparable sales with an emphasis placed on location, age, quality and size. 
The sales occurred in 2018 and 2019.

Adjustments:

For the sales, no adjustments are warranted for property rights conveyed, financing
terms, conditions of sale, expenditures immediately after purchase and non-realty
components.  Regarding market conditions, discussions with active market participants
indicated that property values had been trending upward through 2006 at a moderate rate. 
As a result of the economic recession of 2008 and 2009, values have been on a stabilization
trend after peaking in 2009.  Then values started rising again in late 2009 and 2010 with
increases in 2011, 2012 and the current date.  However, many of the properties never
regained their pre-recession values.

When analyzing the comparables, primary consideration was given to physical
characteristics such as location, access/linkage, age/quality, condition/appeal and size.  A
general discussion of these factors on a qualitative basis is presented in the following pages. 

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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MARKET APPROACH, CONTINUED

The appraiser was able to review several sales of buildings located within the market
area of the subject.  The following is a summary of those properties:

COMPARABLE SALES CHART 

SALE  NO. SUBJECT 1 2 3 4

ADDRESS 160 Gooding
St. West
Twin Falls,
ID

141
Morrison St.
Twin Falls,
ID

125 Main
Ave. West
Twin Falls,
ID

320 Main
Ave. North
Twin Falls,
ID

201 Hansen St.
Twin Falls, ID

DATE OF
SALE

N/A July
2019

May
2019

March
2019

December
2018

SALES
PRICE

N/A $243,716 $627,200 $325,000 $185,000

BUILDING
SIZE

5,380 s.f.
above grade

5,760 s.f. 13,200 s.f.
Useable

6,180 s.f.
above grade

2,301 s.f.

SITE SIZE 7,500 s.f. 28,750 s.f. 9,365 s.f. 14,875 s.f. 6,100 s.f.

PRICE
PER S.F.

N/A $42.31 $47.52 $52.59 $80.40

THE FOLLOWING PAGES PROVIDE THE DETAIL FOR THE COMPARABLE
SALES USED:

DISCUSSION OF SALES 

SALE NO. 1 is approximately one mile west of the subject.  It is a comparable facility in fair
condition.  There is good on-site parking, but has an inferior location.  It would require an
upward adjustment for condition and location.

SALE NO. 2 is approximately one block east of the subject.  It is a superior location on Main
Avenue, and larger site.  It is a comparable quality, inferior finish and condition.  An upward
adjustment is required, as it also has no on-site parking.

SALE NO. 3 is approximately four blocks west of the subject.  It is an inferior condition
building, remodeled, inferior quality, and larger site.  An upward adjustment would be
required for location and quality, but superior on-site parking.

SALE NO. 4 is four blocks northeast of the subject.  It is a comparable property, comparable
site, has some on-site parking, and is in a superior location and exposure.  A downward
adjustment is required due to parking and exposure.

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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SALE #1

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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SALE #2

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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SALE #3

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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SALE #4
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MARKET APPROACH, CONTINUED

The market for existing commercial space, such as the subject,  has been strong the
past few years.  An abundance of commercial/office space has been constructed recently
creating an oversupply of existing space to rent.  

Comparable sales available indicated a value range of $42.00 to $80.00 per s.f.  More
representative sales, after consideration of differences, indicate a value range of $50.00 to
$60.00 per s.f., due to lack of on-site parking for the subject’s size.

Based on the available data available for this report and approach, the final value
indicated by the Market Approach appears to be well supported at a value of:

Commercial/Office Space 5,380 s.f.   x   $58.00 per s.f. = $312,040

Value Opinion by the Market Approach (and rounded) is:

THREE HUNDRED TWELVE THOUSAND DOLLARS

($312,000.00)

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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FINAL RECONCILIATION AND CONCLUSION OF VALUE

  Subject to the Assumptions and Limiting Conditions included herein, and to the
information contained in my files and in this restricted appraisal report, and from the analyses
and data presented in this report, I have formed the opinion that as of the effective date of
this appraisal, the unencumbered fee simple estate of the subject property “as is” has a market
value of:

  THREE HUNDRED TWELVE THOUSAND DOLLARS

($312,000.00)

If you have any further questions regarding this appraisal report, or if I can be of any
further assistance to you, please do not hesitate to contact me.  Thank you for this opportunity
to be of service to you.

Respectfully submitted,

Douglas D. Vollmer, SRA, SRPA

160 Gooding St. W (TF School Dist), Twin Falls, Id -19
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ASSUMPTIONS AND LIMITING CONDITIONS

As agreed upon with you prior to the preparation of this appraisal, this is a restricted 
appraisal with or without the use of any departure provision of the Uniform Standards of
Professional Appraisal Practice.  As such, information pertinent to the valuation has not been
considered and/or the full valuation process has been applied.

This is a restricted appraisal report which is intended to comply with the reporting
requirements set forth under all of Standard Rule 2-2 (B )of the Uniform Standards of
Professional Appraisal Practice for a restricted  appraisal report. As such, it may not include
discussions of the data, reasoning, and analysis that were used in the appraisal process to
develop the opinion of value. Supporting documentation concerning the data, reasoning, and
analysis is retained in the office work file.

General Underlying Assumptions

Legal Matters: The legal description used in this report is assumed to be correct, but it may
not necessarily have been confirmed by survey.  No responsibility is assumed in connection
with a survey or for encroachments or overlapping or other discrepancies that might be
revealed thereby.  Any sketches included in the report are only for the purpose of aiding the
reader in visualizing the property and are not necessarily a result of a survey.

No responsibility is assumed for an opinion of legal nature, such as to ownership of the
property or condition of title.

The appraisers assume the title to the property to be marketable; that, unless stated to the
contrary, the property is appraised as an unencumbered fee which is not used in violation of
acceptable ordinances, statutes, or other governmental regulations.

Unapparent Conditions

The appraisers assume that there are no hidden or unapparent conditions of the property,
subsoil, or structures which would render it more or less valuable than otherwise comparable
and  property.  The appraisers are not experts in determining the presence or absence of
hazardous substance, defined as all hazardous or toxic materials, waste, pollutants or
contaminants  (including, but not limited to, asbestos, PCB, UFFI, or other raw materials or
chemicals) used in construction or otherwise present on the property.  The appraisers assume
no responsibility for the studies or analysis which would be required to conclude the presence
or absence of such substances or for loss as a result of the presence of such substances.  The
client is urged to retain an expert in this field, if desired.  The value estimate is based on the
assumption that the subject property is not so affected.



ASSUMPTIONS AND LIMITING CONDITIONS, CONTINUED

Information and Data

The information and data, supplied to the appraisers by others and considered in the
valuation, is from sources believed to be reliable, but no further responsibility is assumed for
its accuracy.   All mortgages, liens, encumbrances, and servitudes have been disregarded
unless so specified within the appraisal report.  The subject property is appraised as though
under responsible  ownership and competent management.

Zoning and Licenses

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a nonconforming use has been stated, defined, and considered in the
valuation.

It is assumed that the subject property complies with all applicable federal, state, and local
environmental regulations and laws unless noncompliance is stated, defined, and considered
in the valuation.

It is assumed that the information relating to the location of or existence of public utilities
that has been obtained through a verbal inquiry from the appropriate utility authority, or has
been ascertained from visual evidence, is correct.  No warranty has been made regarding the
exact location or capacities of public utility systems.

It is assumed that all licenses, consents, or other legislative or administrative authority from
local, state, or national governmental or private entity or organization have been, or can be, 
obtained or renewed for any use on which the value estimate contained in the valuation report
is based.



ASSUMPTIONS AND LIMITING CONDITIONS, CONTINUED

General Limiting Conditions

The appraisers will not be required to give testimony or appear in court because of having
made the appraisal with reference to the subject property in question unless arrangements
have been  previously made.

Possession of the report does not carry with it the right of publication.  Out-of-context
quoting from or partial reprinting of this appraisal report is not authorized.  Further, neither
all nor any  part of this appraisal report shall be disseminated to the general public by the use
of media for public communication without the prior written consent of the appraisers
signing this appraisal  report.

The authentic copies of this report are signed in blue ink.  Any copy that does not have 
original signatures of the appraisers is  unauthorized and may have been altered, and is
considered invalid.

Disclosure of the contents of this report is governed by the By-Laws and Regulations of the
State of Idaho and State of Nevada. Neither all nor any part of the contents of this report
(especially any conclusions as to value, the identity of the appraisers or the firm with which
they are connected, or any reference to an appraisal group or to a designation) shall be
disseminated to the public through advertising media, public relations media, news media,
sales media, or any other public means of communication without the prior written consent
and approval of the author.

The distribution of the total valuation in this report, between land and improvements, is 
applicable only as a part of the whole property.  The land value opinion, or the separate value
opinion of the improvements, must not be used in conjunction with any other appraisal or
estimate and is invalid if so used.

No environmental impact studies were either requested or made in conjunction with this
appraisal report.  The appraisers, thereby, reserve the right to alter, amend, revise, or rescind
any of the value opinions based upon any subsequent environmental impact studies, research,
or investigation.



ASSUMPTIONS AND LIMITING CONDITIONS,  CONTINUED

General Limiting Conditions, Continued

The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  The
appraisers have not made a specific compliance survey and analysis of this property to
determine  whether or not it is in conformity with the various detailed requirements of the
ADA.  It is possible that a compliance survey of the property, together with a detailed
analysis of the requirements of the ADA, could reveal that the property is not in compliance
with one or more of the requirements of the Act.  If so, this fact could have a negative effect
upon the value of the  property.  Since the appraisers have no direct evidence relating to this
issue, possible  noncompliance with the requirements of ADA in estimating the value of the
property has not been considered.

An appraisal related to an estate in land that is less than the whole fee simple estate applies
only to the fractional interest involved.  The value of this fractional interest plus the value
of all other fractional interests may or may not equal the value of the entire fee simple estate
considered as a whole.

The appraisal report related to a geographical portion of a larger parcel is applied only to
such geographical portion and should not be considered as applying with equal validity to
other  portions of the larger parcel or tract.  The value for such geographical portions plus
the value opinion of all other geographical portions may or may not equal the value of the
entire parcel or tract considered as an entity.

This appraisal is subject to any proposed improvements or additions being completed as set
forth in the plans, specifications, and representations referred to in the report, and all work
being performed in a good and workmanlike manner.  The appraisal is further subject to the
proposed improvements or additions being constructed in accordance with the regulations
of the local, county, and state authorities.  The plans, specifications, and representations
referred to are an integral part of the appraisal report when new construction or new
additions, renovations, refurbishing, or remodeling applies.

Important Definitions are attached.



CERTIFICATION

I certify that, to the best of my knowledge and belief:

– The statements of fact contained in this report are true and correct.

S The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

S I have no present or prospective interest in the property that is the subject of this
report and no personal interest with respect to the parties involved.

S I have performed no services, as an appraiser or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.

S I have no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.

S My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

S My compensation for completing this assignment is not contingent upon the
development or reporting of a predetermined value or direction in value that favors
the cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal.

S My analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Uniform Standards of Professional Appraisal
Practice.

S I have made a personal inspection of the property that is the subject of this report.

S No one provided significant real property appraisal assistance to the person signing
this certification.

S The reported analyses, opinions, and conclusions were developed, and this report has
been prepared, in conformity with the Code of Professional Ethics and Standards of
Professional Appraisal Practice of the Appraisal Institute.

S The use of this report is subject to the requirements of the Appraisal Institute relating
to review by its duly authorized representatives.

S As of the date of this report, I have completed the continuing education program for
Designated Members of the Appraisal Institute.

Sincerely,

Douglas D. Vollmer, SRA, SRPA



IMPORTANT DEFINITIONS

Definition of Market Value:
The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from
seller to buyer under conditions whereby:

1. buyer and seller are typically motivated;
2. both parties are well-informed or well-advised, and acting in what they consider their

best interests;
3. a reasonable time is allowed for exposure in the open market;
4. payment is made in terms of cash in U.S. dollars or in terms of financial arrangements

comparable thereto; and
5. the price represents the normal consideration for the property sold unaffected by

special or creative financing or sales concessions granted by anyone associated with
the sale.

(The Dictionary of Real Estate Appraisal, 4th Ed., published by the Appraisal Institute, 2002.)

Market Value Comments:
The factors of utility, scarcity, desire and effective purchasing power are apparent in the
definition.  The implication that buyer and seller are working under equal pressure is seldom
completely true, although typical motivation for each does imply a reasonable balance for a
market value transaction.

Market prices do not necessarily follow all of these concepts and are often affected by
salesmanship and the urgency and need of the buyer and/or seller.  The central difference
between market price and market value lies in the premise of knowledge and willingness
both of which are contemplated in market value, but maybe not in market price.  Stated
differently, at  any given moment of time, market value denotes what a property is actually
worth under certain specified conditions, while market price denotes what it actually sold for.

Probability of Value Change:
The market value of the property appraised in the report is estimated as of the
aforementioned  date.  Constantly changing economic, social, political and physical
conditions have varying effects upon real property values. Even after the passage of a
relatively short period of time, property values may change substantially and require a review
of the appraisal and recertification.



IMPORTANT DEFINITIONS, CONTINUED

Definition of Fee Simple Estate:
Absolute ownership unencumbered by any other interest or estate, subject only to the
limitations imposed by the governmental powers of taxation, eminent domain, police power,
and escheat. (The Dictionary of Real Estate Appraisal, 4th Edition, by the Appraisal Institute,
2002.)

Definition of Leased Fee Interest:
An ownership interest held by a landlord with the rights of use and occupancy conveyed by
lease to others.  The rights of the lessor (the leased fee owner) and the lessee are specified
by  contract terms contained within the lease. (The Dictionary of Real Estate Appraisal, 4th
Edition, by the Appraisal Institute, 2002.)

Definition of Leasehold Interest or Position:
The most important obligation associated with the rights to the use and occupancy of a
leasehold interest is the payment of rent.  Contract rent is the actual rental income specified
in a lease.  Rent is commonly paid by the tenant to the lessor according to a specified
schedule.  A leasehold interest usually has value when contract rent is less than market rent. 
Market rent is the rental income that a property would most probably command in the open
market.  Most negotiated leases reflect contract rent equal to market rent.

When market rent exceeds contract rent, the leasehold interest may have value, assuming that
the lease term is long enough to be marketable and the lease allows for subletting or
assignment.  When contract rent exceeds market rent, the leasehold is said to have negative
value.  (The Appraisal of Real Estate, Thirteenth Edition, Appraisal Institute, 2008.) 
Marketability is a key issue that must be addressed.  In other words, would another tenant be
found to pay an equal rent?  Is the property marketable for the same use at a similar rental?

Definition of Leasehold Interest:
The interest held by the lessee (the tenant or renter) through a lease transferring the rights of
use and occupancy for a stated term under certain conditions.

(The definition of leasehold interest was taken from the Dictionary of Real Estate Appraisal,
4th ed., published by the Appraisal Institute, 2002.)



IMPORTANT DEFINITIONS, CONTINUED

Definition of Highest and Best Use:
The reasonably probable and legal use of vacant land or an improved property, which is
physically possible, appropriately supported, financially feasible, and that results in the
highest value.  The four criteria the highest and best use must meet are legal permissibility,
physical  possibility, financial feasibility, and maximum productivity. (The Dictionary of
Real Estate Appraisal 4th ed., by the Appraisal Institute. 2002.)

The definition immediately preceding applies specifically to the highest and best use of land
and/or property.  It is to be recognized that in cases where a site has existing improvements
on it, the highest and best use may very well be concluded to be different from the existing
use.  The existing use will continue, however, unless and until land value in its highest and
best use exceeds the total value of the property in its existing use.

Also implied, is that the estimation of highest and best use results from judgment and
analytical skill, i.e., that the use concluded from analysis represents an opinion, not a fact to
be found.  In appraisal practice, the concept of highest and best use represents the foundation
on which market value rests.  In the context of the most probable selling price (market value),
another appropriate term to reflect highest and best use would be the most probable use.  In
the context of investment value, an alternative term would be the most profitable use.

The highest and best use of both land as though vacant and property as improved must meet
four criteria.  The highest and best use must be 1) physically possible, 2) legally permissible,
3) financially feasible, and 4) maximally productive.  These criteria are usually considered
sequentially.  A use may be financially feasible, but this is irrelevant if it is legally prohibited
or physically impossible.  Only when there is a reasonable possibility that one of the prior,
unacceptable conditions can be changed is it appropriate to proceed with the analysis.  If, for
example, current zoning does not permit a potential highest and best use, but there is a
possibility that the zoning can be changed, the proposed use can be considered on that basis. 
A full analysis may be included in the report when the conclusions are based on techniques
applied  to identify the highest and best use among two or more potential uses. (The
Appraisal of Real Estate, Thirteenth Edition by Appraisal Institute, 2008.)
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