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rtifd inWypming Teton County

Commissionersco
Roger Hoopes North Main
Street Driggs Idaho RE Complete

Summary Appraisal Report

Subject FiveTractsofVacant
Land Two Improved Tracts Teton County Idaho Dear Commissioners Atyour
requestIhave

performedan

update appraisal analysis on the properties aboveIhave reviewed the market forrecent sales

of properties in the area in order to perform this analysis Based on myinvestigationIconclude

that some of the properties have increased in value The following isa conclusion
ofmy analysis Parcell Acre Tract Increased or per acre

or per Acre Parcel Acre Tract No Change In Value Parcel Acre Tract No Change In Value Parcel
Acre Tract No Change InValue Parcel Acre Tract
No Change In Value Improved Parcell County Court House Increase
InValue fromto Improved Parcel County Shed Property No
Change In Value Our analysis indicates that land

valuesin the Packsaddle area have increased due to a recent sale in that

areaAsa result Parcelhas been increased per acre

However recentdata in theother areas indicateourvalues from last spring have not changed

We have investigated sales in the downtown area of Driggs We found one sale that is pending If
this property is toclose itwill indicate land values inthe area are

increasing Since theproperty had not closed we have not completely tied our value to it

Nevertheless we conclude the courthouse has an increase in value ofat least because of pending sales
and offers inthe area Therefore we conclude ithasa current value of We found
that therehas been no changeinvalue tothe County Shed property West thStreet Suite
Idaho Falls Idaho q Phone Fax



The update values above are based on an effective date of September We will keep in

our file acopy of the sales used to arrive at these update opinions Ifthe county would like
we could prepare a formal addendum to the summary appraisals reports completed last
springcJe

ey
L Kelley Appraiser CGA
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March Teton County

Commissionersco
RogerHoopes North Main
Street Driggs Idaho RE Complete

Summary Appraisal Report

Subject Parcel TetonCounty Courthouse
Property North MainStreet Driggs Teton County

Idaho Parcel Teton County

Sheds Property West North

Buxton Driggs Teton County Idaho Dear
Commissioners JeiffaeL

Kelley Ceatilietl

eaaeaal

Allaraisea lsii
eitieyttVtmin

As requestedIhave madea carefulpersonalinspection

ofthe above referenced properties Ihavealso prepared a Complete SummaryAppraisalReport
whereinIhave provided you withmyopinionof the market valueofthese
properties in their present as iscondition Iarket halue isdefined asthemost probableprice

whichaproperty should bring ina competitive and open market underall conditions

requisite to afairsale the buyerand seller eachacting prudently and knowledgeably

and assuming the price is not affected by undue stimulus Implicit

in this definition are various conditions that can be found in the
fullMarket Value definition which is set forth in the reportIhave
prepared these appraisals for you as a representative

of the Teton County Commissioner s Office It has been reported that the Commissioner
planstouse this appraisal to establish a value forthese properties so that
theymay trade them The useofthis appraisal by anyone other than the Commissioners their assignee
associates accountants or counsel isstrictly prohibited Furthermore this appraiser assumes
noone exceptthe TetonCounty Commissioners andtheirassignee will rely

uponthe content and opinionsofvalue herein WestlStreet Suite IdahoFaIIs
Idahoe Phone Fax

jI



I have prepared this appraisal in compliance with the current edition of the Uniform

Standards of Professional Appraisal Practice IJSPAP At your request I have prepared a

Complete Summary Appraisal Report In this report I have considered the Cost Sales

Comparison and Income Approaches

Based on my inspection study and review of the market it is my opinion that the market

value of the subject parcels as of March is as follows zocG ooa

ParcelCounty Courthouse

PropertytxZParcelCountyShedsProperty Sincerely ie re

INC

dfelchle
Highlight



PARCEL COUNTY COURTHOUSE SZTMMAR

YOF SALIENT FACTSANDCONCLUSIONS Owner

ofRecord Location

Legal

Description Land

Size Land

Description Zoning

Designation Flooding

Designation Improvements

Highest

and Best Use Valuation

Date Estimate

ofValue Teton

Countyisthe recorded ownerof this property They have held

title to it for more than five years This property

isfound at North Main Street inDriggs Teton County Idaho See
Legal Description

section inthisreport sfAn

irregularlyshaped tractof

landatthesoutheast corner of Main Street and Wallace Avenue
It isbordered on the south bya commercial building and

on the eastbya public alley Itis bordered on the north

and eastby the American Legion Hall Building Central Business District CBD

with

aDesign Review OverlayThis parcel isfound outside

any flood designated area This information wasconfirmedby Flood
Insights with Community No story courthouse building and
jail containing

sfItwas constructed inand hasbeen addedonto approximately years

ago Unimproved Commercial Development Improved Public Building orMulti tenant

Office Building

MarchoQzoO
oaa KELLEY REAL ESTATE APPRAISERSINCra
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PURPOSE ANDINTENDED USE OF THE APPRAISAL

Purpose of the Appraisal This appraisal is a market analysis on the Teton County
Courthouse and Teton County Sheds properties which are

located in Driggs Idaho The analysis herein is based on the

highest and best use of these properties in their as is

condition This appraisal is based on the fee simple title of

each property The effective date of this appraisal is March At
the

client s requesteach property has been appraised separately There
are no assumptions or extraordinary conditions assumed
in this appraisal except for those stated below Intended

User

Roger Hoopes of the Teton County CommissionersOfficehasasked our

firm to prepare these appraisals The Teton Commissioner s

Officeisconsidered the client of this report The County
Commissioners and possibly the Blackfoot Farms are the

intended usersofthis document Intended Use

TheTeton CommissionersOfficeandBlackfoot Farms plantouse these

appraisals asabase value for possibly trading the properties in

the future SCOPE OF

THE APPRAISAL Theclient

has requested thatamarket analysis be performed on theCounty Courthouse andtheCounty

Sheds properties These properties aretobe appraised separately Theappraisal isto
include the land buildings and fixtures Both appraisals are based onthe highest and best use

of each parcel in its as is condition The fee simple titleof each property has been appraised

A Complete

Summary Appraisal Reporthasbeenused toanalyze and report these appraisals Ina
Complete Appraisal three standard methods of valuation are employed They arethe Cost Sales

Comparison and Income Approaches Ihave considered all three approaches herein However I
haveonly used the Sales Comparison Approach to arriveatanopinion ofvalue

for theCourthouse property Ihave usedboth the Sales Comparison and Cost Approach toarrive

at an opinion of value for the County Shed property My explanation for not using
theother approaches isexplained in thebody of this report KELLEY REAL ESTATE APPRAISERS

INCrhti



The sales used in the analysis have all been confirmed and verified They have been

confirmed by the seller the buyer or through the local Multilisting service I have verified

all closed transaction with a Warranty Deed These deeds will remain in my file which I

will keep in house for five or more years

STATEMENT OFASSUMPTIONSAND LIMITING CONDITIONS

Parcel CountyCourthouse PropertyThe
appraisalof this parcel issubject tothe following assumptions and limiting conditions This

property does not contain any hidden or latent environmental issue that will affect

its valueI was unable tofind any obvious conditionsor concerns onthe properly

However my inspection was cursory innature FurthermoreIam not aqualified

environmental auditorIrecommend theclient obtain an asbestos analysison
the building if one hasnot akeady been completed prior to selling ortrading it to

another entityIt

appears that the AmericanLegionHallBuilding maypartially resideon the subject property
Irecommendasurvey becompleted on the property prior to any transferof

title Parcel

County Sheds Property Theappraisal
ofthis parcel is subject to thefollowing assumptions and limiting conditions This property

does notcontain any hidden or latent environmental issue thatwill affect its

value Iwas unable to find any obvious conditions or concerns on the property However

my inspection was cursory innature FurthermoreIam not aqualified environmental

auditorIrecommend the client obtain an asbestos analysisonthe
building ifone has not akeady been completed prior to selling or trading it to another

entity asKELLEY

REAL ESTATE APPRAISERS INCr



EXPOSURE TIME

Parcel would havean exposure timeofone year or more inorder to sell at the opinion of value
herein Parcel would have an exposure time on themarket of one yearor less These opinions are based

on the uniquenessofthe properties and sales ofsimilar properties in the areaESTATE
TO BE APFRAISED

Theestate tobe

appraised is the fee simple title to each property in its asiscondition The term fee simple

suggests that each parcel isnot encumbered by any other interests but only subject to
easements recorded right of ways and thefourpowers of government eminent domain escheat taxation

andpolicepower Theterm asisrefers tothelegal and physical

condition of each parcelinits relationship toits highest and bestuse asof theeffective date

of this appraisal INSPECTION OF THE PROPERTYI

inspected both propertieson

MarchImadeacomplete and thorough inspection of them on that date Thephotographs
herein were taken then The effective dateofthisappraisal is March da KELLEY REAL ESTATE

APPRAISERS INCo



DEFINITIONS USED IN THISAPPRAISAL

Market Value Themost probable price which a properly should bring in a competitive

and open mazket under all conditions requisite toa fair sale the buyer and
seller each acting prudently and knowledgeably and assuming the price isnot affected

byundue stimulus Implicit inthis definition isthe consummationofa sale as

a specified date and the passing of title from seller to buyer under conditions whereby

a
Buyer and seller are typically motivatedb
Both parties are well informed or well advised and both acting in what they consider
their own best interestc
A reasonable time isallowed forexposure in the open marketd
Payment ismade in terms of cash in U Sdollazs or in terms of financial arrangements

compazable thereto and e

The price represents thenormal consideration forthe property sold unaffectedbyspecial
orcreative financingorsales concessions grantedbyanyone associated withthe

sale Highest

and Best Use The highest and most profitable useforwhich the property is adaptable
and needed or likely to be needed in thenear future Alternatively that usefrom

a reasonably probable and legal alternative use found to be physically possible appropriately
supportive financially feasible and which results in highest land use
Improvements Buildings

or other relatively permanent structuresordevelopments located onor
attached to land KELLEY REAL ESTATE

APPRAISERS INC
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AREA DATA

The subject parcels are found several blocks from each other in the Cityof Driggs Driggs
is the county seat of Teton County and is found in the middle of it

Trion County Teton County had a population of personsintheCensus This wasa increase

from Teton Countyisthend fastest growing county in Idaho and oneof thefasted growing

counties inthe nation Someof the communities in Teton

County include Driggs Victor and Tetonia Victor islocated eight miles south ofDriggs

and Tetonia which islocated sixmiles northwestofDriggs See Area Map This countyis

found along the extreme eastern

edge ofIdaho Itissituated between theBig Hole and the Teton Mountain Ranges Most of
the countysarea consistsof rural open land Thislandisused primarilyas irrigated agricultural

land wet and dry pasture land andfor residential and recreational home sites Teton County is

located near Jackson Hole Wyoming

Jackson Hole is approximately twenty two miles east and over Teton Pass
fromthisareaInrecent years manypeople have moved into Teton County Idaho toavoid paying
high real estate prices inand around Jackson Hole area Asaresult property values have

steadily increased inthe county during thepast years Teton County isbisected byState
Highway and Highway bisects

the county north andsouth It connects Victor to Driggs Itcontinues westof Driggsapproximately

miles to RexburgItcontinues southeast of Victor twenty twomiletoJackson Hole Wyoming

State Highway runs westof Victor toSwanValley Idaho where it connects with
U

S Highway This highway continues west toward Idaho Falls Idaho Victor isseparated from Swan Valleyby

Pine Creek Pass Teton County is commonly known as the Teton Basin Its
elevation ranges from to approximately feet Its

summer temperatures rarely exceedand its winter lows often drop well belowrKELLEYREAL ESTATE

APPRAISERS INCar



Driggs Driggs is the county seat ofTeton County It had a population of personsinthe Census

Its population has increased since It hasasizeable commercial district with a lazge grocery

store retail stores a lumber yard convenience stores restaurants gas stations and other

typesofbusinesses Several banks and professional office buildings are found withinthe
cityThis city ispart of the

Teton School District This district has several elementary schools a junior high and highschool
The school district israted for size asAin the state Victor and Tetoniaaze included in this school

district Residential homes make up most ofDriggs

Single family dwellings are themost common types of homes inthe cityA

few residential apartments are found in the city New residential apartments have been developed on the

south sideof thecity The only other apartments include a small apartment on the

northeast side of thecity and a government subsidized project northwest of the city Driggs
isincorporated and has a Mayor

and Council system It is protected bythe Teton Sheriff s Department and the Teton Rural

FireDistrictThecityalso maintains and operates its own water and sewer systems The
Driggs Sewer District extends to Victor Allof the properties lying along this trunk line have

access to this sewer system Driggs operates the Driggs Reed Memorial Airport

which isa smallcraft airport This airport is large enoughtoaccommodate small

private jets and light aircraft Recently the airport extended its runway and upgraded its

aviation navigational system Adetailed description of the airport and its equipment

canbefound inthe Addendum Section of this report The primary utilities inthe area

include

the Fall River Rural Electric Cooperative which provides electrical service and Qwest which provides

telephone service Scheduled airline services aze availableat Idaho Fallsand

Jackson Wyoming General Economy Historically the economy inTeton

Valleyhas
beenprimarily influenced by agriculture withsome timber harvestingandlimited amounts of

mining However new development andanincrease in population have driven the economy

toward service industries and tourism Mostofthe employment in the valley

is agricultural related However recreational employment has become more predominant during the

past decade Mostof thewinter employment is found atGrand Tazghee which

employs both local and many outofstate seasonal workers Summer employment isfoundamong
agricultural farms building contractors and with recreational outfitters KELLEY REAL
ESTATE APPRAISERS INCS



Some ofthe tourist and recreational activities in the valley include skiing atGrand Tazghee
Ski Resort cross country skiing and snowmobiling During the summer fishing hiking and

horseback riding aze the biggest recreational activities The annual HotAirBalloon Festival
and swnmer activities at Grand Tazghee Resort also draw a large number of people tothe

valley

The general economy of Teton County has remained stable during the sPersonal income

in the valley has increased during the past ten years Land values have also increased in

thevalley during this period oftimeFromto land values increased These values have continued

todramatically increase during thepast years TetonCounty hasalso become a populaz

location for people seekinga second home ina recreational azea Many new homes have been

constructed azound Driggs and Alpine Wyoming New development along the Teton River
isalso occupied assecond dwellings This azea hasapanoramic viewof
the Teton Mountain Range Theincrease in population duetothese new homes and dwellings
has increased land values in the area SourcesofIncome The primary sources of

income inthe

Teton Basin areservicesie real estate banking insurance lawandmedical Farming represents the
second lazgest industry followed byconstruction The personal income per capita in
was The work force atthat time was persons Thedramatic growth in the city and

county has creatednew commercial

development within Driggs As a result anew supermarket and shopping centerazebeing

constructed inside the city This istheonly supermarket inthe azea Althoughasmaller

grocery store is found inVictorBroulims Food is theonly large scale grocery store in the

valley Based on U S Census BureauCounty Profile information KELLEY REAL ESTATE

APPRAISERS INC
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NEIGHBORHOOD DATA

Parcel CourthouseProperty This

parcelisfound atthe southeast comerof Main Street State Highway and Wallace Avenue in

downtown Driggs See Neighborhood fap Theareasurrounding it isamixture of commercial

and residential homes A service station office building and bank azelocated north

of the property along Wallace Avenue Asmall home which has been converted into an

office building is found northeast ofitRow style commercial buildingslineeastMain
Street south oftheproperty The subject area

is percent built up Most oftheimprovements in the azea azevery old and have been in

existence for more than yeazs The only new building in the azea isthe Bank of Commerce which is

found on thenorth side ofWallace In recent yeazs several buildings

have been razed along Main Street allowing for future development A building fire west

of the subject allowed most ofthe properties along the west sideof Main Street

tobe razed Recently the City of Driggs sold its old city hall building They purchased alazge

grocery store building a block southofthe area and are currently renovating it as the

newcityhall Main Street isamajor

thoroughfare which bisects the city north and south It is also commonly known as State Highway

Thishighway continues westofDriggs toRexburg IdahoItcontinues south toVictor
and over toJackson Hole Wyoming as State Highway Wallace Avenue isa secondary street
which

bisects the city east andwestIt continues east of Main Street toward the Teton Valley

Hospital It continues west of Main as Depot Avenue and ends west of the city
Most of the buildings along Main Street

and Wallace Avenue utilize on street parking Parallel pazking isallowed alongMain Street
and Wallace Avenue Inthe midstheCityof Driggs purchased severallotslying behind

the commercial buildings along Main Street Noneof these lots border the subject

property Inrecent years Driggs has experienced anincrease

in economic and residential growth Most of the downtown area is occupied by
various retail shops and professional businesses The demand foroffice space has remained fairly

high during the past S yeazs However very little new professional office development has occurred

in the down town azea KELLEY REAL ESTATE APPRAISERS IVC



Retail businesses however have expanded substantially in the area For example a new

retail shopping azea hasbeen developed southwest ofMain Street and Little Avenue Several

new businesses have also constructed buildings along Little Street

Although the demand for office space appeazs to be stable current rents in the area range

from toper square footper month It ismy opinion that demand will remain stable forthe foreseeable

future Parcel County ShedsProperty

This pazcel isfoundat

the southeast cornerofFront and Buxton Street on the western edgeof the city See Neighborhood
Map The area surroundingitis primarily commercial and light industrial useItis

bordered onthe south byacommercial building and on the eastbythe back of commercial businesses
facing Main StreetItalsoborders the back of the Teton School District sMain Office

building whichfaces Main Street This area isapproximately percent

built up The landlying westofFront Street is agricultural land At one time Front

Street was an old railroadright ofway running through thecitySincetherightof
way was sold anewofficebuilding complex with garages and shop havebeen constructed northwest of

the property This istheonly new development in the azea Buxton Street isa

paved road

rnnning west from Main Street It intersects with Front Streeta graveled roadatthenorthwest
corner of the property Both streets are secondary thoroughfares in the city The subject
area is zoned for

Muse Most of the improvements are industrial in nature It appears thiszonittg designation will not

change in the foreseeable future unless major changes occur within thecityrrKELLEY
REAL ESTATE APPRAISERS INC iti



OWNERSHIPHISTORY

Parcel CountyCourthouse Teton
County isthe recorded owner of this tract ofland They received title to most ofit from

HarveyL Crandall and S May Crandall husband and wife on September They received title

totheeasterly feet of the property from OW Christensen and LorettaChristensen husbandand wife

onNovember These transfers are evidenced by Warranty Deed Book Page and Warranty Deed
Book Page Parcel Teton County isalso the recorded owner of this parcel

They have
held title to itfor more than five years LEGAL DESCRIPTION The legal descriptions of the subject parcels

are as follows Parcel

Courthouse Property

Beginning at theNW corner ofLot Block Driggs Original

Townsite thence mming
East feet thence South feet thence West feet thence North feet tothe
placeofbeginning ALSO beginning at theNEcomerofLot Block Driggs Original Towasite
and mm ingthence South feet thence West feet thence

North feet thence East feet to the point of beginning EXCEPTING Beginning at
the Northeast cornerofLot Block DriggsOriginal Townsite running thence South feet south

of thesouth side ofthe Triple A Building located thereon thence West

toapoint directly southof the southwest corner ofthe Fuel
Roomofthesouth sideofthe said building thence North tosaid comer

ofsaid Fuel Room thence West feet thence North to thesouth sideof

TripleABuilding thence West tothe southwest comer of said building thence North to
thesouth side of the west entrance ofsaid building thence West feet thence
North to the north boundary line of said Lot thence East to the point
of beginning Parcel County Sheds Property Tax and Tax of Block and Lots through Block
tothe Driggs Main Street Annex CityofDriggs Teton County Idaho KELLEY REAL
ESTATE APPRAISERS INC dr
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CITY OF DRIGGS ZONING MAP
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ASSESSED VALUEAND TAXES

Since all of the properties are owned by Teton County they are not assessed for tax

purposes

COUNTYZONING

According to the City of Driggs Planning and Zoning Department the subject parcels have
been zoned as follows

Parcel Zoning CBD withaDesign Review Overlay This
parcel iszoned Central Business District witha Design Review Overlay

See Zoning Map on the opposite page Under this designation

theproperty can beused fora variety of commercial and professional

officeuses This zoning designation extends along both sides
of Main Street in the area The present use of this parcel isin compliance

withthis use restriction See Full Zoning Ordinancein the Addendum
Sectionofthis report Parcel

Zoning M This parcel

is zoned for Light Industrial Muse Under this designation the properly

canbeused for a variety ofmanufacturing orstorageusesThis

designation extends north and westofthe subject parcel The present
use of the parcel is in compliance with this use restriction See Full

Zoning Ordinance in the Addendum Section of this report FLOOD
PLAIN DESIGNATION

Both parcelsare

found outside any flood designated areaThisinformation was confirmedbyFlood Insights

with Community Noo KELLEY REAL ESTATE

APPRAISERS INC



Aerial Map
County Courthouse Property
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Plat Map
County Courthouse Property
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Courthouse Main Floor Plan
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Courthouse Second Floor Plan
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Courthouse Addition Floor Plan
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Looking north along Main Street

State Highwayat the subject

propertytyv

i TLookingeast at

the County Courthouse on the

subject property Looking south

along Main

Street atthe subject property

COUNTY COURTHOUSE



Looking westatthe back of

the subject improvement Looking

east across the hallway on

themain floor ofthe building

Looking southwest

across the Treasurers

ice whichisinsidethe building



Looking southwest across the

ClerksOffice inside the building

Looking

east acrossafile room off

of the Clerks Officee
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Looking

southeast

across

the AssessorsOffice

inside thebuilding



Looking

northeast across thendfloor of the building Looking southeast

across thecourt roam on thendfloor of the
building



Looking

down atthe boiler in the partial basement inside the

building Looking west

across the dispatch center in the Sheriff s Department area at

theback of the subject building



DESCRIPTION OF THE PROPERTY

Parcel CourthousePropLocation

and Land Size This
is a sfacre tractof landlyingatthe southeast corner of the intersection ofMain Street and

Wallace Avenue Its physical address isNorth Main Street It is anirregularly shaped

tractof land thatisborderedonthe south bya commercial building on the east
byagraveled public alley and on the northbythe American Legion Hall building and Wallace

Avenue See Aerial Map and Photographs Accessibility and Parking This parcel

has

approximately feetof
frontage along Main Street Ithas approximately feet along Wallace Avenue The greatest depth

ofthe property isapproximately feet This length runs along the south side

ofthe property See PlatMap The property isaccessible bya driveway along
Wallace Avenue

It has access tostreet parking along Main Street and Wallace Avenue Parallel parking

isfound alongboth streets City parkingislocated approximately one halfblock
away behind the buildings lying westofMainStreetThereis some parking available

at theback ofthe property Building Description and Condition This parcel has been improved

withas

fstorybuilding which

isused as theTetonCourthouse It isawood framedstructure setonaconcrete foundation with a crawl

space underneath Its exterior hasbeen finished with a brick facingand stone

facade Itsroof isfinishedwith asingle layer membrane surface This surface was installed inand has

a year guaranteeThisbuildingwasconstructed in for Teton County

Approximately thirty years ago the SheriffsOfficewas

added onto the back of the original structure The interiorof the
building is divided intothree office areas andahallway Each officearea has its

own security vault A jail room and sheriffsoffice islocated at the back of

thebuilding The jail featurestwojholdingcells witha showerand toilet area This room is

secured away from the restof thebuilding by two metal doors KELLEY REAL ESTATE APPRAISERS

INC



The main floor also features astepdown mensrestroom situated underneath the
staircase leading to the second floor This restroom does notmeet ADA standards
A metal ramp at the front of the building conforms to ADA requirements for

accessibility onto the main floor However there are no other features in the building
which meet ADA standards

The second floormirrors the main floor It features an open corridor at the top ofthe

main staircase a large courtroom and four offices line the parameter of the building

A

Womensrestroom isfound on the second floor It featuresa sink and single commode
It does not meet ADA requirementsAt

the back of the building there isa second staircase and a small corridor leading to
the back of the covet room and the jury roomA small holding cell is also found on
the second floor This room ispresently being usedas storage However ithas been
plumbed witha single commode and sink A washroomand commode azealso found
off ofthe jury room These rooms also do not meet ADA requirements The

prosecutorsofficeisalso foundatthe back ofthe building This isa three roomoffice
with a storage area It lies above thesheriffsofficeIt is also accessible from the

back staircase The

entire building except forthe sheriff and prosecutorsofficeispresently heatedwith
acoal firedboiler which islocated beneath theback staircase and jail room This

boiler is very antiquated and in poor condition It provides radiant heat throughout

the building While inspecting this room I found a sump pump underneath
thesteps It appears this room has flooded in the past from sub waterThe

sheriff and prosecutorsoffice are heated with electric baseboazd heat The building

isnot air conditionednordoes ithave central airN

LOCRTheinterior
of the building has been finished with plastered ceilings andwasIts floors
consist ofan unpadded carpet and linoleum filesurface The rooms onthis level
are finished with some wood trimand wainscot All of the areas are lit with florescent
lighting Hallway

The front entry into the building features two wooden swinging doors thatare
in good condition Allofthe otherdoors in the building are older solid wood doors with
e ctensive woodcasingAllappear tobe in fair condition tiKELLEY

REAL ESTATE APPRAISERS INCy



ClerksOffice This roomfeatures unpadded carpeted flooring plastered ceilings and

walls and awalkinvault

CommissionersOffice This room featureswoodpaneled wainscot walls plastered
ceilings and walls

omputer Room Features unpadded carpeted flooring woodpaneled and plastered
ceilings and walls

TreasurersOffice This roomfeatures unpadded carpeted flooring plastered ceilings
and walls and awallsinvault

AssessorsOffice This roomfeatures unpadded carpeted flooring plastered ceilings
and wallsand awalkinvault This room also features a separate AssessorsOffice
which is found in the new addition of the building It features finished drywall
unpadded carpeted flooring and a drop acoustictiledceilings

Restroom This room is found underneath the main staircase It has a concrete floor
builtin urinal two commodes and a sink cabinetcombinationIt is two stepsdown
room Storage

Closet This room isfound on the north side of the hall near the restroomIt
features avinyl tiledfloorplastered ceilings and walls and a floor tubAll

of the ceilings on the main floor are feet high The same ceilings are found onthesecond

floor Sherifj

sOfficeThis section features unpadded carpet and linoleum tiled flooringItalso
features sheet rocked wasand drop acoustic tiledceilings This office is accessible

bya doorway atthe back of the building Itis only accessible tothe rest of

the building through theJail area Jail

This area isfinished witha concrete floorand with plastered ceilings and walsEach

cell hasa commode and sink The area also is improved witha private shower and

restroom area SECOND

FLOOR The
upper floor features plastered ceilings and waswith padded carpeted flooring

Courtroom This room features plastered ceilings and walls with padded carpeted
flooring ceiling fans and florescent lighting

KELLEY REAL ESTATE APPRAISERS INC



Agricul ruralAgentRoom This office features padded carpeted flooring and plastered
ceilings and walls

Planning and Zoning Ofice This office features unpadded carpeted flooring and

plastered ceilings and walls

District Court Office These offices feature padded carpeted flooring and plastered
ceilings and wa

sOther Offices These offices feature padded carpeted flooring and plastered
ceilings and

wallsWomensRestroom This roomfeatures tiled floorswithplastered ceilings and

walls It also featuresasingle commode andcabinet sink

combinationProsecutors Office This office features unpadded carpeted flooring fuushed

sheet rocked walls and dropacoustic tiled

ceilings Iury Room This area featureswood paneled walls and plastered ceilings

Awashroom isfound on the north sideof this room witha commode ina

closet The building iswired toasingle electrical meter which islocated at the back of

the building The building has three public accessesone at the front one along the

north side and one at the back of the building The building a so features a lazge
antenna which is located on top of the building This antenna has not been
included in the value of this report

Exterior Improvements
The building is surrounded by an open lawn area with mature shrubbery and trees

along the front of the building This landscaped area does not have an automatic

sprinkling system

A buried fuel tank is found at the back of the building According to the sheriffs

department the fuel dispenser is notbeing used I was unable to confirm the size of
the tank buried within the ground Only some asphalt is found at the back of the

building Most of the parking behind the building is graveled
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IIGIESTANB BEST USE

In arriving at an opinion ofvalue I have analyzed and determined the highest and best use

of the subject parcels in their unimproved and improved conditions I have analyzed each

property as unimproved land to find its highest and best use as vacant land I have then

analyzed it as improved condition to determine ifits present use is what the market would

consider to be its highest and best use This analysis helps me determine ifthe improvements
on the property are proper and whether such improvements provide a contributory value to

the land

I have used four criteria fordetermining thehighest and best useof each parcel These factors

oruse criteria require that the property beLegally

Permissible Physically Possible Financially Feasible Maximally

Productive Parcel Courthouse PropertyAUnimproved

Condition LeeryPermissibleThis

parcel iszoned

for Central

Business District use with a design review overlay Under this designation the property

could be foravarietyofretail or professional office uses Phvsicallv Possible
The subject containsi

sf
It has feet along Main Street andfeet along Wallace Avenueitis bordered on the northeast by

the American Legion Hall Building and on the south byolder commercial buildings

Because ofits location along Main Street it hasgood utility

for commercial or professional office development It is located downtown It issurrounded
by commercial and professional office development Thereforeithas good utility

for this typeofuse Financially Feasible In recent years
older buildings along Main Street have

beenrenovated
to accommodate the demand for professional office and retail space Most of

these buildings are occupiedAfew lots exist for development These
lots have recently been purchased for future development rKELLEY REAL ESTATE
APPRAISERS INCrr



Land values in the city have dramatically increased during the past couple of

years These values are based on speculation and not on any type of return

Mast small lots like the subject have a significantly higher value than do

larger commercial tracts in the area Therefore I conclude the property has

good economic utility as a vacant lot

Maximally Productive
The subject property is located on a corner in downtown Driggs It is easily
accessible and has good exposure to local and regional traffic It is fairly large
in size and has good access from foot and vehicle traffic Therefore I

conclude thehighest and best use ofthis parcel as unimproved land is that of
a commercial retail or professional office site

B Improved or Present Condition

Leery Permissible
This parcel is zoned for Central Business District use with a design review

overlay The present use of this parcel conforms to this use restriction This

zoning designation will not change in the foreseeable future Under this

designation the propertycould be used for a variety ofuses including retail
professional office etc

Physically Possible
The property is improved with a sftwostory buildingwhich ispresently used

asthe Teton County Courthouse Itwas constructed inItis on
the historical register slistItiswell maintained butveryantiquated asabuilding
It is functional

as an older County Courthouse building However itsoverall utilityis restricted

because of itsage and condition For example the upper floor is inaccessible
to wheel chairs All of the restrooms are ADA noncompliant The heating

and electrical system in the building are antiquated Therefore the

building isin needof substantial upgrade Atthepresent

time the building has some functionality for usebya single entity However if
it were to be used by multiple tenants itwould require substantial renovation Certain
portionsof the building would have tobe reconfigured or constructed

inorder tobe utilized As a result Iconclude the building in its

present condition isatthe end of its economic life without substantial renovations being
madetoitrKELLEY REAL

ESTATE APPRAISERS INCs



Finacncialdy Feasible

Under this section the present use of the property is analyzed in order to

determine ifthe subject building in its present condition is financially feasible

to a typical buyer in the market In its present condition the building has

some utility as a courthouse However any other use particularly use by a

private enterprise would require major renovation

In its present condition the building would have some utility to a potential
buyer who is seeking an investment Of course the question is whether the

cost of purchasing and renovating the building would be more than what it

would return as an investment

Most ofthe older buildings onMain Street have been renovated and upgraded
with modern plumbing and electrical wiring While investigating the market
I foundmostofthese buildings are occupied retail commercial orprofessional
office operations

In order to compete with these properties the subject would have to be

renovated This renovation would require rewiring portions ifnot all ofthe

building It would also require a new heating and central air system and an

elevator providing access to the upper floor Finally the restroom facilities

in the building would need to be renovated and upgraded to meet ADA

standards I estimate it would cost toto renovate thebuilding This does not

include the price ofbuying the building If thebuilding were
renovated it could berented out asa multi unit office building Thehallways and

corridors wouldbecommon areaHowever the individual offices court room

andother portionsof the building could be usedasindividual suitesI

estimate thebuilding

would have approximatelysfofleaseable spaceafter renovationThis area wouldrent
anywhere from topersfper month Themain floor unitswould rent anywherefrom

toper sfwhile theupper floor wouldrent nearper sfKELLEY REAL
ESTATEAPPRAISERS INC



Based on the analysis the property would have an indicated value after

renovation as follows

Gross Income

Left Front Unit

Right Front Unit

Back Lower Unit

Upper Units

dross Revenue

Less Vacancy Loss

Effective Crross Income

Expenses
Property Tax

Iurance

laurtenanceReserve Management

FeeTotal

ExpensesNet
income Capitalised

at Conch

dedValue No

S FPer SFb

b Inorder todetermine
the financialfeasibility ofsuch
renovation thepotential returnneeds
to bereduced bythe
estimatedrenovation costsI

estimate itwould
costan

averageof
torenovate
thebuilding

Therefore thereturn

onthe
buildingless
thecost

torenovate

isas follows Concluded Value Less Renovation Value AerCapital Outlayylj

This isa positive return Howeveritdoes not take into consideration the price ofpurchasing

thebuilding It alsois significantly less than the value of the subject land aKELLEY

REAL ESTATE APPRAISERS INC



Based onmy review ofthe market small commercial tracts are selling between and per s

fThiswould indicate valuenear Even taking intothe costof removing the building the property would

have an indicated value near ThereforeIconclude the presentuseofthe property

isnotits most financially feasible use Maximally Productive The subject property is

currently improved
with anolder storysfbuilding whichisbeingusedasacourthouseAlthough located near

the downtown section of Driggs itdoesnothave good utility except asa courthouse

or for some public use Because of its age and size thebuilding does

not have good utility for private use Instead the valueofthe landas vacant outweighs the
value of the property improved ThereforeIconclude the highest and best useof this
parcelasimproved istoremove the building anduse the land for some typeof commercial retail

or professional office development KELLEY REAL ESTATE APPRAISERS INC rr



APPRDACFIES TO YAL UE

Three approaches tovalue are generally considered in arriving atan estimate ofthe value of

Real Estate These are called Sales Comparison Cost and Income approaches

The application of the Sales Comparison Approach produces an estimate of value by
comparing the subject with similarproperties ofthe same type and class that have sold or are

currently offered for sale in the same or complementary areas The sale prices ofproperties
deemed most comparable set the range in which the value ofthe subject property will fall

When properly applied this approach generally allows for both depreciation and

appreciation in value

In the Cast Approach avalue is estimated by computing the present replacement cost ofthe

improvements and then applying an appropriate depreciation rate to arrive at a depreciated
value ofthe improvements This depreciation rateis concluded either from comparing sales

for similar types of properties to their replacement cost or from the various accepted Age
Life methods or both This is then added to the land value found by comparison in the

market to arrive at a value for the property

This approach is based on the assumption that the replacement cost is the upper limit of

value This approach is best used when the improvements are new or near new and are

proper improvements for theproperty Asimprovements increase in age and as depreciation
accumulates the validity of this approach lessens

The Income Approach is a process ofdeveloping the netrental income from a property into

an indication of value This is accomplished by analyzing the relationship of net rental

incomes from similar properties to their selling prices in the market The relationship
between this net income and the selling price is called a capitalization rate The net income

is divided by the capitalization rate to show value

I have considered all three approaches herein HoweverIhave only used the Sales Comparison

Approach inarriving at an opinionof value for ParcelIhave not used the Cost or

Income Approach becauseIconclude the highest and best use of this parcel is vacant land

available for development Ihave

used the Sales Comparison Approach andCost Approach toarrive atan opinion of value for

Parcel The Cost Approach has been used toarriveata contributory value of thebuildings and improvements

thereon The Sales Comparison Approach has beenused to arrive at an

opinion of value for the land The following is a conclusion of my analysis KELLEY REAL ESTATE
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IALUATION SECTION

Parcel County Courthouse PropertThe

Sales Comparison Approach has been used to arrive at an opinion of value for this parcel

In the highest and best use analysis it was determined that the land value on this parcel

was greater than the value of the property withthe building on it ThereforeIhave used

land sales in the immediate area to arrive atan opinion of value for the land There

have been several sales in the area of the subject Some ofthe smaller tracts have sold for

ten tunes the value or larger commercial tractsnthe area Recently two sales drrectly westof
the property along the west side ofMain Street sold for and per s frespectively The followingis
alistofthe sales considered in the analysis Thefirst sales
ofa vacant tract of land along Ma n Street It waspurchased by the owner Listof Sales Sale

Buyer Date Sale

Price Size S FPerSFZoaiag Location UtilityDennis Sessions Aug OS

Lot Broulims RetailCenter ndRetail CityofDriggs AugOS G Behind new City Hallnd Retail RE

Services Mar GSE ComerHwy VictorRetail JimHunter Aug OSGZLittle Avenue Retail Sun

Malley Bancorp SepOS GLot BroulimsRetail CenterRetail Gillett May CBD NorthMain Street Retail CWD LLC

JanCBD NorthMain StreetRetail ofGrand TargheeSki Resort MrGillett indicated

he plans to developthe sitewith retailand commercialbusinesses that will tie intotheski resort

The second saleis therecent purchaseof theold City Hall building The buyers

of this property planto razethe buildingand developnew retail and commercial buildings on

the property In the meantime they hope tolease out the building It should be noted

that Sale when anal zed is a roximatel less In

mY PP Y Y analysisI have reduced this sale price by the cost required to

remove the building which is currently situated onit After this expense the property has

an indicated valueofpersfKELLEY REAL ESTATE APPRAISERS

INC



All ofthe other properties that have sold in the area or either larger tracts or are located on

secondary streets The Jim Hunter sale is a tract of land along Little Street It does not have

the same exposure as the subject property or Sale and The Sun Valley Bancorp property is
apad site ina new retail shopping development Itisfound south ofthe areaIhave

used a quantitative analysis tocompare the selected sales tothe subject propertyIhave isolated

various factors that affect value These factors are location size zoning and utilityI
have adjusted each sale using these factors The following isaconclusion of myanalysis Location

Location

refers toattractiveness view overall appeal tothe market ofa certain tract

oflandIconclude that both Sale and are similar to the subject in location The subject is

found onacorner which gives it better utility However its shape restricts its potential

use compared to these sales Therefore its overall comparability isabout the

same Sie The

sizeofa property can affect the persfvalue In thiscase the sales are fairly similar to the

subject in size Therefore no adjustment is required ZoningAzoning designation

can make one property mare desirable than another However in this case

all of the properties have the same zoning designation Therefore no adjustment has
been made Utilityof the Land

This factorisa catch all for determining the overall qualityofatractof land

Iconclude that the subject does not have thesame overall utility as these sales Unlike the

subject these sales are located adjacent tooff street public parking Theyalso have
aconfiguration that does not restrict their potential for future development likethe subject

The subject property is between an existing commercial building and the
American Legion Hall which restricts its potential for development ThereforeIhave

adjusted each sale down persffor thisdifference The followingis the summary

of

my adjustments KELLEY REAL ESTATE APPRAISERS INC



Sales Adjustment Table

Element Subject Sale saie G Sale

Price Land Sizes fPrice

Per Acre PropertyRights FeeSimple AdjustedPrice FinancingTerms

NA Adj forFinancing Conditionof

SaleN AFee

SimpleCash

Arms LengthFee

Simple CashArm

sLength Adj forConditionMarket

Conditions N

A

May

Pending

Adjfor

Market

Cond Other

Adjustments

Location

Main

WallaceMain

Street

Main Street Size Small

Small Small ZoningCBD CBDCBD Utility

of the LandCo mm Off

Comm

Off
Co

mm
Off Total Net Adjustment Total Net

Adjustment as of Sale Price Final

Adj Sale Price These sales indicate

a value range near persfThis valuerepresents thevalue oftheland asthough

itwere vacant Howeverthe propertyis

still improved with

a storysf building The

true value ofthe propertyis thevalue

ofthevacant land less the cost requiredtoraze thebuilding Aspartofthe appraisal processI

have investigated the market to find thecostfraze theofremoving this typeof buildingI
foundthat rt

cost or per sto North Fremont High School in Ashton Idaho It cost approximately orpersf

to raze the Kinghorn Junior High SchoolinRigby Idaho Based on these costsIestimate it
would cost approximatelytorazethe subject building KELLEY REAL ESTATE APPRAISERS INCi



Land Value Afterdeducting this cost from theland value Less Building
Demolition the subject propertyhas an indicated valueof OpinionofValue of

Property This figure represents the currentvalue ofthe property initsas is
condition Called At xanivxtab

aKELLEY REAL

ESTATEAPPRAISERS INC



Addendum
Zoning Ordinances for CBD M Parcel

Land SalesMapParcel Land
Sales DataParcelZ Land

Sales Map Parcel Land Sales
Data Certification and Statement of

Limiting Conditions Qualifications of theAppraiser
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Section CBD Central Business District The

purposeofthe Central Business District Zane isto provide forthe business and

civic functions thatmake upthe cityshistoric core The Central Business District
CBDhas astrong pedestrian character and provides forconcentrated small
scalecommercial activity which serves the needs ofthe community andvisitors
A

Uses Allowed Club
or lodge Hotel Motel
Res aurant
or Cafe
Retail storePersonal service shop
Tavern lounge or
pub Theater indoor Bank
Office ofaprofessional or
adrr nistrative nature
Office of
a medical nature and Bedand breakfastBConditional
Uses Permitted Bowling alley dance haA or
similar establishment Radioor

television studio Commeraalor
private parking lot Crafts shop Microbrewery Home business
Multiple family dwelling Recreation fitness
center andBuilding fornonprofit community
functions CHeight
Regulations Any
building or structure
or portionthereof hereafter
erected shall not exceed forty
five feet in height unlessapproved

by Conditional Use
PermitDSetback Requirements No front rearnorside yards shall
berequiredexcept when abuilding orgroupof buildings abuts upon
a

residential zoneA
yard having awidth ofnot less than tenfeet sha be provided on

the sideorsides of any lotabu tingaresidential zone Ayard
with adepth of not less than fifteen June



feet shall be provided at the rear of any lot abutting a residential zone A
rear yard may be used foroffstreet parking and loading

E Area Requirements
There shall be no minimum lot size except that residential uses shall have
the same area requirements as set forth in the RZoneF

Accessory Buildings Accessory
buildings shall not be placed infront yard and shall meet the same
setback requirementsasprincipal buildings An accessory buildingorgroup

ofaccessory buildings witharesidential useshall not cover more than thirty

tpercent of the rear yard Accessory buildings under square feet in
size shat not be required to meet rear and side yard setback requirements G
Off

Street ParkingRequirements Alloff
street parkingshallbe governed by Chapter SectionHSigns The erection

of signs
isregulated by the current Sign Ordinance adopted bythe CityofDri
ggs June



Section M Liht IndustrialThe purpose

ofthe M Light IndustrialZone istoprovide for and encourage the groupingoflight

industrial uses Uses must be capable ofoperating inalocation where appearance of
buildings and the treatment of the land about them will beunobtrusive and not
detrimental to surrounding commerdal or residential uses A Uses Allowed

Manufacturing assembling fabricating

processing packing repairingorstorage uses
which have notbeen declaredanuisance by statute resolution or

any courtofcompetent jurisdiction and provided theseuses shall

notcauseaUnreasonable dust smoke

gas fumesnoise vibration or odor beyond the boundaries of

thesiteonwhich such use is conducted norb Hazard

offire

explosion or other physical damage to any adjacent building or vegetation
Wholesaling warehousing storage and

distribution Storageofcontracting equipment maintenance
or operating equipmentofpublic agencies or public

utilities or materials and equipment ofasimilar nature Food

processing and Industrial laundry and
dry cleaning Grain elevator
and bulk storage such as for
potatoes hay andother sirniiar uses Radio or television studio Auction establishmen Auto

gasservice

station Auto sales and service
Trailer salesand
rentals Commeraalorprivate off
street parking lot Auto body
and paint shop Truck repair
service station Business servicesasdefined inChapter
Section Crafts shop Cot age industry
Bottling and distributionplant Contractor
s shop Sale of hay grain seed and related supplies
Sale ofheavy
building materialand machinery
Sale of salvaged goods within
an enclosedbuilding Sheet
metal roofing or sign painting shop Storage warehouse Trade
or industrial school and Temporary building as necessary
for construction purposes andforaperiod not to
exceed one year Tune



B Conditional Uses Permitted
Kennel Broadcasting

tower forradio or television Storage for
wholesale orfor distribution inbulkofany flammable liquid aboveor

below ground Sawrrail or log
production facility Impound yardorany
similar safestorage facility Micro brewery Animal hospital vet
clinic Privateamusement
park bail park race track or
similar uses Transitor trucking terminal and Public utility installationC
Height Regulations Any buildingor structure
or portion thereof hereafter

erected shallnot

exceed forty five feet inheight unless approvedbyconditional use permit

DSetback Requiremen s Front yard Thefront yard setback shall be

a minimumoftwenty
feet whena

lotabuts touches adjoinsor is across the street from aresidential zone otherwise

no front yard setback is required Side yard Theside yard shall

beaminimum oftwenty feet whena

lot abuts touches
or adjoinsa residential zone otherwise noside yard setback isrequired Rear yard The
rear yard shall beaminimum oftwenty feet when
alot abuts

touches or adjoins
aresidential zone otherwise no rear yardsetback is required EArea Requirements There shall
be no minimum lot sizeF Accessory Buildin s Accessory
buildings shall not

be placed in
front yard and shall meet the same

setback requirements as

principal buildings An accessory building orgroup ofaccessory buildings witharesidential use

shallnotcover more than thirty percentof the rear
yard Accessory buildings under square feet insize shat notberequired to
meet rear and side yard setback requirementsGOff Street Parking Requirements All
off street parking shall be governed by Chapter Section June



H Signs

The erection of signs is regulated by the current Sign Ordinance adopted by
the City of Dri ggs

June
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Land Sale Buyer

Seller

Date

Consideration

George

NGillett Hillman

May

Land Size

AcresJSyF

Estimated Value ofImprovements None Estimated

ValueofLands f

tractofcommercial Land @persf Sales Data Warranty Deed Information verifedbyMulti ListingService

Legal Description Beginningat

feetWest and feetNorthof

theSoutheast Corner of theSouthwest Quarter ofSection TownshipNorth Range East ofthe Boise Meridian

being the truepoint ofbeginning and running thence North feet thence

West feet thence Southfeet thence East feet to thePoint of Beginning
Location This propertyisfound atNorth Main Street inDriggs TetonCounty Idaho
Property Tescription This isarectangularly shaped tract ofland

It isfound in the middle of the downtown area At one time this
property

wasimproved with several retailbuildingsAportion of this complex was destroyed inafire As

aresult several commercial buildings were torndown Theproperty is

found directly eastofapublic parking lotItalso fronts along Main Zoning

CBD Highest andBest Use Commercial Development Remarks The buyer

istheowner ofTarghee SkiResort He plans to develop thesite

with commercial

and retail buildings in thefuture

Kelley Real Estate Appraisers Inc



Land Sale Buyer

Seller

Date

Consideration

CWD

LLC City

of Driggs January

Land Size

sf

Are rsyF EstimatedValue ofImprovementssf

building and sfshedbuilding aEstimated Value of Land sf tractof commercial land

@persf SalesData QuitclaimDeed Information verifedbyMayor Christensen MayorofDriggs LegalDescription

This is aportionof

Lotand all ofLotsand anda

portionof Lot in Block Driggs Main Street Annex as per the recorded plat Location This property is found atNorth Main Street

inDriggs Teton County Idaho Properly Description This is arectangularly shaped

tract ofland that isimproved withasfcinderblock structure witha
stucco

exteriorIt isanolderbuildingthat isat the endofits economic lifeIt
isborderedonthenorth and south by vacant commercial land Zoning Highest
and Best Ilse CBD Commercial Development Remarks This property was used ascity hall The city purchased

agrocery storeand

vacated

the building They placed

the

buildingon

an online auction to the highest bidder The buyer placed thehighest bidThe

price persf has been reduced bythe cost toremove the

building The actual price persfisafter this cost reduction IfelleyReal
Estate Appraisers Inc



CERTIFICATION AND STATEMENT OF LIMITING CONDITIONS

The Appraiser certifies that to the best of his knowledge and belief

The statementsoffact contained in this report are true and correct The

reported analyses opinionsand conclusions are limited only bythe reported assumptions and
limiting conditions andaremy personal impartial and unbiased professional analyses

opinionsand conclusions The Appraiser
has no present or prospective interest in theproperty that is thesubject of this

report and no personal interest with respecttotheparties involved The Appraiser has

no bias with respect to the property that is the subjectof this report ortothe

parties involved with this assignment Myengagement in this
assignment was not contingent upon developing or reporting predetermined results Mycompensation

forcompleting this
assignment isnot contingent upon the development or reporting ofa predetermined

value or direction of value that favors the cause of the client
the amount of the value the attainment ofa stipulated result the occurrence of a

subsequent event directly related to the intended useof this appraisal My
analyses opinions and conclusions were

developed and thisreport hasbeen prepared inconformity with theUniform Standards

of Professional Appraisal Practice Ihave visited the property that
is

the subject ofthis report Howevermyvisit was cursory in nature Nooneprovided significant real

property appraisal assistance

to the person signing this certification All conclusions and opinions concerning the

real estate that
are set forth in this letterwere prepared by the Appraiserts whose signature appears on

this reportNo change ofanyitem inthis report shall be
made by anyone other than the Appraiser and the Appraiser shall have noresponsibility for any

such unauthorized change CONTINGENT AND LIMITING CONDITIONS The certification appearing in
thisreport

issubjecttothe
following conditionsand tosuch other specific and limiting conditionsasare set forth bythe

Appraiser The Appraiser assumes no responsibility for matters of a legal
nature affecting theproperty orthetitle thereto nor does the Appraiser render any

opinion as to the title which is assumed tobe good and marketable The property isconsidered to

be under responsible ownership Any sketch or plat map attached may show approximate dimensions
and

is included to assist the reader in visualizing the property The Appraiser has
notmade asurvey ofthe property KELLEY REAL ESTATE APPRAISERS INC



The Appraiser isnot required to give testimony orappear in court becauseofhaving

made the inspectionwith referencetothe property inquestion unless arrangements havebeen

previously made thereto Any
distribution of thevaluation in this report between land and improvement applies only

under the existing program of utilization The separate valuations forland and building must

notbeused in conjunction with anyother appraisal and are invalid if soused The Appraiser

assumes that thereareno hidden or unapparent conditions of theproperty subsoil or

structures which would render itmoreor less valuable The Appraiser assumes no responsibility
for such conditions or for engineering which mightberequired to discover such factors

Information estimates and
opinions furnished tome and contained in this report were obtained from sources

considered reliable and believedtobe trueand correct However no responsibility for accuracy
of suchitems furnished can be assumed Thedescription of the

propertyhereinisstated for thepurpose of arrivingatan opinion of value It shouldnot
be used for any other purpose such asadescription fora prospectus or for describing the property for

saleAll parts of this appraisal should only be construed asapplying to the opinion of

value herein and should not be used separately for specific information Disclosure of the contents
of

this report isrestricted tothe intended users of thereport No other individual is authorized

by the appraiser touse this report Unless otherwise stated inthis report
the existenceofhazardous material which mayor may notbepresenton

the property was not observed bythe Appraiser The Appraiser hasno knowledge of the existenceof
such materials onor in the property The Appraiser however is not a qualified environmental auditor
who has the skill todetectsuch substances The presence of substances such as asbestos

urea formaldehyde foam insulation or other potentially hazardousmaterials may affect the value

oftheproperty Any latent environmental problem withinor underneath the property may

also affect its value The valueestimate herein ispredicated on the assumption that there

isnosuch material onor in the property that would cause a loss in valueNo responsibility

isassumed for any such conditionsorfor anyexpertise or engineering knowledge required to discover them
The clientisurged to retainan expert in this field if desired Jeffre Kelley C

A Idaho State Certified

Appraiser ICA KELLEY REAL

ESTATE APPRAISERS INC



QUALIFICATIONS OF THE APPRAISER

JefFrey L Kelley
Idah State Certified Appraiser ICAEducation

Iuris
Doctorate Whittier College Schoolof Law Los Angeles CAachelor

ofScienceBrigham Young University Provo Utah Major

Real Estate Finance Minor

Economics Background

Assisting
Appraiser Kelley Real Estate Appraisal since Practicing Attorney

Stateof California June JulyMember of the Idaho
State Bar April Member of the Utah State
Bar May Member of the California State Bar
June Special Training Institute Appraisal Course and Standard

and Ethics
Courses AppInst Course AB Advanced Condemnation Appraisal

Courses App Inst Courses ASFMRA Conservation Easement Seminar Various Continuing

Education SocietySeminars Experience

Commercial Properties Retail Industrial Professional

Office Apartment Complexes Agricultural

Properties Farmland Ranches and Range

Land
Pecreational Properties Conservation Before AfterEasements

FeeOwnerships
EstateTax Appraisals Condemnation Appraisals Various ITD
Projects around eastern Idaho aswell

aslocal municipality condemnation appraisal
includingthe CityofBlackfoot Rexburg Pocatello and Fremont County Specialized Appraisals

Conservation Easements Development andMineral Right Extractions

Schools Gravel Pits Railroad Rightof

Waysand PotatoFreshPack and Processing Facilities
Client BaseMajor Lending Institutions IdahoTransportationDepartment
Bureau ofLand ianagement Idaho Departmentof

Parks Recreation Bureau ofRec ArmyCorp
of Eng City of PocatelloCity of

Idaho Falls The Nature Conservancy Attorneys Accountants General
Service Administration Small Business Administration Farm Service AgencyLD S

Church other governmental and private
entities KELLEY REAL ESTATE APPRAISERS
INC r




