
Real EstaeAppraisees lnc

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
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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
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PARCEL COUNTY SHEDS PROPERTY SUMMAR

YOF SALIENT FACTSANDCONCL IISIONS Owner

ofRecordTeton Countyisthe recorded ownerof this properly They have held

title to it for more than five years Location This

properly isfound at West N Buxton Street which isinDriggs Teton County

Idaho Legal Description Tax

andTax of Blockand Lots through Block tothe Driggs Main Street Annex City
of Driggs Teton County Idaho Land Sizesf Land Description This
property isrectangular

in shape Itisborderedon

thewest and north by Buxton Street Its topography is leveland on grade

with the land surrounding it Zoning Designation Light Industrial M Flooding

Designation This parcel isfound outside

any flood designated area This information

wasconfirmed by Flood Insights with Community No ImprovementsAs f
shop building with sfshop area and
sf

office and openconference roomarea Itwas constructed inthesA sfQuonset shed veryold
and ansfstorage shed very old with asimilar
sized leanto shed Highestand BestUse Unimproved Light Industrial Development Improved Shop Buildingwith
PotentialIndustrial Development Valuation Date March EstimateofValue KELLEYREAL ESTATE

APPRAISERS INC
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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
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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

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



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

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



Zoning Map
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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

m

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
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County Sheds Property
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COUNTY SHEDS PROPERTY

a

Looking north along Bu
onAvenueatthe property

Looking

south eastatthe subject property

Looking south

at anolder



Looking northatthe interior

ofthis storage shedt
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Parcel County Shed Prop Location

andLand SizeThis
is an sftract ofland Itis rectangular in shapeIthas feet along Bunton Avenue and feet
along Front Street Itsphysical address isWestN Buxton See Plat Map and Photographs

Topography The topography ofthis parcelis

level
to undulating It ison grade with the land surrounding it AccessThis property is accessible

from Buxton

Avenue
Howeverithas unrestricted access fromFront Street as wellSee PlatMap

The streets surrounding this parcel donot have curb guttersor sidewalks Building Descriptions

and Conditions This parcel is

improvedwithas
fshop buildingsfQuonset shedand sfstorage shedwithsimilar sizedlean toshed It

isalso improvedwith agallon and gallanfueling stationSee Photographs Shop Building This building is asteel

framedmetalsided structure setonaconcrete foundationit

was constructed
in thesandisingood condition It features sfof
shop areasfof officearea and a sf conference room above theoffice SeePhotographs through

The office area isfinished with concrete and linoleum tiled flooring plasteredceilings and finished sheet rocked walls

The shop area isfinished

with insulated batting walls It is heated with awasteoil furnace The
office area isheatedwith electric wall space heaters The shop isaccessible

bya by overhead garage door andpassage doorway The office has a separate entrance
outtothe north

side of the building The office area is also cooled with an ACwall
unit Quonset Storage Shed Thisisasfwood framed structure with tin siding It

is accessible from both ends with woodsliding doors It

hasaconcrete
floor and electricity Itisnotinsulated andnotheated itisin poor condition See Photographs and

rKELLEY REAL ESTATE APPRAISERS INC S a



Storage Shed
This is asfwoodframed structurewithtinsiding and roofIt has a dirt floor and no

garage door It has electricity butisnot insulated or heated It is in poor condition An

s

f leanto shedis attachedtothis building It is wood framed and tin sidedItalso has
a dirt floor See Photograph Fueling Station A fairly new

fueling station
is found inthenorthwestern corner of the property Thisarea isimproved with a
gallon aboveground diesel tank andagallonaboveground gasoline tank These tanks connect tothe
fuel dispensers that are situated ona concrete pad The tanks themselves

are situated aboveaconcrete spill pond Thedispensers are improved with electronic card
swipes These improvements appear to be in verygood condition

SeePhotograph S The southern halfof the propertyisfenced

withawire post fenceItssurface consistsofa minor gravel base KELLEY REAL ESTATE
APPRAISERS INC



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



Parcel County Sheds PropertyA

Unimproved Condition Legally

Permissible This
parcel iszoned forLight IndustrialMuse Thiszoning designation allows theproperty

tobe used for manufacturing storage andavariety of other industrial uses Physically

Possible

Thesubject
parcel isansftractof landIt isrectangular in shape Itisfound along two secondary streets

inthe city Itisfound near other commercial and industrial buildings Basedon its

size and location the property has good utility for commercial or light industrial use

Financially Feasible There isdemand

forlight
industrial development in the area Most industrial development is found around the

airport The subject area is the only other light industrial land in the city
Asthe growth continues in the area the subject area will continue to have good demand

forlight industrial use particularly since such useisrestricted toonly two areas

MaximallX Productive The property is

foundin
an area that is industrial in nature It is located near downtown Driggs The area is

onlyone of two areas within the city that iszoned for manufacturing use Therefore the highest

and best use of the property as unimproved is some type of

light industrial or commercial useB Improved or Present Condition

Legally Permissible This property is

zonedfor

Light Industrial M use The presentuseof this parcel isincompliance with this use
restriction Iconclude this zoning restriction will not change in the foreseeable future unless

something significant changes byway ofdevelopment inthe area KELLEY REAL

ESTATE APPRAISERS INC



Physically Possible
The property is improved with asfshopbuilding sfQuonsetshed andsfstorage shed

Itis alsoimproved witha fueling station with two aboveground fuel tacks one gallon and the
othergallon Thisequipment isrelatively new and in goodcondition The Quonset shed
and storage shed are older buildings They

are inpoor condition and are at theend of their economic lifeThe

shop building is the most substantial building on the property Itisin average togood

condition It providesagood utility to theland FinanciallX Feasible The shop building providesa
good return to

theproperty
The other buildings have very little if any utility The fueling stationhas good

utility to the countyIt

is used to fuel all county vehicles It may have some utility to a potential buyer
in the marketIf theproperty were sold toan excavation company the fueling station would
have some utility However its contributory value would notbe the same as
the cost new or replacement value of this equipment Maximally Productive This property is

foundon a secondary street

inDriggs

Itisimproved with buildings that couldbe used for avarietyoflight industrial
uses It could be used asastorage yard foran excavation or paving company It could also

be used asatruckorvehicle repair facility Based on its current configuration the property has

good utility asa shop with additional land forfuture industrial development KELLEY REAL

ESTATE APPRAISERS INCr



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

APPRAISERS INC



Parcel County Sheds Property din

I haveused the Sales Comparison Approach toarnve at anopuuon of value for the an this parcel

Ihave used the Cost Approach to arrive at a contributory value forits improvements Typically

the

Sales Comparison Approach isused to arrive at the value of the property asawhole

HoweverIwas able to find any sales within the city that are improved like thesubject Therefore

Ihave used the Cost analysis to derive the value of these buildingsIhave used

two sales of improved properties to arrive at an opinion of value for the shop meats on
the ro e building Atoken value has been given tothe other unprove pp rty A Land

Valuation Ihave
used three sales toarrive at an opinion of value for the subject land These sales are located in

the Driggs and Victor area The following is a listof sale Ihave considered in m analysis

Y tListof

Sales Sale Bayer Date

Sale Price S Land izeS

F

Price PerS

F

Zoning LocationUtility Hartshorn Oil Inc

AprIl HwyVictor ommercialCCL LLCApr OPC LotTeton Towne Victor Commercial Andrea

Weller Mar PC LotTeton TowneVictor ComtrercialTetra Ventures Oct PCLots TetonTowne Co

nercial Confidential Jul GState HighwayComm IndDennis SessionsAug G Lot Broulims Retail Center nd Retail

The sales considered rangein valuefrom toper sf They range in time from October toAugust

of I haveadjusted Saleup fortime Ihave used Sale tomake thisadjustment

Sale and are foundin VictorThey arefound ina commercial area on the northside of town

This area iszoned far Cwhich ismore similar toan M zoningthan CBD There are some light

industrial businesses in this area Once againIhave used a quantitative analysis to compare the selected sales to

the subject propertyI

have isolated various factors that affect value These factors are location size zoning and utilityIhave adjusted each

sale using these factors The following isaconclusion ofmy analysis KELLEY REAL ESTATE APPRAISERS INC



Time I have adjusted Sale up for time Ihave used Sale to make this upward adjustment Sale

isa good indication of value for Sale since it is located directly south of it
LocationIhave adjusted Sale

and down for their superior locations Sale is found on the northside of Victor
and thecommercial district Saie is found in anew retail center in Driggs It is situated away
from theMain Street and lies behind some existing buildings ThereforeIhave only adjusted it
down pers fI have made not adjustment toSalealthough it islocated in

Victor Like the subject it is found inan area with other light industrial development

Size I have adjusted Sale up persfbecauseitis

alarger tract than the subject and theother sales Noadjustment has been made to the other sales for

this factor ZoningIhave adjustedall ofthesale down persfbecause of
their

superior zoning Unlike thesubject these properties can be usedfora higheruse such as commercial and
retail development However most ofthe properties around Sale and are not retail in nature

butmore heavily commercial andlightindustrialItilityofthe Land

This factor isacatch all fordetermining theoverall quality ofatract

oflandIhave adjusted Sale up per sfbecause ofitsshape and configuration Although
it has feet along the highway itsdepth is very narrowIt ranges fromfeet on the north to approximately

feet onthe south This size restricts its utility to some type ofuse

like storage units or other industrial storage areaIconclude the other sales are similar tothe
subject in this manner The following is the summary ofmy adjustmentsrKELLEY REAL
ESTATE APPRAISERS INC



Sales Adjustment Table

Element Subject Sale Sale Sale Sale Price Land

Sizes fPrice PerAcre PropertyRights

Fee Simple FeeSimple FeeSimple FeeSimple AdjustedPrice FinancingTemps

NA Cash CashCash Adjfor FinancingCondition

ofSale NA Amts Length Arrn s Length

Anns Length Adj forCondition

Market Conditions NA Oct Jul OS

Aug OSAdj for Market Cond

Other Adjustments Teton HwyBrolium
sLocation

Bua

onCenter

Victor

DevSize

Medium

Large Medium Medium Zoning M

GG CUtility ofthe LandComm IndComm

Off Comm IndComm Total Net Adjustment

TotalNet
Adjustment as of SalePrice

Final AdjSale Price Thesesales indicatea
value near per

s fI haveapplied this rate to the

subject landAs a resultthe land hasan indicatedvalue ofper

sfB Building ValuationThe shopis the onlybuilding onthe property that

hassubstantial value Ihave givena significanttoken

value to the

fueling station because the equipment is new

Evenif not used bya futurebuyer theequipment

could be salvaged and moved The remainingbuildings on theproperty the Quonset shed and storage shed have very little

value outside their current use by the county KELLEY REAL ESTATEAPPRAISERS INC



t I have used two sales of improved buildings inthe Teton Valley toarrive at an opinion of
value for the subject buildingI did not compare these sales directly with the subject because
they arenot exact comparables However thebuildings on them do provideaper im

r vement sfindication ofvalue for the subjectp o Improved

Sale
Improve d

Sale Sale

Price Price

PerS FSale DateAug
Aug SFof GBALocation LotMustan

gLupine LandSize SF

LandValue PerS FTotal LandValue

Building Size Bldg ValuePer SF

Total Building ValueThe firstsale isa
hanger atthe DriggsAirport Thisbuilding issimilar

tothe subject becauseit isa

metal skin structurewith asmall
office in it Itsdesign makesit verysimilar

tothesubject Itis afairly

new building that is ina condition similar to the subject The second sale is ofa
Tshirt making operation in Victor This building is nicer than the subject Ithas approximately office area at

the front However most of the building ismetal like the subject It hasan indicated value of

persfI have tied thevalueof the shop building toSale Iconclude these two

buildings are very similar toeach other Therefore the subject has anindicated valueof
Ihave arrived atan opinion of value forthe fueling stationequipment by takingits

cost new or replacement cost value and reducing itby typical depreciation I have also reduced this value by

the fact that itis special use equipment It therefore hasa contributory valueof

to the land KELLEY REAL ESTATE APPRAISERS INC



Based on the above I conclude the subject property has an indicated value as follow

Land Vahe

Building Values

Shop Building
Quonset Shed

Storage Shed

Fueling Station

Total Binding Vahe

Opinion ofVahae

CalledAt

rKELLEY
REAL

ESTATE

APPRAISERSINC

tiv



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

KELLEY REAL ESTATE APPRAISERS
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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

Terra Ventures Seller

Teton Towne Center Date

October Consideration Land

Size sf

or acres EstimatedValue ofImprovements None EstimatedValue of

Landsf@ per

sfSales Data WarrantyDeedInformation verifedby Buyer AcresSqFt LegalDescription

Lots through Biock Teton

Towne Center City of

VictorTeton County

according to the recorded plat thereof Location This property isfound along the east side

ofState Highway on the north side

of Victor in Teton County Idaho Property Description This isasquarely shaped tract of land

with frontage along thehighway andasecondary

mad leading into a commercialsubdivision This property has accesstocity sewer and water

Ithas good exposure along the highway Zoning Highest and Best

UseC Commercial Development Remarks This property is found inacommercial park

located

inthe Cityof

VictorIt

hasfrontage

along the highway The area is developed withalumber yard and other commercial and

retail businesses gelley Real Estate Appraisers Inc



Land Sale Buyer

Confidential Seller

Ellis Date

July Consideration Land

Size EstimatedValue

ofImprovements Olderdwelling

and out buildings@ Estimated Value ofLandsf of

commercial land @ per sfSalesData Warranty Deed Information verifed byMulti Listing ServiceAcreslSq

FkLegal Description A

portionofSec TNR

EB

MVictor Teton County Idaho Location This property is found at South HighwayinVictor Teton County Idaho Property

Description This isa narrow strip of land with feet along the highway Its
depth

isto feet which limits its utility for commercial useItisalevel tract of land adjacent

to acommercial business parkonthe north Itisimproved with a dwelling along

its southern border This improvement has novalue Zoning Commercial Highest and Best Use

Commercial Development Remarks Property does not havecity sewer and
water Kelley Real

Estate Appraisers

Inc



Land Sale Buyer

Seller

Date

Consideration

Dennis

Sessions Broulims

August

Land Size

sf

Estimated Value ofImprovements NoneEstimated

ValueofLands f

@persf SalesData WarrantyDeed InformationverifedbyBuyer AcresJSqFt

Legal Description LotBroulims

RetailCenter to the

Cityof

Driggs Teton County Idaho Location This property is found in the BlockofSouth Main

Street in Driggs Teton County Idaho It ispart ofacommercial development that includes
thenew Broulims Supeimai ket Property Description Thisisanoddly shaped

tract of land thatlies

away from Main Street behind someexisting commercial buildings However it islocated inaplanned

unit development Ithassome exposure from Main Street and Little

AvenueIthas access tocity utilities Zoning Downtown Commercial Highest

andBest Use Retail Development Remarks The property

is avacant

tractof land It ispart

of aplanned unit development Kelley Real 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




