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IN THE SUPREME COURT OF THE STATE OF IDAHO

HAWKINS COMPANIES, LLC, an Idaho
limited liability company; PACIFIC WEST

COMMUNITIES, INC., an Idaho

corporation; and FJ] MANAGEMENT INC.,

a Utah corporation,

Petitioners,
VS.

STATE OF IDAHO, acting by and through

its DEPARTMENT OF

ADMINISTRATION, acting as the statutory

agent for the STATE OF IDAHO

TRANSPORTATION DEPARTMENT; and

the IDAHO STATE BOARD OF
EXAMINERS,

Defendants.
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CASE NO. 51788-2024

VERIFIED PETITION FOR
WRIT OF PROHIBITION AND
WRIT OF MANDATE

INTRODUCTION

This Verified Petition for Writ of Prohibition and Writ of Mandate (this “Petition”)

addresses an unconstitutional attempt by the Idaho Legislature to amend substantive law through

appropriations bills. In particular, House Bill 726 (2024) (the “Administration Budget Bill”’) and

House Bill 770 (2024) (the “ITD Budget Bill”) (collectively, the “Budget Bills”) violate the unity

of subject matter requirements of Article 3, Section 16 of the Idaho Constitution by purporting to
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modify or amend previously enacted law in the form of Idaho Code 67-5709A (the “Surplus
Statute”). Because the Budget Bills violate the constitutional test of unity of subject matter, the
offending provisions of the Budget Bills should be declared void and ineffective and the requested
writs should be issued.

This matter arises in connection with the Petitioners’ successful bid for the acquisition of
the Idaho Transportation Department (“ITD”) campus on State Street in Boise, Idaho (the “ITD
Campus”). The issue is urgent as the outcome of this Petition will likely impact the Fiscal Year
2025 budgets of both the ITD and the Idaho Department of Administration (“Dep’t of
Administration”), which become effective July 1, 2024. In addition, the ITD Budget Bill includes
an emergency clause giving immediate effect to Section 7, which states:

Section 7. STATE STREET PROPERTY. Notwithstanding any provision of
law to the contrary, the authority of the Department of Administration to dispose
of the state administrative facility and property at 3311 W State Street, Boise, Idaho
83703 is revoked. Notwithstanding any provision of law to the contrary,
custody and control of the state administrative facility and property at 3311 W
State Street, Boise, Idaho 83703 shall be transferred back to the Idaho
Transportation Board. Of the amount appropriated in Section 1 of this act,
$32,500,000 shall be used for the purpose of rehabilitating the state administrative
facility at 3311 W State Street, Boise, Idaho 83703. Funds designated under this
section may be used only for the purpose identified in this section. This
appropriation is contingent on custody and control of the state administrative
facility and property at 3311 W State Street, Boise, Idaho 83703 returning to the
Idaho Transportation Board.

(emphasis added). The Budget Bills place the Dep’t of Administration in between two competing
legal requirements: either it will comply with the mandatory language of the Surplus Statute

(which has not been amended or revoked) and complete the statutory sale of the ITD Campus, or

the Department will comply with this “policy” language of the ITD Budget Bill and terminate the

sale—"“notwithstanding” the requirements of the Surplus Statute.
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Petitioners, meanwhile, find themselves in the uncomfortable position of being caught
between the Surplus Statute and the Idaho Legislature’s ex post facto attempts to veto the ITD
Campus sale. Petitioners have relied on the clear language of the Surplus Statute and have
expended significant sums in order to comply with the State’s deadlines and requirements. This
constitutional question now stands in the way of completion of the ITD Campus sale. Given the
gravity of the issues at stake and the urgent need for resolution, Petitioners are asking this Court
to address these important constitutional questions.

STATEMENT OF JURISDICTION

l. The Idaho Supreme Court has “original jurisdiction to issue writs of mandamus,
certiorari, prohibition, habeas corpus, and all writs necessary or proper to the complete exercise of
its appellate jurisdiction.” Idaho Const., Art. V, Section 9; I.C. § 1-203. See also I.C. § 7-402.

2. Pursuant to the Idaho Appellate Rules, “[a]ny person may apply to the Supreme
Court for the issuance of any extraordinary writ or other proceeding over which the Supreme Court
has original jurisdiction.” I.A.R. 5(a). See also Ybarra v. Legislature by Bedke, 166 Idaho 902,
906, 466 P.3d 421, 425 (2020). The Supreme Court accepts original jurisdiction in matters where
the “petition alleges sufficient facts concerning a possible constitutional violation of an urgent
nature....” Reclaim Idaho v. Denney, 169 Idaho 406, 418, 497 P.3d 160, 172 (2021) (quoting
Sweeney v. Otter, 119 Idaho 135, 138, 804 P.2d 308, 311 (1990)).

PARTIES

3. Petitioner Hawkins Companies, LLC is an Idaho limited liability company doing
business in the state of Idaho. Petitioner Pacific West Communities, Inc. is an Idaho corporation
doing business in the state of Idaho. Petitioner FJ Management Inc. is a Utah corporation

registered and doing business in the state of Idaho.
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4. Together, Petitioners were the high bidders in the Dep’t of Administration’s sale of
the ITD Campus, which was processed in accordance with the Surplus Statute. The Budget Bills
in question purport to terminate the Dep’t of Administration’s authority to proceed with such sale,
despite clear language in the Surplus Statute to the contrary. Given Petitioners’ status as high
bidders, the constitutionality of the Budget Bills uniquely affects Petitioners and the issuance of
the writs of prohibition and mandate requested herein would redress any injury to Petitioners. In
the event of any question regarding Petitioners standing to bring the following claims, this matter
involves a significant and distinct constitutional violation that no party otherwise would have
standing to address.

5. The Legislature of Respondent State of Idaho has enacted the Budget Bills, certain
sections of which violate the Idaho Constitution. Respondent Dep’t of Administration is the
agency of the State of Idaho responsible for administering the Surplus Statute. Respondent State
Board of Examiners is responsible for the transfer of custody and control of the ITD Campus from
ITD to the Dep’t of Administration, in accordance with the Surplus Statute. By purporting to
terminate the sale of the ITD Campus, the Budget Bills place requirements on each of the
Respondents that directly contravene the Surplus Statute, which remains in effect.

GENERAL ALLEGATIONS

6. For several decades, ITD has owned and operated 44 acres of property located at
3311 West State Street, Boise, I[daho. The ITD Campus included ITD’s long-time headquarters,
commonly known as the Phil E. Batt Building (the “State Street Headquarters”).

7. In recent years, the State of Idaho acquired and has been relocating various state
agencies and offices to the former Hewlett Packard campus on W. Chinden Boulevard, also in

Boise, Idaho (the “Chinden Campus”).
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8. The State Street Headquarters has been the subject of relocation discussions for
more than ten years per Idaho Transportation Board records. This process was accelerated when,
in January 3, 2022, the State Street Headquarters flooded as a result of a burst pipe, which damaged
all three floors of the building and resulted in the necessary relocation all 300 people working in
the building.

0. In March 2022 (shortly after the flood of the State Street Headquarters), the Idaho
Legislature appropriated $37,000,000.00 for improvements to the Chinden Campus, Building 3
with the intent of relocating ITD operations and employees. House Bill 779 (2022) contained the
following language:

SECTION 9. CHINDEN CAMPUS IMPROVEMENTS. The Idaho Transportation

Department's Boise headquarters will occupy space at the Chinden Campus as

campus tenants. Notwithstanding any other provision of law to the contrary, the

Department of Administration shall use a portion of the funding appropriated in

Section 4 of this act for improvements at the Chinden Campus to prepare office

space for occupancy by the Idaho Transportation Department as a replacement for

the administrative building located at 3311 W. State 28 Street.

House Bill 779 (2022) Full Bill Information, available at https:/legislature.idaho.gov/wp-

content/uploads/sessioninfo/2022/legislation/H0779.pdf (last visited April 24, 2024).

10. Per the Surplus Resolution (defined below), in April 2022, the Idaho Transportation
Board met and approved a plan to move the ITD operations to the Chinden Campus, which, upon
information and belief, currently houses certain ITD operations and employees.

11. On August 5, 2022, the Idaho Transportation Board approved the surplus and sale
of the ITD Campus in connection with the move of the ITD headquarters facility to the Chinden
Campus, Building 3, which resolution states (in part):

“... WHEREAS, ITD has committed to relocating its Headquarters facilities to a
renovated building 3 at the State of Idaho Chinden Campus...
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“... WHEREAS, the Governor’s Office has expressed support for the Department’s

vacating and surplusing the State Street Campus via transmittal dated July 14,2022,

indicating that ‘upon ITD’s completion of a comprehensive facilities plan, the

Governor’s Office will support ITD’s further use of all or a portion of the proceeds

[of the sale of the State Street property] to replace or refurbish other ITD

administrative facilities’

“NOW, THEREFORE BE IT RESOLVED that the Idaho Transportation Board

hereby declares the ITD HQ campus located at 3311 State Street in Boise, along

with its 44 acres and other improvements, to be surplus property for the purpose of

allowing the Department of Administration to transfer the property to the Idaho

State Board of Examiners in preparation of disposal of the property in accordance

with law.”

A true and accurate copy of the August 5, 2022 Special Session of the Idaho Transportation Board,
including Resolution #I1TB22-52, is attached hereto as Exhibit A (the “Surplus Resolution™).

12. The Surplus Resolution initiated the process prescribed by the Surplus Statute for
sale of surplus properties owned by the State of Idaho. The text of the Surplus Statute as found on
the website of the Idaho Legislature is attached hereto as Exhibit B.

13. In accordance with the Surplus Statute and Surplus Resolution, upon information
and belief ITD transferred custody of the ITD Campus to the State Board of Examiners for
disposition through the Dep’t of Administration.

14. On August 17, 2022, the Dep’t of Administration notified state agencies that ITD
had declared the ITD Campus surplus and invited agencies to identify a need for the ITD Campus,
in accordance with the Surplus Statute. Upon information and belief, no response was provided.

15. Upon information and belief, in November 2022, the Dep’t of Administration
issued a request for proposals for real estate brokerage services. In January 2023, a local broker —

TOK — was awarded the contract to represent the State in connection with the statutory sale of the

ITD Campus.
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16. While the Dep’t of Administration took steps to accomplish its duties under the
Surplus Statute, the Idaho Legislature continued to fund both the move of ITD staff and operations
to the Chinden Campus in order to prepare the ITD Campus for sale. In April 2023, Senate Bill
1197 appropriated $15,000,100.00 to move the Idaho State Historical Society from the ITD

Campus. See S.B. 1197 (2023) Full Bill Information, available at https://legislature.idaho.gov/wp-

content/uploads/sessioninfo/2023/legislation/S1197.pdf (last accessed April 24, 2024). Also in

April 2023, Senate Bill 1189 appropriated $2,000,000.00 for design costs to relocate the ITD
operations facility to the Chinden Campus, as well as an additional $999,100.00 to fund lease costs
for the Chinden Campus. See S.B. 1189 (2023) Full Bill Information, available at

https://legislature.idaho.gov/sessioninfo/2023/legislation/S1189/ (last accessed April 24, 2024)

(see Statement of Purpose, Line Items 3 and 4 under “Transportation Services”).

17. In May 2023, the Dep’t of Administration opened a request for proposals for the
acquisition of the ITD Campus (the “RFP”).

18. The Dep’t of Administration received nine proposals containing offers to purchase
the surplused ITD Campus. The Dep’t of Administration subsequently conducted three rounds of
bids, resulting in Petitioners providing the high bid of $51,750,000.00, which bid was, upon
information and belief, more than $13,000,000.00 above the appraised fair market value of the
ITD Campus based on an appraisal commissioned by and delivered to the Dep’t of Administration
(the “Appraisal”). The Appraisal is dated September 30, 2022 and identified a value of
$38,620,000.00. A true and accurate copy of the Appraisal is attached as Exhibit C. A true and
accurate copy of the September 25, 2023 letter awarding the RFP to Petitioners is attached as

Exhibit D.
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19. Petitioners and the Dep’t of Administration subsequently negotiated a purchase and
sale agreement for the ITD Campus (the “Purchase Agreement”). The Dep’t of Administration
requested additional consideration in the draft Purchase Agreement beyond what was identified in
the Dep’t of Administration’s request for proposals and what Petitioners had offered in their
winning bid, including six additional months of free rent for the ITD Campus, concluding in July
2026, which would allow ITD’s remaining employees currently using the ITD Campus to continue
to do so while facilities at the Chinden Campus were being designed and constructed. Petitioners
agreed to these requests and offered additional concessions, including the ability for ITD to lease
back the current asphalt testing facility on the ITD Campus (the “Testing Facility”) for an
additional three years after the closing date in the Purchase Agreement. Petitioners even went as
far as to modify and phase their proposed development plans to accommodate the potential for this
future temporary lease back of the Testing Facility to ITD.

20.  Despite Petitioners’ concessions, the negotiation was protracted. Ultimately,
Petitioners and the Dep’t of Administration arrived at a mutually agreeable form of Purchase
Agreement that was ready for execution by all parties. Petitioners signed and delivered a copy of
the Purchase Agreement to the Dep’t of Administration on March 21, 2024. A true and accurate
copy of the Purchase Agreement signed by Petitioners is attached as Exhibit E.

21.  Upon information and belief, the Dep’t of Administration has not yet signed the
Purchase Agreement despite having negotiated and agreed to the terms of the Purchase Agreement.
Petitioners have expended significant sums in reliance on this statutory process and in order to
ready to satisfy the timing requirements identified by the State in connection with the Purchase

Agreement.
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22. In the meantime, certain members of the Idaho Legislature publicly declared their
intention to interfere with the proposed sale of the ITD Campus. See, e.g., “ ‘It’s a Bad Idea’:
Legislation Aims to Disrupt Sale of Old ITD Campus”, available at

https://boisedev.com/news/2024/01/24/itd-campus-sale-bill/ (last accessed April 24, 2024).

23. An attempt to repeal the Surplus Statute was put forward in the form of House Bill
409 (2024); however, House Bill 409 failed to pass the Idaho Senate—even if it had passed, it did
not include retroactivity language required to affect the application of the Surplus Statute to the
already approved (pursuant to the Surplus Resolution) sale of the ITD Campus. See H.B. 409
(2024) Full Bill Information”, available at

https://legislature.idaho.gov/sessioninfo/2024/legislation/h0409/ (last accessed April 24, 2024).

24, Those legislators desiring to interfere with the statutory sale of the ITD Campus
then turned to a new tactic. Rather than amending Idaho Code directly, these legislators instead
attempted to use intent language included in the appropriations bill funding the Dep’t of
Administration: House Bill 726 (2024) or the “Administration Budget Bill,” a true and accurate
copy of which is attached as Exhibit F.

25. The Administration Budget Bill includes the following language regarding the sale
of the ITD Campus:

Section 4. DISPOSAL OF PROPERTY. Notwithstanding any other provision

of law to the contrary, the authority of the Department of Administration to

dispose of the state administrative facility and property at 3311 W State Street,

Boise, Idaho, 83703 is revoked. Notwithstanding any other provision of law to

the contrary, custody and control of the state administrative facility and property

at 3311 W State Street, Boise, Idaho, 83703 shall be transferred to the Idaho

Transportation Board.

(emphasis added). The Administration Budget Bill failed in the Idaho House on March 22, 2024;

however, it was brought back to the House floor via motion to reconsider and was eventually
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passed. It was ultimately passed by the Senate on the last day of the session, April 3, 2024. See
Official Website of the Idaho Legislature, “House Bill 726 Full Bill Information”, available at

https://legislature.idaho.gov/sessioninfo/2024/legislation/H0726/ (last accessed April 22, 2024).

26. Those legislators wishing to interfere with the sale of the ITD Campus also
attempted to do so in the form of intent language in another appropriations bill—this time in the
appropriation for the Department of Transportation: House Bill 770 (2024) or the ITD Budget Bill.
A true and accurate copy of the ITD Budget Bill is attached as Exhibit G.

217. The ITD Budget Bill includes the following language regarding the sale of the ITD

Campus:

Section 7. STATE STREET PROPERTY. Notwithstanding any provision of
law to the contrary, the authority of the Department of Administration to dispose
of the state administrative facility and property at 3311 W State Street, Boise, Idaho
83703 is revoked. Notwithstanding any provision of law to the contrary, custody
and control of the state administrative facility and property at 3311 W State Street,
Boise, Idaho 83703 shall be transferred back to the Idaho Transportation Board. Of
the amount appropriated in Section 1 of this act, $32,500,000 shall be used for the
purpose of rehabilitating the state administrative facility at 3311 W State Street,
Boise, Idaho 83703. Funds designated under this section may be used only for the
purpose identified in this section. This appropriation is contingent on custody and
control of the state administrative facility and property at 3311 W State Street,
Boise, Idaho 83703 returning to the Idaho Transportation Board.

(emphasis added). A version of the ITD Budget Bill incorporating this intent language was first
introduced as House Bill 723 (2024) on March 19, 2024; however, it was rejected by the Senate
on March 28, 2024. See Official Website of the Idaho Legislature, “House Bill 723 Full Bill

Information,” available at https://legislature.idaho.gov/sessioninfo/2024/legislation/h0723/ (last

accessed April 24, 2024). A mirror version (including a mere $100 reduction in the ITD
appropriation) was sent back to the Senate floor but was found to be in violation of Senate Rules
and the Lieutenant Governor concluded that the bill was not in order to be heard by the Senate.

Ultimately, the ITD Budget Bill was introduced (with a new bill number and a $200 reduction in
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the ITD appropriation) and rushed through the Idaho House and Senate on the final day of the
2024 Session, April 3, 2024. See Official Website of the Idaho Legislature, “House Bill 770 Full

Bill Information”, available at https://legislature.idaho.gov/sessioninfo/2024/legislation/H0770/

(last accessed April 24, 2024).

28. Governor Little did not sign the Administration Budget Bill or the ITD Budget Bill;
however, Governor Little permitted each to go into law without veto on April 10, 2024. Governor
Little’s letter to the Speaker of the House included the following comments:

However, I did not sign these bills because the intent language unwinds statutory

policy language about how the state handles surplus properties and it increases

overhead for office space needs around the state. In addition, it unfairly cancels an

agreed upon sales process, causing future reputational risk for the State of Idaho.

(emphasis added). See Letter from Governor Brad Little to Speaker Mike Moyle dated April 10,

2024, available at https://gov.idaho.gov/wp-content/uploads/2024/04/transmittal h-770-

726_2024.pdf (last accessed April 22, 2024), copy attached as Exhibit H.

CLAIMS FOR RELIEF

29. Petitioners hereby re-allege and incorporate the allegations set forth in Paragraphs
1 through 28 of this Petition.

30. The Surplus Statute has not been amended or repealed as of the date hereof and
remains in full force and effect.

31.  The Surplus Statute states, inter alia, that once a “state agency declares that a state
administrative facility is not needed or is unsuitable for its purposes, custody and control shall be
transferred to the state board of examiners, which shall immediately transfer authority for the
disposition of the property to the department of administration....” After notifying other state

agencies of the opportunity to use such surplused property, “[i]f no state agency or institution is
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interested, the department shall obtain an appraisal and commence procedures to sell the property
for the highest price possible.”

32. The language of the Surplus Statute is mandatory. Once a state agency has declared
property to be surplus, the property “shall be transferred to the state board of examiners.”
Thereafter, the state board of examiners “shall immediately transfer” the property to the Dep’t of
Administration and, if no agency is interested, the Dep’t of Administration “shall obtain an
appraisal and commence procedures to sell the property for the highest price possible.” I.C. § 67-
5709A (emphasis added).

33. There is, in other words, an obligation on the part of the Dep’t of Administration to
complete the sale for the highest price possible after declaration of surplus by ITD, which occurred
on August 5, 2022, pursuant to the Surplus Resolution. The Surplus Statute does not provide for
any exceptions once the process has begun with a declaration of surplus.

34. Upon information and belief, the Dep’t of Administration is not proceeding to
conclude the sale of the ITD Campus as a result of the Budget Bills.

35. The Budget Bills are appropriations bills. They arise as a result of
recommendations issued by the Joint Finance and Appropriations Committee of the Idaho
legislature (“JFAC”). As JFAC-originated appropriations bills, neither of the Budget Bills was
assigned to a standing committee of either the House or Senate and neither received an opportunity
for public testimony or comment; instead, as appropriations bills, both went directly to the floor
of the House and the Senate. See, supra, Paras. 24 and 26.

36.  Article 3, Section 16 of the Idaho Constitution states that, “Every act shall embrace
but one subject and matters properly connected therewith, which subject shall be expressed in the

title; but if any subject shall be embraced in an act which shall not be expressed in the title, such
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act shall be void only as to so much thereof as shall not be embraced in the title.” This requirement
is sometimes referred to as “Unity of Subject Matter.”

37. Unity of Subject Matter has been interpreted by the Idaho Supreme Court as
meaning that an appropriations act cannot amend a statute setting forth general law. See, e.g.,
Hailey v. Huston, 25 Idaho 165 (1913).

38. Unity of Subject Matter requirements are common in many states’ constitutions and
several other states have, like Idaho, determined that appropriations bills cannot be used to amend
general law. See, e.g., Flanders v. Morris, 88 Wash.2d 183, 558 P.2d 769 (Wa. 1977) (interpreting
a nearly identical constitutional requirement and concluding: “We realize that in certain instances
the legislature must place conditions and limitations on the expenditures of monies... but to the
extent that such conditions or limitations have the effect of modifying or amending the general law
they are unconstitutional enactments.”). See also Strake v. Court of Appeals for First Supreme
Judicial Dist. of Texas, 704 S.W.2d 746 (Tex. 1986); State ex rel. Hueller v. Thompson, 289 S.W.
338, 340-341 (Mo. 1926) (interpreting a nearly identical constitutional provision and holding: ...
the sole purpose [of an appropriation bill] is to set aside money for specified purposes... [I]f the
practice of incorporating legislation of a general character in an appropriation bill should be
allowed, then all sorts of ill conceived, questionable, if not vicious, legislation could be proposed
with the threat, too, that if not assented to and passed, the appropriations would be defeated.”).

39. The Administration Budget Bill and the ITD Budget Bill each contain the following

language in Sections 4 and 7, respectively: “Notwithstanding any other provision of law to the

contrary, the authority of the Department of Administration to dispose of the state administrative

facility and property at 3311 W State Street, Boise, Idaho, 83703 is revoked.” (emphasis added).
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40. This direction violates the Surplus Statute as no general law has passed that would
revoke the statutory authority of the Department of Administration pursuant to the Surplus Statute.
The use of the words “notwithstanding” and “revoked” in both Budget Bills acknowledges this
inconsistent authority.

41. Section 4 of Administration Budget Bill and Section 7 of ITD Budget Bill
(collectively, the “Offending Provisions”) also each require that custody and control of the ITD

Campus be returned to ITD, stating: “Notwithstanding any provision of law to the contrary,

custody and control of the state administrative facility and property at 3311 W State Street, Boise,
Idaho 83703 shall be transferred back to the Idaho Transportation board.” (emphasis added).

42. This direction also violates the Surplus Statute. Once the Surplus Resolution was
issued, “custody and control” of the ITD Campus is to be transferred to the state board of examiners
and then to the Dep’t of Administration. There is no process in the Surplus Statute by which
custody and control of the ITD Campus may be returned to ITD. Use of the word
“notwithstanding” acknowledges this inconsistent authority.

43. These requirements each constitute an explicit or implicit repeal or amendment of
the Surplus Statute, as they require the Dep’t of Administration to contravene its clear obligations
under the Surplus Statute pursuant to the Surplus Resolution by stopping the statutory process of
sale of the ITD Campus and returning custody of the ITD Campus to ITD.

44. To the extent that the Offending Provisions attempt to repeal or amend the Surplus
Statute, they violate the Idaho Constitution’s requirement of Unity of Subject Matter pursuant to
long-standing Idaho authority on the matter, including Hailey v. Huston, 25 Idaho 165 (1913).

45. The Offending Provisions interfere (and were drafted with the explicit intent to

interfere) with the sale of the ITD Campus and to prevent execution of the Purchase Agreement.
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46. Petitioners are directly and uniquely affected given Petitioners’ status as the high
bidder in connection with the statutory sale of the ITD Campus, which the Offending Provisions
of the Budget Bills attempt to cancel and rescind.

47. Section 7 of the ITD Budget Bill is the subject of an emergency clause and is
therefore now in full force and effect and the remaining provisions of the Budget Bills will go into
effect on July 1, 2024. Immediate resolution of the constitutionality of the Budget Bills is critical
in order to ensure ongoing funding of ITD and the Dep’t of Administration.

PRAYER FOR RELIEF

Petitioners respectfully request that this Court grant the following relief as soon as possible
given the emergency clause contained in Section 7 of the ITD Budget and the July 1, 2024 effective
date for the remainder of the Budget Bills:

(a) Declare that the Offending Provisions violate the Idaho Constitution’s requirement
of Unity of Subject Matter and that either: (i) the Offending Provisions are severed and deemed
invalid,' or (ii) the Budget Bills are invalid in their entirety;

(b) In accordance with Idaho Appellate Rule 5(d), issue a preemptory or alternative
writ of prohibition? forbidding the Dep’t of Administration, the Board of Examiners, and ITD
from giving effect to the Offending Provisions or, in the alternative, the Budget Bills in their

entirety;

'In accordance with Article 3, Section 16 of the Idaho Constitution, ... such act shall be void only as to
so much thereof...” as is inconsistent with the unity of subject matter requirement. Accordingly,
Petitioners believe severability is anticipated by the Idaho Constitution in this case.

2 Idaho Code Title 7, Chapters 3 and 4; Idaho Rule of Civil 17, made applicable to these proceedings
pursuant to Idaho Appellate Rule 48.
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(©) In accordance with Idaho Appellate Rule 5(d), issue a preemptory or alternative
writ of mandate requiring the Dep’t of Administration to conclude the sale of the ITD Campus
pursuant to the Surplus Statute;

(d) Award to Petitioners their reasonable costs; and

(e) Award such other and further relief as this Court shall deem just and reasonable.

DATED this 25" day of April, 2024.

CLARK WARDLE LLP
By:___ /s/ T. Hethe Clark

T. Hethe Clark
Attorneys for Plaintiff

CERTIFICATE OF SERVICE

I HEREBY CERTIFY that on this 25" day of April 2024, I caused a true and correct copy
of the above to be served upon the following individuals in the manner indicated below:

Idaho Attorney General [X] U.S. Mail
700 W Jefferson Street, Suite 210 [ 1 Hand-Delivery
Boise, ID 83720 [ ] Federal Express

[ ] Facsimile
[X] 1Court efile/serve:
AGLabrador@ag.idaho.gov

/s/  T. Hethe Clark
T. Hethe Clark
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EXHIBIT A

Surplus Resolution

SPECIAL SESSION OF THE IDAHO TRANSPORTATION BOARD
August 5, 2022

Idaho Transportation Board Chamrman Bill Moad called a special session of the Idaho
Transportation Board at 9:36 AM on Friday, August 5, 2022. The following principals were
present at the Idaho Transportation Department Chinden Campus in Boise, Idaho:

Bill Moad, Chairman

Scott Stokes, Director

Dan McElhinney, Chief Deputy/Chief Operations Officer

Tim Thomas, Lead Deputy Attorney General

Lorraine Dennis, Executive Assistant to the Board

The following participated remotely:
James R Thompson Member — District 1
Gary Osborn, Member — District 2
Julie DeLorenzo, Member — District 3
Jim Eempton Member — District 4
Drwight Horsch, Vice Chair — District 5
Bob Hoff Member — District 6

Chairman Moad called the meeting to order. All board members were present via roll call
vote.

ITD Headguarters at State Street — Declare Surplus. Director Stokes reported on ITD’s
reguest to declare the Headouarters State Street building surplus. The tuilding that was dedicated
in 1961 has been the topic of relocation for the past 10-years. The January flood accelerated the
process in finding a different headquarters tuilding. In April 2022, the Board approved ITD to
move the headquarters facility to the Idaho Chinden Campus, Building 3. The design process is
going well as reported to the Board last month.

Director Stokes stated the Boise real estate market is favorable right now. By declaring
the building surplus, the Department of Administration will start the disposal process. Staff will
advance options as they become available for the other campus facilities such as the materials
lab. print shop and motor pool

Director Stokes read the proposed resolution.

Member Delorenzo conunented that a lot of effort has gone into this decision and
recognized there are better and more efficient buildings for ITD to work.

Member Delorenzo made a motion seconded by Member Kempton and passed
unanimouslty by roll call vote, to approve the following resolution:

RES. NO. WHEREAS, the ITD campus on State Street in Boise consists of over 44 acres of
ITB22-32 property close to downtown; and

August 5, 2022

VERIFIED PETITION FOR WRIT OF PROHIBITION AND WRIT OF MANDATE — EXHIBIT A
4857-9283-7301, v. 6



WHEREAS, the Janmary 3, 2022 flood event has rendered the largest building on
campus nninhabitable and would require extensive renovation to reoccupy; and

WHEREAS, there is currently market conditions that make timing of a sale as
soon as possible more advantageouns to the ITD; and

WHEREAS, ITD has committed to relocating its Headguarters facilities to a
renovated building 3 at the State of Idaho Chinden Campus; and

WHEREAS, the intent language from Idaho Code Section 67-5702A was enacted
in 2000 with the express legislative intent to “either replace the facility sold,
refurbish other facilities occupied by the agency or used for other state-owned
building purposes in the most cost-effective manner possible.” The Statement of
Purpose further stated that “[a]n agency that has an adnumistrative facility that is
sold has the first option to use the finds to replace or refurbish its facility(s)™; and

WHEREAS, proceeds from the sale of the ITD State Street Campus would be
essential to the Board for other najor facility needs within ITD, mcluding but not
limited to, a new District 4 Headquarter facility subject to legislative
appropriation; and

WHEREAS, the Governor’s Office has expressed support for the Department’s
vacating and surplusing the State Street Campus via transmittal dated July 14,
2022, ndicating that “upon ITD's completion of a comprehensive facilities plan,
the Governor’s Office will support ITD s further use of all or a portion of the
proceeds [of the sale of the State Street property] to replace or refiurbish other ITD
administrative facilities™; and

NOW, THEREFORE BE IT EESOLVED that the Idaho Transportation Board
hereby declares the ITD HQ) campus located at 3311 State Street in Boise, along
with its 44 acres and other improvements, to be surplus property for the purpose
of allowing the Depariment of Admunistration fo transfer the property to the Idaho
State Board of Examiners in preparation of disposal of the property in accordance
with law.

WHEREUPON., the Idaho Transportation Board's special session adjourned at 9:46 AM

Signed
WILLIAM H. MOAD. Chairman
Idaho Transportation Board
Read and Approved
Septemiber 22, 2022
Boise, Idaho

Angust 5, 2022
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EXHIBIT B

Surplus Statute

42224, 1:42 PM Zection 67-5700A — ldaho State Legislature

. Idaho Statutes

Idaho Statutes are updated to the website July 1 following the legislative session.

TITLE &7
STATE GOVEBENMMENT RND STATE AFFARIRS
CHARPTER 57
DEPARTMENT OF RADMINISTRATION

67-5T709A. SALE, TERANSFER OR DISPOSITION OF STATE ADMINISTRATIVE
FRACILITIES. The provisions of sections 58-331 through 58-335, Idaho Code,
3hall not apply to state administrative facilities in the custody, or
control of the state of Idaho. When a state agency declares that a state
administrative facility is not needsed or is unsuitable for its purposes,
custody and control shall be transferred to the state board of examiners,
which shall immediately transfer authcority for the disposition of the
property to the department of administration which shall send a notice to
all state agencies and institutions that the property is awvailable for
other state use. Any state agency interested in leasing or buying the
property shall notify the department of administration within the time the
department specifies.

If no state agency or institution is interested, the department shall
obtain an appraisal and commence procedures to sell the property for the
highest price possible. Rll proceeds from the sale or lease of
administrative facilities acquired by the department of administration
pursuant to this section, other than proceeds required by law to be
deposited in a special fund, less the department of administration’s cost
of selling or leasing, shall be deposited into the permanent building fund
for the purpose of holding such proceeds. Such proceeds in the permanent
building fund acguired pursuant to this section may be expended pursuant to
appropriation.

As used in this section, "state administrative facility" shall mean
any real property and improvements, including administrative office
buildings, structures and parking lots, used by any state agencv tTo assist
it in its operation &s a state agency. 5State administrative facilities
shall not include the real property or improvements owned or occupied by a
state agency where such ownership, operation or occupving is a function of
the agency’'s purpose, such as real property and improvemsnts, other than
the administrative office buildings, structures and parking lots described
above, under the Jurisdiction and control of the Idaho transportation
department, the department of fish and game, the department of parks and
recreation and the department of lands.

History:
[67-5709A, added 2000, ch. 300, sec. 1, p. 1031.]

How current is this law?

htips:fegislature idaho govistatutesrules/idstat Tile87/ TETCHS7 /SECTET-57094) 1
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EXHIBIT C

Appraisal
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1459 Tyrell Lane, Suite B
Boise, Idaho 83706
208.336.1097 phone

208.345.1175 fax
valbridge.com

September 30, 2022

Idaho Department of Administration
¢/o Mr. Keith Reynolds, Director
502 N. 4th Street

Boise, Idaho 83702

RE: Appraisal Report
Idaho Department of Transportation Campus
3311 W. State Street
Boise, Ada County, Idaho 83703

Dear Mr. Reynolds,

In accordance with your request, we have performed an appraisal of the above referenced property.
This appraisal report sets forth the pertinent data gathered, the techniques employed, and the
reasoning leading to our value opinions. This letter of transmittal does not constitute an appraisal
report and the rationale behind the value opinion(s) reported cannot be adequately understood
without the accompanying appraisal report.

The subject of this appraisal is a 44.565-acre site improved with a 3-story office building and several
storage, shop, and flex buildings. The property has historically been operating as the headquarters for
the Idaho Department of Transportation. The gross building area is 240,615 square feet resulting in a
land-to-building ratio of 8.07:1. Surplus land is present. The improvements were constructed between
1951 and 1999. Construction quality is rated fair to average overall. The improvements are in fair to
average condition. It is noted, the main office building (101,331 SF) is unoccupied. On January 2, 2022,
multiple HVAC pipes froze and failed in the penthouse mechanical room causing significant flooding
to portions of all levels of the building. The flooding exposed the sprayed-on fireproofing material
which has known asbestos present. The asbestos would need to be remediated as a part of a
renovation to the building to cure the water damage. The estimated cost to renovate the building is
significant. Based on the valuation presented herein, the improvements are noncontributory to value.
The value is in the underlying land.

The majority of the site is zoned A-1 (Open Lands, Parks District). A small portion is zoned C-2 (General
Commercial District). The site is designated as MU (Mixed-Use) in the Boise City Comprehensive Plan.
The mixed-use designation is intended for a mix of retail, office, commercial, and high-density
residential uses. The subject has a very good north Boise location prime for near-term redevelopment.
The subject benefits from its desirable north Boise location, arterial street exposure, and proximity to
the Boise River, Whitewater Park, Esther Simplot Park, and downtown Boise. During the past decade,
the immediate neighborhood has been in the stage of revitalization with properties along the Boise
River being redeveloped with higher-density residential uses and complimentary commercial uses.
Based on the subject’s location, physical characteristics, and development trend in the immediate
neighborhood, highest and best use is for some form of mixed-use development.
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Idaho Department of Administration
September 30, 2022
Page 4

The appraisal problem is to develop an opinion of Market Value: As Is. The client in this assignment is
Idaho Department of Administration. The intended use is to document market value for asset valuation
and/or potential disposition purposes. The intended users of this report include the client and any
duly appointed representatives of the client, specifically authorized by the client to view or use this
appraisal in accordance with the stated purpose or function. There are no other intended uses or users
of this report.

The subject was appraised using generally accepted principles and theory. We developed our analyses,
opinions, and conclusions and prepared this report in conformity with the Uniform Standards of
Professional Appraisal Practice (USPAP) of the Appraisal Foundation; the Interagency Appraisal and
Evaluation Guidelines; the Code of Professional Ethics and Standards of Professional Appraisal Practice
of the Appraisal Institute; and the requirements of our client as we understand them. The report is
presented in Appraisal Report format and complies with the requirements set forth under Standards
Rule 2-2(a) of USPAP. It presents a narrative discussion of the pertinent data gathered, the techniques
employed, and the reasoning leading to our value opinions.

The acceptance of this appraisal assignment and the completion of the appraisal report submitted
herewith are subject to the General Assumptions and Limiting Conditions contained in the report. The
findings and conclusions are further contingent upon the following extraordinary assumptions and/or
hypothetical conditions which might have affected the assignment results:

Extraordinary Assumptions
e David Aparicio of Ideal Demolition Services, LLC provided a cost estimate for the demolition
of the improvements. The cost is estimated at $2,800,000. The cost includes consideration for
the asbestos removal. The estimate is included in the Addenda section. This appraisal is
subject to the extraordinary assumption that the actual cost to raze the improvements is
reasonably similar to the estimated cost of $2,800,000.

If this extraordinary assumption is later proven to be false, the value conclusion(s) reported herein
could be rendered invalid, and further valuation analysis would be warranted.

Hypothetical Conditions
e None
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Value Conclusions

Idaho Department of Administration
September 30, 2022

Page 4

Based on the analysis contained in the following report, our market value conclusions are summarized

as follows:

Value Conclusions

Value Type Market Value

Property Rights Appraised Fee Simple

Effective Date of Value September 9, 2022

Value Conclusion $38,620,000
$19.89 psf

Respectfully submitted,
Valbridge Property Advisors | Mountain States

Jeff Vance, MAI

Senior Appraiser

Idaho, Certification # CGA-2828
Certificate Expires 04/18/2023

G. Joseph Corlett, MAI, SRA
Senior Managing Director
Idaho, Certification # CGA-7
Certificate Expires 03/11/2023
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Summary of Salient Facts

3311 W. STATE STREET, BOISE
SUMMARY OF SALIENT FACTS

Property Identification
Client Identification
Property Name
Property Address

Tax Parcel Number(s)
Latitude & Longitude
Property Owner

Site
Zoning

Boise Comprehensive Plan Land Use
FEMA Flood Map No.
Flood Zone
Gross Land Area
Usable Land Area

Improvements
Improvements

Valuation Opinions & Dates
Highest & Best Use - As Vacant/As Though Vacant
Highest & Best Use - As Improved
Reasonable Exposure Time
Reasonable Marketing Time
Date of Inspection
Date of Value
Date of Report

Value Indications & Conclusions
Valuation - Market Value: As If Vacant
Cost Approach
Income Capitalization Approach
Sales Comparison Approach
Development Approach
Conclusion - Market Value: As If Vacant
Less: Cost to raze improvements and Idaho Power payments
Conclusion - Market Value: As Is

Idaho Department of Administration

Idaho Transportation Department Campus

3311 W. State Street

Boise, Ada County, Idaho 83703

R3786000159

(Lat: 43.6350918, Lon: -116.2328115)

Idaho Transportation Department General Services

A-1; Open Lands, Parks District
C-2; General Commercial District
MU; Mixed-Use

16001C0188)J

X, X500, and AE
44.565 acres; +1,941,251 square feet
44.565 acres; +1,941,251 square feet

Older improvements noncontributory to value

Mixed-use

Raze improvements for mixed-use development
6-12 months

6-12 months

September 9, 2022

September 9, 2022

September 30, 2022

Not developed
Not developed
$42,710,000
$40,630,000
$42,000,000
($3.380,000)
$38,620,000
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Aerial and Site Views

3311 W. STATE STREET, BOISE
AERIAL AND SITE VIEWS

AERIAL VIEW

SITE VIEW
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3311 W. STATE STREET, BOISE
LOCATION MAPS

Location Maps
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3311 W. STATE STREET, BOISE
INTRODUCTION

Introduction

Client and Intended Users of the Appraisal

The client in this assignment is Idaho Department of Administration. The intended users of this report
include the client and any duly appointed representatives of the client, specifically authorized by the
client to view or use this appraisal in accordance with the stated purpose or function. There are no
other intended users.

Intended Use of the Appraisal
The intended use is to document market value for asset valuation and/or potential disposition
purposes. There are no other intended uses of this report.

Real Estate Identification

The subject property is located at 3311 W. State Street, Boise, Ada County, Idaho 83703. The Ada
County Assessor further identifies the subject as Assessor Parcel Number R3786000159. The property
is located within the incorporated city limits of Boise.

Legal Description

The subject site is legally described as:

Parcel No. R3786000159 of Hubbell Home Addition, Eastman Tract, and Cithero Subdivision, Record
of Survey No. 6945, |.T.D parcel excluding R/W, Boise, Ada County, Idaho

Use of Real Estate as of the Effective Date of Value

The subject of this appraisal is a 44.565-acre site improved with a 3-story office building and several
storage, shop, and flex buildings. The property has historically been operating as the headquarters for
the Idaho Department of Transportation. The gross building area is 240,615 square feet resulting in a
land-to-building ratio of 8.07:1. Surplus land is present. The improvements were constructed between
1951 and 1999. Construction quality is rated fair to average overall. The improvements are in fair to
average condition. It is noted, the main office building (101,331 SF) is unoccupied. On January 2, 2022,
multiple HVAC pipes froze and failed in the penthouse mechanical room causing significant flooding
to portions of all levels of the building. The flooding exposed the sprayed-on fireproofing material
which has known asbestos present. The asbestos would need to be remediated as a part of a
renovation to the building to cure the water damage. The estimated cost to renovate the building is
significant. Based on the valuation presented herein, the improvements are noncontributory to value.
The value is in the underlying land.

The majority of the site is zoned A-1 (Open Lands, Parks District). A small portion is zoned C-2 (General
Commercial District). The site is designated as MU (Mixed-Use) in the Boise City Comprehensive Plan.
The mixed-use designation is intended for a mix of retail, office, commercial, and high-density
residential uses. The subject has a very good north Boise location prime for near-term redevelopment.
The subject benefits from its desirable north Boise location, arterial street exposure, and proximity to
the Boise River, Whitewater Park, Esther Simplot Park, and downtown Boise. During the past decade,
the immediate neighborhood has been in the stage of revitalization with properties along the Boise
River being redeveloped with higher-density residential uses and complimentary commercial uses.
Based on the subject’s location, physical characteristics, and development trend in the immediate
neighborhood, highest and best use is for some form of mixed-use development.
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3311 W. STATE STREET, BOISE
INTRODUCTION

Use of Real Estate as Reflected in this Appraisal

Same as above.

Ownership of the Property

Title to the subject property is vested in the Idaho Department of Administration.

History of the Property

The Idaho Department of Administration has owned the subject property for well over three years.

Listings/Offers/Contracts

The subject property is not listed for sale nor is it under contract for purchase. We are unaware of any
recent purchase offers made on the property.

Type and Definition of Value

The appraisal problem (the term “Purpose of Appraisal” has been retired from appraisal terminology)
is to develop an opinion of the market value of the subject property. “Market Value,” as used in this
appraisal, is defined as “"the most probable price that a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller each acting prudently
and knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition
is the consummation of a sale as of a specified date and the passing of title from seller to buyer under
conditions whereby:

Buyer and seller are typically motivated.

Both parties are well informed or well advised, each acting in what they consider their own best
interests;

A reasonable time is allowed for exposure in the open market;

Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

The price represents the normal consideration for the property sold unaffected by special or
creative financing or sale concessions granted by anyone associated with the sale.”
(Source: 12 C.F.R. Part 34.42(g); 55 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 12202, April 9,

1992; 59 Federal Register 29499, June 7, 1994. Also Interagency Appraisal and Evaluation Guidelines as referenced on Page
77472 of the Federal Register/Vol. 75, No. 237/Friday December 10, 2010/Notices)

Please refer to the Glossary in the Addenda section for additional definitions of terms used in this

report.
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3311 W. STATE STREET, BOISE
INTRODUCTION

Valuation Scenarios, Property Rights Appraised, and Effective Dates of Value

Per the scope of our assignment, we developed opinions of value for the subject property under the
following scenarios of value:

Valuation Scenario  Property Rights Appraised Effective Date of Value

Market Value: As If Vacant Fee Simple September 9, 2022
Market Value: As |s Fee Simple September 9, 2022

The date of value coincides with the date of the property inspection.

Date of Report
The date of this report is September 30, 2022, which is the same as the date of the letter of transmittal.

List of ltems Requested but Not Provided

None

Assumptions and Conditions of the Appraisal

The acceptance of this appraisal assignment and the completion of the appraisal report submitted
herewith are subject to the General Assumptions and Limiting Conditions contained in the report. The
findings and conclusions are further contingent upon the following extraordinary assumptions and/or
hypothetical conditions which might have affected the assignment results:

Extraordinary Assumptions

David Aparicio of Ideal Demolition Services, LLC provided a cost estimate for the demolition of the
improvements. The cost is estimated at $2,800,000. The cost includes consideration for the asbestos
removal. The estimate is included in the Addenda section. This appraisal is subject to the extraordinary

assumption that the actual cost to raze the improvements is reasonably similar to the estimated cost
of $2,800,000.

If this extraordinary assumption is later proven to be false, the value conclusion(s) reported herein
could be rendered invalid, and further valuation analysis would be warranted.

Hypothetical Conditions
None
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3311 W. STATE STREET, BOISE
SCOPE OF WORK

Scope of Work

The elements addressed in the Scope of Work are (1) the extent to which the subject property is
identified, (2) the extent to which the subject property is inspected, (3) the type and extent of data
researched, (4) the type and extent of analysis applied, (5) the type of appraisal report prepared, and
(6) the inclusion or exclusion of items of non-realty in the development of the value opinion. These
items are discussed as below.

Extent to Which the Property Was Identified

The three components of the property identification are summarized as follows:

e Legal Characteristics - The subject was legally identified via city, county, and public records.

e Economic Characteristics - Economic characteristics of the subject property were projected via
comparison to properties with similar locational, physical, and financial characteristics.

e Physical Characteristics - The property inspection and documents provided by the client were
relied upon for describing the site and improvements.

Extent to Which the Property Was Inspected

The subject was personally inspected by Jeff Vance, MAI, on September 9, 2022. This included an
interior and exterior inspection of the buildings, walking the site, viewing the property from several
different angles, and driving the neighborhood. Joe Corlett, MAI, SRA, performed a current exterior
inspection of the subject.

Type and Extent of Data Researched

We researched and analyzed: (1) market area data, (2) property-specific market data, (3) zoning and
land-use data, and (4) current data on comparable listings and transactions. We also interviewed
people familiar with the subject market/property type.

Disclosure of Comparable Verification/Inspection

Idaho is a non-disclosure state. Essential information like grantor, grantee, sale price, and sale date
from real estate transactions is not required to be listed in public record. Therefore, the appraiser must
gather the key data details from parties involved who may have no incentive to cooperate. Often,
appraisers are compelled to obtain information from secondary sources. The appraisers made
reasonable attempts, within the scope of this work, to obtain all key information from seemingly
reliable sources, but some data may not be completely accurate.

Valbridge Property Advisors — Mountain States maintains an extensive database containing sale, rent,
capitalization rate, and expense comparables, as well as other pertinent market data. Unless otherwise
noted, the comparables utilized herein were all verified personally by Jeff Vance, MAI, and/or another
appraiser employed with VPA-MSA. Verification was made from various sources including purchase
contracts, rent rolls, real estate brokers, property management companies, buyers, sellers, and
landlords. The conformation source is noted for each comparable utilized herein. For improved
properties in the local market, we have completed at minimum exterior inspections of the comparables;
either in conjunction with this appraisal or as a part of previous appraisals of other properties. Interior
inspections have been completed for some but not all of the local comparable properties.
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3311 W. STATE STREET, BOISE
SCOPE OF WORK

Type and Extent of Analysis Applied (Valuation Methodology)

We observed surrounding land use trends, the condition of any improvements, demand for the subject
property, and relevant legal limitations in concluding a highest and best use. We then valued the
subject based on that highest and best use conclusion.

Appraisers develop an opinion of property value with specific appraisal procedures that reflect three
distinct methods of data analysis: the cost approach, sales comparison approach, and income
capitalization approach. One or more of these approaches are used in all estimations of value.

e Cost Approach - In the cost approach, the value indication reflects the sum of current
depreciated replacement or reproduction cost, land value, and an appropriate entrepreneurial
incentive or profit.

e Sales Comparison Approach - In the sales comparison approach, value is indicated by recent
sales and/or listings of comparable properties in the market, with the appraiser analyzing the
impact of material differences in both economic and physical elements between the subject
and the comparables.

e Income Capitalization Approach - In the income capitalization approach, value is indicated by
the capitalization of anticipated future income. There are two types of capitalization: direct
capitalization and yield capitalization, more commonly known as discounted cash flow (DCF)
analysis.

o Development Approach - The development approach is utilized when units within a larger
development are to be sold individually. This method is not an independent method unto
itself, but a hybrid containing elements of all three standard methods with emphasis on the
sales comparison approach and income capitalization approach (yield capitalization). Direct
and indirect costs are deducted from the estimated gross sellout price of the finished units.
The resulting net sales proceeds are then discounted to a present value at a market derived
yield rate over a development absorption period to conclude the estimate of market value to
a single purchaser, also termed Bulk Sale Market Value.

Approaches Applied

All of these approaches to value were considered. We assessed the availability of data and applicability
of each approach to value within the context of the characteristics of the subject property and the
needs and requirements of the client. The income capitalization approach, presented in restricted
format, was relied upon to determine value in-use (as an improved property). The sales comparison
approach and development approach were developed to derive the underlying land value. Based on
this assessment, it is concluded that the improvements are non-contributory to value. The cost to raze
the improvements and other appropriate deductions were applied to derive Market Value: As Is.
Further discussion of the extent of our analysis and the methodology of each approach is provided
later in the respective valuation sections.
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3311 W. STATE STREET, BOISE
SCOPE OF WORK

Appraisal Conformity and Report Type

The subject was appraised using generally accepted principles and theory. We developed our analyses,
opinions, and conclusions and prepared this report in conformity with the Uniform Standards of
Professional Appraisal Practice (USPAP) of the Appraisal Foundation; the Interagency Appraisal and
Evaluation Guidelines; the Code of Professional Ethics and Standards of Professional Appraisal Practice
of the Appraisal Institute; and the requirements of our client as we understand them. The report is
presented in Appraisal Report format and complies with the requirements set forth under Standards
Rule 2-2(a) of USPAP. It presents a narrative discussion of the pertinent data gathered, the techniques
employed, and the reasoning leading to our value opinions.

Personal Property/FF&E
All items of non-realty are excluded from this analysis. The opinion of market value developed herein
is reflective of real estate only.
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3311 W. STATE STREET, BOISE
REGIONAL AND MARKET AREA ANALYSIS

Regional and Market Area Analysis

REGIONAL MAP

BOISE MSA MAP
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Regional Overview

The subject’s regional area is southwest ldaho, which is generally
referred to as the Treasure Valley or the Boise-Nampa Metropolitan
Statistical Area (Boise MSA). As defined by the U.S. Census Bureau, the
Boise MSA consists of five counties (Ada, Boise, Canyon, Gem and
Owyhee) as shown in adjacent exhibit. The Boise MSA is the state's
largest metropolitan statistical area and includes Idaho's three largest
cities — Boise, Meridian, and Nampa. Approximately 41% of Idaho's total
population resides in the Treasure Valley with 95% of the metro area’s
population residing in Ada and Canyon counties.

The metro area is currently the 3™ largest in the Pacific Northwest after
Seattle and Portland. The general area has been a popular relocation
destination for new residents attracted to the outdoor lifestyle, low cost
of living, the diversity of the economy and availability of employment.

Population

3311 W. STATE STREET, BOISE
REGIONAL AND MARKET AREA ANALYSIS

Population characteristics relative to the subject property are presented in the following table:

Population
Annual % Annual %
Estimated Change Projected Change
2021 2010 - 21 2026 2021 - 26
United States 308,745,538 333,793,107 0.7% 333,934,112 0.0%
Idaho 1,567,582 1,891,096 1.7% 2,054,065 1.7%
Boise City, ID (MSA) 616,561 796,784 2.4% 886,256 2.2%
Ada County 392,365 517,348 2.5% 577,884 2.2%
Boise City 208,726 240,333 1.3% 261,687 1.7%

Source: ESRI (ArcGlS)
dpMarket_Area_Population

As shown, population growth has experienced an increasing trend during the past decade. Since 2010,
population has been growing at an annual rate of 2.4% in the Boise MSA, 2.5% in Ada County, and

1.3% in Boise. This moderate to strong growth is project to continued moving forward.
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Ada County Overview

Ada County is the state’s most populated county
with around 503,000 residents. Incorporated cities
in Ada County include Boise, Meridian, Eagle,
Garden City, Kuna, and Star. An overview of the
cities follows:

Cities

Boise is the most populous city in Idaho with over
240,000 residents. It is the State Capitol and Ada
County's seat of government. Located along the
Boise River, Boise is the principal city in the Boise
MSA, and is the largest city between Salt Lake City,
Utah and Portland, Oregon. Boise is headquarters
for a number of major corporations and serves as
the primary government, economic, cultural, and
education center for Southwest Idaho, Eastern
Oregon, and Northern Nevada. Boise is continually
recognized in numerous publications as one of the
best places to live in the country.

Meridian is located adjacent west of Boise and is one of the state's fastest-growing cities. At over
117,000 residents, Meridian is now the 2nd largest city in the state. Because of Meridian's significant
growth, the majority of residential neighborhoods in the city are relatively new. Over the past two
decades, Meridian has become a center of retail and commercial development in southwest Idaho.

Eagle is located approximately 10 miles northwest of downtown Boise. The population of Eagle is
32,560 residents. Eagle has become one of the most desirable cities in the Treasure Valley because of
its location near the Boise River, views of the Boise Foothills, and its upscale quality of residential and
commercial developments.

Kuna is located approximately 7 miles south of Meridian. Once a small, rural farming community, Kuna
is now one of the fastest growing communities in Idaho. From 2010 to 2020, the population in Kuna
increased from 15,210 to 24,890, representing a 64% increase during this period. City officials expect
the population to double during the next 10 to 15 years.

Garden City is located adjacent to Boise's downtown business core. Garden City is primarily developed
with strip retail and service commercial uses along Chinden Boulevard and older residential
subdivisions, mobile home parks, and older industrial buildings throughout the nonarterial streets. At
12,460 residents, population growth has been nominal during the past several years, because it is
nearly fully built-up.

Star is located approximately 6 miles west of Eagle. Star has experienced strong growth during the
past two decades and now has 11,860 residents. Because of good proximity to employment centers
is nearby Boise, Meridian, and Eagle, Star has become a bedroom community to those cities with a
significant number of commuters.
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Canyon County Overview

Canyon County is located adjacent west of Ada
County. At over 234,500 residents, Canyon County
is the second most populous county in Idaho.
Canyon County’s economy is more agriculturally
based and although it only ranks 39" (out of 44
Idaho counties in size), it produces 10% of the
state's agricultural income. The county ranks 47%
among 3,079 counties nationwide in agricultural
production with approximately 84% of the land
being used for this endeavor. As a product of the
agricultural base, a number of agricultural
manufacturing and processing businesses are
headquartered in the county. Although Canyon
County's economy has historically been
agriculturally-oriented, it has become more
urbanized over the past two decades as a result of
strong population growth. The two largest cities
in Canyon County are Nampa and Caldwell.
Middleton, Greenleaf, Melba, Notus, Parma, and
Wilder are smaller rural communities also located
within Canyon County. An overview of the two
largest cities follows:

Cities

3311 W. STATE STREET, BOISE
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Nampa is located approximately 25 miles west of Boise and 30 miles east of the Oregon state line. At
over 106,500 residents, Nampa is the largest city in Canyon County and the 3™ largest in the state.
Many residents commute to neighboring Ada County for work opportunities to benefit from lower
overall housing prices and a more rural environment relative to Ada County.

Caldwell is located approximately 8 miles west of Nampa. At over 61,000 residents, Caldwell is the 2"
largest city in Canyon County. Caldwell's economy is largely agriculturally based. Caldwell is the

county seat of Canyon County.
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Comments on Impact of COVID-19

The global outbreak of a "novel coronavirus" (known as COVID-19) was officially declared a pandemic
by the World Health Organization (WHO) on March 11, 2020. On March 13, 2020, the State of Idaho
issued an emergency declaration, which included a stay-at-home order through April 30, 2020.
Pertaining to the business sector, only essential businesses were to remain open. Approximately 55%
of businesses in Idaho are considered essential under the stay-at-home order. As a result, the national,
regional, and local economy was adversely impacted with a significant increase in unemployment
which was actively being countered by government stimulus packages with the hopes of stabilizing
the economy. Prior to the pandemic, the Idaho unemployment rate was at a record low of 2.5%. As a
result of the stay-at-home order, the Idaho unemployment rate began increasing in the latter part of
March 2020 and peaked at 12.4% in April 2020.

In mid-2020, states around the county began to lift stay-at-home restrictions to “reopen” the economy
from the shutdown. On April 23, 2020, the State of Idaho announced a 4-stage plan for opening up
Idaho. Stage 4 guidelines went into effect June 13, 2020. As a result of a significant spike in COVID-
19 cases, Stage 3 guidelines went back into effect for Ada County on June 24, 2020. “Modified” Stage
3 guidelines went into effect for all of Idaho on October 26, 2020, and then on November 13, 2020,
“Modified” Stage 2 guidelines went into effect. As a result of a decline in cases, Idaho went back into
Stage 3 guidelines on February 2, 2021, and as of May 11, 2021, Idaho is now in Stage 4. 100% of
Idaho businesses are allowed to reopen under the Stage 4 guidelines. Unemployment rates began a
declining trend as stay-at-home restrictions were being lifted. By November 2021, the Idaho
unemployment rate was back down to pre-pandemic levels at 2.5%.

Employment — Boise MSA

Historical total employment trends for the Boise MSA are presented in the following table. Since
bottoming out at around 293,000 during the great recession years of 2008 and 2009, total employment
increased steadily to 383,239 as of February 2020, representing an increase of 30.8%. Due to the stay-
at-home order issued on March 13, 2020, total employment declined to a low of 377,2013 in April
2020. Beginning in June 2020, total employment increased as stay-at-home restrictions were being
lifted. As of May 2022, total employment in the Boise MSA was 406,016 which is well above pre-
pandemic levels.
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Employment distribution and average wages for the Boise MSA as reported in the Idaho Department
of Labor - Workforce Trends publication is presented following:

Major employers in the Boise MSA as identified by the Idaho Department of Labor are presented in
the following table.
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Historical unemployment trends for the Boise MSA are presented in the following table. From 1990 to
2008 unemployment rates in the Boise MSA were around 5%. With the onset of the great recession,
unemployment rates increased significantly peaking at 10.1% in July 2009. Beginning in mid-2010, the
economy began to recover, and unemployment rates exhibited a declining trend through early 2020.
Unemployment rates were around 2.5% in mid-2019/early-2020. Due to the stay-at-home order
issued on March 13, 2020, the unemployment rate increased significantly to 12.2%. Unemployment
rates have since experienced a sharp declining trend as stay-at-home restrictions were being lifted in
stages. As of May 2022, the unemployment rate in the Boise MSA was 2.6%, which is near pre-

pandemic levels.

Household Income Profile

Total household income statistics are presented in the following table. Median household income is
slightly lower in Boise versus greater Ada County.

Median Household Income

Estimated Projected Annual % Change
Area 2021 2026 2021 - 26
United States $62,203 $67,325 1.6%
Idaho $59,510 $66,380 2.2%
Boise City, ID (MSA) $65,481 $74,482 2.6%
Ada County $72,913 $80,748 2.1%
Boise City $64,595 $73,593 2.6%

Source: ESRI (ArcGlS)

dpMedian_Househould_Income
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Transportation
Primary ground transportation is via Interstate 84 that connects the area with Idaho Falls, Pocatello,
and Salt Lake City, Utah to the southeast, and Portland, Oregon to the west. The Boise MSA is also
served by several state and U.S. highways. The nearest major airport is the Boise Airport, located in
southeast Boise.

Conclusions

The Boise MSA serves as the governmental, economic, cultural center for Southwest Idaho, Eastern
Oregon, and Northern Nevada. The Boise MSA is the 3rd largest in the Northwest, behind Seattle and
Portland. The long-term economic outlook for the Boise MSA appears positive. Boise and surrounding
neighboring communities are continually recognized by numerous publications as one of the best
places to live in the country. ldaho was recently ranked #1 in the nation for job growth (U.S.
Department of Labor), top performing economy (Bloomberg), and personal income growth (Idaho
Department of Labor). Boise was named the #1 best place to live (Livability 2019). Idaho has been the
fastest growing state in the nation during the past several years. Population is expected to continue
an increasing trend in the foreseeable future which will likely strengthen the demand for real estate
long-term.
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Neighborhood Analysis

CITY MAP

NEIGHBORHOOD MAP
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Overview
The neighborhood boundaries are reasonably defined by the major commercial real estate firms within
the local market. Vacancy, absorption, and supply data is tracked for each submarket within Ada and

Canyon Counties.
NEIGHBORHOOD AERIAL

Neighborhood Location and Boundaries

The subject is located in the north Boise submarket. The north Boise submarket includes Garden City
and generally extends from the Chinden Boulevard corridor to the south to Hill Road to the north.
Garden City is located south of the Boise River. Itis surrounded by the city limits of Boise to the north,
east, and south, and Eagle to the west. North Boise is located north of the Boise River. The easternmost
boundary is located adjacent to Downtown Boise. The westernmost boundary is N. Horseshoe Bend

Road.
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Demographics
The following table depicts the area demographics within a one, three, and five-mile radius from the
subject.

Neighborhood Demographics

Radius (Miles) 1 Mile 3 Mile 5 Mile
Population Summary
2010 Population 12,554 84,222 175,710
2021 Population Estimate 13,630 95,248 198,770
2026 Population Projection 14,623 101,490 210,197
Annual % Change (2021 - 2026) 1.4% 1.3% 1.1%
Housing Unit Summary
2010 Housing Units 6,136 41,013 82,851
% Owner Occupied 44.4% 46.7% 52.3%
% Renter Occupied 47.6% 44.9% 39.5%
2021 Housing Units 6,347 44,076 89,720
% Owner Occupied 51.9% 49.4% 54.8%
% Renter Occupied 43.3% 453% 40.3%
2026 Housing Units 6,842 47,590 95,942
% Owner Occupied 51.1% 49.1% 54.8%
% Renter Occupied 43.8% 45.1% 39.7%
Annual % Change (2021 - 2026) 1.5% 1.5% 1.4%
Income Summary
2021 Median Household Income Estimate $64,286 $60,920 $65,181
2026 Median Household Income Projection $77.442 $77.299 $79,401
Annual % Change 3.8% 4.9% 4.0%
2021 Per Capita Income Estimate $43,112 $40,597 $40,426
2026 Per Capita Income Projection $49,024 $47,205 $46,903
Annual % Change 2.6% 3.1% 3.0%
Source: ESRI (ArcGlS) (Lat: 43.6350918, Lon: -116.2328115)

dpNeighborhood_Demographics_Table

Transportation Access

Interstate access is from 1-184 located at the southern boundary of the neighborhood. The primary
arterial street is W. State Street, which connects Boise’s central business district with northwest Boise
and the city of Eagle. The primary arterial street in Garden City is Chinden Boulevard. Boise's central
business district adjoins the eastern boundary of the neighborhood. The nearest major airport is the
Boise Airport, located approximately 8 miles south in southeast Boise.

Neighborhood Land Use

Land use in the neighborhood is comprised of approximately 65% residential, 30% commercial and
5% undeveloped land. The commercial uses are further delineated as 45% retail, 30% office, and 25%
industrial. The industrial uses are predominantly in Garden City proper.
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Employment Centers

Garden City is located adjacent to Boise's downtown business core and is primarily developed with
strip retail along Chinden Boulevard and older residential subdivisions, mobile home parks, and older
industrial buildings off Chinden Boulevard. Garden City is nearly built-up and remaining infill parcels
have been slowly developing over the past two decades. The north side of the river is mostly located
in the city limits of Boise. State Street is the primary arterial street running through the area and is
lined with a mix of mostly retail, commercial, office, and multi-family properties with older single
dwellings located in the interior.

Significant Recent Development

The College of Western Idaho purchased a 10-acre site at the NWC of Main Street and
Whitewater Park Boulevard in 2015. The college is expected to invest several million dollars in
horizontal and vertical improvements to serve growing enrollment demand.

Tailwinds Apartments located near the intersection of Veterans Memorial Parkway and Adams
Street was completed in 2015. The estimated $11 Million dollar project includes a 68,000
square foot building with 64 one, two and three bedroom units.

Silvercloud Apartments, a 180-unit apartment complex on a 9.03-acre site, was recently
completed near the intersection of State Street and Bogart Lane.

North Point is a +15-acre mixed-use development located near the intersection of State Street
and Gary Lane. Hawkins Companies broke ground in early 2016 on a 323-unit apartment
complex and approximately 32,000 square feet of retail/restaurant space. Only 3 pad sites
remain undeveloped.

The Waterfront District is a newer mixed-use development located adjacent west of the Boise
River, Esther Simplot Park, and Boise Whitewater Park. The Waterfront District has been
constructed over the past decade and includes a mix single-family homes, townhomes,
condominiums, and some retail uses.

The Boardwalk is a proposed mixed-use development to be located on a 7-acre site along the
Boise River on 40™ Street. The latest development plan includes two, 5-story apartment
complexes with a total of 275 units, underground parking, and commercial space. The last
phase would include a 9-story, 148-room, boutique hotel.

During the past several years, numerous other higher-density townhome projects have been
developed in the area surrounding the Waterfront District.
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IMMEDIATE NEIGHBORHOOD AERIAL

Immediate Neighborhood

The immediate neighborhood is the east central portion of north Boise along the State Street corridor.
W. State Street is the primary arterial connecting downtown Boise to the east (1.5 miles east of subject)
and Eagle to the west (6 miles west). Development along W. State Street includes a mix of newer and
older retail, commercial, office, and multifamily uses. Several shopping centers are located along W.
State Street. A major retail hub surrounds the intersection of N. Glenwood Street and W. State Street
(3 miles west of subject). Anchor retailers include Walmart and Albertson’s along with numerous other
national retailers and restaurants. Another retail hub surrounds the intersection of W. State Street and
N. 17" Street (1 mile east of the subject). Several inline retail buildings and an Albertson’s store are
located at this intersection. The nearest interstate access is via several interchanges located
approximately 1.5 to 3 miles south of the subject.

The subject is located at the SWC of W. State Street and N. Whitewater Park Boulevard, approximately
1.5 miles west of Boise's downtown core. A major point of interest in the immediate neighborhood is
the newly developed Esther Simplot Park and Whitewater Park along the Boise River. The Whitewater
Park includes engineered surf waves in the Boise River. The first phase was completed in 2012. The
second phase is nearing completion. Esther Simplot Park is a new large-scale park with ponds and
beaches located adjacent to the Boise River. The park was developed in two phases with the most
recent phase completed in 2019. The Waterfront District, a new mixed-use project located across the
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Boise River from Esther Simplot Park, was developed on a site previously improved with aged light-
industrial buildings and mobile home parks. The Waterfront District has been constructed over the
past decade and includes a mix of single-family homes, townhomes, condominiums, and retail uses.
The district has flourished since the end of the great recession capitalizing on the Boise River frontage
and adjacent parks. Spinoff residential development along the 36th Street corridor and some new
commercial buildings have also gained momentum.

Conclusion

The subject location is rated very good. The subject benefits from its desirable north Boise location,
arterial street exposure, and proximity to the Boise River, Whitewater Park, Esther Simplot Park, and
downtown Boise. During the past decade, the immediate neighborhood has been in the stage of
revitalization with properties along the Boise River being redeveloped with higher-density residential
uses and complimentary commercial uses. Continued moderate to strong demand is forecasted for
the north Boise submarket. Several new commercial projects are currently under construction or
planned for development in the neighborhood, and renovation of older properties continues to be
on-going.
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Site Description

The characteristics of the site are summarized as follows:

Site Characteristics

Location: 3311 W. State Street, Boise, Ada County, Idaho

Gross Land Area: 44,565 acres; +1,941,251 square feet (per Assessor records and
legal description)

Usable Land Area: 44565 acres; +1,941,251 square feet

Usable Land %: 100%

Shape: Irregular, but functional

Topography: Generally level

Drainage: Appears adequate

Grade: At street grade

Utilities: All typical utilities are available including public water and sewer,
electricity, natural gas, and telephone service.

Off-Site Improvements: Asphalt paved streets, concrete sidewalks and curbing, and
landscaping

Interior or Corner: Corner

Signalized Intersection: Yes

Street Frontage / Access

Frontage Road Primar Secondar

Street Name: W. State St. N. Whitewater Park Blvd.
Street Type: Major arterial Secondary arterial

Number of Curb Cuts: Two Four

Traffic Count (Cars/Day): 30-33K VPD (2022 MPSl est.)  4-6.5K VPD (2022 MPSI est.)

Flood Zone Data

Flood Map Panel/Number: 16001C0188)

Flood Map Date: June 19, 2020

Flood Zone: AE, X500, and X

Description: The AE flood zone is a high-risk flood hazard area. Typical of

newer developments along the Boise River, the building lots
would be required to be elevated out of the floodplain and a letter
of map revision (LOMR) be approved for the site which would
change the flood zone designation to outside a flood hazard area.

An "X500" flood zone is an area of 0.2% annual chance of flood;
areas of 1% annual chance of flood with average depths of less
than one foot or with drainage area less than one square mile;
areas protected by levies from 1% annual chance of flood.
Properties within an “X500” flood zone are not required to carry
flood insurance.
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Zones B, C, and X are the areas outside the 1% annual chance
floodplain, areas of 1% annual chance sheet flow flooding where
average depths are less than one foot, areas of 1% annual chance
stream flooding where the contributing drainage area is less than
one square mile, or areas protected from the 1% annual chance
flood by levees. No Base Flood Elevations or depths are shown
within this zone. Insurance purchase is not required in these
zones.

Source: FEMA

Site Area in Flood Zone: Approximately 8% of the site area along the south boundary is
located in an AE flood zone.

Other Site Conditions

Soil Type: Subsoil and drainage appear adequate to support a multitude of
improved uses.

Environmental Issues: During the property inspection, we did not observe any obvious
environmental concerns. As real estate appraisers, we are not
qualified to determine if any environmental hazards exist on the
property, whether such hazards are obvious or not. Therefore,
this appraisal assumes any environmental hazards to be
nonexistent or minimal.

Easements/Encroachments: The property does not have any known atypical easements or
encroachments.
Based on our own observations, no adverse easements or
encroachments appear to exist. This appraisal assumes only
standard utility easements and governmental restrictions exist,
none of which are assumed to impact value.

Other Restrictions/Idaho Power Idaho Power Company upgraded and buried power lines to the

Payments: campus in 2017. ITD is paying for the improvements in monthly
payments of $1,400 per month. The payments go through 2048
(26 more years). The present value of the remaining payments is
discounted at a safe rate of 3%, resulting in a present value of
$300,000 ($1,400 x 12 mo. x 26 yrs. = $436,800, discounted
monthly at an annual rate of 3% = $300,000, rounded). The
present value of the payments is a deduction to “as is” market
value.

Earthquake Zone: The subject is located within Earthquake Zone 2B, considered a
moderate zone with respect to seismic activity.

Adjacent Land Uses

North: Retail, service commercial, new car wash under construction across
W. State Street

South: Mobile home park, ponds, Esther Simplot Park, and Boise River

East: Single-family residential, bank, retail

West: Single and multifamily residential and retail
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Zoning Designation
Zoning Jurisdiction: City of Boise
Zoning Classification: The majority of the site is zoned A-1 (Open Lands, Parks District);
a portion is zoned C-2 (General Commercial District); minimal
portions are zoned R-2 (Medium Density Residential) and R-3D
(Multi-Family Residential)

Zoning Definition: A-1 (Open Lands, Parks): Zone intended for larger land areas for

development such as parks, schools, golf courses, agriculture and
rural residential neighborhoods. This zone is also used as a
holding zone until development occurs.
C-2 (General Commercial): Zone intended for community and
regional commercial and retail uses. This zone conditionally
allows residential development at a density of up to 43.5 units per
acre which cannot exceed a Floor Area Ratio of 1.5 and has a
height limit of 45 feet.

Boise Comprehensive Plan: The subject is designated as Mixed-Use in Boise’s Comprehensive

Plan. The Mixed-Use designation is defined as: Located along
corridors, mixed-use land provides a foundation for regional,
community and neighborhood activity center development. The
land use mix generally includes retail, commercial, office,
restaurants, and high—density residential, and live-work units.
Served by existing or future transit, wider sidewalks and bike lane
networks. Floor Area Ratios are typically between .5 and 2.0.
It is likely a zoning change to C-2 or similar zoning would be
granted to allow for a mix of commercial and high-density
residential uses. Permitted uses in the C-2 zoning include a wide
variety of retail, restaurant, office, medical, service commercial,
residential condominiums/townhomes, and multifamily uses.

Site Rating
Location: Very good
Access: Good
Exposure: Good
Functional Utility: Average
Overall Site: Good to very good
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PARCEL MAP

ASSESSOR AERIAL OVERLAY
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ZONING MAP

FUTURE LAND USE MAP
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FLOOD MAP
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FLOOD MAP - CLOSE UP
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Improvements Description

A brief summary of the improvement characteristics are summarized as follows:

Improvements Overview

The subject property is improved with a 3-story office building and several storage, shop, and flex
buildings. The improvements were constructed between 1951 and 1999. Construction quality is rated
fair to average overall. The improvements are in fair to average condition. Approximately 45% of the
site is improved with asphalt paved parking and drives and concrete curbing and sidewalks. The
balance of the site is landscaped or unimproved. As presented in this report, the improvements are
noncontributory to value. The value is in the underlying land. Highest and best use is to raze the
existing improvements for near-term mixed-use development (refer to Highest and Best Use section).
The building summary is presented in the following table.

Building Area Summary

Construction Year Total

Building Use Type Built Area
Headquarters Office Building (1) Professional office Class B - Concrete, CMU 1960/1987 101,331
Operations Annex Lab/Office Office and lab/testing ~ Class C - CMU 1971/1993 39,535
BSM Building Shop/Warehouse Office/shop/warehouse Class C - CMU 1971/1982 45416
Mechanics Garage/Service Building Service shop Class C - CMU 1969/1981 8,753
Two Metal Storage Buildings Storage Class S - Steel fm/metal Est. 1970's 4,800
4-Bay Storage Building Storage Class S - Steel fm/metal 1984 1,675
ETS Modular Office (Portable) Class D - Wood fm/siding 1999 3,024
Training Modula Office (Portable) Class D - Wood fm/siding 1999 1,826
State Historical Society Warehouse - South ~ Warehouse Class C - CMU 1951/1996 24,952
State Historical Society Warehouse - North ~ Warehouse Class C - CMU 1951 9,303
Gross Building Area (2) 240,615
Comments

1) Office area excludes 2,200 SF mechanical basement
and 10,200 SF penthouse mechanical room
2) Building sizes obtained from owner records

Land-to-Building Ratio: Land-to-building ratios for similar properties generally range from

3:1 to 5:1. At 8.07:1, the subject’s land-to-building ratio is higher
than typical suggesting the property has additional land not
needed to support the existing improvements. Considering the
siting of the buildings dispersed throughout the property, the
additional land is concluded to be surplus land. Based on a typical
land-to-building ratio of 4:1, the land allocated to the buildings is
962,460 SF (4 x 240,615 SF GBA) with the balance of 978,791 SF
concluded to be surplus land.

Improvement Land Area: 22.1 acres; +962,460 square feet
Surplus Land Area: 22.5 acres; +987,791 square feet
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Age / Life

Year Built:
Condition:

Actual Age:
Effective Age:
Typical Building Life:

Remaining Economic Life:

Improvements Rating
Construction Quality:

Age/Condition:
Functional Utility:
Deferred Maintenance:

Overall Rating:
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IMPROVEMENTS DESCRIPTION

1951-1999

Fair to average overall

23-71 years

Estimated at 40-45 years overall
40-50 years; 45 years overall
0-5 years

Fair to average overall
Fair to average overall
Average

Office Building: The main office building is currently vacant. On
January 2, 2022, multiple HVAC pipes froze and failed in the
penthouse mechanical room causing significant flooding to
portions of all levels of the building. The flooding exposed the
sprayed-on fireproofing material which has known asbestos
present. The asbestos would need to be remediated as a part of a
renovation to the building to cure the water damage. Based on a
cost estimate provided by Quicksilver Consulting, total cost of
renovation/remediation is estimated at $3,032,462. The Quicksilver
Consulting cost estimate and water damage investigation report,
which describes the water damage and presence of asbestos, are
included in the Addenda section.

Balance of Buildings: Some deferred maintenance is present in the
majority of the storage, shop, and flex buildings. The level of
deferred maintenance is typical of older properties of similar age
and quality.

Fair to average overall
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SITE PLAN
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SUBJECT PHOTOGRAPHS

Subject Photographs

Subject aerial

Property viewing south
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Property viewing north

ITD Headquarters Office Building

© 2022 VALBRIDGE PROPERTY ADVISORS | Mountain States Page 40



3311 W. STATE STREET, BOISE
SUBJECT PHOTOGRAPHS

Operations Annex Building

BSM Building
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Garage/Service Building

State Historical Society Warehouse Buildings

The photographs in the Addenda section provide additional clarification of building and site
characteristics.
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Assessment and Tax Data

Assessment Methodology
Property is assessed by the county assessor's office at true cash value with actual physical re-appraisals on
a five-year cycle; with trending during the interim.

Assessed Value and Property Taxes

The Idaho Transportation Department General Services is the owner of the property. This is a public
entity exempt from taxation. Current Ada County Assessor information is presented in the following
table.

Tax Schedule
Parcel Assessor Assessor's Assessor's Assessor's Tax

Tax Year Number Land Size (AC) Value - Land Value - Imp. Total Value Expense
2022 R3786000159 44.565 $0 $0 $0 $0
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Market Analysis

Introduction

In this section, market conditions which influence the subject property are analyzed. An analysis of
supply and demand conditions in the subject market and submarket for office, retail, and residential
development is presented. The subject is a part of the north Boise submarket.

A brief overview of the Boise MSA real estate markets is provided on the following pages. To analyze
supply and demand, we have relied upon published studies by Thornton Oliver Keller Commercial Real
Estate (TOK). TOK is the largest commercial real estate brokerage and property management firm in
the Boise MSA. TOK tracks commercial vacancies, absorption, rental rates, and transactions on a
monthly basis throughout all markets and submarkets in both Ada and Canyon County. Selected tables
from the latest TOK market report applicable to the subject market are reprinted in this section.
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Office Market Summary
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Submarket Vacancy

Since 2005, office vacancies have ranged
from 4.5% to 14.7% in Boise and 5.9%
and 22.1% in the north Boise submarket.
At mid-year 2022, total vacancy was
4.5% in Boise and 5.9% in the north Boise
submarket, both of which are historic
lows.

Submarket
Year Ada County Boise  North
Mid 2022 4.4% 4.5% 5.9%
2021 5.4% 5.1% 6.8%
2020 7.4% 7.2% 6.0%
2019 5.6% 6.0% 8.8%
2018 7.0% 77% 14.4%
2017 8.7% 93% 15.7%
2016 9.8% 10.8% 17.6%
2015 10.0% 10.5% 14.7%
2014 11.4% 1.3% 12.7%
2013 12.2% 11.8% 143%
2012 12.2% 124% 15.3%
2011 14.0% 13.7% 17.7%
2010 15.7% 147% 17.9%
2009 15.6% 14.5% 19.9%
2008 12.7% 11.1% 22.1%
2007 11.5% 10.8% 17.6%
2006 10.5% 10.1% 13.7%
2005 9.5% 9.1%  145%

Source: TOK Commercial Real Estate

3311 W. STATE STREET, BOISE

MARKET ANALYSIS
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Retail Market Summary
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Submarket Vacancy

Since 2005, retail vacancies have ranged
from 4.4% to 13.4% in Boise and 5.9%
and 22.8% in the north Boise submarket.
At mid-year 2022, total vacancy was
4.4% in Boise and 5.9% in the north Boise
submarket, both of which are historic
lows.

Retail Vacancy Trends

Year
Mid 2022
2021
2020
2019
2018
2017
2016
2015
2014
2013
2012
2011
2010
2009
2008
2007
2006
2005

Source: TOK Commercial Real Estate

3311 W. STATE STREET, BOISE

Submarket

Ada County Boise  North
4.1% 4.4% 5.9%
4.6% 4.6% 6.0%
7.4% 8.5% 9.8%
7.3% 8.9% 8.9%
5.8% 6.0% 7.9%
7.4% 7.8% 10.1%
8.1% 9.0% 9.5%
71% 7.0% 8.7%
8.2% 7.3% 7.1%
9.0% 7.9% 8.4%
8.7% 8.6% 12.6%
10.2% 10.8% 20.8%
12.9% 134% 22.1%
12.5% 134% 22.8%
11.0% 11.7% 17.4%
9.3% 7.6% 13.6%
7.9% 9.4% 19.2%
8.9% 9.2% 18.2%

MARKET ANALYSIS
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Multifamily Market Summary
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Investment Market Summary
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Land Market Summary
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Market Conditions Conclusions

Commercial - Prior to the Covid-19 pandemic, the economy was healthy, and statistics indicated strong
demand across all commercial markets, characterized by historically low vacancies, positive net
absorption, moderate new speculative construction, increasing lease rates, and strong market
appreciation. During the onset of the pandemic, vacancies increased slightly in 2020, but have since
declined back to pre-pandemic levels and remain at historic lows. Demand has continued to be strong
and rental rates have continued to increase across most markets. It is noted, commercial land sale
activity has slowed during the past few months. The recent uncertainty in the economy has market
participants cautious and most believe commercial markets may be leveling off or stabilizing near-
term. Increasing interest rates and high construction costs area also factors contributing to a possible
slowdown in the commercial sector.

Residential - The local residential market boomed during the pandemic. Statistics have indicated
strong demand across all residential markets, characterized by appreciating pricing and limited
inventory in the single-family market, and increasing rent levels and historically low vacancies in the
multifamily market. It is noted, single-family home sale prices have continued to appreciate in 2022,
albeit at a lower rate versus the past several years. Furthermore, supply has increased, the number of
homes sold has decreased, and days on market has increased during the past 6 months. High inflation,
interest rate hikes, and recession fears are contributing to the market slowdown in the single-family
residential market. Conversely, there has been no evidence to-date of a market slowdown in in the
multifamily market.
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Highest and Best Use

The Highest and Best Use of a property is the use that is legally permissible, physically possible, and
financially feasible which results in the highest value. An opinion of the highest and best use results
from consideration of the criteria noted above under the market conditions or likely conditions as of
the effective date of value. Determination of highest and best use results from the judgment and
analytical skills of the appraiser. It represents an opinion, not a fact. In appraisal practice, the concept
of highest and best use represents the premise upon which value is based.

Analysis of Highest and Best Use As Vacant/As Though Vacant

The primary determinants of the highest and best use of the property as vacant/as though vacant are
the issues of (1) Legal permissibility, (2) Physical possibility, (3) Financial feasibility, and (4) Maximum
productivity.

Legally Permissible

The majority of the site is zoned A-1 (Open Lands, Parks District). A small portion is zoned C-2 (General
Commercial District). The site is designated as MU (Mixed-Use) in the Boise City Comprehensive Plan.
The mixed-use designation is intended for a mix of retail, office, commercial, and high-density
residential uses. It is likely a zoning change to C-2 or similar zoning would be granted to allow for a
mix of commercial and high-density residential uses. Permitted uses in the C-2 zoning include a wide
variety of retail, restaurant, office, medical, service commercial, residential condominiums/townhomes,
and multifamily uses. We are not aware of any other land use regulations that would limit the use of
the property. There are no known easements, encroachments, covenants or other use restrictions that
would unduly limit or impede development of a probable nature.

Physically Possible

As evidenced by the physical characteristics of the property, including its size, configuration,
accessibility and availability of public utilities, all of the legally permissible uses could be developed on
the land. Approximately 8% of the site along the south boundary is in an AE flood zone. This area
would need to be elevated out of the floodplain to be developed. The site does not have any other
physical characteristics that would hinder development. The subject has a desirable location adjacent
to large ponds, the Boise River, and Esther Simplot Park. It also has good exposure along W. State
Street, which is a major arterial extending through north Boise. The immediate neighborhood is in the
stage of revitalization with properties along the Boise River being redeveloped with higher-density
residential uses and complimentary commercial uses. Considering the prevailing land use patterns in
the immediate area, the subject is best suited for mixed-use development to include a mix of retail,
office, and high-density residential uses.

Financially Feasible

Commercial - Statistics indicate continued strong demand across all commercial markets,
characterized by historically low vacancies, positive net absorption, moderate new speculative
construction, increasing lease rates, and strong market appreciation. During the onset of the
pandemic, vacancies increased slightly in 2020, but have since declined back to pre-pandemic levels
and remain at historic lows. Demand has continued to be strong and rental rates have continued to
increase across most markets. It is noted, commercial land sale activity has slowed during the past few
months. The recent uncertainty in the economy has market participants cautious and most believe
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commercial markets may be leveling off or stabilizing near-term. Increasing interest rates and high
construction costs area also factors contributing to a possible slowdown in the commercial sector.

Residential - The local residential market boomed during the pandemic. Statistics have indicated
strong demand across all residential markets, characterized by appreciating pricing and limited
inventory in the single-family market, and increasing rent levels and historically low vacancies in the
multifamily market. It is noted, single-family home sale prices have continued to appreciate in 2022,
albeit at a lower rate versus the past several years. Furthermore, supply has increased, the number of
homes sold has decreased, and days on market has increased during the past 6 months. High inflation,
interest rate hikes, and recession fears are contributing to the market slowdown in the single-family
residential market. Conversely, there has been no evidence to-date of a market slowdown in in the
multifamily market.

Maximally Productive

Of the financially feasible uses, the maximally productive use is the use that produces the highest
residual land value. Considering the aforementioned factors, the maximally productive, and therefore
highest and best use, as vacant/as though vacant, is for mixed-use development as demand warrants.

Conclusion of Highest and Best Use As Vacant/As Though Vacant

The conclusion of the highest and best use, as vacant/as though vacant, is for some form of mixed-
use development. A likely development scenario could include retail along W. State Street, high-
density condominiums or townhomes on the south portion fronting the ponds, and multifamily on the
balance with possibly some complimentary office uses.

Analysis of Highest and Best Use As Improved

In determining the highest and best use of the property as improved, the focus is on three possibilities
for the property: (1) continuation of the existing use, (2) modification of the existing use, or (3)
demolition and redevelopment of the land.

The subject site is improved with a 3-story office building and several storage, shop, and flex buildings.
The gross building area is 240,615 square feet resulting in a land-to-building ratio of 8.07:1. Surplus
land is present. The improvements were constructed between 1951 and 1999. Construction quality is
rated fair to average overall. The improvements have an estimated effective age of 40-45 years and
are in fair to average condition. It is noted, the main office building is currently vacant. On January 2,
2022, multiple HVAC pipes froze and failed in the penthouse mechanical room causing significant
flooding to portions of all levels of the building. The flooding exposed the sprayed-on fireproofing
material which has known asbestos present. The asbestos would need to be remediated as a part of a
renovation to the building to cure the water damage. Based on a cost estimate provided by Quicksilver
Consulting, total cost of renovation/remediation is estimated at $3,032,462. The Quicksilver Consulting
cost estimate and water damage investigation report, which describes the water damage and presence
of asbestos, are included in the addenda section.
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The subject has a desirable location in North Boise adjacent to large ponds, the Boise River, and Esther
Simplot Park. The north portion of the property has significant arterial street exposure. During the
past decade, the immediate neighborhood is in the stage of revitalization with properties along the
Boise River being redeveloped with higher-density residential uses and complimentary commercial
uses. The subject site is prime for redevelopment. Considering building quality/design and an effective
age at or near the end of the economic lives of the improvements, as well as development trends in
the immediate neighborhood, the improvements are clearly not the ideal improvement to be
developed on the site.

Estimating Value In-Use

Value in-use or use value is defined as:

“The value of a property assuming a specific use, which may or may not be the property’s highest and
best use on the effective date of the appraisal. Value in use may or may not be equal to market value
but is different conceptually.” (The Dictionary of Real Estate Appraisal, 6™ Edition)

To determine if the improvements have any contributory value (above land value), we employed the
income capitalization approach (presented in restricted format) to value the property based on the
current use. Market rent was utilized to represent stabilized income. Vacancy allowance, expenses,
and capitalization rate assumptions presented in the proforma are based on market comparables of
competing older properties in the local market.

Deductions To Value

Market rent for the main office building assumes the renovation/remediation has been completed.
Based on the provided cost estimate, the cost to renovate the building, including an entrepreneurial
incentive of 10% of cost, is deducted from the value as renovated.

Idaho Power Company upgraded and buried power lines to the campus in 2017. ITD is paying for the
improvements in monthly payments of $1,400 per month. The payments go through 2048 (26 more
years). The present value of the remaining payments is discounted at a safe rate of 3%, resulting in a
present value of $300,000 ($1,400 x 12 mo. x 26 yrs. = $436,800, discounted monthly at an annual rate
of 3% = $300,000, rounded). The present value of the payments is a deduction to “as is” market value.
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The Direct Capitalization Summation Table is presented following, concluding Value In-Use for the
subject via the income capitalization approach.

Proforma - Value In-Use

Stabilized Annual Income

Input Variables 240,615 rsf

Rental Income (NNN) Unit Rate $/¥r $/RSF % of PGI
Headquarters Office Building 101,331 $11.00 $1,114,641 $4.63 42%
Operations Annex Lab/Office 39,535 $9.00 $355,815 $1.48 13%
BSM Building Shop/Warehouse 45,416 $6.50 $295,204 $1.23 11%
Mechanics Garage/Service Building 8,753 $6.50 $56,895 $0.24 2%
Two metal storage buildings 4,800 $4.50 $21,600 $0.09 1%
4-Bay Equipment Storage Building 1,675 $5.50 $9,213 $0.04 0%
ETS Modular 3,024 $9.00 $27,216 $0.11 1%
Training Modula 1,826 $9.00 $16,434 $0.07 1%
State Historical Society Warehouse - South 24,952 $5.50 $137,236 $0.57 5%
State Historical Society Warehouse - North 9,303 $5.50 $51,167 $0.21 2%
Surplus Land 978,791 $0.60 $587,275 $2.44 22%

Potential Gross Income (PGl) 240,615 $11.11 $2,672,694 $11.11 100%
Reimbursable Expense Income Not included (Offset) $0 $0.00 0%
Frictional Vacancy Loss % of PGI -5.0% ($133,635) (30.56) 5%

Effective Gross Income (EGI) $2,539,060 $10.55 95%
Operating Expenses (NNN) $/RSF % of EGI
Real estate tax Paid by tenant $0 $0.00 0%
Insurance Paid by tenant $0 $0.00 0%
Utilities Paid by tenant $0 $0.00 0%
Maintenance and repairs Paid by tenant $0 $0.00 0%
Management/administration % of EGI -3.0% ($76,172) ($0.32) -3%
Structural, roof & HVAC reserves 240,615 ($0.20) ($48,123) ($0.20) 2%
Total Operating Expenses ($124,295) (80.52) -5%

Net Operating Income (NOI): $2,414,765 $10.04 95%

Divided By Capitalization Rate: 7.00%

Equals Market Value: $34,496,640
Less: Headquarters Office Remediation/Renovation ($3,032,462)
Less: Entrepreneurial Incentive of 10% of Cost ($303,246)
Less: PV of Idaho Power payments ($300,000)

Total $30,860,932

Income Capitalization Approach Conclusion,

Value In-Use, rounded $30,860,000
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Conclusion of Highest and Best Use As Improved

The prior analysis concludes our opinion of value in-use or use value at $30,860,000. Use value does
not represent market value. As presented following in this report, the value of the property “as
improved” is significantly less than the combination of vacant site value plus the cost of demolition of
the improvements (concluded at $38,620,000). Therefore, demolition and redevelopment of the site
is the maximally productive use. The highest and best use of the subject property, as improved, is to
raze the improvements for near-term mixed-use development.

Most Probable Buyer
The most probable buyer of the subject property is a regional or national developer who would
redevelop the property to its highest and best use.
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Valuation - Market Value: As If Vacant
Sales Comparison Approach

Sales Comparison Approach Methodology

Land value is most often estimated using the sales comparison approach. This approach develops an
indication of market value by analyzing closed sales, listings, or pending sales of properties similar to
the subject, focusing on the difference between the subject and the comparables using all appropriate
elements of comparison. This approach is based on the principles of supply and demand, balance,
externalities, and substitution, or the premise that a buyer would pay no more for a specific property
than the cost of obtaining a property with the same quality, utility, and perceived benefits of ownership.
The process of developing the sales comparison approach consists of the following: (1) researching
and verifying transactional data, (2) selecting relevant units of comparison, (3) analyzing and adjusting
the comparable sales for differences in various elements of comparison, and (4) reconciling the
adjusted sales into a value indication for the subject.

Comparable Sales Data

To obtain and verify comparable sales and listings of competing properties, we conducted a search of
public records, field surveys, interviews with knowledgeable real estate professionals in the area, as
well as a review of our internal database.

The subject is a 44.57-acre commercial site located in the north Boise submarket. The valuation
assumes the subject is vacant and ready for development. Six properties were selected for comparison
to the subject, as these were judged to be the most comparable to develop an indication of market
value for the subject site. Emphasis was placed on date of sale, location, size, and zoning/highest and
best use in the selections. The comparables are the most recent known sales of larger competing
commercial sites in the Ada County market.

Unit of Comparison
The primary unit of comparison in the market for properties such as the subject is price per (usable)
square foot.

Elements of Comparison

Elements of comparison are the characteristics or attributes of properties and transactions that cause
the prices of real estate to vary. The primary elements of comparison considered in sales comparison
analysis are as follows: (1) property rights conveyed, (2) financing terms, (3) conditions of sale, (4)
expenditures made immediately after purchase, (5) market conditions, (6) location, and (7) physical
characteristics such as size, configuration, availability of utilities, and other factors.
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Sales Comparison Analysis

When necessary, adjustments were made for differences in various elements of comparison. If the
element in comparison is considered superior to that of the subject, we applied a negative adjustment.
Conversely, a positive adjustment to the comparable was applied if inferior.

The land adjustment analysis uses market-based data from paired-sales, construction costs for site
improvements, or other market indicators. In instances where there is limited market data available,
the adjustment is based on the appraiser's estimate of market reaction. The adjustment categories are
discussed briefly as follows, and the adjustments are illustrated in the Land Sale Comparable
Summation Table to follow.

Transaction Adjustments

Transaction adjustments include: (1) real property rights conveyed, (2) financing terms, (3) conditions
of sale, and (4) expenditures made immediately after purchase. These items, which are applied prior to
the market conditions and property adjustments, are discussed as follows:

Real Property Rights Conveyed
This adjustment considers real property rights relating to a property, such as a lease contract or deed
restrictions.

Similar to the subject, the sales are all fee simple sales. No adjustments were warranted.

Financing Terms

The transaction price of one property may differ from that of an identical property due to different
financial arrangements. Sales involving financing terms that are not at or near market terms require
adjustments for cash equivalency to reflect typical market terms. A cash equivalency procedure
discounts the atypical mortgage terms to provide an indication of value at cash equivalent terms.

All of the comparables were cash equivalent sales with market terms. No adjustments were warranted.

Conditions of Sale

Atypical conditions of sale may result in a price that is higher or lower than a normal transaction. Such
atypical conditions of sale often occur in conjunction with sales between related parties or those in
which one of the parties is atypically motivated to complete the transaction. Additionally, a downward
adjustment may be applied to a listing price, which usually reflects the upper limit of value.

Comparable 1 was offered for sale via a call for offers. The seller received 11 offers with the highest
offer being $12,040,000 ($18.43/SF). The offer was a high outlier versus the other offers and market
comparables (at the time). The next 6 highest offers ranged from $9.37/SF to $16.07/SF. The sale price
for Comparable 1 was concluded to be above market. Based on the range of the next 6 highest offers,
a downward adjustment of 20% was applied.

Expenditures Made Immediately After Purchase

A knowledgeable buyer considers expenditures required upon purchase of a property, as these costs
affect the price the buyer agrees to pay. Such expenditures may include costs to demolish and remove
any improvements, costs to petition for a zoning change, and costs to remediate environmental
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contamination. The relevant figure is not the actual cost incurred, but the cost anticipated by both the
buyer and seller.

Comparables 4-6 were improved with older improvements which will be razed at the cost of the buyer
upon development. Upward adjustments were applied based on the estimated cost to raze the
improvements.

Market Conditions Adjustment

Market conditions change over time because of inflation, deflation, fluctuations in supply and demand,
or other factors. Changing market conditions may create a need for adjustment to comparable sale
transactions completed during periods of dissimilar market conditions.

Commercial land in the subject market has exhibited a very strong appreciating trend during the past
several years. The comparables are closed sales primarily occurring from August 2019 through March
2022. Sale 6 is an older 2016 sale, but is a larger site located in the subject’s immediate neighborhood.
To account for strong appreciating land values in the subject market during this period, upward
adjustments of 10% per year were applied from the dates of sale through June 1, 2022. Considering
the recent residential market slowdown and the possible near-term market slowdown in the
commercial sector, no market conditions adjustment was applied moving forward.

Property Adjustments

Property adjustments are usually expressed quantitatively as percentages or dollar amounts that reflect
the differences in value attributable to the various characteristics of the property. In some instances,
however, qualitative adjustments are used. These adjustments are based on locational and physical
characteristics and are applied after the application of transaction and market conditions adjustments.
Our reasoning for the property adjustments made to each sale comparable follows. The discussion will
analyze each adjustment category deemed applicable to the subject property.

Location

This category considers value differences as a function of location qualities, desirability, and
accessibility. This category also considers primary arterial frontage locations versus secondary arterial
or second tier non-frontage locations and anchored versus non-anchored locations. Other factors
include freeway access, surrounding uses, access to markets, etc.

The subject has a very good north Boise location prime for near-term redevelopment. The subject
benefits from its arterial street visibility, large population base, and proximity to the Boise River,
Whitewater Park, Esther Simplot Park, and downtown Boise. Comparables 1, 2, 3, and 5 are inferior to
the subject for location. Comparable 1 has an inferior location in south Boise and fronts an inferior
arterial. Comparable 2 has a good central Boise location back lacks arterial street exposure.
Comparable 3 has good arterial street exposure but its Meridian location is inferior to north Boise.
Comparable 5 has an inferior location in Garden City. It does have desirable Boise River frontage but
no arterial street visibility. Upward adjustments of 20% were applied. Comparables 4 and 6 are located
in the subject’s immediate neighborhood and have frontage along the Boise River. They are
reasonably similar to the subject for location. No adjustments were applied.

© 2022 VALBRIDGE PROPERTY ADVISORS | Mountain States Page 64



3311 W. STATE STREET, BOISE
VALUATION — MARKET VALUE: AS IF VACANT

Zoning/Use

This category considers value differences associated with variances in zoning designations or uses
allowed.

The subject is designated for mixed-use in Boise’'s Comprehensive Plan. It is likely a zoning change to
C-2 or similar zoning would be granted to allow for a mix of commercial and high-density residential
uses. Comparable 1is zoned R-3/DA which is an inferior residential zoning district with lower allowable
densities and less allowable uses. An upward adjustment of 20% was applied. Comparables 4 and 6
are zoned C-5DD which is a superior zoning for allowable densities, setbacks, and height restrictions.
Downward adjustments of 20% were applied.

Size
This category considers value differences resulting from variances in property size. In general, smaller
parcels have higher price per square foot (or per acre) sale prices versus larger parcels.

The majority of the comparables are moderately to significantly smaller than the subject. Downward
adjustments ranging from -10% to -20% were applied. Note, the adjustment was tempered as there
are very few larger commercial sites available for development in the subject market.

Configuration
This category considers differences in land use or value associated with property configuration.

Irregular parcels typically have lower price per square foot sales prices versus rectangular parcels do
to less functional utility.

The subject has an irregular but overall functional configuration. Comparable 4 is a smaller site with a
narrow configuration resulting in less functional utility. An upward adjustment of 5% was applied.

Topography
This category considers differences in land use or value associated with property topography.

Commercial parcels with uneven topographies typically have lower price per square foot sale prices
because the cost to develop is greater versus a level parcel.

No adjustments were warranted.

Utilities
This category considers the availability of water and sewer services and other utilities to the property.

The comparables are similar to the subject for the availability of utilities. No adjustments were
warranted.

Site Improvements
This adjustment category considers value differences as a result of site improvements located on a

property.

No adjustments were warranted.
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Non-Realty Components of Value

Non-realty components of value include tangible items, equipment, and business concerns that do
not constitute real property but are included in either the sale price of the comparable property or the
ownership interest in the subject property. These components should be analyzed separately from the
real property. In most cases, the economic lives, associated investment risks, rate of return criteria, and
collateral security for such non-realty components differ from those of the real property.

None of the comparables had non-realty components included in the sale price. No adjustments were
warranted.

Other
No further adjustments were warranted.

Presentation

Presented on the following pages are the Land Sale Comparable Summation Table, Sale Comparable
Location Map, the discussion and analysis of the comparables, and conclusion(s) of market value for
the subject.
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Location
Name
Address
City & state
Parcel No.
Location quality
Property description

Gross land size (Acre)
Gross land size (sf)
Unusable or effective (sf)
Usable land size (usf)
Land type

Zoning

Land use at sale
Buyer's intended use
Configuration
Topography

Utilities

Site improvements

Sale description
Data source

Seller

Buyer

Marketing time

Sale date

Price

Financing terms
Conditions of sale
Non-realty components

Subject 1

Idaho Transportation Department Campus Victory Flats
3311 W. State Street 8373 W. Victory Rd.

Boise, Ada County, Idaho 83703 Boise, Idaho
R3786000159 $1125212400

Very good Inferior

44.57 15.00

1,941,251 653,400

0 0

1,941,251 653,400

Mixed-use Mixed-use

Likely future C-2 R-3D/DA

n/a Vacant

n/a Townhomes & apartments (315 units)

Irregular, but functional Rectangular
Generally level Level to gently sloping

All available All available

Assumed vacant None

n/a JV: TOK, summary of offers

n/a Boise Independent School District

n/a Well LC Portfolio LLC

6-12 months Call for offers (July 2021)

Eff. date of appraisal (9/22) 3/22
n/a $12,040,000

Cash Cash

Typical arms-length Motivated buyer

None None

2

Vista Point

2521 W. Victory Rd.
Boise, Idaho
$1027212400
Inferior

43.94

1,914,026

183,875

1,730,151

Multifamily

A-1 (Mixed-use comp plan)
Vacant

800 rental units to include MF/TH/SF
Nearly rectangular

Level

All available

None

JV: TOK

Big Mike & Anna Simunich Enterprise
EPC Boise Victory Road LLC

Unk

11721

$33,000,000

Cash

Typical arms-length

None

3

Seasons at Meridian Apartments
2700 E. Overland Road
Meridian, Idaho

S1117438452

Inferior

15.62
680,407

0

680,407
Multifamily
C-G

Vacant

360 unit apt complex
Rectangular
Level

All available
None

Confidential

WinCo Foods LLC

MB Overland Wells LLC
Unk

7/21

$9,785,000

Cash

Typical arms-length
None

2998 W. Fletcher St.
Boise, Idaho

7 parcels

Similar

433

188,397

0

188,397

Mixed-use

C-5DD

Vacant and old bldg
Mixed-use: 389 apts + comm.
Irregular

Generally level

All available

Old bldg to be razed

Matt Bullis, Broadmark Realty

DY Boise River LLC, LGD Ventures
Urban Capital Partners LLC

Unk

5/21

$6,487,551

Cash

Typical arms-length

None

501-507 E. 41St Street
Garden City, Idaho

4 parcels

Inferior

4.07

177,289

0

177,289

Mixed-use

Cc-2

Mostly vacant, small SFR
Apts., retail, hotel
Irregular, but functional
Level

All available
None

JV: MLS#98709803
Urban Willow LLC
Vida Properties LP
5.5 months

8/19

$3,075,000

Cash

Typical arms-length
None

6

Former Bob Rice Ford Auto
3150 W. Main Street

Boise, Idaho

$1004336105

Similar

1047

455,899

21,274

434,625

Mixed-use

C-5DD

Former auto dealership
CWI campus

Irregular, but functional
Generally level

All available

To be razed

JV: Idaho Statesman/public records
Bob Rice Family Trust

College of Western Idaho

Several years

3/16

$8,737,226

Cash

Typical arms-length

None

Comments Received 11 offers w/ highest offer Buyer is rezoning the property to R-3; To be developed with 360 This sale represents two separate Adjacent to Boise River but not in The unusable land area is
being $12,040,000 ($18.43/SF); the To be developed with 800 rental apartments ($27,181/unit); 23 transactions ($4,287,551; $26.86/SF a high risk flood zone attributable to those portions
offer was a high outlier versus the units to include apartments, attached units/ac & $2,200,000; $56.75/SF); buyer encumbered by a Greenbelt
other offers and market comparables townhomes and SF ($41,250/unit); was responsible for entitlement easement and well and pump house
(at the time); the next 6 highest offers 18.2 units/acre; unusable land area is work prior to close; small portion ocated adj. to Boise
ranged from $9.37/SF to $16.07/SF; that portion of Victory Rd R/W and adjacent to Boise River is located in River; approximately 30% of usable
Sale price equates to $38,222/unit; 21 New York Canal Easement (est. based AE flood zone (minimal area) land area is in an AE flood zone
units/acre on GIS measurements)
Financial indicators
Price/usf $18.43 $19.07 $14.38 $34.44 $17.34 $20.10
Adjustments
Real Property Rights Conveyed Fee Simple No adjustment Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0%
Adjusted sale price $18.43 $19.07 $14.38 $34.44 $17.34 $20.10
Financing terms Cash No adjustment Cash 0% Cash 0% Cash 0% Cash 0% Cash 0% Cash 0%
Adjusted sale price $18.43 $19.07 $14.38 $34.44 $17.34 $20.10
Conditions of sale Typical arms-length Adjustment Motivated buyer  -20% Typical arms-length 0% Typical arms-length 0% Typical arms-length 0% Typical arms-length 0% Typical arms-length 0%
Adjusted sale price $14.74 $19.07 $14.38 $34.44 $17.34 $20.10
Expenditures After Purchase None Adjustment None 0% None 0% None 0% Raze improvements est. $25K 0% Raze improvements est. at $25K 1% Raze improvements est. at $225K 3%
Adjusted sale price $14.74 $19.07 $14.38 $34.57 $17.49 $20.62
Market conditions (time) Eff. date of appraisal (9/22) +10%/yr to 6/22 3/22 2% 11721 5% 7/21 8% 5/21 10% 8/19  28% 3/16  62%
Adjusted sale price $14.99 $20.03 $15.58 $38.03 $22.29 $33.34
Location Very good Adjustment Inferior  20% Inferior  20% 20% Similar 0% Inferior  20% 0%
Zoning/Use Likely future C-2 Adjustment R-3D/DA  20% A-1 (Mixed-use comp plan) 0% 0% C-5DD  -20% Cc2 0% -20%
Usable land size 44,57 Adjustment 15.00 -10% 39.72 0% 1562  -10% 433 -20% 407 -20% 998  -15%
Configuration Irregular, but functional Adjustment Rectangular 0% Nearly rectangular 0% Rectangular 0% Irregular 5% Irregular, but functional 0% Irregular, but functional 0%
Topography Generally level No adjustment Level to gently sloping 0% Level 0% Level 0% Generally level 0% Level 0% Generally level 0%
Utilities All available No adjustment All available 0% All available 0% All available 0% All available 0% All available 0% All available 0%
Site improvements Assumed vacant No adjustment None 0% None 0% None 0% Old bldg to be razed 0% None 0% To be razed 0%
Non-realty components None No adjustment 0% 0% None 0% None 0% None 0% None 0%
Other No adjustment 0% 0% 0% 0% 0% 0%
Net adjustment 30% 20% 10% -35% 0% -35%
Indicated subject value (usf) $19.48 $24.03 $17.14 $24.72 $22.29 $21.67
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LAND SALE COMPARABLE LOCATION MAP
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Sales Comparison Approach Value Indication

From the market data available, six properties were utilized in the comparative analysis and
adjustments were applied based on pertinent elements of comparison. The following table summarizes
the unadjusted and adjusted comparable prices:

Land Sales Statistics

Metric Unadjusted Adjusted
Minimum Sale Price per Sq. Ft. $14.38 $17.14
Maximum Sale Price per Sq. Ft. $34.44 $24.72
Median Sale Price per Sq. Ft. $18.75 $21.98
Mean Sale Price per Sq. Ft. $20.63 $21.56

Prior to adjustment, the comparable prices range from $14.38/SF to $34.44/SF, with a median of
$18.75/SF and mean of $20.63/SF. The price differences are primarily attributable to date of sale,
location, zoning, and size. Comparable 4 represents the upper-tier of the range. It is a smaller site
superior to the subject for zoning. Comparable 3 represents the lower-tier of the range. It has an
inferior Meridian location. After adjustment, the comparables bracket market value for the subject in
a range of $17.14/SF to $24.72/SF, with a median of $21.98/SF and mean of $21.56/SF. With nearly
equal weight given to each comparable, market value for the subject is concluded to be $22.00/SF,
near the mid-tier of the comparable range. The calculations to value are presented in the following
table, resulting in Market Value: As If Vacant for the subject via the sales comparison approach.

Market Value: As If Vacant

Size (usf) x value/sf = total value
1,941,251 X $22.00 $42,707,531

Sales Comparison Approach Conclusion
Market Value: As If Vacant, rounded $42,710,000
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Development Approach

Development Approach Methodology — Discounted Cash Flow Analysis

The development approach is utilized when units within a larger development are to be sold
individually. This method is not an independent method unto itself, but a hybrid containing elements
of all three standard methods with emphasis on the sales comparison approach and income
capitalization approach (yield capitalization). Direct and indirect costs are deducted from the
estimated gross sellout price of the finished units. The resulting net sales proceeds are then discounted
to a present value at a market derived yield rate over a development absorption period to conclude
the estimate of market value to a single purchaser, also termed Bulk Sale Market Value.

This process involves various steps which are listed below.

Estimate gross potential income (unit sales)

Estimate expenses (selling and holding expenses)

Estimate developer profit requirement (percentage of gross sales)
Extract a market discount rate (required yield)

Project absorption (unit sell-out time)

. Discount the future cash flows to a present value

These steps are detailed next as they relate to the subject.

oU AW

Potential Gross Income — Individual Site Sales
The following assumptions were employed in the development approach analysis:

1) The valuation considers a sell-out scenario involving five separate transactions.

2) The sites could vary in size, but we assume an average size of 8.91 acres (total 44.57 acres
divided by 5)

3) The valuation assumes an average location within the greater development. For example, the
arterial frontage along W. State Street would be a higher value versus an interior site in the
central portion of the development.

4) The valuation assumes the subject sites are vacant.

5) Considering the larger average size of the subject lots, we assume only minimal subdivision
improvements. The values do not reflect fully improved sites.

The first step is to estimate the subject’s potential gross income, (PGI) which is generated from the
sales of the five individual sites. Market value for the average site was developed via a comparative
analysis against recent sales of similar sites in competing areas of the subject market. This property
reflects the median appeal for the subject sites in regard to location, configuration, and size.

Comparable Sales Data

To obtain and verify comparable sales and listings of competing properties, we conducted a search of
public records, field surveys, interviews with knowledgeable real estate professionals in the area, as
well as a review of our internal database.

Six properties were selected for comparison to the subject, as these were judged to be the most
comparable to develop an indication of market value for the subject benchmark property. Emphasis
was placed on date of sale, location, size, and highest and best use in the selections. The comparables
are the most recent known sales of competing commercial sites in the subject’'s neighborhood.
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Unit of Comparison
The primary unit of comparison in the market for properties such as the subject is price per (usable)
square foot.

Elements of Comparison

Elements of comparison are the characteristics or attributes of properties and transactions that cause
the prices of real estate to vary. The primary elements of comparison considered in sales comparison
analysis are as follows: (1) property rights conveyed, (2) financing terms, (3) conditions of sale, (4)
expenditures made immediately after purchase, (5) market conditions, (6) location, and (7) physical
characteristics such as size, configuration, availability of utilities, and other factors.

Sales Comparison Analysis

When necessary, adjustments were made for differences in various elements of comparison. If the
element in comparison is considered superior to that of the subject, we applied a negative adjustment.
Conversely, a positive adjustment to the comparable was applied if inferior.

The land adjustment analysis uses market based data from paired-sales, construction costs for site
improvements, or other market indicators. In instances where there is limited market data available,
the adjustment is based on the appraiser's estimate of market reaction. The adjustment categories are
discussed briefly as follows, and the adjustments are illustrated in the Land Sale Comparable
Summation Table to follow.

Transaction Adjustments

Transaction adjustments include: (1) real property rights conveyed, (2) financing terms, (3) conditions
of sale, and (4) expenditures made immediately after purchase. These items, which are applied prior to
the market conditions and property adjustments, are discussed as follows:

Real Property Rights Conveyed
This adjustment considers real property rights relating to a property, such as a lease contract or deed
restrictions

Similar to the subject, the sales are all fee simple sales. No adjustments were warranted.

Financing Terms

The transaction price of one property may differ from that of an identical property due to different
financial arrangements. Sales involving financing terms that are not at or near market terms require
adjustments for cash equivalency to reflect typical market terms. A cash equivalency procedure
discounts the atypical mortgage terms to provide an indication of value at cash equivalent terms.

All of the comparables were cash equivalent sales with market terms. No adjustments were warranted.

Conditions of Sale

Atypical conditions of sale may result in a price that is higher or lower than a normal transaction. Such
atypical conditions of sale often occur in conjunction with sales between related parties or those in
which one of the parties is atypically motivated to complete the transaction. Additionally, a downward
adjustment may be applied to a listing price, which usually reflects the upper limit of value.
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All of the sales are typically motivated, arms-length sales. No adjustments were warranted.

Expenditures Made Immediately After Purchase

A knowledgeable buyer considers expenditures required upon purchase of a property, as these costs
affect the price the buyer agrees to pay. Such expenditures may include costs to demolish and remove
any improvements, costs to petition for a zoning change, and costs to remediate environmental
contamination. The relevant figure is not the actual cost incurred, but the cost anticipated by both the
buyer and seller.

The majority of the comparables were improved with older improvements which will be razed at the
cost of the buyer upon development. Upward adjustments were applied based on the estimated cost
to raze the improvements.

Market Conditions Adjustment

Market conditions change over time because of inflation, deflation, fluctuations in supply and demand,
or other factors. Changing market conditions may create a need for adjustment to comparable sale
transactions completed during periods of dissimilar market conditions.

Commercial land in the subject market has exhibited a very strong appreciating trend during the past
several years. The comparables are closed sales primarily occurring from August 2019 through June
2021. Sale 6 is an older 2016 sale, but is a similar sized site located in the subject's immediate
neighborhood. To account for strong appreciating land values in the subject market during this period,
upward adjustments of 10% per year were applied from the dates of sale through June 1, 2022.
Considering the recent residential market slowdown and the possible near-term market slowdown in
the commercial sector, no market conditions adjustment was applied moving forward.

Property Adjustments

Property adjustments are usually expressed quantitatively as percentages or dollar amounts that reflect
the differences in value attributable to the various characteristics of the property. In some instances,
however, qualitative adjustments are used. These adjustments are based on locational and physical
characteristics and are applied after the application of transaction and market conditions adjustments.
Our reasoning for the property adjustments made to each sale comparable follows. The discussion will
analyze each adjustment category deemed applicable to the subject property.

Location

This category considers value differences as a function of location qualities, desirability, and
accessibility. This category also considers primary arterial frontage locations versus secondary arterial
or second tier non-frontage locations, and anchored versus non-anchored locations. Other factors
include freeway access, surrounding uses, access to markets, etc.

The valuation represents the average location within the subject overall site. Comparable 1 is located
across the street from the subject, but fronts W. State Street and is superior to the average subject lot
for exposure. A downward adjustment of 10% was applied. Comparables 4 and 5 are inferior for
location. They front secondary arterials with inferior exposure. Upward adjustments of 20% were
applied.
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Zoning/Use

This category considers value differences associated with variances in zoning designations or uses
allowed.

The subject is designated for mixed-use in Boise’'s Comprehensive Plan. It is likely a zoning change to
C-2 or similar zoning would be granted to allow for a mix of commercial and high-density residential
uses. Comparable 2 is zoned L-OD which is an inferior zoning district with lower allowable densities
and less allowable uses. An upward adjustment of 20% was applied. Comparables 3 and 6 are zoned
C-5DD which is a superior zoning for allowable densities, setbacks, and height restrictions. Downward
adjustments of 20% were applied.

Size
This category considers value differences resulting from variances in property size. In general, smaller
parcels have higher price per square foot (or per acre) sale prices versus larger parcels.

The majority of the comparables are moderately smaller than the subject. Downward adjustments
ranging from -5% to -10% were applied. Note, the adjustment was tempered as there are very few
larger commercial sites available for development in the subject market.

Configuration
This category considers differences in land use or value associated with property configuration.

Irregular parcels typically have lower price per square foot sales prices versus rectangular parcels do
to less functional utility.

The average subject lot is assumed to have a functional configuration. Comparables 1-4 have irregular
configurations resulting in less functional utility. Upward adjustments of 5% were applied.

Topography
This category considers differences in land use or value associated with property topography.

Commercial parcels with uneven topographies typically have lower price per square foot sale prices
because the cost to develop is greater versus a level parcel.

The comparables have generally level topographies similar to the subject. No adjustments were
warranted.

Utilities: Water and Sewer
This category considers the availability of water and sewer services to the property.

The comparables have similar utilities as the subject. No adjustments were warranted.

Site Improvements
This adjustment category considers value differences as a result of site improvements located on a
property.

No adjustments were warranted.
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Non-Realty Components of Value

Non-realty components of value include tangible items, equipment, and business concerns that do
not constitute real property but are included in either the sale price of the comparable property or the
ownership interest in the subject property. These components should be analyzed separately from the
real property. In most cases, the economic lives, associated investment risks, rate of return criteria, and
collateral security for such non-realty components differ from those of the real property.

No adjustments were warranted.

Other
No further adjustments were warranted.

Presentation

Presented on the following pages are the Land Sale Comparable Summation Table, Sale Comparable
Location Map, the discussion and analysis of the comparables, and conclusion(s) of market value for
the subject.
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Land Sale Comparable Summation Table

Location
Name
Address
City & state
Parcel No.
Location quality
Property description
Gross land size (Acre)
Gross land size (sf)
Unusable or effective (sf)
Usable land size (usf)
Land type
Zoning
Land use at sale
Buyer's intended use
Configuration
Topography
Utilities
Site improvements
Sale description
Data source
Seller

Sale date

Price

Financing terms

Conditions of sale

Non-realty components
Comments

Subject (average lot)

Idaho Transportation Department Campus
3311 W. State Street

Boise, Ada County, Idaho 83703
R3786000159

Very good

8.91
388,250

0
388,250
Mixed-use
Likely future C-2
n/a
n/a

Assumed functional
Generally level
All available
Assumed vacant

n/a

n/a

n/a

6-12 months

Eff. date of appraisal (9/22)
n/a

Cash

Typical arms-length

None

]
BlueBird Car Wash
3310 W. State St.
Boise, Idaho
R1624003725
Superior

1.26

55,060

0

55,060
Commercial
c-2D

Old auto repair facility
Car wash
Triangular
Generally level
All available
None

JV: TOK

Bar M Land LLC

Bluebird State LLC

Unk

6/21

$2,000,000

Cash

Typical arms-length

None

Size confirmed from ROS; good
y from W. State Street; buyer
to raze old 12,656 SF auto service

444 Parkcenter Blvd.

Boise, Idaho

R6907010020 & R6907010030
Similar

236

102,802

0

102,802
Multifamily Res. or Office
L-OD

Vacant
Apartments
Irregular
Generally level
All available
None

Moe Therrien, ICB

ABC West LLC

Bam, Inc.

Several years

5/21

$2,650,000

Cash

Typical arms-length

None

Boise River frontage; purchased in
November 2017 for $1,950,000
($18.97/SF); Adjacent to the Boise

2998 W. Fletcher St.
Boise, Idaho

7 parcels

Similar

433

188,397

0

188,397

Mixed-use

C-5DD

Vacant and old bldg
Mixed-use: 389 apts + comm.
Irregular

Generally level

All available

Old bldg to be razed

Matt Bullis, Broadmark Realty

DY Boise River LLC, LGD Ventures
Urban Capital Partners LLC

Unk

5/21

$6,487,551

Cash

Typical arms-length

None

This sale represents two separate
transactions ($4,287,551; $26.86/SF
& $2,200,000; $56.75/SF); buyer

901 N. 27th St.

Boise, Idaho

R7154002160 (multiple at sale)
Inferior

1.76
76,666

0
76,666
Mixed-use

Mixed-use project
Irregular
Generally level

All available

See comments

DP: Clyde Rasmussen. Agent

Rex Neilsen

Chaussee Swan LLC

11 months

12/20

$1,772,700

Owner-finance, assumed cash equiv.
Typical arms-length

None

Improved with 7 homes totaling
6,693 SF w avg size of 836 SF. Three
were sold for offsite use. The northly

501-507 E. 41St Street
Garden City, Idaho

4 parcels

Inferior

4.07

177,289

0

177,289

Mixed-use

C-2

Mostly vacant, small SFR
Apts,, retail, hotel
Irregular, but functional
Level

All available

None

JV: MLS#98709803
Urban Willow LLC
Vida Properties LP
5.5 months

8/19

$3,075,000

Cash

Typical arms-length
None

Adjacent to Boise River but not in
a high risk flood zone
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6

Former Bob Rice Ford Auto
3150 W. Main Street

Boise, Idaho

S$1004336105

Similar

1047

455,899

21,274

434,625

Mixed-use

C-5DD

Former auto dealership
CWI campus

Irregular, but functional
Generally level

All available

To be razed

Idaho Statesman/public records
Bob Rice Family Trust

College of Western Idaho
Several years

3/16

$8,737,226

Cash

Typical arms-length

None

The unusable land area is
attributable to those poi
encumbered by a Greenbelt

ns

facilty River, site is in AE flood zone was responsible for entitlement parcel was included in sale for easement and well and pump house
work prior to close; small portion $295K, but not in reported sale price ocated adj. to Boise
adjacent to Boise River is located in of $1,477,700. Entitled for 65 condo River; approximately 30% of usable
AE flood zone (minimal area) units and 6,000 SF of comm. land area is in an AE flood zone
Financial indicators
Price/usf $36.32 $25.78 $34.44 $23.12 $17.34 $20.10
Adjustments
Real Property Rights Conveyed Fee Simple No adjustment Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0% Fee Simple 0%
Adjusted sale price $36.32 $25.78 $34.44 $23.12 $17.34 $20.10
Financing terms Cash No adjustment Cash 0% Cash 0% Cash 0% Owner-finance, assumed cash equiv. 0% Cash 0% Cash 0%
Adjusted sale price $36.32 $25.78 $34.44 $23.12 $17.34 $20.10
Conditions of sale Typical arms-length No adjustment Typical arms-length 0% Typical arms-length 0% Typical arms-length 0% Typical arms-length 0% Typical arms-length 0% Typical arms-length 0%
Adjusted sale price $36.32 $25.78 $34.44 $23.12 $17.34 $20.10
Expenditures After Purchase None Adjustment Raze improvements est. $75K 4% None 0% Raze improvements est. $25K 0% Raze improvements est. at $25K 1% Raze improvements est. at $25K 1% Raze improvements est. at $225K 3%
Adjusted sale price $37.69 $25.78 $34.57 $23.45 $17.49 $20.62
Market conditions (time) Eff. date of appraisal (9/22) +10%/yr to 6/22 6/21 9% 5/21 10% 5/21 10% 12/20 14% 8/19 28% 3/16  62%
Adjusted sale price $41.14 $28.36 $38.03 $26.77 $22.29 $33.34
Location Very good Adjustment Superior  -10% Similar 0% Similar 0% Inferior  20% Inferior  20% Similar 0%
Zoning/Use Likely future C-2 Adjustment C-2D 0% L-OD  20% C-5DD  -20% C-1D 0% Cc2 0% C-5DD  -20%
Usable land size 8.91 Adjustment 126 -10% 2.36 -10% 433 -5% 1.76 -10% 4.07 -5% 9.98 0%
Configuration Assumed functional Adjustment Triangular 5% Irregular 5% Irregular 5% Irregular 5% Irregular, but functional 0% Irregular, but functional 0%
Topography Generally level No adjustment Generally level 0% Generally level 0% Generally level 0% Generally level 0% Level 0% Generally level 0%
Utilities All available No adjustment All available 0% All available 0% All available 0% All available 0% All available 0% All available 0%
Site improvements Assumed vacant No adjustment None 0% None 0% Old bldg to be razed 0% See comments 0% None 0% To be razed 0%
Non-realty components None No adjustment None 0% None 0% None 0% None 0% None 0% None 0%
Other No adjustment 0% 0% 0% 0% 0% 0%
Net adjustment -15% 15% -20% 15% 15% -20%
Indicated subject value (usf) $34.97 $32.61 $30.42 $30.79 $25.64 $26.67
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LAND SALE COMPARABLE LOCATION MAP
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Sales Comparison Approach Value Indication

From the market data available, six properties were utilized in the comparative analysis and
adjustments were applied based on pertinent elements of comparison. The following table summarizes
the unadjusted and adjusted comparable prices:

Land Sales Statistics

Metric Unadjusted Adjusted
Minimum Sale Price per Sq. Ft. $17.34 $25.64
Maximum Sale Price per Sq. Ft. $36.32 $34.97
Median Sale Price per Sq. Ft. $24.45 $30.60
Mean Sale Price per Sq. Ft. $26.18 $30.18

Prior to adjustment, the comparable prices range from $17.34/SF to $36.32/SF, with a median of
$24.45/SF and mean of $26.18/SF. The price differences are primarily attributable to date of sale,
location, zoning, and size. Comparable 1 represents the upper-tier of the range. It has a superior
location fronting a major arterial street. Comparable 5 represents the lower-tier of the range. It is a
2019 sale in an inferior location in Garden City. After adjustment, the comparables bracket market
value for the subject in a range of $25.64/SF to $34.97/SF, with a median of $30.60/SF and mean of
$30.18/SF. With primary weight given to Comparables 1-4, which are the most recent sales, market
value for the average subject lot, assuming vacant, is concluded to be $32.00/SF, above the mid-
tier of the adjusted range.

Sales Comparison Approach Conclusion — Average Lot Value Assuming Vacant
The calculations to value are presented in the following table, resulting in market value for the
average subject lot.

Market Value Conclusion: Average Lot Value

Size (usf) x value/sf = total value
388,250 «x $32.00 $12,424,000

Sales Comparison Approach Conclusion,
Average Lot Value, rounded $12,420,000
(Assuming vacant)

Sum of Individual Lot Values
The sum of individual lot values is simply the average lot value multiplied by 5. The calculations are
as follows: $12,420,000 x 5 = $62,100,000.
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Projected Sell-out

The subject properties are in an established neighborhood where there is limited land available for
development. Considering the recent development which has occurred in the immediate
neighborhood during the past several years, the five subject properties are projected to sell-out within
five years, reflecting absorption of one property per year. The 5-year sell-out period inherently
assumes current moderate to strong market fundamentals will remain at minimum consistent with the
past few years.

Value/Pricing Changes During Sell-out

The cumulative discussion of market factors entertained previously in this appraisal suggests a
conservative 3% annual price/market value increase is reasonable. The projection is subjective yet
considers the subject’s prime location, limited development land in the immediate neighborhood, and
synergy of the overall development as it gets built-out.

Costs/Expenses During Sell-out

Subdividing Costs - Utilities and access are available along W. State Street and N. Whitewater Park
Boulevard. Considering the larger average size of the subject lots, we assume only minimal subdivision
improvements. The values do not reflect fully improved sites or finished pad sites. Subdividing costs
are concluded to be $1.50/SF. The cost accounts for subdividing the lots into legal parcels and minimal
access or utilities extension costs.

Sell-out Expenses - Expenses associated with sell-out of the subject properties are estimated 4% of
gross sales for closing, holding costs, and miscellaneous expenses and 5% of gross sales for marketing
and sale commissions.

Profit Requirement

In developing the estimate of Bulk Sale Market Value for the 5 subject properties to a single purchaser,
a profit allowance, also termed entrepreneurial incentive, is required. The required profit for a
subdivision is higher than a typical leased investment property where the income streams are readily
identified. Subdivision risk is greater considering lot sales are susceptible to changes in supply,
demand, and pricing conditions within the market over the projected sell-out period. Additional risk
is also attributed to the uncertainty of an extended absorption period, which would increase holding
costs.

Several local developers were interviewed to determine the appropriate profit required to spur
subdivision development. According to those surveyed, the required profit depends on the anticipated
risk associated with a development. Most were consistent in stating the target profit going into
subdivision development from land acquisition through finished lot sell-out is typically 20% to 30%.

To supplement the responses from local developers, discount rate data for subdivision development
compiled by the RealityRates.com, a national developer survey, was reviewed. The discount rates
reflect ground-up construction projects for subdivisions. The survey does not cite land development
rates; it includes vertical construction and sell off discount rates. As compiled by RealityRates.com, 3rd
Quarter 2022, average discount or yield rates for business park subdivisions (less than 100 units) range
from 13.51% to 41.78% for actual rates and 12.97% to 40.11% for proforma or target rates, with an
average of 28.34% to 26.67% respectively. The RealityRates.com survey is presented in the table to
follow.
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RealtyRates.com DEVELOPER SURVEY - 3rd Quarter 2022*

National - Subdivisions & PUDs

Actual Rates Pro-Forma Rates
Min Masz Avg Min Mazx Avg

Site-Built Residential 13.25% 47.57% 30.56% 12.72% 4566 29.34%
-100 Units 13.25% 41.014 27.26% 12.72% 39.37% 2617
100-500 Units 13.58% 45.11¢ 29.49% 13042 4330% 28.87%
500+ Units 13.91% 471624 30,692 13.36% 45.27% 30083
Mized Use 14242 47.57% .06 1367 45662 300
Manufactured Housing 13.54% 81.78%% 3348 12.002 49.714 3151
-100 Units 13.54%  45.03% 30.02% 13000 4323% 28.26%
100-500 Units 13.88 4363% 3250 13.33% 47565 320
500+ Units 14.22% 8178 33.83% 1365 43.71% 3311
Business Parks 13512 48.05% 31.55% 1297% 46.13 29.70%
-100 Acres 1351 $1.78% 28.34%% 1297 40,1122 2667+
100-500 Acres 13.85% 45962 30.65% 13.29% 44,123 2943
500+ Acres 141822 48.05% 31.90% 1362% 46.13 3122
Industrial Parks 13.59% 4147 28.22% 12.05% 39.81% 2714
-100 Acres 13.53%  36.06% 25.45% 1305  3462% 2400
100-500 Acres 13.93% 3367 2747% 13.37% 3808 2642
500+ Acres 14.27% 4147% 28574 13.70% 39.81% 26.94%
*2nd Ruarter 2022 Data Copyright 2022 RealtyRat ez.com™

Profit Methodology

For subdivision lots in resale, there are two methods employed to calculate required profit. Method 1
is a simple lump sum profit deduction (line item deduction) from gross unit value/price; Method 2 is
to discount the future unit sales to a present value at a target yield rate. In a development analysis,
the profit methodologies can be used individually or combined.

For the subject, a combined profit analysis was employed in developing the single purchaser market
value. 1) A line item for profit or entrepreneurial incentive was deducted from the gross lot value/price
to account for the higher risk associated with subdivision development and 2) A discount or yield rate
was selected to convert future cash flows to a present value.

Entrepreneurial Incentive

An entrepreneurial incentive of 8% of gross sales was concluded as the line-item deduction in the
discounted cash flow analysis to follow. The profit allowance is moderated considering current
moderate to strong market fundamentals, the subject's prime location, and limited supply of
development land in the immediate neighborhood.
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Discount/Yield Rate Selection

A discount rate is applied to the projected future cash flows to convert those cash flows to a present
value. The discount rate reflects the time value of money or opportunity cost of an investment with
moderate risk premium. To determine an appropriate discount rate for the subject, discount rates for
alternate commercial real estate investment properties were analyzed.

As compiled by Situs Real Estate Research Corporation (RERC) Survey, 2nd Quarter 2022, average
discount or yield rates (which includes risk and profit) for various alternative 1*-tier western region
commercial properties range from 6.7% to 9.7%, and predominantly range from 8.2% to 8.8%. The
survey is presented in the following table.

Discount/Yield Rate Conclusion

We have selected a discount rate similar to a typical leased investment property having average risk.
A discount rate of 8.5% is applied in converting future cash flows to a present value. For the subject,
developer profit was included as a line item at 8% of projected gross sales to account for the additional
risk premium associated with subdivision development versus typical leased investments.

Total Profit Conclusion

From the survey of developers, the target going in profit for a subdivision development from land
acquisition through finished unit sell-out is typically 20% to 30%, with the national surveys siting
moderately higher rates. Combining the concluded discount/yield rate of 8.5% and the entrepreneurial
incentive 8.0% of gross sales, the projected total developer profit in this analysis is 40.5%. The
annualized internal rate of return is 12.2%. The concluded profit is appropriate for the subject
considering the relatively long-term projected sell-out period.
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Summary and Conclusion — Bulk Sale Market Value: As If Vacant

(Value to a single-purchaser)

The final step in the development approach is to summarize the conclusions in a discounted cash flow
analysis. The discounted cash flow develops the conclusion of Bulk Sale Market Value: As If Vacant
(value to a single-purchaser) for the 5 subject properties. The analysis is presented following.

Development Approach (Discounted Cash Flow Analysis)

Input variables
Sum of Individual Retail Values $62,100,000

No. of units 5
Avg. unit sale price  $12,420,000
Annual discount rate 8.50%
Absorption periods (Years) 5 1 2 3 4 5
Sale price change +3%/yr 0% 3% 3% 3% 3%
Unit Sales Income
Avg. unit sale price $12,420,000 $12,792,600 $13,176,378 $13,571,669 $13,978,819
No. of unit sales per period 1 1 1 1 1
Gross Potential Income $12,420,000 $12,792,600 $13,176,378 $13,571,669 $13,978,819
Costs/Expenses
Subdividing costs @ $1.50/SF x average lot size ($582,375) ($582,375)  ($582,375) ($582,375)  ($582,375)
Closing fees/Holding costs/Misc. @ 4% of gross sales ($496,800) ($511,704)  ($527,055) ($542,867) ($559,153)
Marketing/Sale commissions @ 5% of gross sales ($621,000) ($639,630) ($658,819) ($678,583) ($698,941)
Total expenses ($1,700,175)  ($1,733,709) ($1,768,249) ($1,803,825) ($1,840,469)
Net Sales $10,719,825 $11,058,891 $11,408,129 $11,767,844 $12,138,351
Entrepreneurial Incentive
Entrepreneurial Incentive @ 8% of gross sales ($993,600)  ($1,023,408) ($1,054,110) ($1,085,734) ($1,118,306)

Cash flow  $9,726,225  $10,035483 $10,354,019 $10,682,111 $11,020,045

Quarterly PV Factor  0.9216590 0.8494553  0.7829081 0.7215743  0.6650454
PV Cash Flow  $8,964,263 $8,524,694 $8,106,245 $7,707,936 $7,328,831
Total PV of cash flow $40,631,969

Bulk Sale Market Value: As If Vacant $40,630,000
(Rounded)
Bulk Sale Discount -35%
Total Developer Profit (Net Sales - Bulk Sale MV) $16,463,040
Total Developer Profit as a % of Bulk Sale MV 40.5%
Annualized Internal Rate of Return 12.2%
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Value Conclusion - Market Value: As If Vacant

Summary of Value Indications
The indicated values from the approaches used in the valuation of the subject property are summarized
in the following table:

Value Indications

Approach to Value As If Vacant

Cost Approach Not developed
Income Capitalization Approach Not developed
Sales Comparison Approach $42,710,000
Development Approach $40,630,000

In order to reach a final opinion of value, we considered the reliability and relevance of each value
indication based upon the quality of the data and applicability of the assumptions underlying each
approach.

Sales Comparison Approach
The sales comparison approach resulted in a reliable conclusion of market value due to an adequate
number of recent development land sales located in competing areas of the local market. This
approach directly considers the sale prices of alternative properties which have similar utility. This
approach is an applicable approach for valuing land in this market and is an approach primarily relied
upon by market participants.

Development Approach

The development approach resulted in a reliable conclusion of bulk sale market value to a single-
purchaser (assuming assembling smaller sites for re-sell). An adequate number of recent sales of
competing commercial sites were available for comparison which provided strong support for the
conclusions of market value for the individual subject properties. Absorption, entrepreneurial
incentive, expenses, and discount rate conclusions were well-supported for use in the discounted cash
flow analysis.

The cost approach and income capitalization approach were not developed; they are not applicable
for land valuation in this market.

Reconciliation

The approaches relate fairly well to one another within a pattern characteristic of current market
conditions. As such, and based on the market data available, the sales comparison approach and
development approach were given nearly equal weight in the final value reconciliation.
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Value Conclusion — Market Value: As If Vacant
Our conclusion of Market Value: As If Vacant for the subject is presented in the following table.

Value Conclusions

Value Type Hypothetical Market Value
Property Rights Appraised Fee Simple
Effective Date of Value September 9, 2022
Value Conclusion $42,000,000
$21.64 psf
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Value Conclusion — Market Value: As Is

Valuation - Market Value: As Is

The prior analysis resulting in Market Value: As If Vacant assumes the improvements have been razed
and the site is clear of any encumbrances. To derive Market Value: As Is, the cost to raze the
improvements and other appropriate deductions were considered.

Deductions To Value

David Aparicio of Ideal Demolition Services, LLC provided a cost estimate for the demolition of the
improvements. The cost is estimated at $2,800,000. The cost includes consideration for the asbestos
removal. The estimate is included in the Addenda section. The estimated cost to clear the site, plus
an incentive of 10% of cost, is deducted from the as if vacant value.

Idaho Power Company upgraded and buried power lines to the campus in 2017. ITD is paying for the
improvements in monthly payments of $1,400 per month. The payments go through 2048 (26 more
years). The present value of the remaining payments is discounted at a safe rate of 3%, resulting in a
present value of $300,000 ($1,400 x 12 mo. x 26 yrs. = $436,800, discounted monthly at an annual rate
of 3% = $300,000, rounded). The present value of the payments is a deduction to “as is” market value.

The calculations to value are presented in the following table, resulting in Market Value: As | s for
the subject.

Market Value: As Is

As If Vacant Land Value $42,000,000
Less: Cost to raze improvements ($2,800,000)
Less: Entrepreneurial Incentive of 10% of cost ($280,000)
Less: PV of Idaho Power payments ($300,000)
Total $38,620,000
Market Value: As Is, rounded $38,620,000
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Value Conclusion — Market Value: As Is
Our conclusion of Market Value: As Is for the subject is presented in the following table.

Value Conclusions

Component As ls

Value Type Market Value

Property Rights Appraised Fee Simple

Effective Date of Value September 9, 2022

Value Conclusion $38,620,000
$19.89 psf

Exposure and Marketing Times

Marketing time is the time frame subsequent to the effective date of appraisal necessary to affect a
sale of the property at the estimate of value(s) detailed herein. The estimate of value in this appraisal
assumes the subject would experience a marketing time typical of the current market. Exposure time
is the length of time a property would have been offered on the market prior to consummation of
sale at the estimate of market value on the effective date of the appraisal. Exposure time is a
retrospective estimate based on the analysis of past events and market conditions.

Based on statistical information about days on market, escrow length, and marketing times gathered
through national investor surveys, sales verification, and interviews of market participants, marketing
and exposure time estimates of 6-12 months, respectively, are considered reasonable and appropriate
for the subject property.
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General Assumptions and Limiting Conditions

This appraisal is subject to the following general assumptions and limiting conditions:

1.
2.

10.

11.

The legal description — if furnished to us — is assumed to be correct.

No responsibility is assumed for legal matters, questions of survey or title, soil or subsoil conditions,
engineering, availability or capacity of utilities, or other similar technical matters. The appraisal does
not constitute a survey of the property appraised. All existing liens and encumbrances have been
disregarded and the property is appraised as though free and clear, under responsible ownership
and competent management unless otherwise noted.

Unless otherwise noted, the appraisal will value the property as though free of contamination.
Valbridge Property Advisors | Mountain States will conduct no hazardous materials or
contamination inspection of any kind. It is recommended that the client hire an expert if the
presence of hazardous materials or contamination poses any concern.

Unless otherwise noted, it is assumed there are no encroachments, zoning violations or restrictions
existing in the subject property.

The appraiser is not required to give testimony or attendance in court by reason of this appraisal,
unless previous arrangements have been made.

Unless expressly specified in the engagement letter, the fee for this appraisal does not include the
attendance or giving of testimony by Appraiser at any court, regulatory or other proceedings, or
any conferences or other work in preparation for such proceeding. If any partner or employee of
Valbridge Property Advisors | Mountain States is asked or required to appear and/or testify at any
deposition, trial, or other proceeding about the preparation, conclusions or any other aspect of this
assignment, client shall compensate Appraiser for the time spent by the partner or employee in
appearing and/or testifying and in preparing to testify according to the Appraiser's then current
hourly rate plus reimbursement of expenses.

The values for land and/or improvements, as contained in this report, are constituent parts of the
total value reported and neither is (or are) to be used in making a summation appraisal of a
combination of values created by another appraiser. Either is invalidated if so used.

The dates of value to which the opinions expressed in this report apply are set forth in this report.
We assume no responsibility for economic or physical factors occurring at some point at a later
date, which may affect the opinions stated herein. The forecasts, projections, or operating estimates
contained herein are based on current market conditions and anticipated short-term supply and
demand factors and are subject to change with future conditions. Appraiser is not responsible for
determining whether the date of value requested by Client is appropriate for Client’s intended use.

The sketches, maps, plats and exhibits in this report are included to assist the reader in visualizing
the property. The appraiser has made no survey of the property and assumed no responsibility in
connection with such matters.

The information, estimates and opinions, which were obtained from sources outside of this office,
are considered reliable. However, no liability for them can be assumed by the appraiser.

Possession of this report, or a copy thereof, does not carry with it the right of publication. Neither
all, nor any part of the content of the report, or copy thereof (including conclusions as to property
value, the identity of the appraisers, professional designations, reference to any professional
appraisal organization or the firm with which the appraisers are connected), shall be disseminated
to the public through advertising, public relations, news, sales, or other media without prior written
consent and approval.
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No claim is intended to be expressed for matters of expertise that would require specialized
investigation or knowledge beyond that ordinarily employed by real estate appraisers. We claim no
expertise in areas such as, but not limited to, legal, survey, structural, environmental, pest control,
mechanical, etc.

This appraisal was prepared for the sole and exclusive use of the client for the function outlined
herein. Any party who is not the client or intended user identified in the appraisal or engagement
letter is not entitled to rely upon the contents of the appraisal without express written consent of
Valbridge Property Advisors | Mountain States and Client. The Client shall not include partners,
affiliates, or relatives of the party addressed herein. The appraiser assumes no obligation, liability
or accountability to any third party.

Distribution of this report is at the sole discretion of the client, but third-parties not listed as an
intended user on the face of the appraisal or the engagement letter may not rely upon the contents
of the appraisal. In no event shall client give a third-party a partial copy of the appraisal report. We
will make no distribution of the report without the specific direction of the client.

This appraisal shall be used only for the function outlined herein, unless expressly authorized by
Valbridge Property Advisors | Mountain States.

This appraisal shall be considered in its entirety. No part thereof shall be used separately or out of
context.

Unless otherwise noted in the body of this report, this appraisal assumes that the subject property
does not fall within the areas where mandatory flood insurance is effective. Unless otherwise noted,
we have not completed nor have we contracted to have completed an investigation to identify
and/or quantify the presence of non-tidal wetland conditions on the subject property. Because the
appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this
determination.

The flood maps are not site specific. We are not qualified to confirm the location of the subject
property in relation to flood hazard areas based on the FEMA Flood Insurance Rate Maps or other
surveying techniques. It is recommended that the client obtain a confirmation of the subject
property’s flood zone classification from a licensed surveyor.

If the appraisal is for mortgage loan purposes 1) we assume satisfactory completion of
improvements if construction is not complete, 2) no consideration has been given for rent loss
during rent-up unless noted in the body of this report, and 3) occupancy at levels consistent with
our “Income and Expense Projection” are anticipated.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures which would render it more or less valuable. No responsibility is assumed for such
conditions or for engineering which may be required to discover them.

Our inspection included an observation of the land and improvements thereon only. It was not
possible to observe conditions beneath the soil or hidden structural components within the
improvements. We inspected the buildings involved, and reported damage (if any) by termites, dry
rot, wet rot, or other infestations as a matter of information, and no guarantee of the amount or
degree of damage (if any) is implied. Condition of heating, cooling, ventilation, electrical and
plumbing equipment is considered to be commensurate with the condition of the balance of the
improvements unless otherwise stated. Should the client have concerns in these areas, it is the
client’s responsibility to order the appropriate inspections. The appraiser does not have the skill or
expertise to make such inspections and assumes no responsibility for these items.
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This appraisal does not guarantee compliance with building code and life safety code requirements
of the local jurisdiction. It is assumed that all required licenses, consents, certificates of occupancy
or other legislative or administrative authority from any local, state or national governmental or
private entity or organization have been or can be obtained or renewed for any use on which the
value conclusion contained in this report is based unless specifically stated to the contrary.

When possible, we have relied upon building measurements provided by the client, owner, or
associated agents of these parties. In the absence of a detailed rent roll, reliable public records, or
“as-built” plans provided to us, we have relied upon our own measurements of the subject
improvements. We follow typical appraisal industry methods; however, we recognize that some
factors may limit our ability to obtain accurate measurements including, but not limited to, property
access on the day of inspection, basements, fenced/gated areas, grade elevations,
greenery/shrubbery, uneven surfaces, multiple story structures, obtuse or acute wall angles,
immobile obstructions, etc. Professional building area measurements of the quality, level of detail,
or accuracy of professional measurement services are beyond the scope of this appraisal
assignment.

We have attempted to reconcile sources of data discovered or provided during the appraisal
process, including assessment department data. Ultimately, the measurements that are deemed by
us to be the most accurate and/or reliable are used within this report. While the measurements and
any accompanying sketches are considered to be reasonably accurate and reliable, we cannot
guarantee their accuracy. Should the client desire more precise measurement, they are urged to
retain the measurement services of a qualified professional (space planner, architect or building
engineer) as an alternative source. If this alternative measurement source reflects or reveals
substantial differences with the measurements used within the report, upon request of the client,
the appraiser will submit a revised report for an additional fee.

In the absence of being provided with a detailed land survey, we have used assessment department
data to ascertain the physical dimensions and acreage of the property. Should a survey prove this
information to be inaccurate, upon request of the client, the appraiser will submit a revised report
for an additional fee.

If only preliminary plans and specifications were available for use in the preparation of this appraisal,
and a review of the final plans and specifications reveals substantial differences upon request of
the client the appraiser will submit a revised report for an additional fee.

Unless otherwise stated in this report, the value conclusion is predicated on the assumption that
the property is free of contamination, environmental impairment or hazardous materials. Unless
otherwise stated, the existence of hazardous material was not observed by the appraiser and the
appraiser has no knowledge of the existence of such materials on or in the property. The appraiser,
however, is not qualified to detect such substances. The presence of substances such as asbestos,
urea-formaldehyde foam insulation or other potentially hazardous materials may affect the value
of the property. No responsibility is assumed for any such conditions, or for any expertise or
engineering knowledge required for discovery. The client is urged to retain an expert in this field, if
desired.

The Americans with Disabilities Act ("ADA") became effective January 26, 1992. We have not made
a specific compliance survey of the property to determine if it is in conformity with the various
requirements of the ADA. It is possible that a compliance survey of the property, together with an
analysis of the requirements of the ADA, could reveal that the property is not in compliance with
one or more of the requirements of the Act. If so, this could have a negative effect on the value of
the property. Since we have no direct evidence relating to this issue, we did not consider possible
noncompliance with the requirements of ADA in developing an opinion of value.
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This appraisal applies to the land and building improvements only. The value of trade fixtures,
furnishings, and other equipment, or subsurface rights (minerals, gas, and oil) were not considered
in this appraisal unless specifically stated to the contrary.

No changes in any federal, state or local laws, regulations or codes (including, without limitation,
the Internal Revenue Code) are anticipated, unless specifically stated to the contrary.

Any income and expense estimates contained in the appraisal report are used only for the purpose
of estimating value and do not constitute prediction of future operating results. Furthermore, it is
inevitable that some assumptions will not materialize and that unanticipated events may occur that
will likely affect actual performance.

Any estimate of insurable value, if included within the scope of work and presented herein, is based
upon figures developed consistent with industry practices. However, actual local and regional
construction costs may vary significantly from our estimate and individual insurance policies and
underwriters have varied specifications, exclusions, and non-insurable items. As such, we strongly
recommend that the Client obtain estimates from professionals experienced in establishing
insurance coverage. This analysis should not be relied upon to determine insurance coverage and
we make no warranties regarding the accuracy of this estimate.

The data gathered in the course of this assignment (except data furnished by the Client) shall remain
the property of the Appraiser. The appraiser will not violate the confidential nature of the appraiser-
client relationship by improperly disclosing any confidential information furnished to the appraiser.
Notwithstanding the foregoing, the Appraiser is authorized by the client to disclose all or any
portion of the appraisal and related appraisal data to appropriate representatives of the Appraisal
Institute if such disclosure is required to enable the appraiser to comply with the Bylaws and
Regulations of such Institute now or hereafter in effect.

You and Valbridge Property Advisors | Mountain States both agree that any dispute over matters
in excess of $5,000 will be submitted for resolution by arbitration. This includes fee disputes and
any claim of malpractice. The arbitrator shall be mutually selected. If Valbridge Property Advisors |
Mountain States and the client cannot agree on the arbitrator, the presiding head of the Local
County Mediation & Arbitration panel shall select the arbitrator. Such arbitration shall be binding
and final. In agreeing to arbitration, we both acknowledge that, by agreeing to binding arbitration,
each of us is giving up the right to have the dispute decided in a court of law before a judge or jury.
In the event that the client, or any other party, makes a claim against Valbridge Property Advisors |
Mountain States or any of its employees in connections with or in any way relating to this
assignment, the maximum damages recoverable by such claimant shall be the amount actually
received by Valbridge Property Advisors | Mountain States for this assignment, and under no
circumstances shall any claim for consequential damages be made.

Valbridge Property Advisors | Mountain States shall have no obligation, liability, or accountability
to any third party. Any party who is not the “client” or intended user identified on the face of the
appraisal or in the engagement letter is not entitled to rely upon the contents of the appraisal
without the express written consent of Valbridge Property Advisors | Mountain States. “Client” shall
not include partners, affiliates, or relatives of the party named in the engagement letter. Client shall
hold Valbridge Property Advisors | Mountain States and its employees harmless in the event of any
lawsuit brought by any third party, lender, partner, or part-owner in any form of ownership or any
other party as a result of this assignment. The client also agrees that in case of lawsuit arising from
or in any way involving these appraisal services, client will hold Valbridge Property Advisors |
Mountain States harmless from and against any liability, loss, cost, or expense incurred or suffered
by Valbridge Property Advisors | Mountain States in such action, regardless of its outcome.
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37.

38.

39.

3311 W. STATE STREET, BOISE
GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

The Valbridge Property Advisors office responsible for the preparation of this report is
independently owned and operated by Mountain States. Neither Valbridge Property Advisors, Inc.,
nor any of its affiliates has been engaged to provide this report. Valbridge Property Advisors, Inc.
does not provide valuation services, and has taken no part in the preparation of this report.

If any claim is filed against any of Valbridge Property Advisors, Inc.,, a Florida Corporation, its
affiliates, officers or employees, or the firm providing this report, in connection with, or in any way
arising out of, or relating to, this report, or the engagement of the firm providing this report, then
(1) under no circumstances shall such claimant be entitled to consequential, special or other
damages, except only for direct compensatory damages, and (2) the maximum amount of such
compensatory damages recoverable by such claimant shall be the amount actually received by the
firm engaged to provide this report.

This report and any associated work files may be subject to evaluation by Valbridge Property
Advisors, Inc., or its affiliates, for quality control purposes.

Acceptance and/or use of this appraisal report constitutes acceptance of the foregoing general
assumptions and limiting conditions.
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CERTIFICATION

Certification — Jeff Vance

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

1.
2.

10.

11.

12.

13.

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

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

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

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

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

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

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

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

| have made a current appraisal inspection of the property that is the subject of this report.

No one other than Joe Corlett, MAI, SRA, provided significant real property appraisal assistance
to the person signing this certification.

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

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

As of the date of this report, the undersigned has completed the continuing education
program for Designated Members of the Appraisal Institute.

Jeff Vance, MAI
Senior Appraiser
Idaho, Certification # CGA-2828
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3311 W. STATE STREET, BOISE
CERTIFICATION

Certification — Joe Corlett

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

1.
2.

10.

11.

12.

13.

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

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

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

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

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

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

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

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

| have made a current exterior inspection of the property that is the subject of this report.

No one other than Jeff Vance, MAI, provided significant real property appraisal assistance to the
person signing this certification.

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

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

As of the date of this report, the undersigned has completed the continuing education program for
Designated Members of the Appraisal Institute.

G. Joseph Corlett, MAI, SRA
Senior Managing Director
ldaho, Certification # CGA-7
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Engagement Letter

Professional Services And Consulting Agreement
Department of Administration - State of Idaho

Agreement Title: Appraisal Agreement

This Agreement (“Agreement”) is between the Department of Administration (the “Agency”), whose address is
650 West State Street, Boise 1D 83720 and Mountain States Appraisal & Consulting, Inc dba Valbridge |
Mountain States (the "Contractor”), whose address is 1459 Tyrell Lane, Suite B, Boise, ID 83706, for the
services described in this Agreement. The Contractor agrees to undertake performance of this Agreement
under the terms and conditions set forth herein. The Agency and the Contractor, in consideration of the mutual
covenants and conditions contained herein, agree as follows:

1 AUTHORITY
Pursuant to Idaho Code, Section 67-9221, the director of the department of administration and the
administrator may approve noncompetitive acquisitions. Pursuant to IDAPA 38.05.01.044 c, state
agencies may acquire professional services in the open market under certain conditions. The Agency
has determined that this Agreement meets those conditions.

2 TERM OF AGREEMENT
This Agreement shall commence on date of last required signature and expire on date of final appraisal
submittal unless extended, in writing, by the parties or unless terminated earlier in accordance with this
Agreement,

3 CONTRACTOR RESPONSIBILITIES
The Contractor shall perform services and provide deliverables as described in Attachment A,
incorporated herein by reference. This Agreement shall have no force or effect until Attachment A is
finalized, signed by the parties and attached to this Agreement. Services shall be performed at the
Contractor's place of business and, as necessary, at the Agency'’s offices. Project status meetings, if
necessary, will be held weekly or bi-monthly, upon reasonable notice and request of the Agency, at TBD
to review the progress of the work.

The Contractor shall be required to assume responsibility for production and delivery of all material and
services detailed in Attachment A, whether or not the Contractor is the manufacturer or producer of them.
Further, the Contractor will be the sole point of contact on contractual matters, including payment of
charges resulting from the use or purchase or items selected.

The Contractor warrants that its services under this Agreement shall be performed in a professional
manner and shall be of a high grade, nature and quality. In event of nonconformity, and without limitation
upon any other remedy, the Agency shall have no financial obligation in regard to the nonconforming
goods or services. This right is not to the exclusion of any other right that the Agency has in law or
equity. Without limiting the foregoing, the Contractor recognizes its obligation to work with the Agency to
correct any errors discovered after delivery and installation and the start of the warranty period.

The Contractor represents and warrants that it has the necessary and requisite skill to perform the work
required under this Agreement and that the personnel assigned by the Contractor to perform any such
work will be qualified to perform the assigned duties.

It will be the responsibility of the Contractor to fully comply with the State of Idaho law regarding the
minimum wage law for residents hired to help on projects and jobs in Idaho.

4  TAXES
The State of Idaho and the Agency are generally exempt from payment of Idaho State Sales and Use
Tax for property purchased for its use under the authority of Idaho Code, Section 63-3622 as a
government instrumentality. In addition, the State of Idaho and the Agency are generally exempt from
payment of Federal Excise Tax under a permanent authority from the district Director of the Intemal
Revenue Service. Exemption certificates will be fumished upon written request by the Contractor. If the
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Contractor is required to pay any taxes incurred as a result of doing business with the State of Idaho, it
shall be solely responsible for the payment of those taxes. If the Contractor is performing public works
construction (installation of fixtures, etc.), it shall be responsible for payment of all sales and use taxes as
required.

5 PAYMENT
Payment by the Agency and its obligations under this Agreement are conditioned upon and subject to the
continued availability of state funds. The Agency shall pay the Contractor in amounts as detailed in
Attachment B, incorporated herein by reference.

Invoicing

5.1 Payment for services rendered shall be made upon acceptance of the work/required deliverables by
the Agency and submission of a signed itemized invoice to the Agency. The Agreement number
and/or purchase order numbers must be shown on all invoices. Invoices must specify the dates that
services were performed, the nature of the work done on each date, and the number of hours worked
on each date.

5.2 Billing must be done on a monthly basis or when the services are completed, whichever is sooner. |f
the Agency disputes any invoiced amount, it shall notify the Contractor in writing within five (5)
business days. The Agency will process payments of any amounts not in dispute, in accordance with
Idaho Code 67-9218.

5.3 Invoices are to be sent directly to: Keith Reynolds, Director, Department of Administ ion, 650
State Street. Boise, ID 83712. Alternative invoicing arrangements must be mutually agreed upon in
writing and specified in Attachment B. The Contractor understands that, while the Agency will use
its best efforts to secure prompt payment of invoices, as a state agency, the Agency may not make
direct payment under this Agreement but must submit the invoices to the State Controller's Office for
payment. Any late payments shall be governed by |daho Code Section 67-2302.

6 OWNERSHIP
All information furnished to the Contractor for its use pursuant to this Agreement shall belong to the
Agency and shall be returned to the Agency in good order upon completion of the Agreement or upon the
Agency's request. All documents, reports, and any other data developed by the Contractor for the
Agency in the performance of this Agreement shall become the property of the Agency. The Agency
shall retain exclusive rights of ownership to all work produced by the Contractor under this Agreement.

7  RELATION OF PARTIES
The service or services to be rendered under this Agreement are those of an independent contractor.
The Agency is interested only in the quality of service or services provided and the final results to be
achieved: the conduct and control of the work will be solely with the Contractor. The Contractor is not an
officer, employee, or agent of the Agency as those terms are used in Idaho Code § 6-902, et al, and is
not entitled to any benefits provided by the Agency to employees.

8 TIME OF PERFORMANCE
Time is of the essence to this Agreement; therefore, all times for performance stated herein will be strictly
followed by the parties.

9 SAVE HARMLESS
The Contractor shall exonerate, indemnify, and hold the Agency harmless from and against and assume
full responsibility for payment of all federal, state and local taxes or contributions imposed or required
under unemployment insurance, social security, workman'’s compensation, and income tax laws with
respect to the Contractor or the Contractor's employees engaged in the performance of this Agreement.
If requested by the Agency, the Contractor will provide either a certificate of workers' compensation
insurance issued by a surety licensed to write workers' compensation insurance in the State of Idaho, as
evidence that the contractor has in effect a current Idaho workers’ compensation insurance policy, or an
extraterritorial certificate approved by the Idaho Industrial Commission from a state that has a current

Page20of7
07-01-16

© 2020 VALBRIDGE PROPERTY ADVISORS | Mountain States Page 95



3311 W. STATE STREET, BOISE
ADDENDA

reciprocity agreement with the Industrial Commission, or proof that the Contractor is exempt from the
workers' compensation requirement. Failure to provide a Certificate of Workman's Com {
Insurance upon request may result in termination of this Agreement. The Agency will not assume liability
as an employer.

The Contractor shall maintain insurance of the types and in the amounts typically maintained by legal
professionals of the same type as the Independent Contractor, including, but not limited to,
comprehensive general liability insurance in the minimum amount of $1,000,000 per occurrence, and
professional malpractice insurance, all with insurance companies properly licensed to do business in
Idaho and reasonably satisfactory to the Client.

The Contractor shall protect, indemnify, and save the Agency harmless from and against any damage,
cost, or liability including reasonable attorney’s fees for any or all injuries to persons, property or claims
for damages arising from any acts or omissions of the Contractor, its employees, or subcontractors.

It is agreed by and between the parties hereto that in no event shall any official, officer, employee or
agent of the Agency be in any way personally liable or responsible for any covenant or agreement herein
contained whether expressed or implied, nor for any statement, representation or warranty made herein
or in any connection with this Agreement.

10 ASSIGNMENTS
This Agreement or any interest therein shall not be transferred by the Contractor without prior written
permission of the Agency.

11 DEFAULT AND TERMINATION

11 For Cause:
Contractor default occurs if the Contractor fails to perform any of the covenants or conditions of this
Agreement or the Contractor fails to prosecute the work so as to endanger performance of this
Agreement, and the Contractor does not cure such defects in performance within ten (10) business
days after receipt of written notice from the Agency informing it of such defects in performance. If at
the end of such cure period, the Contractor is still in default or noncompliance, then the Agency may
terminate this Agreement. Upon such termination, the Agency may pursue any and all legal,
equitable and other remedies available to the Agency. The Contractor shall be liable for any and all
expenses that are incurred by the Agency as a result of the default, including, but not limited to, the
costs of procuring substitute performance, legal fees, and losses incurred due to default.

12 For Convenience:
TheAgencymaymunatetmsAgreememfonacomenienoeatanyﬁmupon 10 business days
written notice to Contractor, and, upon such termination, the Agency’s sole obligation shall be to pay
for services satisfactorily rendered to the date of such termination. Notwithstanding any other
provision in this Agreement, the Agency may terminate this Agreement immediately if the Contractor
beeomesinsolventorvomtarilyorinvoluntziybankmpt,orifareeeiverorotherﬁquidatingofﬁoeris
appdndemWNaldmmmdmcmadmmﬁmeCWadwmkesm
assignment for the benefit of creditors.

12 ANTI-DISCRIMINATION CLAUSE
Acceptance of this Agreement binds the Contractor to Section 601, Title VI, Civil Rights Act of 1964: in
that "No person in the United States shall, on the grounds of race, color, national origin, sex, or age, be
excluded from participation in, be denied the benefits of, or be subject to discrimination under any
program or activity receiving federal financial assistance.” In addition, "No otherwise qualified
handicapped individual in the United States shall, solely by reason of his handicap, be excluded from the
participation in, be denied the benefits of, or be subjected to discrimination under any program or activity
receiving federal financial assistance.”

13 GOVERNING LAW
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Attachment A
Scope of Work and Delivery Schedule

(kawﬂbomufuadydavelopodondogmedupmbymmpmmmmaaor)

Keith Reynolds, Director of the Dowmemalmbtmﬁonandsmoofldd\obvmbridgoPmpmyAdvbon
| Mountain States' client in this assignment, and you along with the State of Idaho will be the sole intended
umdtheappraiulandnpoﬂ.Tmmandedmoﬂhoappnmmformlmwnlummn.

ThoputpouonhhappniulmigmntbtodevebpmopinionofﬂnmﬁwtvaluooﬂheproponyThe
bgdpropoﬂyﬁghtsnppniuduﬂllbotmfawnpbimmmbawfeeimm.aappropdm.‘l'ho
property will be valued as of October 2022,

Valbridge Property Advisors | Mountain States will provide you with an electronic file (PDF) of the appraisal
report. Upon request, we will furnish you with two bound copies.

Valbridge Property Advisors | Mountain States fee for this appraisal will be $9,500.00. The amount of $0.00 is
due in advance, as a deposit. The deposit is applied only against the final statement due at the end of the

assignment.

Thosuhcfldd\omayundlhodepodtbychodxor.ﬂprefemd.wiradtothefolowinglooountPluube
sunhmymmmdwesamnmwmwdmodwmtobow.

If by Check: if by EFT.

Valbridge Property Advisors | Mountain States D.L. Evans Bank

1459 Tyrell Lane, Suite B 2560 E. Fairview Avenue

Boise, Idaho 83706 Meridian, Idaho 83642
Routing Number 124103582
Account Number 914019435

The estimated completion date of the appraisal is October 26, 2022, This date assumes that we will receive
wmnnaumuiontoprocoodbymmu.2022(phmmmnbmfbyemal),andtmtthonmun
information needed for the appraisal will be received from our client on a timely basis.

lnordertoappniulm‘spmpeﬂy.plomprovidothomfonnubnlmconmnenme.a.ppﬁcabb.

Respectfully submitted,
Valbridge Property Advisors | Mountain States

(Gt
] '

P

G. Joseph Corlett, MAI, SRA
Senior Managing Director
Idaho, Certification # CGA-7
Certificate Expires 03/11/23
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Ad(ditional Subject Photographs
Headquarters Office Building front Headquarters Office Building rear
Headquarters Office Building main lobby Headquarters Office Building typical open office

Headquarters Office Building typical open office ~ Headquarters Office Building typical restroom
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Headquarters Office Building typical office Headquarters Office Building server room

finishes
Headquarters Office Building flood damage Headquarters Office Building flood damage
Operations Annex Building front Operations Annex Building rear
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Operations Annex Building lobby Operations Annex Building typical open office
Operations Annex Building shop Operations Annex Building typical restroom
Operations Annex Building lab wing Operations Annex Building typical lab room
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BSM Building

BSM Building

BSM Building print shop

BSM Building warehouse

BSM Building office

BSM Building shop

© 2020 VALBRIDGE PROPERTY ADVISORS | Mountain States

Page 104



Garage/Service Building

Garage/Service Building shop

State Historical Society Warehouse — South
Building
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Garage/Service Building

Garage/Service Building office

State Historical Society Warehouse — South
Building

© 2020 VALBRIDGE PROPERTY ADVISORS | Mountain States

Page 105



State Historical Society Warehouse — North
Building

4-Bay Storage Building

Modular Building - Training

3311 W. STATE STREET, BOISE
ADDENDA

State Historical Society Warehouse — North
Building

Two storage buildings

Modular Building - ETS
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W. State St., viewing east, subject on right W. State St., viewing west, subject on left

N. Whitewater Park Blvd., viewing south, subject N. Whitewater Park Blvd., viewing north, subject
on right on left
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A SURVEY FOR THE IDAHO TRANSPORTATION DEPARTMENT
LOCATED IN SECTION 4, TOWNSHIP 3 NORTH, RANGE 2 EAST
AND SECTIONS 32 AND 33, TOWNSHIP 4 NORTH, RANGE 2 EAST,
BOISE MERIDIAN, ADA COUNTY, IDAHO
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A SURVEY FOR THE IDAHO TRANSPORTATION DEPARTMENT ~ RECORD OF SURVEY NO. w28
LOCATED IN SECTION 4, TOWNSHIP 3 NORTH, RANGE 2 EAST
AND SECTIONS 32 AND 33, TOWNSHIP 4 NORTH, RANGE 2 EAST,
BOISE MERIDIAN, ADA COUNTY, IDAHO
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Ada County Highway District
PgeaNo.SOSOE
30" Street — Fairview Avenue to State Street

* Parcel 43 «
Right-of-Way Requirement Description No. 1

ApuedbmdinlheSW%ofSwﬁonSS.Towmhip4th.nge2Bm.BoiscMaidim,
mdbeingnputofpmhllyvmdIIUBBELLHOJEADDH'IOanhownhBookSokan
uPagc210inthcofﬁccoftheRecada.MaCmmy.khho,mcpuﬁaﬂn!yduaibedu
follows:

Commencinguubnucapmonumentmﬂdn;thesomhmmlyeawofddSW%ﬁom
which a brass cap monument marking the southeasterly comer of said SW % bears
S 89°20'38" E a distance of 2659.68 feet;

Thence S 89°20"38" E along the southerly boundary of said SW Y a distance of 1469.62 feetto a
point;

ThmoeluvingnidwuhulybounduyNﬂ?ZZ‘Badimwoofm.lOfutwtthOM
OF BEGINNING;

Thence N 43°20°34" E a distance of 73.55 feet to a point;
Thence N 1°59°56” E a distance of 53,06 feet to a point;
ThcnoeN46°38'S4'Wadiatnoeof_l§2.62feﬂtonpoint;

Thence N 39°32'23" W a distance of 77.88 feet to a point on the southwesterly right-of-way of
State Street;

Thence S 46°38'54” E along said right-of-way a distance of 328.44 feet to a point on the
northwesterly right-of-way of Rose Street;

Mﬂmddw&weﬂulyﬁdl—of-mSﬂ%’M‘Wadimnceole.OIﬁuenoa
point;

'lhcncehvhuddmhmulyﬁw-of-w:yNww'u"Wadimeofﬂ.SOfoulothe
POINT OF BEGINNING.

This parcel contains 6,155 square feet (0.141 acres) and is subject to any easements existing or in
m .

Prepared by: Glenn K. Bennett, PLS
Civil Survey Consultants,
November 30, 2011
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Ada County Highway District
Project No. 505029
30" Street — Fairview Avenue to State Street

* Parcel 43 «
Right-of-Way Requirement Description No. 2

ApmellomedintheSW%ofSecﬁon33.Town:hip4Noﬂh,Range28m,nndmeNW%of
Section4.'l‘ownahip3th.RnngeZBm,BoiseMuidim.nndbdngapmofpminvaMed
HUBBELL HOME ADDITION as shown in Book 5 of Plats at Page 210 in the office of the
Recorder, Ada County, Idaho, more particularly described as follows:

Commencing at a brass cap monument marking the southwesterly comer of said SW % from

which a brass cap monument marking the southeasterly corner of said SW % bears
S 89°20°38" E a distance of 2659.68 feet; :

Thence S 89°20'38" E along the southerly boundary of said SW % a distance of 1147.68 feet to a
point;

Thence leaving said southerly boundary S 0°39'22" W a distance of 37.76 feet to the POINT OF
BEGINNING;

Thence S 46°31°25” E a distance of 40,57 feet to a point on the northwesterly right-of-way of
Rose Street;

Thence N 43°20°34" E along said northwesterly right-of-way a distance of 444,43 feet to a point;

Thence leaving said northwesterly right-of-way N 46°40'34™ W a distance of 23.50 feet to a
point;

Thence S 43°20°34” W a distance of 154.67 feet to a point;

Thence § 44°19'45” W a distance of 269,66 feet to a point;

Thence a distance of 24.76 feet along the arc of a 23.00 foot radius curve right, said curve having
a central angle of 61°40°42" and a long chord bearing S 75°10'06” W a distance of 23.58 feet to
the POINT OF BEGINNING. .

This parcel contains 11.2345qwcfeet(0258m)mdiuubjoatoanyeuemeuucxixﬁngor
in use,

Prepared by: Glenn K. Bennett, PLS
Civil Survey Consultants, Incorporated
Revised: March 7, 2013
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Ada County Highway District
Pr?g‘ect No. 505029
30" Street — Fairview Avenue to State Street

« Parcel 43 «
Right-of-Way Requirement Description No. 3

Apuod,bundintthW%ofSection4,Township3North,RangczEast,BoiscMcridian,
mdbdngnpmofpuﬁallywdeUBBELLHOMEADDHYONasshowninBookS of Plats
at Page 210 in the office of the Recorder, Ada County, Idaho, more particularly described as
follows:

CommcucmmnbrmapmommlmrkingthcmhwuteﬂymofuidNW%ﬁom
whhhabmcapmonmnemm:ddngthnmnhumdymofnide%bem
S 89°20°38" E a distance of 2659.68 feet;

Thence S 89°20'38" E along the northerly boundary of said NW Y% a distance of 1100.08 feet to
a point; ,

Thence leaving said northerly boundary S 0°39'22” W a distance of 75.45 feet to the POINT OF
BEGINNING;

Thence S 43°21'16” W a distance of 91.02 feet to & point;

Thence S 44°45’48” E a distance of 17.00 feet to a point;

Thence S 45°14° 12" W a distance of 321.49 feet to a point;

Thence a distance of 244,08 feet along the arc of a 569.50 foot radius curve left, said curve
having a central angle of 24°33'22" and a long chord bearing S 32°57°31" W a distance of
242.22 feet to a point on the northwesterly right-of-way of Rose Street;

Thence N 43°20'34” E along said northwesterly right-of-way a distance of 651.02 feet to a point;

Thence leaving said northwesterly right-of-way N 46°31°25" W a distance of 50.01 feet to the
POINT OF BEGINNING.

This parcel contains 24,203 lquuefut(O.S%m)lndhmbjecuoanyummadning
in use. .

Prepared by: Glenn K. Beanett, PLS
Civil Survey Consultants, Incorporated
November 30, 2011

© 2020 VALBRIDGE PROPERTY ADVISORS | Mountain States Page 113



3311 W. STATE STREET, BOISE
ADDENDA

Ada County Highway District
Project No. 505029
30“Suut — Fairview Avenue to State Street

* Parcel 43

Right-of-Way Requirement Description No. 4
Pond Site

-

An easement for stormwater detention pond purposes located in the NW % of Section 4
Township 3 North, Range 2 East, Boise Meridian, and being a part of partially vacated
HUBBELL HOME ADDITION as shown in Book 5 of Plats at Page 210 in Ada , Idaho,
more particularly described as follows:

Commencing at a brass cap monument marking the southwesterly corner of said NW % from
which a brass cap monument marking the northwesterly comer of said NW % bears
N 0°03'07" E a distance of 267244 fect;

Thence N 0°03'07" E along the westerly boundary of said NW % a distance of 1856.70 feet to a
point;

Thence leaving said westerly boundary S 89°56'53" E a distance of 655.19 feet to the POINT
OF BEGINNING;

Thence S 54°05°29" W a distance of 150.66 feet to a point;

Thence S 53°06°47" W a distance of 69.83 feet to a point;

Thence N 84°10°54" W a distance of 70.38 feet to a point;

Thence N 77°59°54" W a distance of 80.78 feet to a point;

Thence N 70°35°19" W a distance of 41.30 feet to a point;

Thence N 10°04'44" E a distance of 118,74 feet to a point;

Thence N 20°24'51" E a distance of 59.56 feet to a point;

Thence 8 69°35°09" E a distance of 223,96 feet to a point;

Thence N 42°54’18" E a distance of 85.58 feet to a point; =
Thence 8 40°57°33" E a distance of 85.64 feet to the POINT OF BEGINNING.

This parcel contains 46,058 square feet (1.057 acres) and is subject to any easements existing or
in use.
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Water Damage Investigation Report
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Remediation Cost Estimate
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|deal Demolition Services LLC Cost Estimate
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Definitions are taken from The Dictionary of Real Estate Appraisal, 7% Edition (Dictionary), the Uniform Standards of
Professional Appraisal Practice (USPAP), and Building Owners and Managers Association International (BOMA).

Absolute Net Lease

A lease in which the tenant pays all expenses including
structural  maintenance, building reserves, and
management; often a long-term lease to a credit tenant.
(Dictionary)

Amortization

The process of retiring a debt or recovering a capital
investment, typically through scheduled, systematic
repayment of the principal; a program of periodic
contributions to a sinking fund or debt retirement fund.
(Dictionary)

As Is Market Value

The estimate of the market value of real property in its
current physical condition, use, and zoning as of the
appraisal date. (Interagency Appraisal and Evaluation
Guidelines) Note that the use of the “as is” phrase is
specific to appraisal regulations pursuant to FIRREA
applying to appraisals prepared for regulated lenders in
the United States. The concept of an “as is” value is not
included in the Standards of Valuation Practice of the
Appraisal Institute, Uniform Standards of Professional
Appraisal Practice, or International Valuation Standards.
(Dictionary)

Base Rent
The minimum rent stipulated in a lease. (Dictionary)

Base Year
The year on which escalation clauses in a lease are based.
(Dictionary)

Building Common Area

In office buildings, the areas of the building that provide
services to building tenants but that are not included in
the office area or store area of any specific tenant. These
areas may include, but shall not be limited to, main and
auxiliary lobbies, atrium spaces at the level of the finished
floor, concierge areas or security desks, conference
rooms, lounges or vending areas, food service facilities,
health or fitness centers, daycare facilities, locker or
shower facilities, mail rooms, fire control rooms, fully
enclosed courtyards outside the exterior walls, and
building core and service areas such as fully enclosed
mechanical or equipment rooms. Specifically excluded
from building common area are floor common areas,
parking space, portions of loading docks outside the
building line, and major vertical penetrations. (BOMA)

Building Rentable Area

The sum of all floor rentable areas. Floor rentable area is
the result of subtracting from the gross measured area of
a floor the major vertical penetrations on that same floor.
It is generally fixed for the life of the building and is rarely
affected by changes in corridor size or configuration.
(BOMA)

Bulk Value

The value of multiple units, subdivided plots, or
properties in a portfolio as though sold together in a
single transaction. (Dictionary)

Certificate of Occupancy (COO)

A formal written acknowledgment by an appropriate unit
of local government that a new construction or
renovation project is at the stage where it meets
applicable health and safety codes and is ready for
commercial or residential occupancy. (Dictionary)

Common Area Maintenance (CAM)

The expense of operating and maintaining common
areas; may or may not include management charges and
usually does not include capital expenditures on tenant
improvements or other improvements to the property.
(Dictionary)

The amount of money charged to tenants for their shares
of maintaining a [shopping] center's common area. The
charge that a tenant pays for shared services and facilities
such as electricity, security, and maintenance of parking
lots. Items charged to common area maintenance may
include cleaning services, parking lot sweeping and
maintenance, snow removal, security, [amenities,] and
upkeep. (ICSC - International Council of Shopping
Centers, 4" Ed.)

Condominium

An attached, detached, or stacked unit within or attached
to a structure with common areas that are held as tenants
in common (an undivided interest) with other owners in
the project. The units can be residential, commercial,
industrial, or parking spaces or boat docks. These units
are commonly defined by state laws in their locations.
Because units can be stacked on top of other units, these
units can be defined both vertically and horizontally.
(Dictionary)

Conservation Easement

An interest in real estate restricting future land use to
preservation, conservation, wildlife habitat, or some
combination of those uses. A conservation easement may
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permit farming, timber harvesting, or other uses of a rural
nature as well as some types of conservation-oriented
development to continue, subject to the easement.
(Dictionary)

Contributory Value

A type of value that reflects the amount a property or
component of a property contributes to the value of
another asset or to the property as a whole.

The change in the value of a property as a whole, whether
positive or negative, resulting from the addition or
deletion of a property component. Also called deprival
value in some countries. (Dictionary)

Debt Coverage Ratio (DCR)

The ratio of net operating income to annual debt service
(DCR = NOI+Im), which measures the relative ability of a
property to meet its debt service out of net operating
income; also called debt service coverage ratio (DSCR). A
larger DCR typically indicates a greater ability for a
property to withstand a reduction of income, providing
an improved safety margin for a lender. (Dictionary)

Deed Restriction

A provision written into a deed that limits the use of land.
Deed restrictions usually remain in effect when title
passes to subsequent owners. (Dictionary)

Depreciation

In appraisal, a loss in property value from any cause; the
difference between the cost of an improvement on the
effective date of the appraisal and the value of the
improvement on the same date.

In accounting, an allocation of the original cost of an
asset, amortizing the cost over the asset’s life; calculated
using a variety of standard techniques. (Dictionary)

Disposition Value
The most probable price that a specified interest in
property should bring under the following conditions:

1. Consummation of a sale within a specified time,
which is shorter than the typical exposure time for
such a property in that market.

2. The property is subjected to market conditions
prevailing as of the date of valuation;

3. Both the buyer and seller are acting prudently and
knowledgeably;

4. The seller is under compulsion to sell;
5. The buyer is typically motivated;

6. Both parties are acting in what they consider to be
their best interests;

3311 W. STATE STREET, BOISE
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7. An adequate marketing effort will be made during
the exposure time;

8. Payment will be made in cash in U.S. dollars (or the
local currency) or in terms of financial arrangements
comparable thereto; and

9. The price represents the normal consideration for
the property sold, unaffected by special or creative
financing or sales concessions granted by anyone
associated with the sale.

This definition can also be modified to provide for
valuation with specified financing terms. (Dictionary)

Double Net (Net Net) Lease

An alternative term for a type of net lease. In some
markets, a net net lease is defined as a lease in which the
tenant is responsible to pay both property taxes and
premiums for insuring the building(s). (Valbridge)

(The market definition of a double net lease varies
depending on the market)

Easement
The right to use another’s land for a stated purpose.
(Dictionary)

EIFS

Exterior Insulation Finishing System. This is a type of
exterior wall cladding system. Sometimes referred to as
dry-vit.

Effective Date

1. The date on which the appraisal opinion applies.
(SVP)

2. The date to which an appraiser’s analyses, opinions,
and conclusions apply; also referred to as date of
value. (USPAP, 2020-2021 ed.)

3. The date that a lease goes into effect. (Dictionary)

Effective Gross Income (EGI)

The anticipated income from all operations of the real
estate after an allowance is made for vacancy and
collection losses and an addition is made for any other
income. (Dictionary)

Effective Rent

Total base rent, or minimum rent stipulated in a lease,
over the specified lease term minus rent concessions; the
rent that is effectively paid by a tenant net of financial
concessions provided by a landlord. (Tls). (Dictionary)

EPDM

Ethylene Propylene Diene Monomer Rubber. A type of
synthetic rubber typically used for roof coverings.

Escalation Clause
A clause in an agreement that provides for the
adjustment of a price or rent based on some event or
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index. e.g, a provision to increase rent if operating
expenses increase; also called escalator clause, expense
recovery clause or stop clause. (Dictionary)

Estoppel Certificate

A signed statement by a party (such as a tenant or a
mortgagee) certifying, for another’s benefit, that certain
facts are correct, such as that a lease exists, that there are
no defaults, and that rent is paid to a certain date.
(Black's) In real estate, a buyer of rental property typically
requests estoppel certificates from existing tenants.
Sometimes referred to as an estoppel letter. (Dictionary)

Excess Land

Land that is not needed to serve or support the existing
use. The highest and best use of the excess land may or
may not be the same as the highest and best use of the
improved parcel. Excess land has the potential to be sold
separately and is valued separately. (Dictionary)

Excess Rent

The amount by which contract rent exceeds market rent
at the time of the appraisal; created by a lease favorable
to the landlord (lessor) and may reflect unusual
management, unknowledgeable or unusually motivated
parties, a lease execution in an earlier, stronger rental
market, or an agreement of the parties. (Dictionary)

Expense Stop

A clause in a lease that limits the landlord’s expense
obligation, which results in the lessee paying operating
expenses above a stated level or amount. (Dictionary)

Exposure Time

1. The time a property remains on the market.

2. Anopinion, based on supporting market data, of the
length of time that the property interest being
appraised would have been offered on the market
prior to the hypothetical consummation of a sale at
market value on the effective date of the appraisal.
(USPAP, 2020-2021 ed.)

Extraordinary Assumption

An assignment-specific assumption as of the effective
date regarding uncertain information used in an analysis
which, if found to be false, could alter the appraiser's
opinions or conclusions.

Comment: Uncertain information might include physical,
legal, or economic characteristics of the subject property;
or conditions external to the property, such as market
conditions or trends; or the integrity of data used in an
analysis. (USPAP)

Fee Simple Estate
Absolute ownership unencumbered by any other interest
or estate, subject only to the limitations imposed by the
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governmental powers of taxation, eminent domain,
police power, and escheat. (Dictionary)

Floor Common Area

In an office building, the areas on a floor such as
washrooms, janitorial closets, electrical rooms, telephone
rooms, mechanical rooms, elevator lobbies, and public
corridors which are available primarily for the use of
tenants on that floor. In essence, floor common area
represents all of the area on the floor that is common to
that respective floor with the exception of those areas
that penetrate through the floor, such as the elevator
shaft and stairwell. The significant point to be made is
that floor common area is not part of the tenant’s usable
area. (BOMA)

Full Service (Gross) Lease

A lease in which the landlord receives stipulated rent and
is obligated to pay all of the property’s operating and
fixed expenses; also called a full service lease. (Dictionary)

Furniture, Fixtures, and Equipment (FF&E)
Business trade fixtures and personal property, exclusive
of inventory. (Dictionary)

Going-Concern Value

An outdated label for the market value of all the tangible
and intangible assets of an established and operating
business with an indefinite life, as if sold in aggregate;
more accurately termed the market value of the going
concern or market value of the total assets of the business.
(Dictionary)

Gross Building Area (GBA)

1. Total floor area of a building, excluding unenclosed
areas, measured from the exterior of the walls of the
above-grade area. This includes mezzanines and
basements if and when typically included in the
market area of the type of property involved.

2. Gross leasable area plus all common areas.

3. For residential space, the total area of all floor levels
measured from the exterior of the walls and
including the superstructure and substructure
basement; typically does not include garage space.
(Dictionary)

Gross Measured Area

The total area of a building enclosed by the dominant
portion (the portion of the inside finished surface of the
permanent outer building wall which is 50 percent or
more of the vertical floor-to-ceiling dimension, at the
given point being measured as one moves horizontally
along the wall), excluding parking areas and loading
docks (or portions of same) outside the building line. It is
generally not used for leasing purposes and is calculated
on a floor by floor basis. (BOMA)
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Gross Up Method

A method of calculating variable operating expenses in
income-producing properties when less than 100%
occupancy is assumed. Expenses reimbursed based on
the amount of occupied space, rather than on the total
building area, are described as “grossed up.” (Dictionary)

Gross Sellout Value (Sum of the Retail Values)
The sum of the separate and distinct market value
opinions for each of the units in a condominium,
subdivision development, or portfolio of properties, as of
the date of valuation. The aggregate of retail values does
not represent the value of all the units as though sold
together in a single transaction; it is simply the total of
the individual market value conclusions. An appraisal has
an effective date, but summing the sale prices of multiple
units over an extended period of time will not be the
value on that one day unless the prices are discounted to
make the value equivalent to what another developer or
investor would pay for the bulk purchase of the units. Also
called the aggregate of the retail values, aggregate retail
selling price or sum of the retail values. (Dictionary)

Ground Lease

A lease that grants the right to use and occupy land.
Improvements made by the ground lessee typically revert
to the ground lessor at the end of the lease term.
(Dictionary)

Ground Rent

The rent paid for the right to use and occupy land
according to the terms of a ground lease; the portion of
the total rent allocated to the underlying land.
(Dictionary)

HVAC

Heating, ventilation, air conditioning (HVAC) system. A
unit that regulates the temperature and distribution of
heat and fresh air throughout a building. (Dictionary)

Highest and Best Use

1. The reasonably probable use of property that results
in the highest value. The four criteria that the highest
and best use must meet are legal permissibility,
physical possibility, financial feasibility, and
maximum productivity.

2. The use of an asset that maximizes its potential and
that is possible, legally permissible, and financially
feasible. The highest and best use may be for
continuation of an asset’s existing use of for some
alternative use. This is determined by the use that a
market participant would have in mind for the asset
when formulating the price that it would be willing
to bid. (IVS)

3. [The] highest and most profitable use for which the
property is adaptable and needed or likely to be
needed in the reasonably near future. (Uniform
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Appraisal Standards for Federal Land Acquisitions)
(Dictionary)

Hypothetical Condition

1. A condition that is presumed to be true when it is
known to be false. (SVP)

2. A condition, directly related to a specific assignment,
which is contrary to what is known by the appraiser
to exist on the effective date of the assignment
results, but is used for the purpose of analysis.

Comment: Hypothetical conditions are contrary to
known facts about physical, legal, or economic
characteristics of the subject property; or about
conditions external to the property, such as market
conditions or trends; or about the integrity of data used
in an analysis. (USPAP)

Insurable Value (Replacement Cost for Insurance

Purposes)

The estimated cost, at current prices as of the effective
date of valuation, of a substitute for the building being
valued, using modern materials and current standards,
design, and layout for insurance coverage purposes
guaranteeing that damaged property is replaced with
new property (i.e, depreciation is not deducted).
(Dictionary)

Investment Value

1. The value of a property to a particular investor or
class of investors based on the investor's specific
requirements. Investment value may be different
from market value because it depends on a set of
investment criteria that are not necessarily typical of
the market. (Dictionary)

2. The value of an asset to the owner or a prospective
owner given individual investment or operational
objectives (may also be known as worth). (IVS)

Just Compensation

In condemnation, the amount of loss for which a property
owner is compensated when his or her property is taken.
Just compensation should put the owner in as good a
position pecuniarily as he or she would have been if the
property had not been taken. (Dictionary)

Leased Fee Interest

The ownership interest held by the lessor, which includes
the right to receive the contract rent specified in the lease
plus the reversionary right when the lease expires.
(Dictionary)

Leasehold Interest (Leasehold Estate)

The right held by the lessee to use and occupy real estate
for a stated term and under the conditions specified in
the lease. (Dictionary)
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See also Positive Leasehold and Negative Leasehold.

Lessee (Tenant)

One who has the right to occupancy and use of the
property of another for a period of time according to a
lease agreement. (Dictionary)

Lessor (Landlord)
One who conveys the rights of occupancy and use to
others under a lease agreement. (Dictionary)

Liquidation Value
The most probable price that a specified interest in
property should bring under the following conditions:

1. Consummation of a sale within a short time period.

2. The property is subjected to market conditions
prevailing as of the date of valuation.

3. Both the buyer and seller are acting prudently and
knowledgeably.

4. The seller is under extreme compulsion to sell.
5. The buyer is typically motivated.

6. Both parties are acting in what they consider to be
their best interests.

7. A normal marketing effort is not possible due to the
brief exposure time.

8. Payment will be made in cash in U.S. dollars (or the
local currency) or in terms of financial arrangements
comparable thereto.

9. The price represents the normal consideration for
the property sold, unaffected by special or creative
financing or sales concessions granted by anyone
associated with the sale. (Dictionary)

Loan to Value Ratio (LTV)

The ratio between a mortgage loan and the value of the
property pledged as security, usually expressed as a
percentage. (Dictionary)

Major Vertical Penetrations

Stairs, elevator shafts, flues, pipe shafts, vertical ducts,
and the like, and their enclosing walls. Atria, lightwells and
similar penetrations above the finished floor are included
in this definition. Not included, however, are vertical
penetrations built for the private use of a tenant
occupying office areas on more than one floor. Structural
columns, openings for vertical electric cable or telephone
distribution, and openings for plumbing lines are not
considered to be major vertical penetrations. (BOMA)

Market Rent

The most probable rent that a property should bring in a
competitive and open market under all the conditions
requisite to a fair lease transaction, the lessee and the
lessor each acting prudently and knowledgeably, and
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assuming the rent is not affected by undue stimulus.

Implicit in this definition is the execution of a lease as of

a specified date under conditions whereby:

1. Lessee and lessor are typically motivated;

2. Both parties are well informed or well advised, and
acting in what they consider their best interests;

3. Payment is made in terms of cash or in terms of
financial arrangements comparable thereto; and

4. The rent reflects specified terms and conditions, such
as permitted uses, use restrictions, expense
obligations, duration, concessions, rental
adjustments and revaluations, renewal and purchase
options, and tenant improvements (TlIs). (Appraisal
Institute)

Market Value

The following definition of market value is used by
agencies that regulate federally insured financial
institutions in the United States: The most probable price
that a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the
buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by
undue stimulus. Implicit in this definition is the
consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions
whereby:

1. Buyer and seller are typically motivated;

2. Both parties are well informed or well advised, and
acting in what they consider their own best interests;

3. A reasonable time is allowed for exposure in the
open market;

4. Payment is made in terms of cash in United States
dollars or in terms of financial arrangements
comparable thereto; and

5. The price represents the normal consideration for
the property sold unaffected by special or creative
financing or sales concessions granted by anyone
associated with the sale. (Dictionary; 12 C.F.R. Part
34.42(q); 55 Federal Register 34696, August 24, 1990,
as amended at 57 Federal Register 12202, April 9,
1992; 59 Federal Register 29499, June 7, 1994)

Marketing Time

An opinion of the amount of time it might take to sell a
real or personal property interest at the concluded
market value level during the period immediately after
the effective date of an appraisal. Marketing time differs
from exposure time, which is always presumed to precede
the effective date of an appraisal. (Advisory Opinion 7 of
the Appraisal Standards Board of the Appraisal
Foundation)
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Master Lease

1. Aleaseinwhich a part or the entire property is leased
to a single entity (the master lessee) in return for a
stipulated rent. The master lessee then subleases the
property to multiple tenants.

2. The first lease in a sandwich lease. (Dictionary)

Modified Gross Lease

A lease in which the landlord receives stipulated rent and
is obligated to pay some, but not all, of the property's
operating and fixed expenses. Since assignment of
expenses varies among modified gross leases, expense
responsibility must always be specified. In some markets,
a modified gross lease may be called a double net lease,
net net lease, partial net lease, or semi-gross lease.
(Dictionary)

Negative Leasehold
A lease situation in which the market rent is less than the
contract rent. (Dictionary)

Operating Expense Ratio

The ratio of total operating expenses to effective gross
income (TOE/EGI); the complement of the net income
ratio, i.e, OER = 1 — NIR (Dictionary)

Option

A legal contract, typically purchased for a stated
consideration, that permits but does not require the
holder of the option (known as the optionee) to buy, sell,
or lease real estate for a stipulated period of time in
accordance with specified terms; a unilateral right to
exercise a privilege. (Dictionary)

Partial Interest

Divided or undivided rights in real estate that represent
less than the whole, i.e, a fractional interest such as a
tenancy in common or easement. (Dictionary)

Pass Through

A tenant's portion of operating expenses that may be
composed of common area maintenance (CAM), real
property taxes, property insurance, and any other
expenses determined in the lease agreement to be paid
by the tenant. (Dictionary)

Percentage Lease

A lease in which the rent or some portion of the rent
represents a specified percentage of the volume of
business, productivity, or use achieved by the tenant.
(Dictionary)

Positive Leasehold
A lease situation in which the market rent is greater than
the contract rent. (Dictionary)
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Potential Gross Income (PGl)

The total income attributable to property at full
occupancy before vacancy and operating expenses are
deducted. (Dictionary)

Prospective Opinion of Value

A value opinion effective as of a specified future date. The
term does not define a type of value. Instead, it identifies
a value opinion as being effective at some specific future
date. An opinion of value as of a prospective date is
frequently sought in connection with projects that are
proposed, under construction, or under conversion to a
new use, or those that have not yet achieved sellout or a
stabilized level of long-term occupancy. (Dictionary)

Replacement Cost

The estimated cost to construct, at current prices as of a
specific date, a substitute for a building or other
improvements, using modern materials and current
standards, design, and layout. (Dictionary)

Reproduction Cost

The estimated cost to construct, at current prices as of the
effective date of the appraisal, an exact duplicate or
replica of the building being appraised, using the same
materials, construction standards, design, layout, and
quality of workmanship and embodying all of the
deficiencies, superadequacies, and obsolescence of the
subject building. (Dictionary)

Retrospective Value Opinion

A value opinion effective as of a specified historical date.
The term retrospective does not define a type of value.
Instead, it identifies a value opinion as being effective at
some specific prior date. Value as of a historical date is
frequently sought in connection with property tax
appeals, damage models, lease renegotiation, deficiency
judgments, estate tax, and condemnation. Inclusion of
the type of value with this term is appropriate, e.g.
“retrospective market value opinion.” (Dictionary)

Sandwich Leasehold Estate

The interest held by the sandwich leaseholder when the
property is subleased to another party; a type of
leasehold estate. (Dictionary)

Sublease

An agreement in which the lessee in a prior lease conveys
the right of use and occupancy of a property to another,
the sublessee, for a specific period of time, which may or
may not be coterminous with the underlying lease term.
(Dictionary)

Subordination

A contractual arrangement in which a party with a claim
to certain assets agrees to make that claim junior, or
subordinate, to the claims of another party. (Dictionary)
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Surplus Land

Land that is not currently needed to support the existing
use but cannot be separated from the property and sold
off for another use. Surplus land does not have an
independent highest and best use and may or may not
contribute value to the improved parcel. (Dictionary)

TPO
Thermoplastic polyolefin, a resilient synthetic roof
covering.

Triple Net (Net Net Net) Lease

An alternative term for a type of net lease. In some
markets, a net net net lease is defined as a lease in which
the tenant assumes all expenses (fixed and variable) of
operating a property except that the landlord is
responsible for structural maintenance, building reserves,
and management; also called NNN lease, net net net
lease, or fully net lease. (Dictionary)

(The market definition of a triple net lease varies; in some
cases tenants pay for items such as roof repairs, parking
lot repairs, and other similar items.)

Usable Area

The measured area of an office area, store area, or
building common area on a floor. The total of all the
usable areas for a floor shall equal floor usable area of
that same floor. (BOMA)

Value-in-Use

1. The amount determined by discounting the future
cash flows (including the ultimate proceeds of
disposal) expected to be derived from the use of an
asset at an appropriate rate that allows for the risk of
the activities concerned. (FASB Accounting
Standards Codification, Master Glossary)

2. Formerly used in valuation practice as a synonym for
contributory value or use value. (Dictionary)

VTAB (Value of the Total Assets of a Business)

The total amount that the real property, tangible personal
property, and intangible property assets of a business
would sell for in an asset-based transaction. (Dictionary)
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Qualifications of Jeff R. Vance, MAI

Senior Appraiser

Valbridge Property Advisors | Mountain States

Independent Valuations for a Variable World

State Certifications

State of Idaho, CGA-2828

Education

Bachelor of Science
Business Marketing
University of Idaho

Contact Details

208-336-1097 (p)
208-345-1175 (f)

Valbridge Property Advisors |
Mountain States

1459 Tyrell Lane, Suite B
Boise, Idaho 83706

www.valbridge.com
jvance@valbridge.com

Membership/Affiliations:
Member: Appraisal Institute - MAI Designation

Appraisal Institute & Related Courses:

Year - Course

2006 to Present- USPAP; including updates every 2 years
2006- Appraisal Principles

2007- Real Estate Financing, Statistics, & Valuation Modeling
2007- General Appraiser Income Approach Part 1

2008- General Market Analysis & Highest and Best Use
2008- General Sales Comparison Approach

2008- General Site Valuation & Cost Approach

2008- General Report Writing & Case Studies

2009- General Appraiser Income Approach Part 2

2009- 2014- Business Practices & Ethics

2010- Foreclosure, Short Sale, Auction Price Seminar
2010- Subdivision Valuation

2011- Advanced Concepts & Case Studies

2012- Advanced Income Capitalization

2013- General Demonstration Report — Capstone Program
2016- Uniform Appraisal Standards for Federal Land Acquisitions
2017- Disclosures and Disclaimers

2018 — Appraisal of Medical Office Buildings

2018 to Present — Ongoing Continuing Education

Experience:

Senior Appraiser, MAI

Valbridge Property Advisors|Mountain States Appraisal & Consulting
Inc.(2013-Present)

Appraiser, CGA

Mountain States Appraisal & Consulting Inc.(2010-2013)

Associate Appraiser, RT

Haxton & Company (2008-2010)

Mountain States Appraisal & Consulting Inc.(2007-2008)

Appraisal/valuation and consulting assignments include:
apartments; condominiums; retail; restaurants; shopping centers;
professional and medical office; industrial; religious and special
purpose properties including schools, churches, and daycares;
residential and commercial subdivisions; and vacant industrial,
commercial, and residential land.  Assignments have been
concentrated in southwest Idaho.
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Qualifications of G. Joseph Corlett, MAI, SRA

Senior Managing Director

Valbridge Property Advisors | Mountain States

Independent Valuations for a Variable World

State Certifications

State of Idaho CGA-7
State of Oregon C-000294

Education

Bachelor of Science

In Business with a Degree
In Finance

University of Idaho

Contact Details

208-336-1097 (p)
208-345-1175 (f)

Valbridge Property Advisors
| Mountain States.
www.valbridge.com
jeorlett@valbridge.com

Membership/Affiliations:

Member: Appraisal Institute—(Life Member) MAI & SRA
Designations

Past President: Appraisal Institute — Southern Idaho Chapter
Past Director/ Regional Vice Chair: - Appraisal Institute

Past Chair Ethics Administration Division: Appraisal Institute
Past Member National Government Relations Committee- Al
Past President: Idaho Aviation Hall of Fame

Vice President Idaho Aviation Association

Realtor: National Association of Realtors

Idaho Real Estate Broker DB 1660

Commercial Pilot/ ASEMEL/Instruments

Board Member: Idaho Aviation Foundation

BOMA

Appraisal Institute & Related Courses:

Basic Income Capitalization

General Applications

General Market Analysis & Highest and Best Use

Business Practices & Ethics

Advanced Income Capitalization

Advanced Sales Comparison & Cost Approaches

The Appraiser as an Expert Witness: Preparation and Testimony

Fundamentals of Separating Real Property, Personal Property, and
Intangible Business Assets and 2022-23 USPAP

Experience:
Senior Managing Director
Valbridge PropertyAdvisors| Mountain States Appraisal (1974-Present)

Appraiser
Corlett Associates, Pifari & Associates, Western National
Corporation (1974-1976)

Appraisal/valuation and consulting including: apartments; retail,
shopping centers, office; industrial, religious. Special purpose
properties including schools, churches, cemeteries, hotels/motels,
residential subdivisions, vacant industrial commercial and
residential land. Special use properties including conservation
easements, car washes, factories, wilderness properties, golf
courses, eminent domain acquisitions, litigation support, ranches,
transmitter sites, and other unique property types.
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« Valbridge is the largest independent commercial property valuation and advisory service firm in
North America.

+ Total number of MAI-designated appraisers (200+ on staff)
» Total number of office locations (80+ across the U.S.)
* Total number of staff (675+ strong)

+ Valbridge covers the entire U.S. from coast to coast.

« Valbridge specializes in appraising all types of real property.

+ Valbridge provides independent valuation services. We are NOT owned by a brokerage
firm or investment company.

« Every Valbridge office is overseen by a senior managing director who holds the MAI designation
of the Appraisal Institute.

+ Valbridge is owned by local offices.

+ Valbridge welcomes single-property assignments as well as portfolio, multi-market, and
other bulk-property engagements.

Valbridge Property Advisors, Inc.

2240 Venetian Court n a m

Naples, FL 34109 )
Phone: 888.981.2029 valbridge.com
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COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT

This Commercial Real Estate Purchase and Sale Agreement (the "Agreement"} is made effective as of __
, 2024 (“Effective Date”), and is made by and between the STATE OF IDAHO, DEPARTMENT OF
ADMINISTRATION, as the statutory agent for the STATE OF IDAHO, TRANSPORTATION DEPARTMENT (aka
iDAHO DEPARTMENT OF TRANSPORTATION), whose mailing address is P.O. Box 7129, Boise, |daho 83709-
1129 (collectively, "Seller™), and HAWKINS COMPANIES LLC, an Idaho limited liability company, 855 W Broad
Street, Suite 300, Boise Idaho 83702 ("Hawkins"); PACIFIC WEST COMMUNITIES, INC., an Idaho corporation,
whose mailing address is 430 E State Street, Suite 100, Eagle, Idaho 83616 (‘PWC"); and, FJ MANAGEMENT
INC., a Utah corporation, whose mailing address is 185 S State Street, #1200, Salt Lake City, Utah 84111 ("FJM")
(hereinaﬁer Hawkins, PWC and FJM may collectively referred to as "Buyer"), for the purchase and sale of that
certain commercial real property located in Ada County, ldaho, with a common street address of 3311 W State St.,
Boise, ID 83703 (the "Property”), which is more particularly described as:

[See Exhibit A, attached hereto and incorporated herein by reference).

The parties acknowledge and agree that Seller has provided an ATLA Survey of the Property (*ATLA Survey”)
to Buyer. The partes also acknowledge and agree that the ALTA Survey includes a portion of land in the legal
description of the Property known as the North Clithero Street right-of-way that will be surveyed by Buyer (“Buyer's
Survey', as defined below), and excepted from the legal description of the Propery as set forth in the ALTA
Survey. Within ten (10} business days after the parties agree upon the legal description of the right-of-way of
North Clithero Street in Buyer's Survey, the parties shall amend this Agreement to correct the legal description of
the Property by excepting the right-of-way of North Clithero Street from the legal description in Exhibit A.

The Property includes alt real property, fixtures and improvements located on the Property on the Closing Date.

1. Purchase Price; Payment. The purchase price for the Property is the amount of the successful
bid for the Property (*Purchase Price”) in the amount of Fifty-One Million Seven Hundred Fifty Thousand and No/100
Dollars ($51,750,000.00), which amount shall be paid in full in cash or in other readily available funds at close of
escrow ( Closmg "), and which shall be paid as follows:

1.1 Initial Earnest Money. Buyer shall deposit with Closing Agent, defined in Section 3 the
amount of One Mitlion and No/100 Dollars ($1,000,000.00), via wire transfer, as initial earnest money (the “Initial
Earnest Money") upon the execution of this Agreement, which amount shall be applied to the Purchase Price at

Closing. The full amount of the Initial Earnest Money shall be nonrefundable unless expressly provided otherwise
herein.

1.2 Additional Earnest Money. No later than 5:00p.m. Mountain Time on the date that is 180
days from the Effective Date (the “Due Diligence Period"), Buyer shall deposit with Closing Agent the amount of
Four Miilion One Hundred Seventy-Five Thousand and No/100 Dollars ($4,175,000.00) as additional earnest money
(the “Additional Earnest Money”) which amount shall be applied to the Purchase Price at Closing. The Additional
Earnest Money shall be nonrefundable unless expressly provided otherwise herein. The Initial Earnest Money and
the Additional Earnest Money are collectively referred to herein as the "Earnest Money”.

13 Extension of Closing Fee. In accordance with Section 2.1.e.(1) below, if the conditions
are satisfied to allow Buyer to request an extension of Closing (originally scheduled to occur on or before three
hundred sixty (360) days from the Effective Date (the"Original Closing Date"), Buyer may obtain an extension of
the Original Closing Date of one hundred eighty {180) days for a total of five hundred forty (540) days from the
Effective Date (the “Extended Closing Date"} by providing notice in writing of its exercise of said extension. To
exercise the extension, Buyer must also deposit with Closing Agent an "Extension Fee” in the amount of Two Million
Five Hundred Eighty-Seven Thousand Five Hundred and No/100 Dollars ($2,587,500.00) no later than the Original
Closing Date, which amount shall be applied to the Purchase Price at Closing; and, which amount shall be
nonrefundable and released to Seller upon payment, unless expressly provided otherwise herein. The Original
Closing Date or the Extended Closing Date, as applicable, is hereafter referred to as the “Closing Date”.

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / ‘&arl /\// /
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COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT

This Commercial Real Estate Purchase and Sale Agreement (the "Agreement”) is made effective as of _
. 2024 (‘Effective Date"), and is made by and between the STATE OF IDAHO, DEPARTMENT OF
ADMINISTRATION, as the statutory agent for the STATE OF IDAHQ, TRANSPORTATION DEPARTMENT (aka
IDAHO DEPARTMENT OF TRANSPORTATION), whose mailing address is P.O. Box 7129, Boise, Idaho 83709-
1129 (collectively, "Seller"), and HAWKINS COMPANIES LLC, an Idaho limited liability company, 855 W Broad
Street, Suite 300, Boise Idaho 83702 ("Hawkins"); PACIFIC WEST COMMUNITIES, INC,, an Idaho corporation,
whose maifing address is 430 E State Street, Suite 100, Eagle, Idaho 83616 (“PWC”); and, FJ MANAGEMENT
INC., a Utah corporation, whose mailing address is 185 S State Street, #1200, Salt Lake City, Utah 84111 (“FJM")
(hereinafter Hawkins, PWC and FJM may collectively referred to as "Buyer"), for the purchase and sale of that
certain commercial real propenty focated in Ada County, Idaho, with 2 common street address of 3311 W State St.,
Boise, ID 83703 (the "Property"), which is more particularly described as:

[See Exhibit A, attached hereto and incorporated herein by reference).

The parties acknowledge and agree that Seller has provided an ATLA Survey of the Property ("ATLA Survey”)
to Buyer. The partes also acknowledge and agree that the ALTA Survey includes a portion of land in the legal
description of the Property known as the North Clithero Street right-of-way that will be surveyed by Buyer (‘Buyer's
Survey', as defined below), and excepted from the legal description of the Property as set forth in the ALTA
Survey. Within ten (10) business days after the parties agree upon the legal description of the right-of-way of
North Clithero Street in Buyer's Survey, the parties shall amend this Agreement to correct the legal description of
the Property by excepting the right-of-way of North Clithero Street from the legal description in Exhibit A.

The Property includes all real property, fixtures and improvements located on the Property on the Closing Date.

1. Purchase Price; Payment. The purchase price for the Property is the amount of the successful
bid for the Property (‘Purchase Price") in the amount of Fifty-One Million Seven Hundred Fifty Thousand and No/100
Dollars ($51,750,000.00), which amount shall be paid in full in cash or in other readily available funds at close of
escrow (“Closing"), and which shall be paid as follows:

11 Initial Earnest Money. Buyer shall deposit with Closing Agent, defined in Section 3 the
amount of One Million and No/100 Dollars ($1,000,000.00), via wire transfer, as initial eamest money (the “Initial
Earnest Money”) upon the execution of this Agreement, which amount shall be applied to the Purchase Price at
Closing. The full amount of the Initial Earnest Money shall be nonrefundable unless expressly provided otherwise
herein,

1.2 Additional Earnest Money. No later than 5:00p.m. Mountain Time on the date that is 180
days from the Effective Date (the ‘Due Diligence Period™), Buyer shall deposit with Closing Agent the amount of
Four Million One Hundred Seventy-Five Thousand and No/100 Dollars ($4,175,000.00) as additional earnest money
(the "Additional Earnest Money") which amount shall be applied 1o the Purchase Price at Closing. The Additional
Earnest Money shall be nonrefundable unless expressly provided otherwise herein. The Initial Earnest Money and
the Additional Earnest Money are collectively referred to herein as the “Earnest Money".

13 Extension of Closing Fee. In accordance with Section 2.1.e.(1) below, if the conditions
are satisfied to allow Buyer to request an extension of Closing (originally scheduled to occur on or before three
hundred sixty (360) days from the Effective Date (the’Original Closing Date™), Buyer may obtain an extension of
the Original Closing Date of one hundred eighty (180) days for a total of five hundred forty (540) days from the
Effective Date (the "Extended Closing Date”) by providing notice in writing of its exercise of said extension. To
exercise the extension, Buyer must also deposit with Closing Agent an “Extension Fee” in the amount of Two Million
Five Hundred Eighty-Seven Thousand Five Hundred and No/100 Dollars ($2,587,500.00) no later than the Original
Closing Date, which amount shall be applied to the Purchase Price at Closing; and, which amount shall be
nonrefundable and released to Selter upon payment, unless expressly provided otherwise herein. The Original
Closing Date or the Extended Closing Date, es applicable, is hereafter referred to as the “Closing Date’.
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2. Contingencies.

21 Buyer's Obligation to Close. Buyer's obligation to complete the purchase shall be subject
to and conditioned upon the following:

a. Title Commitment and ALTA Survey. Buyer has been provided a fitle
commitment (the “Initial Title Commitment") and ALTA Survey of the Property prior to the execution of this
Agreement. Within thirty (30) days from the Effective Date (the “Title Objection Period"), Buyer shall disclose any
objection to the Initial Title Commitment and ALTA Survey (*Buyer’s Objections”). If Buyer submits any Buyer's
Objections, Seller shall have an epportunity to cure any such objection within sixty (60} days of receipt of the same
(“Seller’s Title Cure Period”). Failure to object to the Initial Title Commitment or ALTA Survey within the Title
Objection Period shall result in a waiver of any objections and acceptance of the Initial Title Commitment and ALTA
Survey. If Seller is unable or unwilling to cure any such objections prior to the expiration of Seller’s Title Cure Period,
or if Seller provides written notice to Buyer at any time pricr to the expiration of Seller's Title Cure Period that Selier
is unable or unwilling to cure any such objections, then Buyer may terminate this Agreement in writing to Seller within
ten {10} days of the expiration of Seller's Title Cure Period or Seller's notice regarding its inability or unwillingness te
cure, whichever first occurs; in which event Buyer shall receive a refund of all Earnest Money paid to date, including
specifically the Initial Earnest Money, this Agreement shall be terminated, and the parties shall have no further rights
or obligations unless expressly provided otherwise in this Agreement. In the event any updates to the Initiaf Title
Commitment (the "Updated Title Commitment”) reflect any new exception created by an instrument executed by
Seller (including easements, consensual fiens and deeds) which materially affect title to, or the value of, the Property
that was not contained in the Initial Title Commitment or any previous Updated Title Commitment, Buyer shall have
ten (10) business days from the earlier of the receipt of written noctice from Seller of the execution of any such
instrument creating the new exception or the Updated Title Commitment to disclose any objections to any such new
exception ("Buyer’s Updated Objections”). Seller shall have an aopportunity to cure any such objection prior to the
Closing Date. In the event Seller is unable or unwilling to cure any such objections in the time frame set forth herein,
Buyer shall have the same remedies as set forth above.

(1). Buyer's Survey. Within sixty (60) days from the Effective Date, Buyer
shall prepare, or cause to be prepared, Buyer's Survey, which will be a survey of that portion of the Property
described in the ALTA Survey known or referred fo as the right-of-way of North Clithero Street {(as agreed to by the
parties}, signed and stamped by an Idaho-licensed surveyor. Buyer's Survey shall identify and legally describe the
right-of-way of North Clithero Street that will be excepted from the legal description of the Property identified in the
ALTA Survey. Exhibit A will be amended to more particularly describe the Property as described by the ALTA
Survey, less and excepting therefrom the right-of-way of North Clithero Street from Buyer's Survey {the “Legal
Description”). Buyer's Survey shall be provided to Seller and Closing Agent. Within thirty (30) days of the receipt of
Buyer's Survey, Seller shall review and advise Buyer whether any carrections or clarifications are needed; and,
Buyer shall cause any such corrections or clarifications to Buyer's Survey to be made within thirty (30) days of Seller's
notice regarding corrections or clarifications. Upon mutual agreement of Buyer's Survey, the parties shall execute
an amendment to this Agreement to replace Exhibit A with the agreed-upon Legal Description of the Property. Ifthe
parties cannot agree on the Legal Description within one hundred thirty (130) days from the Effective Date, then the
right-of-way to North Clithero Street shall be included in the legal description of the Property; or, within said one
hundred thirty (130} days, Buyer may terminate this Agreement in writing to Seller, in which event, the Earnest Money
paid to date shall be paid to Seller, this Agreement shall be terminated, and the parties shall have no further rights
or obligations unless expressily provided otherwise in this Agreement,

b. Flood Zones. Buyer shall have a period of ninety (90) days from the Effective
Date to raise any objection to closing due to the existence of flood zones affecting the Property and terminate this
Agreement. If Buyer elects to terminate this Agreement within said period, then all Earnest Money paid to date shail
be paid to Seller. Failure to object to the existence and condition of any flood zone within said ninety (30) days shall
result in a waiver of any objection and acceptance of the existence of the flood zones.

c. Environmental Condition. Buyer shall have one hundred twenty (120) days from
the Effective Date to conduct any tests, studies or research with regard to the environmental conditions of the
Property (the "Environmental Test Pericd”). Buyer may object to any environmental conditions of the Property
during the Environmental Test Period, and Buyer shall have the right to terminate this Agreement if Seller is unable
or unwilling to cure as set forth in this sub-paragraph. |f Buyer submits any objections to the environmental condition
during the Envirenmental Test Petiod, Seller shall have an opportunity to cure any such objection within thirty {30)
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2. Contingencies.

2.1 Buyer's Obligation to Close. Buyer's obligation o complete the purchase shall be subject
to and conditioned upon the following:

a. Title Commitment and ALTA Survey. Buyer has been provided a titie
commitment (the “Initial Title Commitment”) and ALTA Survey of the Property prior to the execution of this
Agreement. Within thirty (30) days from the Effective Date (the “Title Objection Period"), Buyer shalt disclose any
objection to the Initial Title Commitment and ALTA Survey ("Buyer’s Objections”). If Buyer submits any Buyer's
Objections, Seller shall have an opportunity to cure any such objection within sixty (60) days of receipt of the same
(“Seller’s Title Cure Period™). Failure to object to the Initial Title Commiiment or ALTA Survey within the Title
Objection Period shall result in a waiver of any objections and acceptance of the Initiat Title Commitment and ALTA
Survey. If Seller is unable or unwilling to cure any such objections prior to the expiration of Seller's Title Cure Periad,
or if Seller provides written notice to Buyer at any time prior to the expiration of Seller's Title Cure Period that Seller
is unable or unwilling to cure any such objections, then Buyer may terminate this Agreement in writing to Seller within
ten (10) days of the expiration of Seller's Title Cure Period or. Seller's notice regarding its inabllity or unwillingness to
cure, whichever first occurs; in which event Buyer shall receive a refund of all Earnest Money paid to date, including
specifically the Initial Earnest Money, this Agreement shall be terminated, and the parties shall have no further rights
or obligations unless expressly provided otherwise in this Agreement. In the event any updates to the Initial Title
Commitment (the “Updated Title Commitment”) reflect any new exception created by an instrument executed by
Seller (including easements, consensual liens and deads) which materially affect fitle to, or the value of, the Property
that was not contained in the Initial Title Commitment or any previous Updated Title Commitment, Buyer shall have
ten (10) business days from the earlier of the receipt of written natice from Seller of the execution of any such
instrument creating the new exception or the Updated Title Commitment to disclose any objections to any such new
exception (*Buyer’s Updated Objections”). Seller shall have an opportunity to cure any such objection prior to the
Closing Date. In the event Seller is unable or unwilling to cure any such objections in the time frame set forth herein,
Buyer shall have the same remedies as set forth above.

. Buyer's Survey. Within sixty (80) days from the Effective Date, Buyer
shall prepare, or cause to be prepared, Buyer's Survey, which will be a survey of that portion of the Property
described in the ALTA Survey known or referred to as the right-of-way of North Clithero Street (as agreed to by the
parties), signed and stamped by an idaho-licensed surveyor. Buyer's Survey shall identify and legally describe the
right-of-way of North Clithero Street that will be excepted from the legal description of the Property identified in the
ALTA Survey. Exhibit A will be amended to more particularly describe the Property as described by the ALTA
Survey, less and excepting therefrom the right-of-way of North Clithero Street from Buyer's Survey (the "Legal
Description”). Buyer's Survey shall be provided to Seller and Closing Agent. Within thirty (30) days of the receipt of
Buyer's Survey, Seller shall review and advise Buyer whether any corrections or clarifications are needed; and,
Buyer shall cause any such corrections or clarifications to Buyer's Survey to be made within thirty (30) days of Seller's
notice regarding corrections or clarifications. Upon mutual agreement of Buyer's Survey, the parties shall execute
an amendment to this Agreement to replace Exhibit A with the agreed-upon Legal Description of the Property. If the
parties cannot agree on the Legal Description within one hundred thirty (130) days from the Effective Date, then the
right-of-way to North Clithero Street shall be included in the legal description of the Property; or, within said one
hundred thirty (130) days, Buyer may terminate this Agreement in writing to Seller, in which event, the Earnest Money
paid to date shall be paid to Seller, this Agreement shall be terminated, and the parties shall have no further rights
or obligations unless expressly provided otherwise in this Agreement.

b. Flood Zones. Buyer shall have a period of ninety (80) days from the Effective
Date to raise any objection to closing due to the existence of flood zones affecting the Property and terminate this
Agreement. If Buyer elects to terminate this Agreement within said period, then all Earnest Money paid to date shall
be paid to Seller. Failure to object to the existence and condition of any flood zone within said ninety (90) days shall
result in a waiver of any objection and acceptance of the existence of the flood zones.

c. Environmental Condition. Buyer shall have one hundred twenty (120) days from
the Effective Date to conduct any tests, studies or research with regard to the environmenta! conditions of the
Property (the "Environmental Test Period"). Buyer may object to any environmental conditions of the Property
during the Environmental Test Period, and Buyer shall have the right to terminate this Agreement if Seller is unable
or unwilling to cure as set forth in this sub-paragraph. If Buyer submits any objections to the environmental condition
during the Environmental Test Period, Seller shall have an opportunity to cure any such objection within thirty (30)
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days of receipt of the same (“Seller’'s Environmental Cure Period”). If Seller is unable or unwilling to cure any
such objections prior to the expiration of Seller's Environmental Cure Period, or if Seller provides written notice to
Buyer at any time prior to the expiration of Seller's Environmental Cure Period thai Seller is unable or unwiliing to
cure any such cbjections, then Buyer may terminate this Agreement in writing to Seller within ten {10) days of the
expiration of Seller's Environmental Cure Period or Seller's notice regarding its inability or unwillingness to cure,
whichever first occurs; in which event all Earnest Money paid to date shall be paid to Seller, this Agreement shall be
terminated, and the parties shall have no further rights or obligations unless expressly provided otherwise in this
Agreement. Failure to object to any environmental conditions within the Environmental Cure Period shall result in a
waiver of any objection and acceptance of the environmental condition of the Property.

d. Soils/Geotech. Buyer shall have one hundred eighty (180) days from the Effective
Date to conduct any tests, studies or research with regard to the soils on the Property and its acceptability for Buyer's
geotechnical engineering purposes (the "Soils/Gectech Test Period”). If Buyer submits any objections to the
cendition of the soil for its geotechnical engineering purposes within the Soils/Geotech Test Period, then Buyer may
terminate this Agreement in writing to Seller within said Soits/Gectech Test Period. If Buyer elects to terminate this
Agreement within said peried, then all all Earnest Money paid to date shall be paid to Seller, this Agreement shall be
terminated, and the parties shall have no further rights or obligations unless expressly provided otherwise in this
Agreement. If Buyer does not terminate this Agreement within the Soils/Geotech Test Period, then any such
objection by Buyer shall be deemed waived and the condition of the soil shall be deemed to be acceptable to Buyer.

e. Entitlements. Provided Buyer diligenty works with the City of Boise (the "City")
and any other government agency deemed necessary or appropriate to Buyer, Buyer shall have three hundred thirty
(330) days from the Effective Date (the "Entitlements Period”) to obtain entitlements acceptable to Buyer, in its sole
and absolute discretion (the “Entitlements”). Within thirty (30) days of the Effective Date, Buyer shall provide Seller
with an outline of the Entitlernents deemed necessary to Buyer for Buyer's purposes as well as a timeline showing
reasonable dates, expectations and deadlines Buyer must meet in order to demonstrate acceptable due diligence
efforts and reasonable expectations to timely acquire any such necessary Entitlements, which outline with dates and
deadlines set forth in "Buyer’s Entitlements Due Diligence Schedule”, as set forth in Exhibit B, attached hereto
and incorporated herein by reference. [f Buyer fails o demonstrate reasonable due diligence efforts to obtain any
such entitlements in accordance with the actions and timelines set forth in Exhibit B, then Buyer shall be deemed to
waive any such objections to entitlements and shall close this Agreement as set forth herein.

(1. Extension of Closing. If Buyer has diligently pursued the Entitlements in
accordance with Buyer's Entitlements Due Diligence Schedule, any fallure to obtain the Entitlements by the
expiration of the Entitlements Peried shall be deemed to be beyond Buyer's reasonable diligent efforts and control,
and Buyer shall have the option to extend the Closing Date in accordance with Section 1.3, above. In such event,
the Entitlements Peried shall also be extended by an additional one hundred eighty {180) days, to a total of five
hundred ten {510} days {the "Extended Entitlements Period").

f. License. Seller shall grant to Buyer, until the expiration of the Entitlements Period
or Extended Entitlements Period, as applicable, a license to Buyer and Buyer's agents to enter onto the Property for
all purposes reasonably related to making a full and adequate determination of the suitability of the Property for
Buyer's intended use, and Buyer and Buyer's agents shall have the right, during reascnable hours, to inspect the
Property, and to undertake, at Buyer's expense, such tests and surveys and other activities as it shall deem in
connection therewith, including, without limitation the right to conduct tests relating to Sections 2.1 b. through 2.1 d.
above. The foregoing shall hereinafter sometimes be collectively referred to as the "Inspection." The Inspection
to be conducted by Buyer shall not disturb the quiet enjoyment of Seller or be without prior notice to Seller. The
License timeline does not alter or amend the Due Diligence Period or any of the timelines set forth in other Sections
of this Agreement, including, Sections 2.1b, cand d.

Buyer agrees to indemnify and hold Seller harmless from any and all costs and
expenses incurred or sustained by Seller as a result of the acts of Buyer, or Buyer's agents or independent
contractors pursuant to the right granted by this provision; provided, Buyer's liability and indemnity shall not extend
to any condition currently existing or discovered by Buyer except to the extent that such condition is exacerbated
as a result of any action of Buyer or Buyer's agents or contractors. Buyer's obligation to indemnify shall survive
Closing.
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days of receipt of the same (“Seller's Environmental Cure Period”). If Seller is unable or unwilling to cure any
such objections prior to the expiration of Seller's Environmental Cure Period, or if Seller provides written notice to
Buyer at any time prior to the expiration of Seller's Environmental Cure Period that Seller is unable or unwiliing to
cure any such objections, then Buyer may terminate this Agreement in writing to Seller within ten (10) days of the
expiration of Seller's Environmental Cure Period or Seller's notice regarding its inability or unwillingness to cure,
whichever first occurs; in which event all Earnest Money paid to date shall be paid to Seller, this Agreement shall be
terminated, and the parties shall have no further rights or cbligations unless expressly provided otherwise in this
Agreement. Failure to object to any environmental conditions within the Environmental Cure Period shall result ina
waiver of any objection and acceptance of the environmental condition of the Property.

d. Soils/Geotech. Buyer shall have one hundred eighty (180) days from the Effective
Date to conduct any tests, studies or research with regard ta the soils on the Property and its acceptability for Buyer's
geotechnical engineering purposes (the ‘Soils/Geotech Test Period"). |f Buyer submits any objections to the
condition of the soil for its geotechnical engineering purposes within the Soils/Geotech Test Period, then Buyer may
terminate this Agreement in writing to Seller within said Sofls/Geotech Test Period. If Buyer elects to terminate this
Agreement within said period, then all all Eamest Money paid to date shall be paid to Seller, this Agreement shal be
terminated, and the parties shall have no further rights or obligations unless expressly provided otherwise in this
Agreement. If Buyer does not terminate this Agreement within the Soils/Geotech Test Period, then any such
objection by Buyer shall be deemed waived and the condition of the soil shall be deemed to be acceptabte to Buyer.

e Entitlements. Provided Buyer diligenty works with the City of Boise (the “City")
and any other government agency deemed necessary or appropriate to Buyer, Buyer shall have three hundred thirty
(330} days from the Effective Date (the "Entitlements Period”) to obtain entitlements acceptable to Buyer, in its sole
and absolute discretion (the “Entitlements"), Within thirly (30) days of the Effective Date, Buyer shall provide Seller
with an outiine of the Entitlements deemed necessary to Buyer for Buyer's purposes as well as a timeline showing
reasonable dales, expectations and deadlines Buyer must meet in order to demonstrate acceptabile due diligence
efforts and reasonable expectations to timely acquire any such necessary Entitlements, which outline with dates and
deadlines set forth in "Buyer's Entitlements Due Diligence Schedule’, as set forth in Exhibit B, attached hereto
and incorporated herein by reference. If Buyer fails to demonstrate reasonable due diligence efforts to obtain any
such entitlements in accordance with the actions and timelines set forth in Exhibit B, then Buyer shall be deemed to
waive any such objections to entitlements and shall close this Agreement as set forth herein.

{1). Extension of Closing. If Buyer has diligently pursued the Entitlements in
accordance with Buyer's Entitlements Due Diligence Schedule, any failure to obtain the Entitlements by the
expiration of the Entittements Period shall be deemed to be beyond Buyer's reasonable diligent efforts and control,
and Buyer shall have the option to extend the Closing Date in accordance with Section 1.3, above. In such event,
the Entitlements Period shall aiso be extended by an additional one hundred eighty (180) days, to a total of five
hundred ten (510) days (the "Extended Entitlements Period"),

f. License. Seller shall grant to Buyer, until the expiration of the Entitlements Period
or Extended Entitlements Period, as applicabls, a license to Buyer and Buyer's agents to enter onto the Property for
all purposes reasonably related to making a full and adequate determination of the suitability of the Property for
Buyer's intended use, and Buyer and Buyer's agents shall have the right, during reasonable hours, to inspect the
Property, and to undertake, at Buyer's expense, such tests and surveys and other activities as it shall deem in
connection therewith, including, without limitation the right to conduct tests relating to Sections 2.1 b. through 2.1 d.
above. The foregoing shall hereinafter sometimes be collectively referred to as the “Inspection.” The Inspection
to be conducted by Buyer shall not disturb the quiet enjoyment of Seller or e without prior notice to Seller, The
License timeline does not alter or amend the Due Diligence Period or any of the timelines set forth in other Sections
of this Agreement, including, Sections 2.1b, c and d.

Buyer agrees to indemnify and hold Seller harmless from any and all costs and
expenses incurred or sustained by Seller as a result of the acts of Buyer, or Buyer's agents or independent
contrectors pursuant to the right granted by this provision; provided, Buyer's liability and indemnity shall not extend
to any condition currently existing or discovered by Buyer except to the extent that such condition is exacerbated
as a resuit of any action of Buyer or Buyer's agents or contractors. Buyer's obligation to indemnify shall survive
Closing.
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22 Seller's Obligation to Close. Seller's abligation to complete the purchase shall be subject
to and conditioned upen the following:

a. Court Order. Seller shall not be obligated to close if, on the Closing Date, there
shall be a preliminary injunction, permanent injunction, or decree of any nature by any court with jurisdiction that is
in effect that restrains or prohibits the consummation of the transactions contemplated hereunder. If Seller is unable
to close on the Closing Date because of any such injunction, permanent injunction, or decree, then this Agreement
may be terminated in writing by Seller, in which event, ali Earnest Money and the Extension Fee paid to date shall
be refunded to Buyer, and the parties shall not have any further rights or obligations unless expressly provided
otherwise in this Agreement. Any termination pursuant to this Section will not be considered a default by either party.

b. Additional Seller Conditions. Seller's cobligation to complete the sale shall in
addition be subject to and conditioned upon the following:

(1) The truth and accuracy in all material respects at Closing of Buyer's
representations and warranties contained in Sections 7 and 8 of this Agreement.

(2} Seller's discovery of any condition or matter that is materially inconsistent with
any of the representations, covenants, or warranties of Buyer contained in this Agreement.

3. Closing. The transaction contemplated herein shall be closed in the office of First American Title
Company, 2150 5. Bonito Way, Suite 100, Meridian, 1D 83642 (the “Closing Agent”), on or before the Closing Date,
as may be extended per this Agreement; unless otherwise agreed to in writing by the parties. At Closing, Buyer and
Seller shall deposit in escrow with Closing Agent all instruments, documents and monies necessary to complete the
sale in accordance with this Agreement. As used herein, “close of escrow” or "Closing” means the date on which
all appropriate documents are recorded and proceeds of sale are available for, and disbursed to Seller; and all
appropriate documents are recorded and delivered as provided herein or in said documents.

3.1 Prorations; Closing Costs. Seller, as an agency of the State of Idaho, is statutorily
exempt from paying taxes and assessments on the Property. The State cannct be taxed by any County, City or
other local governmental or other quasi-governmental entities, such as a water or sewer district related to a prior
lessee or owner’s use. The County or other governmental or quasi-governmental entities may show past due taxes
and/or assessments relating to a prior lessee or owner’s use of the Property and are typically the obligation of the
prior owner or lessee. Such taxes and assessments and utilities, and the entities capable of assessing such taxes
and assessments are generally identified in the title commitment. If there are past due taxes and/or assessments
or unpaid utilities incurred by a prior owner or lessee of the Property, then the Property is and shall be sold subject
to such taxes, assessments and utilities. Buyer shall pay the Closing Agent's closing and escrow fees. Utilities and
assessments not excluded above shall be prorated between Buyer and Seller by the Closing Agent as of 12:01 a.m.
on the Clesing Date. Buyer agrees that if any ufilities or assessments cannot be calculated accurately on the Closing
Date, then the same shall be calculated within one hundred eighty (180} days after Closing and either party owing
the other party a sum of money based on such subsequent proration(s) shall promptly pay said sum to the other
party. Buyer shall also pay all other closing costs, including, but not limited to: 1) recording fees for the cost of
recording the State Deed (defined below); 2) the cost for title insurance, at Buyer's option; 3} lender fees, if any,
together with any associated recording fees, if any; and, 4) any other costs, fees or expenses which may reasonably
be required in order for the transaction to close. All parties shall be responsible to pay their own attorney fees, if
applicable.

3.2 Possession. Following Closing and continuing through July 1, 2026 (or as otherwise set
forth in the Lease Agreement, defined below), Seller shall have the right to possession of the Property pursuant to a
lease agreement to be executed by Buyer (as Lessor) and Seller (as Lessee) at Closing in the form of Exhibit C,
attached hereto and incorporated herein by reference (the “Lease Agreement”). The Lease Agreement shall provide
that Lessee’s right of possession of the entirety of the Property from the Closing Date through July 1 ,2026, shall be
rent-free; and, that Seller's obligation to maintain and repair the Property shall be only as necessary for Seller's use
of the Property through such dates, unless sooner vacated by Seller.

4, Conveyance of Title. Upon Closing, Seller shall execute and deliver to Buyer a State Deed
conveying title to the Property in substantially the form of Exhibit D, attached herefo and incorporated herein by
reference (the "State Deed"}.
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2.2 Seller's Obllgation to Close. Seller's obligation to complete the purchase shall be subject
to and conditioned upon the following:

a. Court Order. Seller shall not be obligated to close if, on the Ciosing Date, there
shall be a preliminary injunction, permanent injunction, or decree of any nature by any court with jurisdiction that is
in effect that restrains or prohibits the consummation of the transactions contemplated hereunder. If Seller is unable
to close on the Closing Date because of any such injunclion, permanent injunction, or decree, then this Agresment
may be termingted in writing by Seller, in which event, all Earnest Money and the Extension Fee paid to date shall
be refunded to Buyer, and the parties shall not have any further rights or obligations unless expressly provided
otherwise in this Agreement. Any termination pursuant to this Section will not be considered a default by either party.

b. Additional Seller Conditions. Seller's obligation to complete the sale shall in
addition be subject to and conditioned upon the following:

(1) The truth and accuracy in all material respects at Closing of Buyer's
representations and warranties contained in Sections 7 and 8 of this Agreement.

{2) Seller's discovery of any condition or matter that is materially inconsistent with
any of the representations, covenants, or warranties of Buyer contained in this Agreement.

3 Closing. The transaction contemplated herein shail be closed in the office of First American Title
Company, 2150 S. Bonito Way, Suite 100, Meridian, ID 83642 (the "Closing Agent"), on or before the Closing Date,
as may be extended per this Agreement; unless otherwise agreed to in writing by the parties. At Closing, Buyer and
Seller shall deposit in escrow with Closing Agent all instruments, documents and monies necessary to compiete the
sale in accordance with this Agreement. As used herein, “close of escrow” or "Glosing” means the date on which
all appropriate doecuments are recorded and proceeds of sale are available for, and disbursed to Seller; and all
appropriate documents are recorded and delivered as provided herein or in said documents.

31 Prorations; Closing Costs. Seller, as an agency of the State of Idaho, is slatutorily
exempt from paying taxes and assessments on the Property. The State cannot be taxed by any County, City or
other local governmental or other quasi-governmental entities, such as a water or sewer district related to a prior
lessee or owner's use. The Counfy or other governmental or quasi-governmental entities may show past due taxes
and/or assessments relating to a prior lessee or owner's use of the Property and are typically the obligation of the
prior owner or lessee. Such taxes and assessments and utilities, and the entities capable of assessing such taxes
and assessments are generally identified in the title commitment. If there are past due taxes andfor assessments
or unpaid utilities incurred by a prior owner or lessee of the Property, then the Property is and shall be sold subject
to such taxes, assessments and utilities. Buyer shall pay the Closing Agent's closing and escrow fees. Utilities and
assessments not excluded above shall be prorated between Buyer and Seller by the Closing Agent as of 12:01 a.m.
on the Closing Date. Buyer agrees that if any utilities or assessments cannot be calculated accurately on the Closing
Date, then the same shall be calculated within one hundred eighty (180) days after Closing and sither party owing
the other party a sum of money based on such subsequent proratien{s) shall promptly pay said sum to the other
party. Buyer shall also pay all other closing costs, including, but not limited to: 1) recording fees for the cost of
recording the State Deed (defined below); 2) the cost for title insurance, at Buyer's option; 3) lender fees, if any,
together with any associated recording fees, if any; and, 4) any ofher costs, fees or expenses which may reasonably
be required in order for the transaction to close. All parties shall be responsible to pay their own attorney fees, if
applicable.

32 Possession. Following Closing and continuing through July 1, 2026 (or as atherwise set
forth in the Lease Agreement, defined below), Seller shall have the right to possession of the Property pursuant to a
lease agreemnent to be executed by Buyer (as Lessor) and Seller (as Lessee) at Closing in the form of Exhibit C,
altached hereto and incorporated herein by reference (the “Lease Agreement’). The Lease Agreement shall provide
that Lessee's right of possession of the entirety of the Property from the Closing Date through July 1,2026, shall be
rent-free; and, that Seller's obligation to maintain and repair the Property shall be only as necessary for Seller's use
of the Property through such dates, unless sooner vacatecl by Seller.

4. Conveyance of Title. Upon Closing, Seller shall execute and deliver to Buyer a State Deed
conveying title to the Property in substantially the form of Exhibit D, attached hereto and incorporated herein by
reference (the “State Deed”).
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5. Risk of Loss; Insurance. Risk of loss of or damage to the Property shall be borne by Seller from
the Effective Date until the Closing Date. In the event of material loss of, or damage to, the Property, Seller shall not
be obligated to restore the Property nor pay damages to Buyer by reason of such loss or damage, and Buyer shall
nonetheless be obligated ta purchase the Property en the Closing Date for the Purchase Price upon the terms and
conditions agreed herein. Buyer's purposes and intentions for the purchase of the Property is independent of the
improvements and fixtures currently located upon or canstituting any portion of the Property.

6. Seller's Representations and Warranties. There are no representations or warranties of any kind
except that, at the time of signature, any persen signing on behalf of Seller shall have full power and autherity to
execute this Agreement. Buyer is acquiring the Property "AS IS”, subject to all existing easements or claims of
easements, rights of way, protective covenants, zoning ordinances and applicable building codes, laws and
regulations, encroachments, overlaps, boundary line disputes, and all other matters, whether or not of record. Seller
does not guarantee the accuracy of the acreage, if any, identified in the description of the Property. Seller makes
no representation or warranty of any kind that the Property is fit for any particular use or purpose.

7. Buyer's Authority. Buyer represents and warrants to Seller that as of the Effective Date and at
the Closing Date, Buyer, and any person signing on behalf of Buyer, have full power and autherity to execute this
Agreement and {o perform Buyer's obligations hereunder, and if Buyer is a corporation or other legal entity, all
necessary authority or appropriate corporate action to authorize this transaction has been taken.

8. Buyer's Acknowledgement. Buyer acknowledges that Buyer was and is responsible fer making
a thorough inspection of the Property at its own expense, as well as thoroughly researching any information available
about the Property and its surroundings prior to Closing. Buyer acknowledges that Buyer or its designee is afforded
the right to have an inspection(s) of the physical condition of the Property at Buyer's expense. This Agreement
provides contingencies and timelines for Buyer to conduct any tests, studies and research Buyer feels is necessary
or desirable. Upon Closing, and in accordance with the terms of this Agreement, Buyer represents it has satisfied
itself as to the condition of the Property. Buyer is purchasing the Property on an “AS |S” basis without any warranties,
express or implied, from Seller. Seller will not make any repair or improvement to the Property. Buyer further
acknowledges that Buyer is not relying upon any statement or representation by Seller or by any broker(s) or any
other representatives or contractors of Seller which are not expressly set forth in this Agreement.

BUYER ACKNOWLEDGES AND AGREES THAT BUYER HAS BEEN INFORMED AND UNDERSTANDS
THAT SELLER MAKES NO REPRESENTATION OR WARRANTY, EXPRESS OR IMPLIED, WITH RESPECT TO
ANY ASPECT, IMPROVEMENT, FIXTURE OR CONDITION OF THE PROPERTY OR THE [INCLUSIONS,
INCLUDING, WITHOUT LIMITATION, THE EXISTENCE OF HAZARDOUS WASTE OR MATERIALS THERECN,
OR THE SUITABILITY OF THE PROPERTY FOR BUYER'S INTENDED USE, TO BUYER BEYOND THOSE
EXPRESSLY PROVIDED IN THIS AGREEMENT,

Buyer acknowledges that Seller has made no representation of any material fact concerning the Property
beyond those expressly provided in this Agreement, that Buyer has had, and wili have under the terms of this
Agreement, an adequate opportunity to inspect and investigate the Property; and, that Buyer has made, and will
make, a thorough independent examination and inspection of the Property to Buyer's satisfaction, and is relying
solely upon its own examination and inspection thereof. Buyer acknowledges that Seller has made neo representation
or warranty as to whether there exist any lead-based paint, mold and/or other micro-organisms that may exist upon
the Property. Buyer further acknowledges that Seller {including Seller's employees, agents, brokers, and
contractors), has made no representation or warranty as to whether the boundary lines of the Property are accurate,
nor any representation as to acreage or the number of square feet or frontage of the Property. Buyer acknowledges
that any reference to square footage or acreage of the Property is intended to be an approximation only. Buyer has
had an adequate opportunity to examine and inspect the boundaries of the Property and will make its own
determination as to square footage, and/or frontage, and whether the location of improvements and boundaries are
accurate, and Buyer is purchasing the Property in reliance upon its own determination thereof and regardiess of
whether or not said location of improvements and boundaries are accurate. Seller makes no warranty or
representation with respect to the legal description as may be used herein. Buyer acknowledges further that Seller
is not responsible, nor liable, to obtain or provide a survey of the Property to Buyer. Accordingly, Buyer is purchasing
the Property “AS IS, WHERE 15",

9. Default; Attorneys’ Fees. Time is of the essence of this Agreement. If Seller defaults hereunder,
Buyer shall be entitled to receive a refund of any Earnest Money and the Extension Fee paid pursuant to this
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5. Risk of Loss; Insurance. Risk of loss of or damage to the Property shali be borne by Seller from
the Effective Date until the Clesing Date. In the event of material loss of, or damage to, the Property, Seller shal! not
be obligated to restore the Property nor pay damages to Buyer by reason of such loss or damage, and Buyer shall
nonetheless be obligated to purchase the Property on the Closing Date for the Purchase Price upon the terms and
conditions agreed herein. Buyer's purposes and intentions for the purchase of the Property is independent of the
improvements and fixtures currently located upon or constituting any portion of the Property.

6. Seller's Representations and Warranties. There are no representations or warranties of any kind
except that, at the time of signature, any person signing on behalf of Seller shall have fult power and authority to
execute this Agreement. Buyer is acquiring the Property "AS 1S”, subject to all existing easements or claims of
easements, rights of way, protective covenants, zoning ordinances and applicable building codes, laws and
regulations, encroachments, overlaps, boundary line disputes, and all other matters, whether or nct of record. Seller
does not guarantee the accuracy of the acreage, if any, identified in the description of the Property. Seller makes
no representation or warranty of any kind that the Property is fit for any particular use or purpose.

7. Buyer’s Authority. Buyer represents and warrants to Seller that as of the Effective Date and at
the Closing Date, Buyer, and any person signing on behalf of Buyer. have full power and authority to execute this
Agreement and to perform Buyer's obligations hereunder, and If Buyer is a corporation or other legal entity, all
necessary authority or appropriate corporate action to authorize this transaction has been taken,

B. Buyer's Acknowledgement. Buyer acknowledges that Buyer was and is responsible for making
a thorough inspection of the Property at its own expense, as well as thoroughly researching any infermation available
about the Praperty and its surroundings prior to Closing. Buyer acknowledges that Buyer or its designee is afforded
the right to have an inspection(s) of the physical condition of the Property at Buyer's expense. This Agreement
provides contingencies and timelines for Buyer to conduct any tests, studies and research Buyer feels is necessary
or desirable. Upon Closing, and in accordance with the terms of this Agreement, Buyer represents it has safisfied
itself as to the condition of the Property. Buyer is purchasing the Property onan "AS [$" basis without any warranties,
express or implied, from Seller. Seller will not make any repair or improvement to the Property. Buyer further
acknowledges that Buyer is not relying upon any statement or representation by Seller or by any broker(s) or any
other representatives or contractors of Seller which are not expressly set forth in this Agreement.

BUYER ACKNOWLEDGES AND AGREES THAT BUYER HAS BEEN INFORMED AND UNDERSTANDS
THAT SELLER MAKES NO REPRESENTATION OR WARRANTY, EXPRESS OR IMPLIED, WITH RESPECT TO
ANY ASPECT, IMPROVEMENT, FIXTURE OR CONDITION OF THE PROPERTY OR THE INCLUSIONS,
INCLUDING, WITHOUT LIMITATION, THE EXISTENCE OF HAZARDOUS WASTE OR MATERIALS THEREON,
OR THE SUITABILITY OF THE PROPERTY FOR BUYER'S INTENDED USE, TO BUYER BEYOND THOSE
EXPRESSLY PROVIDED IN THIS AGREEMENT.

Buyer acknowledges that Seller has made no representation of any material fact concerning the Property
beyond those expressly provided in this Agreement, that Buyer has had, and will have under the terms of this
Agreement, an adequate opportunity to inspect and investigaie the Property; and, that Buyer has made, and will
make, a thorough independent examination and inspection of the Property to Buyer's satisfaction, and is relying
solely upon its own examination and inspection thereof. Buyer acknowledges that Selier has made no representation
or warranty as to whether there exist any lead-based paint, mold and/or other micro-organisms that may exist upon
the Property. Buyer further acknowledges that Seller {including Seller's employees, agents, brokers, and
contractors), has made no representation or warranty as to whether the boundary lines of the Property are accurate,
nor any representation as to acreage or the number of square feet or frontage of the Property. Buyer acknowledges
that any reference to square footage or acreage of the Property is intended to be an approximation only. Buyer has
had an adequate opportunity to examine and inspect the boundaries of the Property and will make its own
determination as to square footage, and/or frontage, and whether the location of improvements and boundaries are
accurate, and Buyer is purchasing the Proparty in reliance upon its own determination thereof and regardless of
whether or not said location of improvements and boundaries are accurate. Seller makes no warranty or
representation with respect to the legal description as may be used herein. Buyer acknowledges further that Seller
is not responsible, nor ilable, to obtain or provide a survey of the Property to Buyer. Accordingly, Buyer is purchasing
the Property "AS 1S, WHERE 15",

9, Default; Attorneys' Fees. Time is of the essence of this Agreement. If Seller defaults hereunder,
Buyer shall be entitled to receive a refund of any Earnest Money and the Extension Fee paid pursuant to this

COMMERCIAL REAL ESTATE PYRCHASE AND SALE AGREEMENT / / /
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Agreement, and Seller shall have no further obligation to Buyer hereunder, All other remedies and damages are
expressly waived by Buyer. [f Buyer defaults, then all Earnest Money and the Extension Fee paid by Buyer shall he
forfeited to Seller as liquidated damages, and upon the forfeiture thereof to Seller, Buyer shall have no further
obligation or liability hereunder unless expressly provided otherwise in this Agreement. SELLER AND BUYER
AGREE THAT IT WOULD BE IMPRACTICAL OR EXTREMELY DIFFICULT TO FIX THE ACTUAL DAMAGES TO
SELLER IN THE EVENT OF BUYER'S DEFAULT UNDER THIS AGREEMENT, AND THE PARTIES HEREBY
AGREE THAT A REASONAEBLE ESTIMATE OF SUCH DAMAGES 1S THE AMOUNT OF THE EARNEST MONEY
AND EXTENSION FEE; PROVIDED HOWEVER, THAT IF SELLER BELIEVES THAT ACTUAL DAMAGES
INCURRED OR SUFFERED BY SELLER DUE TO ANY CBLIGATION OF BUYER TO INDEMNIFY SELLER, THEN
SELLER MAY PURSUE A CLAIM FOR DAMAGES CAUSED BY BUYER'S DEFAULT IN EXCESS OF THE
AMOUNT AVAILABLE FOR FORFEITURE, IN WHICH EVENT THE AMOUNT OF FUNDS SUBJECT TOQ
FORFEITURE MAY BE RETAINED IN ESCROW OR BE DISBURSED TO, AND HELD BY, SELLER PENDING
THE OUTCOME OF ANY CLAIM OR LITIGATION; AND PROVIDED FURTHER, THAT SELLER MAY IN ITS SOLE
AND ABSOLUTE DISCRETION DISCONTINUE ANY SUCH CLAIM OR LITIGATION AND DETERMINE THE
EARNEST MONEY FORFEITED, IN WHICH CASE, BUYER SHALL HAVE NO FURTHER OBLIGATION OR
LIABILITY HEREUNDER., In any suit, acticn or appeal to enforce this Agreement or any term or provision hereof,
or to interpret this Agreement, the prevailing party shall be entitled to recover its costs incurred therein {and on
appeal), including reasonable attorneys’ fees.

10. Notices. Any notice under this Agreement shall he in writing and be delivered in person or by public
or private courier service (including U.S. Postal Service Express Mail) or certified mail or by email or facsimile. Any
notice given by certified mail shall be sent with return receipt requested. Any notice given by email or facsimile shall
be verified by telephone. All notices shall be addressed to the parties at the addresses set forth in this Agreement,
or at such other addresses as the parties may from time to time direct in writing. Any notice shall be deemed to have
been given on the earlier of: (a) actual delivery or refusal, (b) three (3) days after mailing by certified mail, or (c) the
day facsimile delivery is verified. Notice to the parties shall be given to the parties addressed as follows:

To SELLER: STATE OF IDAHO, DEPARTMENT OF ADMINISTRATION

Contact: Steven Bailey

Street Address: State of Idaho, Department of Administration
850 W State St,
Boise, ID 83702

Phone: (208) 332-1812
Fax: (208) 327-7320
Emaik: Directors Office@adm.idaho.gov

To BUYER: HAWKINS COMPANIES LLC

Contact: Brian Huffaker

Street Address: 855 W. Broad Street, Suite 300
Boise, D 83702

Phone: (208) 376-8522

Fax:

Email; bhuffaker@hcollc.com

PACIFIC WEST COMMUNITIES, INC.

Contact: Caleh Roope
Street Address: 430 E. State Street, Suite
100 Eagle, 1D 83616
Phone: {208) 461-0022
Fax:
Email: calebr@tpchousing.com
COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / % / M‘f !
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Agreement, and Seller shall have no further obligation to Buyer hereunder. All other remedies and damages are
expressly waived by Buyer. If Buyer defaults, then all Earnest Money and the Extension Fee paid by Buyer shall be
forfeited to Seller as liquidated damages, and upon the forfeiture thereof to Seller, Buyer shall have no further
obligation or liability hereunder unless expressly provided otherwise in this Agreement. SELLER AND BUYER
AGREE THAT IT WOULD BE IMPRACTICAL OR EXTREMELY DIFFICULT TO FiX THE ACTUAL DAMAGES TO
SELLER IN THE EVENT OF BUYER’'S DEFAULT UNDER THIS AGREEMENT, AND THE PARTIES HEREBY
AGREE THAT A REASONABLE ESTIMATE OF SUCH DAMAGES IS THE AMOUNT OF THE EARNEST MONEY
AND EXTENSION FEE; PROVIDED HOWEVER, THAT IF SELLER BELIEVES THAT ACTUAL DAMAGES
INCURRED OR SUFFERED BY SELLER DUE TO ANY QOBLIGATION OF BUYER TQ INDEMNIFY SELLER, THEN
SELLER MAY PURSUE A CLAIM FOR DAMAGES CAUSED BY BUYER'S DEFAULT IN EXCESS OF THE -
AMOUNT AVAILABLE FOR FORFEITURE, IN WHICH EVENT THE AMOUNT OF FUNDS SUBJECT TO
FORFEITURE MAY BE RETAINED IN ESCROW CR BE DISBURSED TO, AND HELD BY, SELLER PENDING
THE OUTCOME OF ANY CLAIM OR LITIGATION; AND PROVIDED FURTHER, THAT SELLER MAY IN ITS SOLE
AND ABSOLUTE DISCRETION DISCONTINUE ANY SUCH CLAIM OR LITIGATION AND DETERMINE THE
EARNEST MONEY FORFEITED, IN WHICH CASE, BUYER SHALL HAVE NO FURTHER OBLIGATION OR
LIABILITY HEREUNDER. In any suit, action or appeal to enforce this Agreement or any term or provision hereof,
or to interpret this Agreement, the prevailing party shall be entitied to recover its costs incurred therein (and on
appeal), including reasonable attorneys' fees.

10. Notices. Any notice under this Agreement shall be in writing and be delivered in person or by public
or private courier service (including U.S. Postal Service Express Mail) or certified mail or by email or facsimile. Any
notice given by certified mail shall be sent with return receipt requested. Any netice given by email or facsimile shall
be verified by telephone. All notices shall be addressed to the parties at the addresses set forth in this Agreement,
or at such other addresses as the parties may from time to time direct in writing. Any notice shall be deemed to have
been given on the earlier of: () actual delivery or refusal, (b) thres (3) days after mailing by certified mail, or (¢) the
day facsimile delivery is verified. Nolice to the parties shall be given to the parties addressed as follows:

ToSELLER:  STATE OF IDAHO, DEPARTMENT OF ADMINISTRATION

Contact; Steven Bailey

Street Address: State of Idaho, Department of Administration
650 W State St,
Boise, ID 83702

Phone: (208) 332-1812

Fax: (208) 327-7320

Email; Directors Office@adm.idaho.gov

To BUYER: HAWKINS COMPANIES LLC

Contact: Brian Huffaker

Street Address:; 855 W. Broad Strest, Suite 300
Boise, ID 83702

Phone: (208) 378-8522

Fax:

Email; bhuffaker@hcollc.com

PACIFIC WEST COMMUNITIES, INC.

Contact: Caleb Roope
Street Address: 430 E. State Street, Suite
100 Eagle, ID 83616

Phone; (208) 461-0022

Fax:

Email; calebr@tpchousing.com
COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / / K IZ é? /
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FJ MANAGEMENT INC.

Contact: Crystal Maggelet
Street Address: 185 State St., Suite 1300
Salt Lake City, UT 84111
Phone: (801) 624-1000
Fax: -
Email:
1. Counterparts. This Agreement may be executed in any number of counterparts for the

convenience of the parties, all of which, when taken together and after execution by all parties hereto, shall constitute
one and the same Agreement,

12. General. This is the entire Agreement of Buyer and Seller with respect to the matters covered
hereby and supersedes all prior agreements between them, written or oral. In the event any term or condition set
forth herein is inconsistent with any term or condition set forth in any other document or agreement related to this
Agreement, the terms and cenditions of this Agreement shall control. This Agreement may be modified only in
writing, signed by Buyer and Seller. Any waivers hereunder must be in writing. No waiver of any right or remedy in
the event of default hereunder shall constitute a waiver of such right or remedy in the event of any subsequent
default. This Agreement shall be governed by the laws of the State of Idahe. This Agreement is for the benefit only
of the parties hereto and shall inure to the benefit of, and bind, the heirs, personal representatives, successors and
assigns of the parties hereto; there are no intended third-party beneficiaries. The invalidity or unenforceability of any
provision of this Agreement shall not affect the validity or enforceability of any other provision hereof.

13. Public Records. This Agreement and all other documents pertaining to the purchase and sale of
the Property is subject to disclosure under the Idaho Public Records Act, |daho Code §§ 74-101 through 74-126.

14. Assignment. Buyer shall not assign its rights hereunder to any person or entity without the express
prior written consent of Seller. Seller does not anticipate consenting to any assignment of this Agreement or Buyer's
rights hereunder. Any assignment of this Agreement must be approved by the State Board of Examiners before it
becomes effective in accordance with idaho Code § 67-1027. However, if Buyer fully satisfies all of its obligations
under this Agreement prior to or at Closing, and Buyer identifies an entity created by or composed of the parties
constituting Buyer and, provided such entity is not otherwise ineligible to contract with the State of Idaho or receive
the Property, then Seller will agree to convey the Property directly to such entity identified by Buyer.

15. Joint and Several Liability. If Buyer consists of more than one person or entity, then each person
or entity constituting Buyer shall be jointly and severally liable for each and every obligation of Buyer herein.

16. Time of Performance on Weekend or Holiday. Wherever under the terms and provisions of this
Agreement the time for performance falls upon a Saturday, Sunday, or legal holiday recognized by Section 73-108,
Idaho Cede, such time for performance shall be extended to the next business day.

186. Additional Provisions. Any additional provisions are set forth in the Addendum to this Agreement,
if any, which Addendum may be attached hereto, if any, and, if attached, shall be made a part hereof.

17. Exhibits. The Addendum, if any, attached hereto, together with each and every Exhibit, if any,
attached hereto, are incorporated herein as if fully set forth.

18. Agency Representation. Buyer and Seller understand and agree that the brokers and agents
representing the parties in this transaction is as set forth in Representation Disclesure in the form of Exhibit E,

attached hereto and incorporated herein by reference, to be executed by the parties upon execution of this
Agreement.

[End of text — Signatures follow on next page]
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FJ MANAGEMENT INC.

Contact; Crystal Maggeist

Street Address: 185 State St., Suite 1300
Salt Lake City, UT 84111

Phone: (801) 624-1000

Fax;

Email:

11. Counterparts. This Agreement may be executed in any number of counterparts for the
convenience of the parties, all of which, when taken together and after execution by all parties hereto, shall constitute
one and the same Agreement.

12. General. This is the entire Agreement of Buyer and Seller with respect to the matters covered
hereby and supersedes all prior agreements between them, written or oral. In the event any term or condition set
forth herein is inconsistent with any term or condition set forth in any other document or agreement related to this
Agreement, the terms and conditions of this Agreement shall control.  This Agreement may ke modified only in
writing, signed by Buyer and Seller. Any waivers hereunder must be in writing. No waiver of any right or remedy in
the event of default hereunder shall constitute a waiver of such right or remedy in the event of any subsequent
default. This Agreement shail be governed by the laws of the State of Idaho. This Agreement is for the benefit only
of the parties hereto and shall inure to the benefit of, and bind, the heirs, personal representatives, successors and
assigns of the parties hereto; there are no intended third-party beneficiaries. The invalidity or unenforceability of any
provision of this Agreement shall not affect the validity or enforceability of any other provision hereof.

13. Public Records. This Agreement and all other documents pertaining to the purchase and sale of
the Property is subject to disclosure under the Idaho Public Records Act, Idaho Code §§ 74-101 through 74-1286.

14. Assignment. Buyer shall not assign its rights hereunder to any person or entity without the express
prior written consent of Seller. Seller does not anticipate consenting to any assignment of this Agreement or Buyer's
rights hereunder. Any assignment of this Agresment must be approved by the State Board of Examiners before it
becomes effective in accordance with Idaho Code § 67-1027. However, if Buyer fully satisfies all of its obligations
under this Agreement prior to or at Closing, and Buyer identifies an entity created by or composed of the parties
constituting Buyer and, provided such entity is not otherwise ineligible to contract with the State of idaho or receive
the Property, then Seller will agree to convey the Property directly to such entity identified by Buyer.

15. Joint and Several Liability. If Buyer consists of more than one person or entity, then each person
or entity constituting Buyer shall be jointly and severally liable for each and every obligation of Buyer herein.

18. Time of Performance on Weekend or Holiday, Wherever under the terms and provisions of this
Agreement the time for performance falls upon a Saturday, Sunday, or legal holiday recognized by Section 73-108,
Idaho Code, such time for performance shall be extended to the next business day.

16. Additional Provisions. Any additional provisions are set forth in the Addendum to this Agreement,
if any, which Addendum may be attached hereto, if any, and, if attached, shall be made a part hereof,

17, Exhibits. The Addendum, if any, attached hereto, together with each and every Exhibit, if any,
attached hereto, are incorporated herein as if fully set forth.

18. Agency Representation, Buyer and Seller understand and agree that the brokers and agents
representing the parties in this transaction is as set forth in Representation Disclosure in the form of Exhibit E,
attached hereto and incorporated herein by reference, to be executed by the parties upon execution of this
Agreement.

[End of text — Signatures follow on next page)
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Executed effective the date first set forth above.

SELLER: STATE OF IDAHQ, DEPARTMENT OF ADMINISTRATION
Pursuant to Idaho Code § 67-5708A, agent for:
STATE COF IDAHO, DEPARTMENT OF TRANSPORTATION

Date:
STEVEN BAILEY, Director

Seller's Address: Physical Address: 3311 W State St,, Boise, [D 83703

Mailing Address: P.O. Box 7129, Boise, |daho 83709-1129

Contact: Scott Stokes

Telephone: 208-334-8027
STATE OF IDAHO )

)

COUNTY OF ADA )
On this ___ day of , 2024, before me, a Notary Public in and for said State, personally appeared

STEVEN BAILEY, known or identified to me to be the Director of the State of Idaho, Department of
Administration, who executed the said instrument and acknowledged to me that said agency executed the same.

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

Notary Public
(seal) Residing at:
My Commission Expires:

_ l! (2% !

buyer initial{s) buyer initial(s) buyer initial{s) seller initial(s}

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT !

Page 8 of 21
4887-0336-3474, v. 5.1



Executed effective the date first set forth above.

SELLER; STATE OF IDAHO, CEPARTMENT OF ADMINISTRATION
Pursuant to Idaho Code § 67-5709A, agent for:
STATE OF IDAHO, DEPARTMENT OF TRANSPORTATION

Date:
STEVEN BAILEY, Director
Seller's Address: Physical Address: 3311 W State St., Boise, ID 83703
Mailing Address: P.O. Box 7129, Boise, |daho 83709-1129
Contact: Scott Stokes
Telephone: 208-334-8027

STATE OF IDAHO )

COUNTY OF ADA )

On this ___ day of » 2024, before me, a Notary Public in and for said State, personally appeared
STEVEN BAILEY, known or identified to me to be the Director of the State of Idaho, Department of
Administration, who executed the said instrument and acknowledged to me that said agency executed the same.

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

Notary Public
(seal) Residing at;
My Commission Expires:

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT ! / !;i '?i /
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BUYER: HAWKINS COMPANIES LLC,
an ldaho limited liability company

By: GRH MANAGEMENT LLC,
an ldaho [imited liability company
Its: Manager

Date: 5'—’ g2 .7’
BRlAN HUFFAKER, Manag

STATE OF IDAHO )
}ss.
COUNTY OF ADA )

On this 19 day of MwOIN , 2024, before me, a Notary Public in and for said State,
personally appeared BRIAN HUFFAKER (signer}, known to me to be the person who executed the within
instrument as Manager of GRH MANAGEMENT LLC, an Idaho limited liability company (constituent entity), as
the Manager of HAWKINS COMPANIES LLC, an ldaho limited liability company {maker), the limited liability
company that executed the within instrument or the person who executed the instrument on behalf of HAWKINS
COMPANIES LLC, and acknowledged to me that HAWKINS COMPANIES LLC executed the same.

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

||Illll""
R WEA 7,
S Beio T, 3 oM Pt
S OTAR o, P % Notary Public
(seal) Fuiw Yavy Residing at: _Wsoistl, D)
$ 3 =% My Commission Expires: _0\/124302 %
T gluslE
% el No N
"‘ 4]‘&‘..”.. o “‘\
’ "lm(.).ﬁu' *
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BUYER: HAWKINS COMPANIES LLC,
an ldaho limited liability company

By: GRH MANAGEMENT LLC,
an idaho limited liability company
its: Manager

Date:

BRIAN HUFFAKER, Manager

STATE OF IDAHO )
)ss.
COUNTY OF ADA )

Onthis __ day of , 2024, before me, a Notary Public in and for said State,
personally appeared BRIAN HUFFAKER (signer), known to me to be the person who executed the within
instrument as Manager of GRH MANAGEMENT LLC, an Idaho limited liability company (constituent entity), as
the Manager of HAWKINS COMPANIES LLC, an Idaho limited liability company (maker), the limited liability
company that executed the within instrument or the person who executed the instrument on behalf of HAWKINS
COMPANIES LLC, and acknowledged to me that HAWKINS COMPANIES LLC executed the same.

IN WITNESS WHEREOQF, | have hereunto set my hand and affixed by official seal the day and year first
above written.

Notary Public
(seal) Residing at:
My Commission Expires:

buyer inifial{s) yer initial{s) buyer initial(s) seller initial(s)
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BUYER: HAWKINS COMPANIES LLC,
an Idaho iimited liability company

By: GRH MANAGEMENT LLC,
an Idaho limited fiability company
Its: Manager

Date:

BRIAN HUFFAKER, Manager

STATE OF IDAHO )
)ss.
COUNTY OF ADA )

On this ___ day of . 2024, before me, a Notary Public in and for said State,
personally appeared BRIAN HUFFAKER {signer), known to me to be the person who executed the within
instrument as Manager of GRH MANAGEMENT LLC, an |daho limited liability company (constituent entity), as
the Manager of HAWKINS COMPANIES LLC, an Idaho limited liability company (maker), the limited liability
company that executed the within instrument or the person who executed the instrument on behaif of HAWKINS
COMPANIES LLC, and acknowledged to me that HAWKINS COMPANIES LLC executed the same.

IN WITNESS WHEREQF, | have hereunto set my hand and affixed by official seal the day and year first
above written.

Notary Pubiic
(seal) Residing at:
My Commission Expires:

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / / //M !
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BUYER: PACIFIC WEST CONMMUNITIES, INC.,
an |daho gorporgi

Date: ‘6/ lﬁ/‘to?——'-{

President and CEO

stateor _ LAaAVD )
)ss.
County of W )

On this _&day of M%VWI , 2024, before me a notary public in and for said state, personally
appeared CALEB ROOPE, known or identified to me to be the President and CEO of PACIFIC WEST
COMMUNITIES, INC., an Idaho corporation, the corporation that executed the instrument or the person who
executed the instrument on behalf of said corporation, and acknowledged to me that said corporation executed the
same.

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

Notary Public
(seal) Residing at: H i\ lﬂi S
My Commission Expires: 7! @! 21

R s g v s o b bl B P A e B

) KATIE CALLEN ‘%
] COMMISSION #85809

] NOTARY PUBLIC "
b STATE OF IDAHO Y
MY COMMISSION EXPIRES 07/08/2027)
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BUYER: PACIFIC WEST COMMUNITIES, INC.,
an Idaho corporation

Date:
CALEB ROOPE
President and CEO
STATE OF )
)8s.
County of )
On this ___day of , 2024, before me a notary public in and for said state, personally

appeared CALEB ROOPE. known or identified to me to be the President and CEO of PACIFIC WEST
COMMUNITIES, INC., an Idanho corporation, the corporation that executed the instrument or the person who
executed the instrument on behaif of said corporation, and acknowledged to me that said corporation executed the
same.

IN WITNESS WHERECF, | have hereunto set my hand and affixed by official seal the day and year first
above written.

Notary Public
(seal) Residing at:
My Commission Expires:
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BUYER: FJ MANAGEMENT INC.,
a Utah corporation

Date:
CRYSTAL MAGGELET
CEC
STATE OF )
)ss.
Caunty of )
On this ___ day of , 2024, before me a notary public in and for said state, personally

appeared CRYSTAL MAGGELET, known or identified to me to be the CEQ of FJ MANAGEMENT INC., a Utah
corporation, the corporation that executed the instrument or the person who executed the instrument on behalf of
said corporation, and acknowledged to me that such corporation executed the same.

IN WITNESS WHEREQCF, | have hereunto set my hand and affixed by official seal the day and year first
above written.

Notary Public
(seal) Residing at:
My Commission Expires:

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / %I m/l /
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BUYER: FJ MANAGEMENT INC.,

a Utah comoration W&/
Date: %\! sz D2 M

CR AL MAGGELET '

STATE OF U&w\f\ )
)ss.
County ofsu;\i: Loke )ss

On this 0 = day of W\Of' JL» , 2024, before me a notary public in and for said state, personally
appeared CRYSTAL MAGGELET, known or :dentlfled to me to be the CEQ of FJ MANAGEMENT INC., a Utah
corporation, the corporation that executed the instrument or the person who executed the instrument on behalf of
said corporation, and acknowledged to me that such corporation executed the same.

INWITNESS WHEREOF, | have hereuntd setumy,
above written.

nd and affixed by official seal the day and year first

} S f\fi Ak INELSH N
Wy Publis, SEe of Utal =
Moty Pl S0 00 N¥tary Public ™ ”_& M
(seal) My Ctemzsion Explres Residing at: _(_Q—Pf«nr\ﬂmé , WY
Ou:sbar 11, 2028 My Commission Expires: _ (ol ”"’agz (e
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LIST OF EXHIBITS

Exhibit A: Legal Description of Property
Exhibit B: Buyer's Entitlements Due Diligence Schedule
Exhibit C: Form of Lease Agreement
Exhibit D: Form of State Deed
Exhibit E: Representation Disclosure
COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT ___ / %}' n-, /
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LIST OF EXHIBITS

Exhibit A: Legal Description of Property

Exhibit B: Buyer’s Entitlements Due Diligence Schedule

Exhibit C: Form of Lease Agreement

Exhiblt D: Form of State Deed
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EXHIBIT A

LEGAL DESCRIPTION
*Subject to written amendment in accordance with Section 2.1.a.(1}

First American Couvaitiment for THtSe Tnm
Tdabo - 2031 v, 0L0O {07-01-2021)

EXHIBIT A

The Land seferved tp berein below Is stuated in the County of Adas, State of Tdeho, and is described as
faltowes:

A parcel of tand, being situabed in the NW4 of Section 4, Township 3 North, Range 2 East; the SEé of
Sedbon 32, and the SWhs of Section 33, Township 4 Horth, Range 2 East, Boise Meridian, and being part
of the HUBBELL HOME ADDITION {Vacated); CLITHERO SUBDIVISION and THE EASTMAN TRACT as
shown on the plats on file in the office of the Recorder, ADA COUNTY, Idaho, more partiodarly as
fallows:

Commencing at the brass cap monument marking the southeasterly cormer of said SEV of Section 32;

thence N 42°18'03" W along the southwesterly boundary of said CLITHERG SUBDIVISION a distance off
344,39 feet (of record as N 42922' W a distance of 345,50 feet} to a 5/8 inch diameter iron pin;

thence leaving said southwesterly boundary N 15°25'14" E along the northwesterly boundary of said
CLITHER( SUBDIVISION a distance of 230.07 feet to a ¥4 inch diameter iron pin;

thence leaving said northwestery boundary S 85948'13" E a distance of 246.32 feet to a 5/8 inch
diameter iron pin on the centedine of Cithero Street;

thence 5 0711'47" W along said centerline a distance of 24,43 feat {of record as southerly a distance of
25 feet} to a 5/8 inch diameter iron pin;

thence leaving said centerine 5 §9°48'13" E a distance of 145.36 feet to a 5/8 inch diameter iron pin on
the eastery boundary of said CLITHERG SUBDIVISION;

thence N 0"11'47" E along said easterly boundary a distance of 200.04 feet to a ¥ inch diametar iron
piny;

thence leaving said easterly boundary S 89°21"28" E a distance of 189,79 feet tp a3 5/8 inch diameter iron
pin;

thence N 30°15'56” E a distance of 48.39 feet to a 5/8 inch diameter iron pin;
thence N 0935'56" E a distance of 42,00 feet to a 5/2 inch diameter iron pin;

thence N 44°24'(4" W a distance of 62.23 feet to a 5/8 inch diameter iron pin on the easterly right-of-
way of Vine Street;

thence N 0935'56" E a distance of 165,89 feet to a 5/8 inch dizmeber iron pin;

thence 5 B9°16'37" E 4 distance of 134,13 feet {of record as 134 feut} to a 5/8 inch dameter iron pin on
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EXHIBIT A

LEGAL DESCRIPTION
*Subject to written amendment in accordance with Section 2.1.a.(1)

Y
~

4% | First American et
sl Tftaho - PRF1 v. G100 {07-41-2821)

EXHIBITA

The Land referred tn terein below is situated in the Courtty of Ada, State of Idaho, and is descaribed e
follows:

A parcel of land, being situated in the NW of Section 4, Township 3 Horth, Range 2 East; the SEW of
Section 32, and the SWw of Section 33, Township 4 North, Range 2 East, Boise Meridian, and being part
of the HUEBEI L HOME ADOITION (Vacabmd); CLITHERS) SUBDIVISION and THE EASTMAN TRACT as
shown on the plats ont i in the office of the Racorder, ADA OOUNTY, Idaho, more particulardy as
follows:

Commeancing 3t the brass cap monument marking the southeasterly comer of safd SE& of Section 32;

thance N 42°168'03" W alang the sauthwesterly boundary of said CLITHERO SUBDIVIEION a distance of
344.30 feet (of record as N 42922' W a distance of 345.50 feet} to a 5/8 inch dameter iron pin;

themce leaving said southwesterly boundary N £5925'14" E along the northwesterly boundary of said
CLITHERC SUBDIVISION a distance of 23007 feet to a vz inch diameter iron pin;

thence leaving said northwasterly boundary S B97458'13" E a distance of 246.32 feet p a 5/B inch
diameter iron pin on the centerdine of Clithero Streat:

thence 5 1911'97° W along said centerline a distance of 24.43 feet (of record as southerly a distance of
25 feet) ko a 5/8 inch diameter tron pin;

thence laaving said centerline S 89948'13" E a dstance of 145.36 feet to a 5/8 inch diameter fron pin on
the easterly boundary of said CLITHERO SUBDIVISION;

thenca N 0°11'47" E along said eastery boundary a distance of 200,04 feet to a ¥2 inch diameter iron
pin;

leaving said easterly boundary S 89°21'28" E a distanice of 189,79 feet to a 5/8 inch diameter on
pin;

thence N 30°19'56" E a distance of 48.39 feet to a 5/8 inch dlameter iron pin;
thance N 093555" E a distance of 42.00 feet In a 5/2 inch dlameter ron ping

thena N 44924'04° W a distance of 62.23 feet to a 5/8 inch diameter iron pin on the easterly right-of-
way of Vine Strest;

thence N 0935'S6" E 3 distance of 185,89 feet to a 5/8 inch diameter iron pin;

thence S 83°16'37" E & distance of 134.13 feet (of record as 134 feet} to a 5/8 inch diameter iron pin on
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the easterly boundary of said THE EASTMAN TRACT;

thence N 0°35'S6" E along last said easterly boundary a distance of 363,60 feet {of record az N 0°16°E a
distance of 361,90 feet) bo a¥z diameter iron pin on the southwesterly right-of-way of State Street;

thence S 46°41"18™ E along said southwesterly right-of-way a distance of 1431,52 feet (of record as S
47920 £ a distance of 1429 feet) to 4 5/8 inch diameter iron pin on the northwesterly right-of- way of
Rose Street;

thence leaving said southwecterly right-of-way 5 43°20'34™ W along said northwestedy nght-of-way a
distance of 123.02 feet {of record as 123 feet} to a 578 inch diameter iron pin on the northeasterly right-
af-way of the alley in Block 4 of said HUBBELL HOME ADDITION [Yacated);

thence leaving last said northwesterly right-of-way N 46240°54% W along last said northeasterly right-of-
way a distance of 242.00 feet to a 5/8 inch dlameter iron pin;

thence leaving last said nartheasterly right- of-way 5 43920/34™ W a distance of 12,09 feet to a 5/8 inch
diameter iron pin on the southwesterly right- of-way of the alley in said Block 4;

thence S 46%40'54" E along last southwesterly right-of-way a distance of 242,00 fest to a 5/8 inch
diametar inon pin on the northwesterly right-of-way of said Rose Street;

thence 5 43°20'34" W along last said northwestery Tight-of-way a distance of 444.43 feet {of record as
445 feet) to a 5/8 inch diameter iron pin on the northeastedy right-of-way of Jordan Street {formerty
known as Sherman Street) as shown on said plat of HUBBELL HOME ADDITION {(Vacsted);

thence leaving last said narthwesterly right-cf-way N 46931°25™ W along last said northeasterly right-of-
way a distance of 127.00 feek tp a 5/8 inch diameter iton pin;

thence leaving (ast gaid northeasterly right of way 5 43°20'34" W a distance of 60.00 feet ta & 5/8 inch
diameter iron pin on the southwesterly boundary of said Jordan Streat;

Uwime 5 46°31°25" E ghmiy lasl saicd suaill iwesber Iy ourdary o disbance ol 127,00 feed W a 5/8 imh
diamater iron pin en the northwesterty right-of-way of said Rose Streety

thence leaving last said ssuthwesterly right-of-way 5 4392034 W along last said rorthwesterly right-of-
way a distance of 685,40 feet {of record as 685,35 feet) to a 5/8 inch dismeter fron pin on the
northeasterty right-of-way of Ressegute Sheet as shown on said plat of HUBBELL HOME ADDITION
{Vacated):

thence keaving last said northwesterly right-of-way M 40957°33" W along last said northeastedy right-of-
way a distance of 32.29 feet to a 5/8 inch diameter iron pin;

thence leaving last said mortheasterly right-of-way S 43°20'34" W a distance of 40.20 feet to a 5/8 inch
diameter iron pin on the southwesterdy right-of-way of said Ressegule Street;
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the eastedy boundary of said THE EASTMAN TRACT;

thenca N 0235’56 E along last said sasterly boundary a drstance of 363 .60 feet {of recond as N 0°16'E a
distance of 361.90 feet) to at: dlameter iron pin on the southwesterly right-of-way of Rate Street;

thence 5 46°91'18" £ along said southwestedy right-of-way a distance of 1431.52 feet (of record as S
47920’ E a detance of 1479 Feet) to a 5/8 inch diameter iron pin an the northwestedy right-of- way of
Rose Sheet;

thence laaving said southwesterty right-of-way S 43°30°34% W along said northwastirly right-oFway a
dshrna:fmmfeet{dremrdaslnfeet)tnaminchdamkmphmﬂemtheahﬂyﬁjn-
of-way of the afley in Black 4 of seid HUBBFL L HOME ADDITION {(Vacated);

thange laaving last said northwesterly right-of-way N 46°40°54" W along kst said northeasterly right-of-
wry 3 distance of 242.00 feet to a 5/8 inch diameter iron pin;

thence laaving last said northeasterdy right- ofway 5 43420'34™ W a distance of 12.00 feet to a 5/8 inch
dameter iron pin on the southwesterly right- of-way of the alley in said Black 4

thence S 46%0'54° E along last southwesterly right-of-way a distance of 242.00 fect bo a 5/8 inch
diameter iron pin on the northwesterly right-of-way of said Rose Sreet:

thence 5 43720'34™ W along List said northwestary right-of-way a distance of 444,43 feat (of record as
445 feet) to a 5/8 inch diametar iron pin on the northeastedy right-of-way of Jordan Street {(formesty
known as Sherman Sireet) as shown on said plat of HUBBELL HOME ADDITION (Vacated);

thence leaving last said narthwesterly right -oF-way M 46731'25” W along (st said noctheastedy ight-of-
way a distance of 127.00 feet to a 5/8 inch diameter iron pin;

thence leaving last said northeasterly right of way 5 41520'34" W a distance of 60.00 fest to a 5/8 inch
diameater iron pin on the southwestedy boundary of said Jandan Street:

thenm 5 45°31°25" E along last said southwesterly boundary a distance of 127.00 feet to a 5/8 inch
dizneter iron pin on the northwestedy right-of-way of said Rose Street;

thence leaving last said southwesterty right-of-way 5§ 43920°34" W along last said nodhwestery right-of-
way a distance of 585,40 feet (of record as 685,35 feet) to a 5/8 inch diameter iron pin on the
northeastardy right-of-way of Ressequia Street at shawn on said plat of HUBEELL HOME ADDITION
{Vacated);

thence leaving last said northwestedy right-of-way N 40°57°337 W along last said northeastesly night-of-
way a distance of 32.29 feet to a 5/8 inch diameter iron pin:

thence leaving last said northeasterty right-of-way S 43920'34" W a distance of 40.20 feet to a 5/8 inch
diameter iron pin on the southwestery right-of-way of said Resseguie Street;
This page & only & pant of & 2021 ALTA Comynitwant iy Tie Dnitiancy lesond By Fiet Amevkan Tiie Dypice Conpony. TR
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thence S 40°57'33" E along last said southwesterly right-of-way a distance of 62.44 feet {of record as
SOUTHERLY a distance of £1.29 feat} to 4 5/8 inch diameter iron pin on the centeriine of said Rose
Street;

thence leaving last caid southwesterty right-of-way 5 43%20'34" W along last said centerfine o distance of
100,50 feet (of record as 101,27 feet) to & 5/8 inch diameter iron pin;

thence leaving last caid centerdie 5 40°57'33" E a distance of 101,06 feet to a 5B indh diameter iron pin
on the southeasterly boundary of said HUBBELL HOME ADDITION {Vacated):

thence 5 54%05'29" W along last said southeasterly boundary a distane of 150,65 feet (of record as
150.6 feat} o a 5/8 inch diameter iron pin;

thence continuing along last said southeasterly boundary 5 53°06'47" W a distance of 69.83 feet (of
record ag § 52°58'49™ W a distance of 68,18 feet) to a brass cap monument:

thence leaving Jast said southeasterly boundary N 84708'32° W a distance of 70.41 feet {of record as N
84929'11" W a distance of 70,39 feat) to a brass cap monument

thence N 77°59'21" W a distance of 80.86 feet {of record as M 7B218'11" W & distance of 80,85 feet) to a
brass: cap monument;

thence N 70°34'40" W a distance of 72.71 feet {of record as N 70048'11™ W » distance of 72,76 feet) to a
brass cap monument;

thence N 81900°44" W a distance of 78,74 feet {of record as N 2i°11'11" W & distance of 78.79 feet) to a
brass cap monument;

thence N 61945'03" W a distance of 62.99 feet (of record as N 61%44°11* W a distance of 62,82 feet) to a
brass cap monument;

Urerme N 44933'11" W o Jislanue of 180,00 feel {of tevid o N 43745°11" W a dislae ol 186,46 leel}
o a 5/8 inch diameter iron pin on the westerly boundary of said NWia of Section 4;

thence N 0°03'07" E a distance of 734,02 feet (of record as N 0747" E a distance of 733 feet and N
0°02'49" £ a distance of 728.60 feat) o the POTNT OF BEGINNING,

EXCEPTING THEREFRQM that portion conveyed to Ada County Highway Districk by Wamanty Deed
recorded April 25, 2013 as Instrument No. 113044740, Records of Ada County, Idaha,

APN: R3786000152

TRE page & ooly & pant of 8 2020 ALTA Comsnineen o Tle Decorande iiued by Fist Amerian TR Irsusncg Company. Thi
CEntickriient 58 Aol sl nithout the Mot e Cuititinen bo Beue Podey;: tae Constinent Canalions; Sfiadiee A Scheckde B
Furt [—Rexpdnnents; aid Schodide 8, Part D—Eneplions; anl 4 oovnier-sipnstiuce by fe Company o &5 Seuig soent Hhat risy
e i) R St

wmﬂmmmmm:.mmm

The use of LS Form (or afy darfvative therenf) & restriched {0 ALTA Soenedes; aind
ALTA mernlssrs in good standing ag of e date of use A cther 1es are prohitibad.
Reprinkad under boende from e Amertan Land TRl Aol oo,

Form 50113 16 {5-18-23) Fage 11 of 16
COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT ! ! ¢ ! !
buyer initial(s} er intial(s} buyer initial(s) seller initial(s}

Page 15 of 21
4B87-0336-3474, v. 5.1



A5 | First American e o
2 Ldnho - 2011 v, 01.00 {07-01-2011)

thence 5 40°57°33° E along Last seid sovthwesterdy right-of-way a distance of £2.44 et (of remad as
SOUTHERLY a distanoe of 51.29 feat) to a 5/8 inch diameter run pin on the contedine of saxd Rose
Street:

thence leaving Last sald southwesterly right-of-way 5 43°20°14" W along last said cantedine a distance of
100,50 Feet {of recond as 101.27 feet) o a 5/8 inch diamsabar iron pin;

themuc Yeaving last seid centerdine 5 20957°33" E a distance of 101.06 feat tn a 5/8 indh diametar inon pin
on the stotheastesdy boundary of gaid HUBBELL HOME ADDITION (Vacatad);

thence 5 54%05°29" W along kst said southeasterly boundary a distance of 150,66 feet {of moord as
150.6 feet} to a 5/8 inch diameter iron pin;

thanoe continuing along tast said suutheasterly boundary 5 53°06°47” W a distance of €9.83 fact (of
record as 5 52958'49" W a distance of 68.18 feet) to a brass cap monument;

thence keaving last said southeasberly boundary N B4908'12" W a distance of 70.41 feet {of record as N
B4"29'11" W a distance of 70,38 feet) to a brass cap monuments

thance N 77959'21" W a distance of B0.BG feet {of record as N 78°18'11* W a distance of 80.85 feet) to a
brass p monument;

thenoe N 20°34'40" W a distance of 72.71 feet {of recond as N 70°48°11" W a distance of 72.76 feet) tn 5
brass cap monument;

theno: N B1900'44" W a distance of 78.74 feat {of recond as N 81°11'11" W a distonce of 78.79 fast) v a
brass ap monument:

thence N 6194503 W a distance of 62.99 feet (of record as N 61°44°'11° W a distance of B2.B2 feet) in 2
brass cap monurment;

thence N 44933'117 W » distance of 180.00 feet (of record as N 44°49'L1" W a distance of 186,45 feat)
i a 5/B inch diameter iron pin on the westery boundary of said NWt of Section 4;

thenci N 0°03'07" E a distance of 734.02 feet (of record as N 0°47'E a distance of 733 feet and N
0°02'43" E a distance of 728,60 feet) o the POINT OF BEGINNING.

EXCEPTING THEREFROM that portion conveyed to Ada County Highway District by Wamanty Oeed
recorded April 25, 2013 as Instrument No. 113044740, Records of Ads County, 1daha.

APN: R3786000159
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EXHIBIT B
BUYER’'S ENTITLEMENTS DUE DILIGENCE SCHEDULE
1. Initial neighborhood outreach and discussion with neighberhood association board members — No later
than 120 days following the Effective Date.
2. Initial pre-application meeting with City Staff — No later than 120 days following the Effective Date.

3. Hold a First Neighborhood Meeting in accordance with current Boise City Code — No later than 180 days
following the Effective Date.

4. Submit application for rezone and Planned Unit Development/P&Z Hearing — No later than 180 days
following the Effective Date.
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COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / % / - / !
y

Page 16 of 21
4887-0336-3474, v. 5.1



EXHIBIT B
BUYER’S ENTITLEMENTS DUE DILIGENCE SCHEDULE
1. Initial neighborhood outreach and discussion with neighborhood association board members — No later
than 120 days following the Effeciive Date.
2. Initial pre-application meeting with City Staff — No later than 120 days following the Effective Date.

3. Hold a First Neighborhood Meeting in accordance with current Boise City Code — No fater than 180 days
following the Effective Date.

4. Submit application for rezone and Planned Unit Development/P&Z Hearing — No later than 180 days
following the Effective Date.
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EXHIBIT C

FORM OF LEASE AGREEMENT
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EXHIBIT C
FORM OF LEASE AGREEMENT
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(PROPOSED) LEASE AGREEMENT

THIS LEASE AGREEMENT (“Lease Agreement”) is made effectlve as of ;
(the “Effective Date’), by and between R - , whose
mailing address is ' ("Lessor") and the
STATE OF IDAHO, TRANSPORTATION DEPARTMENT (aka IDAHO TRANSPORTATION
DEPARTMENT), whose mailing address is P.O. Box 7129, Boise, Idaho 83709-1129 (“Lessee™), for the
leasing of that real property described below and referred to as the “Premises”. Lessor and Lessee may
be referred to collectively as the “Parties”. The Partics specifically agree and acknowledge that the
approval signature of the Leasing Manager, Division of Public Works, Department of Administration, is
a required signature to this Lease Agreement.

WITNESSETH
WHEREAS, the Parties desire to enter into a Lease Agreement; and

WHEREAS, Lessee is legally authorized to enter into this agree’rﬁént by power granted by Title
67, Chapter 57 of Idaho Code, with the approval of the Department of Administration.

NOW, THEREFORE, in consideration of the mutual covenants, agreements, and conditions
contained in this Lease Agreement, the Parties agree as follows:

1. LEASE OF PREMISES. Lessor does hereby demise and lease to the Lessee that certain real
property situated in the City of Boise, County of Ada, State of Idaho, known and described as set forth in
Exhibit A and as shown on Exhibits B and C attached hereto:

Certain portions of the property commonly known as the Idaho Transportation Department State Street
[Headquarters, located at 3311 State Street, Boise [daho as depicted on Exhibit B. The buildings included
in this [.case Agreement and located within the Premises are:

1: B2, Warehouse/Print Shop/BMS building, including 75 parking spaces in front of the building, and 28
designated parking spaces to the rear of the building.

2: B9A, Warchouse #1, including the loading ramp and the three adjacent parking spaces.
3: B9B, Warchouse #2, including the loading ramp and the 9 adjacent parking spaces.

4: 33, Central Lab/East Annex, including 95 parking spaces in front of the building and 12 parking spaces
to the rear of the building.

5: B4, Garage, including 34 p‘di‘kiﬁ'g spaces adjacent and to the south of the garage.
6: B6, Bull Pen Equipment building, and all parking spaces within the fenced in Bull Pen.

7: B7 and B8, the two Idaho Historical Society buildings located to the south of the Central Lab/Fast
Annex, located at 867 and 877 N. Whitewater Park Boulevard, including adjacent parking spaces.

Each structure located within the Premises may be referred to herein singularly as a “Building”, or in the
plural as “Buildings”. This lease of the Premises includes the right, together with other Lessees of the
Buildings and their employees and business invitees, to use the common public areas of the Buildings for
their intended use and subject to the other provisions of this Lease Agreement but includes no other rights
not specifically set forth herein.
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Ingress and egress for vehicle traffic shall not be impeded by Lessor to the Premises.

2. TERM. The term of this Lease Agreement (the “Base Term”) begins upon closing of the sale of

the real property to Lessor and ends at midnight on July 1, 2026, unless voluntarily vacated sooner by the
Lessee. ‘

A. Lease Option for Testing Facility. No later than ninety (90) days before the conclusion of
the Base Term, Lessee shall have the option by providing written notice (the “Extension
Notice”) to extend the Base Term for an additional two (2) years (concluding July 1, 2028)
(the “Extended Term™) with regard 1o that portion of the Premises identified above as “B3,
Central Lab/East Annex, including 95 parking spaces in front of the building and 12 spaces to
the rear of the building” (the “Testing Facility™).

The Extended Term shall be contingent upon execution of an amendment to this Lease
providing for the rent to be paid by Lessee during the Extended Term, which shall be “Fair
Market Rent,” determined as follows: Fair Market Rent shall mean the arm’s length fair
market annual rent on a square footage basis for space comparable to the Testing Facility and
other comparable buildings (in terms of size, quality, utility, location, age, existing
improvements, services provided, length of term, commissions, and other relevant factors)
within the Treasure Valley market. Lessor and Lessee shall discuss and identify Fair Market
Rent within thirty (30) days of the Extension Notice (the “Rent Determination Period™). If
[Lessor and Lessec fail to reach agreement within the Rent Determination Period, Fair Market
Rent shall be determined by “Baseball Arbitration,” which shall inciude the following
procedures: (i) during the Rent Determination Period, either Lessor or Lessee may elect to send
notice (thc “Arbitration Notice™) to the other party electing to have Fair Market Rent
determined by Baseball Arbitration; (ii) within five (5} business days of the Arbitration Notice,
Lessor and Lessee shall each select an arbitrator (“Lessor’s Arbitrator” and “Lessee’s
Arbitrator”, respectively), who shall each be qualified and impartial and licensed in the State
of Idaho as an MAI appraiser with at least ten (IQ}) years of experience in appraising the type
of matters associated with Fair Market Rent; (iii) within ten (10) business days of appointment,
Landlord’s Arbitrator and Tenant’s Arbitrator shall name a third arbitrator, similarly qualified;
(iv) within ten (10) business days of the appointment of the third arbitrator, Lessor and Lessee
shall each deliver to such third arbitrator their respective determination of Fair Market Rent
(“Lessor’s Final Offer” and “Lessee’s Final Offer”, respectively) and the third arbitrator
shall make a determination of Fair Market Rent based on such information as of the
commencement of the Extended Term and thereafter select either Lessor’s Final Offer or
Lessee’s Final Offer, but no other, whichever is closest to the third arbitrator’s determination
{the “Final Determination™). The costs and fees incurred by the third arbitrator associated
with the Final Determination shall be split equally among Lessor and Lessee. If Lessee
determines the Final Determination is unacceptable, Lessee shall not be obligated to proceed
with the Extended Term and this Lease Agreement shall terminate as of the conclusion of the
Base Term. If Lessee determines the Final Determination is acceptable, Lessor and Lessee
shall enter into an amendment to this Lease Agreement confirming the Fair Market Rent no
later than thirty (30) days prior to the conclusion of the Base Term. All other terms and
provisions of this Lease Agreement not inconsistent with the requirement to pay Fair Market
Rent shall continue to apply during the Extended Term,

B. Additional Extended Term. No later than ninety (90) days before the conclusion of the
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Extended Term, Lessee shall have the option by providing written notice (the “Additional
Extension Notice”) to extend the Extended Term for an additional one (1) year (concluding
July 1, 2029) (the “Additional Extended Term”) with regard to the Testing Facility only. The
terms and conditions for proceeding with the Additional Extended Term shall mirror those set
forth in Section 2.A, above. :

C. Definition of Term. The Base Term, Extended Term, or Additional Extended Term, as
applicable, shall hereafter be referred to herein as the “Term”.

D. Testing Facility Equipment and Fixtures: Remediation. Notwithstanding anything to the
contrary contained in this Lease Agreement, Lessee shall have the opportunity to remove any
and all equipment and facilities, including fixtures, located within the Testing Facility, In
accordance with such right, Lessee shall provide for environmental remediation in connection
with its use of the Testing Facility during the Term for any material exacerbation of existing
contamination, or any new contamination not otherwise existing or discoverable during
Lessor’s Due Diligence period, which remediation shall be conducted in accordance with the
requirements of applicable federal, state, or local laws or ordinances and shall be completed
prior to the conclusion of the Term,

3. PAYMENT. The Lease Agreement is provided at no. cost to the Lessee except as set forth in
Section 2, above, related to the Extended and Additional Extended Terms. Payment of rent for the
Extended Term and Additional Extended Term shall be made in monthly payments by Lessee.

4, NO WASTE; REPAIRS. essee will not commit waste on the Premises, nor will it disfigure or
deface any part of the buildings, grounds, or any other part of the Premises, including fixtures. Any
repairs, maintenance, or operation on the Premisés shall be done in accordance with Section 5, below, and
shall be in a workmanlike manner and must comply with all applicable codes, ordinances, rules and
regulations.

5. SERVICES AND PARKING. Lessee will provide, perform, and pay for all services,
maintenance and parking associated with its use of the Premises, including, without limitation:

A. Ultilities: - Paid for by Lessee directly to utility providers.

B. Facility Repair and Maintenance: -

1} Building structure and related equipment (interior and exterior);

2) MHeating system and related equipment; :

3} Cooling and air handling system and related equipment;

4) Electrical system and related equipment;

5) Sewer and plumbing systems and related equipment;

6) Exterior lighting, including landscaped areas, parking arca and walkway;

7} Cleaning ground and parking area of debris will be performed as needed;

8) Trash removal from property will be accomplished done as needed;

9) TFurnishing of all washroom materials, including paper products, soap, clcaning supplies
and equipment;

10) Lamp and light fixture repair and maintenance;

11} Outside ground maintenance (other than landscaping maintenance) shall be provided on an
“as needed” basis. Snow removal shall include removal of snow from parking lots and
walkways. Removal shall be performed weekdays prior to 8:00 a.m. and on an “as needed”
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basis throughout the day. Priority shall first be given to keeping ADA accessible spaces
clear and to ingress, egress, and fire lanes, secondly to customer and employee parking
areas, and lastly to overflow parking areas. An area shall be designated for snow storage.
Areas subject to ice accumulation shall be treated with de-icing agents as necessary;

12) Lawn and shrubbery care weekly during season. Lessor shall provide access, during the
summer irrigation season, to the water well located near the Main Office Building for the
purpose of allowing the Lessee to irrigate the grass areas in front and of and to the east and
west side of the Main Office Building. -

C. Parking. Lighted and paved automotive parking spaces will be maintained by Lessee with
adequate ingress and egress available, ADA accessible spaces will be provided equal to the requirements
of the Americans with Disabilities Act (ADA), with all such requirements applicable to the Premises to
be satisfied by Lessee at Lessee’s sole cost. Lessor will allow Lessce to park vehicles overnight and on
weekends as needed for Lessee operations.

6. LESSOR RESPONSIBILITY. Lessor is responsible for payment of all federal, state, county,
city or other public authority taxes and assessments charged against the Premises and payment of the
insurance identified in Section 17 of this Lease Agreement.

7. INDEMNIFICATION. Lessor hereby agrees to defend, indemnify and save Lessee harmless
from and against any and all liability, loss, damage, cost, and expense, including court costs and attorneys'
fees of whatever nature or type, whether or not litigation is commenced, that the Lessee may incur, by
reason of any act or omission of the Lessor, its employees or agents or any breach or default of the Lessor
in the performance of its obligations under this Lease Agreement. The foregoing indemnity shall not
apply to any injury, damage or other claim resulting solely from the act or omission of the Lessee, its
employees, nor shall it apply to any injury, damage, or other claim resulting from the condition of the
Premises, including any structures located thereon. Nothing contained herein shall be deemed a waiver
of Lessee’s sovereign immunity, which is hereby expressly retained. Nothing in this provision or this
Lease Agreement shall extend the tort responsibility or liability of the Lessee beyond that required by the
Idaho Tort Claims Act, Idaho Code section 6-901 ef segq.

8. USE OF PREMISES. Lessce shall use the Premises for the following purposes: to conduct the
business of the State of Idaho. Such uses include, but are not limited to: the storage and repair of motor
vehicles, operation of a material lab for the purpose of supporting highway construction projects, business
offices for state employed personnel, operation of a printing facility in connection with supporting
highway construction and operation, storage of equipment, and other related uses. It is understood by the
Parties that the Idaho Historical Society shall use buildings B7 and B8 during the Base Term of this Lease.

9. PREMISES DAMAGE. If, during the Term of this Lease Agreement, the Premises, or any
portion thereof, shall be destroyed or damaged by fire, water, wind or any other cause not the fault of
Lessee so as to render the Premises unfit for occupancy by Lessee, this Lease Agreement may be
automatically terminated at Lessee’s discretion as to that portion, if less than all, of the Premises destroyed
or damaged. If terminated, Lessee shall immediately surrender that portion of the Premises to Lessor.

10.  ALTERATIONS. Except as otherwise agreed, subsequent to the Effective Date and during the
Term of this Lease Agreement and any extension, neither Lessor nor Lessee shall make any alterations,
additions or improvements to the Premises without the prior written consent of the other. Any and all
alterations and improvements made by Lessee shall be made at Lessee’s sole expense and, subject to the
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exception for Trade Fixtures provided below, shall, upon termination of this Lease Agreement, and
without disturbance or injury, become the property of the Lessor, and shall remain in and be surrendered
with the Premises. Any such alterations, whether performed by Lessor or Lessee, must be made in a
workmanlike manner and must comply with all applicable codes, ordinances, rules and regulations.
Notwithstanding any other provision of this Lease Agreement, Trade Fixtures, as defined in this Lease
Agreement, installed by Lessee shall, at the option of the Lessee, not become the property of the Lessor
and, upon the termination of this Lease Agreement, the Lessee may remove such Trade Fixtures. For
purposes of this Lease Agreement, a “Trade Fixture” is defined as personal property used by the Lessee
in the conduct of its business and includes items such as, but not limited to, shelves and reception counters.

11.  DEFAULT. In the event that either party shall default in the performance of any material term,
covenarnt, or condition of this Lease Agreement, the party not in default may at its option terminate this
Lease Agreement as its sole remedy. The party alleging default must provide written notice of said default,
specifying the alleged default, and the receiving party shall have thirty (30) days to cure or shall
immediately provide written documentation that it is proceeding to cure the default in an expedited manner
(e.g., working overtime, express delivery, etc.). The foregoing shall not apply in the event of a holdover
or Tailure to relinquish the Premises by Lessee at the conclusion of the Term, in which event Lessee shall
be responsible for payment of then-“Fair Market Rent” for the time during which the Premises continues
to be occupied and Lessor shall be entitled to seek judicial relief to regain possession of the Premises.

12. OFFICIALS, AGENTS AND EMPLOYEES OF LESSEE NOT PERSONALLY LIABLE.
It is agreed by and between the Parties that in no event shall any official, officer, employee or agent of the
State of Idaho be in any way personally liable or responsible for any covenant or agreement contained in
this Lease Agreement, express or implied, nor for any statement, representation or warranty made in or in
any way connected with this Lease Agreement or the Premises. In particular, and without limitation of
the foregoing, no full-time or part-time agent or employee of the State of Idaho shall have any personal
liability or responsibility under this Lease Agreement, and the sole responsibility and liability for the
performance of this Lease Agreement and all of the provisions and covenants contained in this Lease
Agreement shall rest in and be vested with the State of Idaho.

13. SUFFICIENT APPROPRIATION BY LEGISLATURE REQUIRED. It is understood and
agreed that the Lessee is a governmental entity, and this Lease Agreement shall in no way or manner be
construed so as to bind or obligate the State of Idaho beyond the term of any particular appropriation of
funds by the State legislature as may exist from time to time. The Lessee reserves the right to terminate
this Lease Agreement in whole or in part if, in its judgment, the legislature of the State of Idaho fails,
neglects or refuses to appropriate sufficient funds as may be required for Lessee to continue such lease
payments, or requires any return or “give-back” of funds required for the Lessee to continue payments, or
if the Executive Branch mandates any cuts or holdbacks in spending. All affected future rights and
liabilities of the Parties shall thereupon cease within ten (10) days after the notice to the Lessor. It is
understood and agreed that the lease payments provided for in this Lease Agreement shall be paid from
State legislative appropriations.

14.  RIGHT TO TERMINATE LEASE AGREEMENT. Lessee may terminate this Lecase
Agrecment with respect to the entirety of the Premises or any portion of the Premises at any time for any
reason during any Term, provided that Lessor is notified in writing thirty (30) days prior to the date such
termination is to be effective. Such action on the part of the Lessee will relieve the Lessee and the State
of Idaho of liability under this Lease Agreement for periods after the specified date of termination or the
actual date of surrender of the Premises, if later.
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15. RELATION OF PARTIES. The Parties agree and acknowledge that neither shall be considered
the employer, agent, representative, partner, or contractor of the other by reason of this Lease Agreement.

16. NOTICES. Notices, requests, demands, and other communications hereunder shall be in writing
and shall be given by (i) established express delivery service which maintains delivery records, (ii) hand
delivery, (iii) electronic mail, or (iv) certified or registered mail, postage prepaid, return receipt requested,
to the Parties at the addresses set forth below, or at such other address as the Parties may designate by
written notice in the above manner.

Any notice required to be sent by the Lessee shall be sent to the Lessor's Jast known address at:

{(Need an address and phone number for notices to Lessor)

Any notice required to be sent by the Lessor shall be sent to the address of the Premises and to the
Lessee's last known address at:

I[daho Transportation Department
Attn: David Tolman

Building 8

11331 W. Chinden Bivd.

Boise, ID 83714

A copy of any such notice shall also be sent to:

The Department of Administration

State Leasing Program

Attn: Statewide Leasing Manager

Post Office-Box 83720, Boise, ldaho 83720-0072

In the event of a change of address by either Lessor or Lessee, the Parties agree to notify each other in
writing within ten (10) days of the date of any such change.

17. INSURANCE, The Lessor shall maintain an insurance policy (or policies) for the purpose of
insuring any property and liability risks regarding the Premises. The Lessor shall provide the Lessee with
a certificate of insurance or a copy-of its insurance policy on or before the Term this Lease Agreement
commences and shall provide annual confirmation of coverage prior to the renewal date of the policy (or
policies). Should any of Lessor’s policy (or policies) be cancelled before its expiration date, the Lessor
shall immediately notify the Lessee and provide evidence of a replacement policy.

The policy (or policies) shall identify the Lessee as an additional loss payee and shall furthermore require
the issuing insurer to notify the Lessee of any policy cancellation.

The Lessor acknowledges that the State of Idaho and its departments and agencies are self-funded for their
public liability exposures. The State of Idaho has created The Retained Risk Fund, administered by the
Office of Insurance Management (Idaho Code Section 67-5776), as the method to finance its risk loss.
Trade Fixtures are subject to coverage in aceordance with state law. Evidence of financial responsibility
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of Lessee will be provided to Lessor upon request ahd will consist of a Certificate of Financial
Responsibility.

18.  ASSIGNMENTS. Neither party shall assign its interest in this Lease Agreement without the prior
written consent of the non-assigning party, which consent shall not be unreasonably withheld, conditioned,
or delayed. If an assipnment by Lessor is approved, the assignment is not effective unless it is also
approved by the State Board of Examiners in accordance with Idaho Code § 67-1027. An assignment
shall not in any way act as a release of any claim by Lessee as against the original Lessor nor shall it act
as a watver of any default under this Lease Agreement existing at the time of such sale or conveyance and
assignment to the extent that any such default continues and remains uncured after such sale and
assignment. The provisions of the Lease Agreement will continue in full force and effect upon such
assignment by Lessee.

19.  NON-WAIVER. The failure of the Lessor or Lessee to insist upon strict performance of any of
the covenants and agreements of this Lease Agreement or to exercise any option contained in this Lease
Agreement shall not be construed as a waiver or relinquishment of any such covenant or agreement, but
the same shall be and will remain in full force and effect unless such waiver is evidenced by the prior
written consent of authorized representatives of the Lessor and Lessee.

20. MODIFICATION. This Lease Agreement may be modified only by mutually executed written
amendment, signed by authorized representatives of Lessor and Lessee. Anything else contained herein
notwithstanding, modifications to this Lease Agreement shall be of no force and effect until
approved in writing hy the Department of Administration, Division of Public Works, State Leasing
Program.

21. NON-SMOKING BUILDINGS. All State-owned or State-leased buildings, facilities or area
occupied by State employees shall be designated as “non-smoking” except for custodial care and full-time
residential facilities. The policy governing custodial care and full-time residential facilities may be
determined by the directors of such facilities.

22, UTILITY INFORMATION. State agencies are encouraged to implement strategies to reduce
grecnhouse gases. Lessor agrees to provide Lessee with ongoing permission to access the utility
information of the Buildings to determine the amount of electricity consumed within the Premises. If
Lessee is not able to access this information directly from the utility companies, Lessor agrees to furnish
said information to Lessee on a calendar year basis if requested.

23, MATERIAL REPRESENTATIONS. The Parties agree and acknowledge that the
representations and acknowledgments made in this Lease Agreement are material and the Parties have
relied upon them in entering this Lease Agreement. Without limiting the foregoing, Lessee acknowledges
and agrees that the Premises and the leasehold interest created herein is provided in its as-is, where-is
condition, with no representations or warranties of any kind, including, without limitation, warranties of
habitability or fitness for any particular purpose.

24,  SEVERABILITY. If any term or provision of this Lease Agreement is held by the courts to be
illegal or in conflict with any existing law, the validity of the remaining terms and provisions shall not be
affected, and the rights and obligations of the Parties shall be continued and enforced as if the invalid term
or provision were not contained in this Lease Agreement.
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25. LESSOR’S RIGHT TO LEASE. Lessor warrants that it is lawfully possessed of the Premises
and has good, right and lawful authority to enter into this Lease Agreement and that Lessor shall put
Lessee into actual possession of the Premises at the commencement of the Term of this Lease Agreement
and shall ensure to Lessee the sole, peaceable, and uninterrupted use and occupancy of the Premises during
the full Term of this Lease Agreement and any extension.

26. MORTGAGES BY LESSOR. Lessee recognizes that Lessor may encumber the Premises by a
mortgage(s) or other instrument securing Lessor’s obligations to a lender. In such event, the following
provisions apply as to the holder of any such mortgage or security instrument and to any person or entity
acquiring an interest in the Premises through such mortgage or security interest:

A. In the event of a foreclosure or acquisition by the ‘holder of such mortgage or security
instrument {or by a third party at a foreclosure sale), this Lease Agreement shall continue in
full force and effect and the holder or other acquiring party shall be entitled to the benefits of
the Lessee’s performance under this Lease Agreement and shall have such remedies as are
available to the Lessor under this Lease Agreement with respect to any default by the Lessee
then existing or thereafter occurring.

B. Upon writlen notification to Lessee of a completed foreclosure or other acquisition by the
holder or third-party purchaser at a foreclosure sale, Lessee will attorn to the acquiring party
and shall thereafter perform. '

C. Inthe event of a foreclosure or acquisition by the holder of such mortgage or other security
instrument (or by a third party purchaser at a foreclosure sale), claims by Lessee against the
Lessor arising prior to acquisition by the holder or third party purchaser shall not apply to such
holder or third party purchaser; providéd, however, that this shall not act as a waiver of any
rights of Lessee by reason of default under this Lease Agreement existing at the time of such
foreclosure sale or other acquisition or thereafter arising, to the extent that such default is not
cured under the provisions of this Lease Agreement.

27. COUNTERPARTS/ELECTRONIC SIGNATURES. This Lease Agreement may be executed
in exact counterparts and when so executed by the Parties shall be effective in accordance with the terms
hereof. This Lease Agreement may be executed and delivered by electronic means and thereupon the
Lease Agreement shall be treated in each case and in all manner and respects and for all purposes as an
original and shall be considered to have the same binding legal effect as if it were an original manually
signed counterpart thereof delivered in person.

28. COMPLETE STATEMENT OF TERMS. No other understanding, whether oral or written,

whether made prior to or contemporaneously with this Lease Agreement, shall be deemed to enlarge, limit
or otherwise affect the operation of this Lease Agreement.

29, STATUTORY PARAMETERS. Pursuant to Idaho Code §§ 67-2346 and 67-2359, the Lessor
certifies: (1) it is not currently engaged in, and will not for the duration of the Lease Agreement engage
in, a boycott of goods or services from Israel or territories under its control; (2} it is not currently owned
or operated by the government of China and will not for the duration of the Lease Agreement be owned
ot operated by the government of China; and (3} it will not assign or seek to assign the Lease Agreement
or License to a person who operates in violation of either statute.
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[Signature Page Follows]
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IN WITNESS WHEREOF, the Parties have executed this Lease Agreement as set forth above.

LESSOR:

Name:
Its:

STATE OF )
) s8.
County of )

This instrument was signed or acknowledged before me by

DATED: , 2024,
Print Name: -
Notary Public in and for the State of
Commission expires on
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LESSEFR.: FError! Reference source not found.

Name:
Its:
STATE OF IDAHO )
} ss.
County of Ada )

This instrument was signed or acknowledged before me by

DATED: ,2024.
Print Name:
Notary Public in and for the State of Idaho
APPROVED BY:
Richard Brien, State Leasing Manager Date

State Leasing Program, Division of Public Works,
Department of Administration
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EXHIBIT “A” TO THE LEASE AGREEMENT

LEGAL DESCRIPTION
*Subject to written amendment in accordance with Section 2.1.a.(1) of the PSA.

First American

Cacunikment for Title Insursinas
Idabka - 2021 v, 0100 {07-01-2021}

EXHIBIT A

The Land refested o berein below 15 situated in the Coumty of Ada, State of Idaho, and i described as
follows:

A parcel of land, being situated in the NWs of Section 4, Township 3 Morth, Range 2 East; the SEV of
Section 33, and the SW of Section 33, Township 4 North, Range 2 East, Boise Meridian, and being part
af the HUBBELL HOME ADDITION {Vacated}; CLITHERD SUBDIVISION and THE EASTMAN TRACT as
shown on the plats on file in the office of the Recorder, ADA COUNTY, Idaho, more particularly as
follows:

Commencing at the brass cap monument marking the southeasterly comer of said SEW of Seckion 32;

thence N 42°18'03" W along the scuthwesterdy boundary of said CLTTHERO SUBDIVISION a distance of
344,30 feet (of record as N 42922' W a distance of 345,50 feet} to a 5/8 inch diameter iron pin;

thence leaving said southwesterly boundary M 15925714" E along the nerthwesterly boundary of said
CLITHERQ SUBDIVISION a distance of 230,07 feet to a ¥ inch diameter ivon pin;

thence leaving said northwesterdy boundary 5 89°48'13" E a distance of 246,32 Feet bo a 58 inch
diameter iron pin on the centerline of Clithero Street;

thence S 0911'47" W along said centerline a distance of 24.43 feet (of record as scutherly a distence of
25 feat) to a 5/8 inch diameter iron pin;

thence leaving said centerdine 5 §9°48'13" E a distance of 145,36 feet to a 5/8 inch diameter iron pin on
the eastery boundary of said CLITHERQ SUBDIVISION;

thence M 0911'47" E along said easterly boundary a distance of 200.04 Feet ko = ¥z inch diameter iron
piry;

thence leaving seid easterly boundary & 89°21'28™ E a distance of 189,79 feet tn a 5/8 inch diameter iron
pin;

thence N 30°19'56" E a distance of 48.39 feet to a 5/B inch diameter iron pin;
thence N 0°35'56" E a distance of 42.00 feet to a 5/8 inch diameter iron ping

thence N 44°24'04" W a distance of 62,23 feet to & 5/8 inch diameter iron pin on the easterly right-of-
way of Vire Streat;

thence N 0935'08" E a distance of 185.89 feet tp a 5/8 inch diameter iron ping

thence 5 89716'37" E a distance of 134.13 feet {of record as 134 feel) to a 5/8 inch diameter iron pin on

Thic e & cvsly 3 it of 3 2024 ALTA Comoninesd i THie Durdnee Mived Dy Fist Amerian TR Ieudnce Compeny. ThA
Gkt i not valkl withou! e Nelice: e Conntinend o fesue Polty; e Comsnnsnd Condlions; Scedute A2 S 8,
Part J—Reggvemants; o Sk 8, Pat T—Excepdtan; aid ¥ cunbicgipture by the Carpany o B By sgend that may
e 1 SR ST

Copryright 2021 Arrverlean Land Thie Assaciabion, A dights reserved.

The s of s Formri {0 drty Oervative Buzranf) 2 rostbrichodd by ALTA lhoensese and

ALTA rermlers in goed gtanding &6 of e daba of uge A obfesr 1ok are prohilibad

Repelpted Gndet joeise from e American Land Talke Assodation.
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First American Commaltsment for THSe Insars
Idaho - 2021 v, 0L00 (07-01-2021)

the eastarly boundary of said THE EASTMAN TRACT!

thence N 0935'56" E abong last said easterly boundary a distance of 363,60 feek {af record as N I°16'E a
distance of 361.90 feet) ta a2 diameter iron pin on the southwestarly right-of-way of State Strest;

thence S 46°41"18" E along said southwesherly right-of-way a distance of 1431.52 feet {of record as S
47920" E a distance of 1429 feet} to a 5/8 inch diameter jron pin on the northwestery Aght-of- way of
Rose Street;

thence Jeaving said southwesterly right-of-way S 43°20'34" W abng said northwesterdy right-of-way a
distance of 123.02 feet {of record as 123 feet} to a 58 inch diameter iton pin: on the northeasterly right-
of-way of the alley in Block 4 of said HUBBELL HOME ADDITION (Vacated);

thence leaving last said northwesterly right-of-wey N 46°40°'54™ W along last said northeastery right-of-
way & distance of 242,00 feet to 4 5/8 inch diameter jron pin;

thence leaving last said northeasterly right- of-way S 43920"34" W a distance of 12,00 feet bo a 58 inch
diameter iron pin on the soutnwestedy dght- of-way of the afley in sald Block 4;

thence S 46%40'54" E along last southwesterly right-of-way a distance of 242,00 feet to = 5/8 inch
diameter iron pin on the northwesterly right-of-way of said Rose Sireet;

thence 5 43°20°34" \W along last said northwestery right-of-way a distance of 444.43 feat (of record as
445 feet) bo a 5/ inch diameter iron pin on the northeastery right-of-way of Jordan Street {formerly
lnown as Sherman Street) as shown on said plat of HUBBELL HOME ADDITION {Vacated);

thence Jeaving last said northwesterly right-of-way N 46931°25™ W abng last said northeasterly right-of-
way a distance of 127.00 feet to a 5/8 inch diameter iron pim;

thence leaving last said northeasterly right of way S 43920'34" W a digtance of 60,00 feet to a 5/8 inch
diameter iron pin on the southwestarly boundary of said Jordan Street;

thence 5 46°31"25" E along last said southwesterly baundary a distance of 127,00 feet to a 5/8 inch
diameter jron pin on the northwesterly right-of-way of said Rose Shreet;

thence leaving last said southwesterly right-of-way 5 43°20°34" W along last said northwesterly right-of-
way a distance of 685,40 feet {of recard as 685.35 feet) to & 5/8 inch diameter iron pin on the
northeasterly right-of-way of Resseguie Street as shown an seid plat of HUBBELL HOME ADDITION
{Vacated):

thence leaving last said northwestery right-of-way N 40957'33" W abong last said northeastedy right-of-
way a distance of 32.29 fest to a 5/8 inch diameker iron pin;

thence leaving last said northeasterly right-of-way 5 43°20°34" W a distance of 40.20 feet to a 5/8 inch
dizmeter iron pin on the southwesterly right-of-way of said Resseguie Strest;
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thence S 40°57'33" E along last said southwesterly right-of-way a distance of 62,44 feet (of record as
SOUTHERLY a distance of 61,29 feet) to a 5/8 inch diameter iron pin on the cenkerline of said Rase
Sbraet;

thence keaving last said soauthwesterly right-of-way S 43920'34" W along last said centerline a distance of
100,50 Feet {of record as 101.27 feet) to a 5/8 inch dismeber iron pin;

thence keaving last sasid centedine 5 40°57°33" E a distance of 101.06 feet to a 5/B inch diamater iron: pin
on the southeasterly boundary of said HUBBELL HOME ADDITICN (Vacated):

there S 54%05'29" W along last said southeasterly boundary & distance of 150,66 feet (of record as
150.6 feet} to a 5/8 inch diameter iron pin;

thence continuing along last said southeasterly boundary S5 5300647 W a distance of §9.53 feet {of
record a5 S 52°58'48" W a distance of 68,18 feet) to 3 brass cap monument;

thence leaving last said scutheastery boundary N 84%08'32" W a distance of 70,41 feet {of record as N
84°29"11" W a distance of 70.38 feet) to a brass cap monuments

thence N 77°59'21" W a distance of 80,86 feet (of record us N 78°18'11" W a distance of 20.85 fect) o a
brass cap monumert;

thence N 70°34'40" W a distance of 72,71 feet {of record as M 70°48'11™ W a distance of 72.76 feet) to a
brass cap monument;

thence N 81°00'44" W a distance of 78,74 feet {of record as N 81%1111" W a distance of 78.79 feet) to a
brass cap monument;

thence N 61945'03" W a distance of 62.92 feet {of recard as N 61°44°11™ W & distance of 62.82 feet) bo a
brass cap monument)

thence N 44°33'11" W a distance of 180.00 feet {of record as N 44949'11" W a distance of 186,46 feet)
to a 5/8 inch diameter iron pin on the westerdy houndary of said NWh of Section 4;

thence N C°03'07" £ a distance of 734.02 feet {of record as N 0247 E u digtance of 733 feet and B
0°02'49" E a distance of 728.60 feet} to the POINT C1F BEGIMNING,

EXCEPTING THEREFROM that portion conveyed to Ada County Highway Districk by Wamanty Deed
recorded Apiil 25, 2013 us Insbrument No. 113044740, Records of Ada County, Idaha.
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EXHIBIT B” TO THE LEASE AGREEMENT
THE PREMISES
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EXHIBIT “C” TO THE LEASE AGREEMENT
THE PREMISES
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AGENCY CHECKLIST

CHECKLIST: You shnu!d make _:sure you receive the fo[lowmgalte_ms from your Lessor.-
Provide DPW a copy: of the Lesso Information Sheet, the C 1cate of Occupancy (lf
applicable) and the Inspectlon/Acceptance of Premises (if applic D

DA W-9 (Required prior to processing invoices)

Rent invoices (typically required for all rent payments)

Copy of Lessor’s insurance policy (The lease requires Lessor provide a copy of the policy
before the Lease starts. The agency should make sure these policies and all subsequent renewals
are in effect. The minimum amount of insurance information you should monitor is noted
below.)

DX Copy of Lessor’s Information Sheet. Please provide a copy to DPW.,

<] Copy of Certificate of Occupancy (if occupying this particular space for the first time).
Please provide a copy to DPW.

Copy of Inspection/Acceptance of Premises (if occupying this particular space for the first
time). Please use the attached or an equivalent, signed by both agency & Lessor. Please
provide a copy to DPW,

NOTICES

* If you have any questions about the rental amount, please contact DPW.

» A copy of any legal notice should also be sent to; Division of Public Works, PO Box
83720, Boise, ID 83720 0072, Phone (208)332-1929, Fax (208)334 -4031

ADDITIONAL INFORMATION: Our state web site may pr0v1de you w1th additional
information. It canbe found af! http //Ieasmg idaho.gov/ o

. .. INSURANCE CHECKLIST - LESSOR COVERAGE FOR LEASED FACILITIES. - .
o . : Ty e PREPAYRENT

) A s R s A © . ['MUST.VERIFY
CITY OF ADDRESS | LEASE | LEASE | LESSOR § LESSOR DATE DATE ]NSUR Lessor Carries Busmess
LEASED OF BEGIN | END NAME | MAILING | REQUEST | RECEIVED | EXP Income Coverage (Loss of
FACILITY | LEASED ADDRESS | SENTTO DATE | Rents)
FACLITY LESSOR
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State of Idaho — State Leasing Program

Department of Administration, Division of Public Works

"We serve Idaho by promoting responsible government through expert customer

support.”
BRAD STEVE BAILEY PAT DONALDSON
LITTLE
Governor Director Administrator
Routing Slip
Date: March 15, 2024
Re: Idaho Division of Public Works
Error! Reference source not
found., Error! Refecrence source
not found.
TO: : :
Street Address

City, ST ZIP
FROM:  Division of Public Works
Richard Brien, State Leasing Manager
208-332-1929
cC Idaho Transportation Department
Attn: David Tolman
Building 8
11331 W. Chinden Blvb.
Boise, 1D 83714

Please remember when signing three (3) originals are needed. The State Leasing Program has been working to
obtain a State approved electronic signature platform, but until one is implemented, the official lease documents
still require the notary at time of signature and original wet signature documents for the files.

Step1 LESSOR ACTION

[X] Please have all copies of the Lease Agreement signed and notarized.

[_] Please attach [_] floor plan [_] Lessee improvement specifications to Lease as Exhibit A

[<] Send this Routing slip and ALL 3 copies to David Tolman, ITD. A mailing label has been provided for
your convenience,

Step2 AGENCY ACTION
[X] Please have the Lease Amendment signed and notarized.

Return ALL copies to Division of Public Works, Attn: State Leasing Manager, PO Box 83720, Boise,
ID 83720-0072

[ If you are relocating, please provide your current Lessor with ample notice!

Step3 DPW ACTION

D] Return one copy to Lessor with Lessor Information Sheet
@ Return one copy to Agency.

B4 Follow up on Lease Information Sheet

[X] PBFAC Letter

™ Lease Purchase Analysis Ration

Lease List/Database

Inspection Acceptance of Premises (ATTACHED)
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After execution of the Lease Agreement by all Parties, the Lessor, Lessee & State Leasing Program will
cach have an executed copy of the Lease Agreement.
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EXHIBIT D

STATE OF iDAHO DEED

THIS STATE DEED (*“Deed”) is made this ____ day of , 2023, by and between the
STATE OF IDAHO, DEPARTMENT OF ADMINISTRATICN, as the statutory agent for the STATE OF IDAHO,
TRANSPORTATION DEPARTMENT {aka IDAHO DEPARTMENT OF TRANSPORTATION), whose mailing
address is P.O. Box 7128, Boise, Idaho 83708-1129 (hereinafter collectively referred to as "Grantor"), and
, whose mailing address is
(hereinafter referred to as "Grantee™).

WITNESSETH: That Grantor, for good and valuable consideration, the receipt and sufficiency of which is
hereby acknowledged, does hereby convey, release and quitclaim unto Grantee all of Grantor's right, title and

interest in and to the following described real property (the “Property”) situated in Ada County, State of Idaho, to-
wit:

[See Exhibit "A”, attached hereto].
SUBJECT TO all matters, whether or not of record.

TOGETHER WITH the tenements, hereditaments, and appurtenances thereunto belonging or in anywise
appertaining.

RESERVING THEREFROM:
1. Aright of way for ditches constructed by autherity of the United States as identified in Idaho Code
§ 58-604.
2. Allmineral rights.

THE PROPERTY IS CONVEYED "AS IS”, with no representation or warranty of any kind as to the fitness
. of the Property for any particular purpose.

TO HAVE AND TO HOLD, all and singular, the Propér’[y unto the said Grantee and its successors and
assigns forever.

[remainder of page intentionali left blank]

buyer initial{s) béyer initial{s) buyer initial(s) seller inifial(s)

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT ! #t.’ M"/l /
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EXHIBIT D

STATE OF IDAHO DEED

THIS STATE DEED ("Deed") is made this day of ., 2023, by and between the
STATE OF IDAHO, DEPARTMENT OF ADMINISTRATION, as the statutory agent for the STATE OF IDAHO,
TRANSPORTATION DEPARTMENT (aka IDAHO DEPARTMENT OF TRANSPORTATION), whose mailing
address is P.O. Box 7128, Boise, Idaho 83708-1129 (hereinafter collectively referred to as "Grantor"), and
, whose mailing address is
(hereinafter referred to as "Grantee").

WITNESSETH: That Grantor, for good and valuable consideration, the receipt and sufficiency of which is
hereby acknowledged, does hereby convey, release and quitclaim unto Grantee all of Grantor'’s right, title and
interest in and to the following described reat property (the *Property”) situated in Ada Courity, State of Idaho, to-
wit:

[See Exhibit "A", attached heretg).

SUBJECT TO all matters, whether or not of record.

TOGETHER WITH the tenements, hereditaments, and appurtenances thereunto belonging or in anywise
appertaining.

RESERVING THEREFROM:

1. Aright of way for ditches constructed by authority of the United States as identified in Idaho Code
§ 58-604.
2. All mineral rights.

THE PROPERTY IS CONVEYED “AS 1S”, with no representation or warranty of any kind as to the fitness
of the Property for any particular purpose.

TO HAVE AND TO HOLD, ali and singular, the Property unto the said Grantee and its successors and
assigns forever.

fremainder of page intentionall left biank]

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT ! ! [} {

huyer initial{s) buyer initial(s) buyerbmtial(s} seller initial(s)
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EXHIBIT E
REPRESENTATION DISCLOSURE

Seller: The State of Idaho, Transportation Department
Buyer:
Property: 3311 W, State Street, Boise, |ID 83703

RESPONSIBLE BROKER | LISTING AGENCY | SELLING AGENCY

The Responsible Broker in this transaction is Michae! Ballantyne, Designated Broker for TOK Boise LLC, dba TOK Commercial.

Listing Agency: TOK Boise LLC Selling Agency: None
Agent: Michael J. Ballantyne, Sam McCaskill  Agent:
Address: 250 S. 5% Street, 2™ Floor Address:
Boise, ID 83702
Phone: {208) 947-0831 Phone:
{208) 947-0804
Email: mijb@tokcommercial.com Email:

sam@tokcommercial.com

REPRESENTATION CONFIRMATION

Check one {1) box in Section 1 below and one (1) hox in Section 2 below to confirm that in this transaction, the brokerageis}
involved had the following relationship(s) with the BUYER({S} and SELLER(S).

Section 1:

A. [ ] The brokerage working with the BUYER(S) is acting as an AGENT for the BUYER(S).

B. [ ]| The brokerage working with the BUYER(S) is acting as a. LIMITED DUAL AGENT for the BUYER(S), without an
ASSIGNED AGENT.

C. |:| The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S), and has an
ASSIGNED AGENT acting solely on behalf of the BUYER(S).

D. @ The brokerage working with the BUYER{S} is acting as a NONAGENT for the BUYER(S).

Section 2;

A. The brokerage working with the SELLER(S) is acting as an AGENT for the SELLER(S).

B. [_]| Tna brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S), without an
ASSIGNED AGENT.

C. [ ] The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLERS(S), and has an
ASSIGNED AGENT acting solely on behalf of the SELLER(S}.

D. [] Thebrokerage working with the SELLER{S} is acting as a NONAGENT for the SELLER(S).

Each party signing the signing this document confirms that he has received, read and understood the Agency Disclosure
brochure adopted or approved by the Idaho Real Estate Commission and has consented to the relationship confirmed
above. In addition, each party confirms that the brokerage agency office policy was made available for inspection and
review. EACH PARTY UNDERSTANDS THATHE IS A “CUSTOMER” AND 1S NOT REPRESENTED BY A BROKERAGE UNLESS THERE
IS ASIGNED WRITTEN AGREEMENT FOR AGENCY REPRESENTATION.

READ AND ACKNOWLEDGED
SELLER: The State of Idaho, Transportation Department BUYER:
By: By:
Date: Date:
COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT __ / %! ‘A/l /
buyer initiat(s}) yer initial(s) buyer initial(s) seller initial(s)
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EXHIBIT E
REPRESENTATION DISCLOSURE

Seller: The State of idaho, Transportation Department
Buyer:
Property: 3311 W, State Street, Boise, |D 83703

RESPONSIBLE BROKER | LISTING AGENCY | SELLING AGENCY

The Responsible Broker in this transaction is Michael Ballantyne, Designated Broker for TOK Boise LLC, dba TOK Commerciat.

Listing Agency: TOK Boise LLC Selling Agency: None
Agent: Michael J. Ballantyne, Sam McCaskill ~ Agent:
Address: 250 S, 5t Street, 2™ Floor Address:
Boise, ID 83702
Phone: {208) 947-0831 Phone:
{208) 947-0804
Email: mjb@tokeomimercial.com Email:

sam{@tokcommercial.com

REPRESENTATION CONFIRMATION

Check one (1) box in Section 1 bejow and one (1) box in Section 2 below to confirm that in this transaction, the brokerage(s)
involved had the following relationship(s) with the BUYER(S) and SELLER{S).

Section 1:

A. [[]The brokerage working with the BUYER(S) is acting as an AGENT for the BUYER(S).

B. [] The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S), without an
ASSIGNED AGENT,

€. [] The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S), and has an
ASSIGNED AGENT acting solely on behalf of the BUYER(S).

D. [X] The brokerage working with the BUYER(S) is acting as a NONAGENT far the BUYER(S).

Section 2:

A. [X The brokerage working with the SELLER(S) is acting as an AGENT for the SELLER(S).

B. [] The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S), without an
ASSIGNED AGENT.

€. [] The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLERS(S), and has an
ASSIGNED AGENT acting solely on behalf of the SELLER({S).

D. [] The brokerage working with the SELLER(S} is acting as a NONAGENT for the SELLER(S}.

Each party signing the signing this document confirrs that he has recaived, read and understood the Agency Disclosure
brochure adopted or approved by the Idaho Real Estate Commission and has consented to the relationship confirmed
above. In addition, each party confirms that the brokerage agency office policy was made available for inspection and
review. EACH PARTY UNDERSTANDS THAT HE IS A “CUSTOMER” AND IS NOT REPRESENTED BY A BROKERAGE UNLESS TH ERE
IS A SIGNED WRITTEN AGREEMENT FOR AGENCY REPRESENTATION.

READ AND ACKNOWLEDGED
SELLER: The State of Idaho, Transportation Department BUYER.:
By: By:
Date: Date:
COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / / / /

buyer inltial{e} buyer initial{s} buye al(s} seller initial(s)
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Agen'cy-[)isclosure Brochure

A Consumer Guide to Understanding
Agency Relationships in Real Estate Transactions

Duties owed to ldaha consumers by a real estate brokerage and its licensees are defined in the “ldahe
Real Estate Brokerage Representation Act.” Idaho Code 54-2082 through 54-2097.

This Informational brechure is pubilshed by the ldaho Division of Oceupationai and Professlonal Llcenses —
Real Estate Commission.

Effective July 1, 2021

“Agency” is a term used in I{daho law that describes the relationships between a licensee and
some parties to a real estate transaction.

. . ] Idaho law says a real estate brokerage and its licensees owe the
R'th Now You Are a Customer following “Customer” duties to all consumaers in reai estate transactions:

Perform necessary and customary acts to assist you in the purchase or sale of real estate;
Perform these acts with honesty, good faith, reasonable skill and care;
Properly account fer money or property you place in the care and responsibility of the brokerage; and

Disclose “adverse material facts” which the licensee knows or reasonably should have known. These are facts
that would significantly affect the desirability or value of the propenty to a reasanable person, or facts establishing
a raasonable belief that one of the parties cannot, or does not intend to, complate obligations under tha contract,

If you are a Customer, a real estate licensee is not required o promote your best interests or keep your bargaining
information confidential. If you use the services of a licensee and brokerage without a written Representation
| (Agency) Agreement, you will remain a Customer throughout the transaction.

§ A Compensation Agreement is a written contract that requires you to pay a fee for a specific service provided by a brokerage,
and it is not the same as a Representation Agreement. If you sign a Compensation Agreement, you are still a Customer,
2 but the brokerage and its licensees owe one additional duty:

+ Be available to receive and present written offers and counter-offers to your or from you.

[f you want a licensee and brokerage to promote your best interests in

: a transaction, you can become a “Client” by signing a Buyer or Seller
You May Become a Client Representation (Agency) Agreement. A brokerage and its licensees
will owe you the following Clent duties, which are greater than the
duties owed to a Customer;

Perform the terms of the written agreement;

Exercise reasonable skill and care;
Promote your best interests in good faith, honesty, and fair dealing;

Maintain the canfidentiality of your information, including bargaining information, even after the representation
has ended;

Propetly account for money or property you place in the care and respensibility of the brokerage;

Find a property for you or a buyer for your property, and assist you in negotiating an acceptable price and other
terms and conditions for the transaction;

Disclose alt “adverse material facts” which the licensee knows or reasonably should have known, as defined
above; and

Be available to receive and present written offers and counter-offers to you or from you.

The above Customer or Client duties are required by law, and a licensee cannot agree with you to medify or
eliminate any of them.

if you have any questions about the information in this brochure, contact;
Idaho Division of Cccupational 2nd Professional Licenses — Real Estate Commission
{208) 334-3285
jrec.idaho gov

buyer initial(s) er initial(s) buyer initial{s) seller initial(s)

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / %f M/,r /
buy
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Agency Disclosure Brochure

A Consumer Guide to Understanding
Agency Relationships in Real Estate Transactions

Duties owed to ldaho consumers by a real estate brokerage and its licensees are dafined In the “idaho
Real Extata Brokerage Representation Act” idaho Code $4-2082 through 54-2087.

This infarmationat brochure |s published by the kaho Division of Oczupational and Profesaional Licenses -
Real Estats Commisaion

Effective July 1, 2021

“Agency" is a term used in ldaho law that describes the relationships between a licensee and
some parties to a real estate transaction.

e Idaho law says a real estate brokerage and its licensees owe the
tht Now You Are a Customer following “Customer” duties io ali consumers in roal estate transactions:

Perform necessary and customary acts to assist you in the purchase ar sale of real estate;
Perform these acts with honesty, good faith, reasonable skill and care;
Properly account for money or property you place inthe care and responsibility of the brokerage; and

Disclose “adverse malerial facts” which the licensse knows or reasonably should have knmown. These are facts
that wauld significantly affect the desirabllity or value of the property io a reasonable person, or facts establishing
8 reasonable belief that ono of the parties cannot, or does net intend to, complete obligations under the contract.

If you are a Customer, a real estate licensee is not required fo promate your best interests or keep your bargaining
information confidential. If you use the services of a licensee and brokerage without a written Representation
{Agency) Agreement, you will remain a Customer throughout the transaction.

A Compensation Agreement is a written contract that requires you to pay a fee for a specific service provided by a brokerage,
and it is not the same as a Representation Agreement. If you sign a Compensation Agreement, you are still a Customer,
but the brokerage ard its licensees owe one additional duty:

+ Bo avallable to receive and present written offers and counter-offers to you or from you.

If you want a licansee and hrokerage to promote your best interests in

H a transaction, you can become a "Client” by signing a Buyer or Seller
You May Become a Client Rapresentatlon (Agancy) Agreement. A brokerage and its ficensees

will owe you the following Cliant duties, which are greater than tha
duties owed to a Customer:

Perfarm the tarms of the written agreement;
Exercise reasonable skill and care;
Promote your best interests in good faith, honesly, and fair dealing;

Maintain the confidentiality of your information, inciuding bargaining information, even after the representation
has ended;

Proparly account for money or propery you place in the care and respensibility of the brokerage;

Find a property for you or a buyer for your property, and assist you in negotiating an acceptable price and other
terms and conditions for the transection;

Disclose all "adverse material facts" which the licensee knows or reasonably should have known, as defined
above; and

Be available to receive and present written offers and counter-offers o you or from you.

The above Customer or Client duties are required by law, and a licensee cannot agree with you to modify or
eliminate any of them.

If you have any questions about the irformation in this brochure, comtact:
Idaho Divislen of Occupational and Professkonal Lizenses — Real Estate Commisston
(208) 334-3285
irec.idaho.gov

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / f JﬁL /

buyer initial(s) buyer Initial(s) buyer iitial{s} sefler initial(s)
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: H ; Under “Agency Representation’ {sometimes referred ¢ as
Agency Representation (Smg'le Age_ncy) 4 "Single Agency"), you are a Client and the licensee is your

Agent who represents you, and oniy you, in your real estate transaction. The entire brokerage is obligated to promote your
best interests. No licensee in the brokerage is allowed to represent the other party to the transaction.

If you are a seller, your Agent will seek a buyer to purchase your property at a price and under terms and conditions
acceptable to you, and assist with your negotiations. IT you request it in writing, your Agent will seek reascnable proof of a
prospective purchaser’s financial ability to complete your transaction.

If you are a buyer, your Agent will seek a property for you te purchase at an acceptable price and terms, and assist with
your negetiations. Your Agent will also advise you to consult with appropriate professionals, such as inspectors, atiorneys,
and tax agvisors. if disclosed to all parties in writing, a brokerage may also represent other buyers who wish to make offers
on the same properly yol are interested in purchasing.

P i “Limited Dual Agency” means the brokerage and its licensees represent both the buyer
Limited Dual Agency and the seller as Clients in'the same transaction. The hrokerage must have both the
buyer's and seiler's consent to represent both parties under Limited Dual Agency, You might choose Limited Dual Agency
because you want to purchase a property listed by the same brokerage, or because the same brokerage knows of a buyer
for your property. There are two kinds of Limited Dual Agency;

Without Assigned Agents The brokerage and its licensees are Agents for both Clients equally and cannot advocate

on behalf of one client over the other. None of the licensees at the brokerage can disclose confidential client informaticn

about either Client. The brokerage must atherwise promote the non-conflicting interests of both Clients, perform the terms
3 of the Buyer and Seller Represertation Agreements with skill and care, and other duties required by law.

With Assigned Agents The Designated Broker may assign individual ficensees within the brokerage ("Assigned
Agents”) to act solely on behalf of each Client. An assigned Agent has a duty to promote the Client’s best-interests, even if
your interests conflict with the interests of the other Client, including negotiating a price. An Assigned Agent must maintain
the Client's confidential information. The Designated Broker is always a Limited Dual Agent for both Clients and ensures
the Assigned Agents fulfill their duties to their respective clierts,

What to Look For in Any Written Agreemeht with a Brokerage

A Buyer or Seller Representation Agreement or Compensation Agreement shouid answer these questions:

& When will this agreement expire? ® Can | cancei this agreement, and if + Under an Agency Representation
* What happens to this agreement s0, how? Agreament am | willing to allow the

when a transaction is completed? ® How will the brokerage get paid? brokerage to represent bath the
i . other party and me in a real estate
® Can | work with other brokerages * What happens if | buy or sell on my transaction?

during the time of my agreement? own?

Real Estate Licensees Are Not Inspectors

Unless you and a licensee agree in writing, a brokerage and its licensees are nct required to conduct an independent
inspection of a property or verify the accuracy or completeness of any statements or representations made regarding a
property. To learn about the condition of a properly, you should obtain the advice of an appropriate professional, such as
a home inspectcr, engineer or surveyor.

Audio/Video Surveillance

| Use caution when discussing anything while viewing a property; audia or video surveillance equipment could be in use on
listed properties.

_If you sign a Representation Agreement or-:_cnf_n_p'ensatlon A'g_r_eernent&w'ith a licensee, the contract is actually between'you
‘and the licensee's brokerage. The Designated Broker isthe anly person authorized to modify or cancel a broketage contract.

The llicensee who gave you this brochure is Iiceri“sed with:

Name of Brokerage: TOK Boise LLC dba TOK Commercial Phone: * (208) 378.4500

RECEIPT ACKNOWLEDGED Rev 070121

By signing below, you acknowledge only Lhat & ficensee gave you a copy of this Agency Disclosure Brochure.
This document Is not a contract, and signing it does not obligate you fo anything,

Signature Date

Signalure Dale,

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / %I M/I !
buyer initial{s) bber initial(s) buyer initial(s) seller initial(s)
Page 21 of 21
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Agency Representation (Single Agency) | g 0 e e vour

Agent who represents you, and oy you, in your real estate trarsaction. The entire brokerage is obligated 1o pramote your
best interests. No licenser in the brokerage is allowed to represent the other party to the iransaction

if you are a seiler, your Agent will seek a buyer to purchase your property at a price and under terms and conditions
acceptable fo you, and assist with your negotiations. If you request it in writing, your Agent will seek reasonable proof of a
prospective purchaser's financlal ability to complete your trarsaction.

If you are a buyer, your Agant will seek a praperty for you to purchase at an acceptable price and terms, and assist with
your negotiations. Your Agent will also advise you to consult with appropriate professionals, such as inspectors, attoreys,
and tax advisors. If disclosed to all parties in writing, a brokerage may also represent other buyers who wish to make ofers
on the same property you are interested in purchasing

“Limited Dual Agency” means the brokerage and its licensees represert bolh the buyer
Limited Dual Agency and the seller as Cllers in the same transaction. The brokerage must have both the
buyer's and seller’s consent to represent both parties under Limited Duai Agency. You might choose Limited Duat Agency
because you want to purchase a properly listed by the same brokerage, or because the same brakerage knows of a buyer
for your property. There are two kinds of Limited Dual Agency:

Without Assigned Agents The brokerage and its licenseas ara Agents for both Clients equally and cannot advocate
on bahalfl of one cliert over the other. None of the licensees at the brokerage can disclose cordidential client information
about efther Client. The brokerage must atherwise promote the non-corfilcting interests of bath Glierts, perform the terms
of the Buyer and Seller Represontation Agreemerts with skill and care, and other duties required by law.

With Assigned Agents The Designated Broker may assign individual licensees within the brokerage (“Assigned
Agents") to act solely on behalf of each Client. An assigned Agent has a duty to promote the Glient’s best interests, even if
your interests confict with the interests of the other Client, including negotiating a price. An Assigned Agent must malintain
the Client's confidential information. The Deslgnated Broler is always a Limitad Dual Agent for both Clients and ensures
the Assigned Agents fulfill their duties to their respective clients.

What to Look For in Any Written Agreement with a Brokerage

A Buyer or Selfer Representation Agreement or Compensation Agreement shoutd anewer these questions:

* When will this agreemant explre? ® Can | cancal this agreement, and # #* Under an Agency Representation
® What happens to this agreement s0, haw? Agreement am | willing to ellow the

; i brokerags to represent both the
? *H ?
when a transaction |s completed ow will the brt.slmraga get paid ; " in & real et
@ Can | work with cther brokerages ® What happens if | buy or sell on my trnnaactioin?

during the time of my agresment? own?

Real Estate Licensees Are Not Inspectors

Unless you and a licensee agree in writing, a brokerage and its licensees are not required to conduct an independent
inspection of a property ar verify the accuracy or completeness of any statements or represertations made regarding a
property. To leam about the condition of a property, you should obtain the advice of an appropriate professional, such as
a home inspector, engineer or surveyor.

Audio/Video Surveillance
Use caution when discussing anything while viewing a property; audio or video surveillance equipment could be In use on
listed properties.

If you sign a Represantation Agreement or Compensation Agreement with a licensee, the contract Is actually batwean you
and the licenssa’s brokgrage. The Designated Brokerla the only parson authorizsd to modiy or cancel a brokaraga contract.

The licenssa who gava you this broohure Is licansed with:
Name of Brokerage: TOK Boise LLC dba TOK Cammercial Phene: ___(208) 378-4600

RECEIPT ACKNOWLEDGED RevoToIZY

By signing below, you acknowledge only ihet a kcensee gave you 8 copy of this Agency Disciosurs Brochura.
Thie document 1% not a cuntract, and signing it does not obAgate you to anything,

Signaiure Date

Signelure Date

COMMERCIAL REAL ESTATE PURCHASE AND SALE AGREEMENT / ! I ‘ VV\ !

buyer initialig) buyer infllal(s) buyerisilfal(s) * seller inltialis)
Page 21 of 21
4887-0336-3474, v. 5.1



EXHIBIT F

House Bill 726 (2024)

LEGISLATURE OF THE STATE OF IDAHO
Sixty-seventh Legislature Second Regular 3Session - Z024

IN THE HCUSE OF REPRESENTATIVES
HOUSE BILL NO. TZ6
BY APPROPRIATIONS COMMITTEE

AN ACT

RELATING TO THE APPROPRIATION TO THE DEPARTMENT OF RDMINISTEATICON:; APPRO-
FRIATING ADDITIOHAL MOMEYS TC THE DEPARTMENT OF ADMINISTRATICN FOR
FISCRL YEAR 2025; REDUCING THE APPFROPRIATION TCO THE DEPARTMENT OF &AD-
MINISTRATION FOR FISCAL YEAR 20Z5; INCEEASTNG THE NUMBER OF AUTHORIZED
FULL-TIME EQUIVALENT POSITIONS; PROVIDING FOR THE DISPOSAL OF CER-
TAIN PROPERTY; APPROPRIATING AND TRANSFERRING MCHNEYS FROM THE EMPLOYEE
GROUP INSURLNCE FUND TO THE ARFPR STATE FISCAL BECOVEEY FUND; DIRECTING
RETMBURSEMENT OF COVID-19 MEDICAL COS5T3; PROVIDING FOR PLAN STRUCTURE
OF THE GROUP HERLTH INSURANCE PLAM; RMD DECLARTNG AN EMERGENCY AND FRO-
VIDING &N EFFECTIVE DATE.

BD 0O =) O LR s G Ba o=k

-
-

12 Be It Enacted by the Legislature of the State of Idaho:

13 SECTICN 1. Imn addition to any other appropriation provided by law,
14 there is hereby appropriated to the Department of Administration the follow-
15 ing amounts to be expended according to the designated programs and expense
18 classes from the listed funds for the pericd July 1, 2024, through Junes 20,
17 2025:

i8 FOR FOR FOR

139 PERSOMNEL CEERATING CATITAL

20 COSTS EXPENDITURES CUTLAY TOTAL

21 I. MANAGEMENT SERVICES:

22 FROM:

23 Cansral

24 Fund %3, 600 %2, 600
25 Permanent Building

28 Fund 2,100 2,100
27 Bdministration and Accounting Services

28 Tund B, 000 B, 000
29 Federal Surplus Property Bevolwin

20 Fund 200 200
2 Employ=e Eroup Insurance

a2 Fund 1,300 1,200
33 Becained Bisk

M Fund €00 €00

VERIFIED PETITION FOR WRIT OF PROHIBITION AND WRIT OF MANDATE — EXHIBIT F
4857-9283-7301, v. 6
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1 EFOR FOR FOR
2 PERSOMMEL OPERATING CAPITAL
3 CO3T3 EXFPENDITURES QUTLAY TOTAL

4 Industrial 3pecial Indemnity

3 Fund 200 z00
E TOTAL £16,400 $16, 400
7 II. SUBLIC WORES:

] FROM:

] Permanent Building

10 Fund £307, €00 $22, 500 £330, 100
1" Administration and Accounting Services

12 Fund ag,500 £7, 000 §512, 200 2B, 700
13 TOTAL £257,100 £B5, 500 £512,200 £ezE,800
14 III. PURCHASING:

15 FROM:

16 Administration and Accounting Services

17 Fund £271,200 $22, 500 £252,800
18 Federal Surplus Property Revolwing

19 Fund 0 2,400
20 TOTAL s22, 200 §257, 200
21 IV. INSURANCE MANAGEMENT:

22 FROM:

23 Employees Group [nsurance

24 Fund $138,000 $85, 000 $232,000
23 Batained RBisk

26 Fund 1z,500 12,500
ey Industrial Jpecial Indemnity

28 Fund 2,400 o 2,400
2 TOTAL $152, 800 05, 000 $247, 800
a0 V. DOCUMENT SERVICES:

a FROM:

32 General

33 Fund $11,700 $11,700
M4 Administration and Accounting Services

33 Fund 5,800 5, 500

VERIFIED PETITION FOR WRIT OF PROHIBITION AND WRIT OF MANDATE — EXHIBIT F
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FOR FOR FOR

2 PERIOMNEL OPERATING CAPITAL
3 COSTS EXPENDITURES OUTLAY TOTAL
4 ARFE State Fiscal Recovery

Fund o 51,054,200 1,054,200
E TOTAL $17, 600 £1,054,200 51,071,800
7 SRRND TOTAL £818,700 207,000 51,566,400 &2,552,100
8 SECTICH Z. HNotwithstanding any other provision of law to the contrary,
] the appropriation made T©o the Department of Administration in the Division
10 of Public Works is hereby reduced by 5240, 000 for operating expenditures
11 from the Administration and Accounting Services Fund for the period July 1,
12 2024, through June 30, Z025.
i3 SECTICH 3. FTP AUTHORIZATION. In addition to any other authorization
14 provided by law, the full-time equivalent position authorization provided
15 to the Department of Administration is hereby increased by eight (8.00) for

16 the pericd July 1, 2024, through Juns 30, 2025,

17 SECTICN 4. DISPOSAL OF PROPERTY. Notwithstanding any other provision
18 of law to the contrary, the authority of the Department of Administration
19 To dispose of the state administrative facility and property at 3311 W State
20 Strest, Boise, Idaho, 83703 is revoked. MNotwithstanding any other provi-
2 gion of law to the contrary, custody and control of the state adminiatractive
22 facility and property at 3311 W State Street, Boise, Idaho, 83703 shall be
232 transferred to the Idaho Transportacion Board.

24 SECTICN 5. CASH TEANSFEE. There is hereby appropriated and the Office
25 of the State Controller shall transfer 521,054,200 from the Enployee Group
26 Insurance Fund to the ARPA State Fiscal Recovery Fund on July 1, 2024, or as
a7 soon thersafter as practicable.

28 SECTICOHN ¢. REIMBURSEMENT OF COVID-19 MEDICAL COS3STS. Of any remaining
29 balance in the Employee Group Insurance Fund previously transferred from the
30 State Fiscal Recovery Fund as of no later than June 30, 2025, there is hereby
2 obligated and the Department of Administration in the Insurance Management
32 Program for fiscal year 2025 shall expend up to £2,000,000 for the purpose
33 of reimbursing the GemPlan for medical expenses incurred due to COVID-19 and

M up to 5414, 000 for the purpose of reimbursing ITI-& for medical expenses in-
35 curr=ed dus to COVID-19.

38 SECTICH 7. PLAN STRUOCTURE. The O0ffice of Group Insurance shall maintain
ar the current health insurance plan structure and benefit package for state
38 employees. Adherence with the plan structure shall not preclude the Office
29 of Group Insurance from implementing positive plan changes as identified.

VERIFIED PETITION FOR WRIT OF PROHIBITION AND WRIT OF MANDATE — EXHIBIT F
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1 SECTICH &. An emergency eXisting therefor, which emergency is hereby
2 declar=sd to exist, this act shall be in full force and effect on and after
3 July 1, 2024.
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EXHIBIT G

House Bill 770 (2024)

LEGISLATURE OF THE STATE OF IDAHO
Sixty-seventh Legislature Second Begular Session - 2024

IN THE HOUSE OF REPRESENTATIVES
HOUSE BILL HC. 770

BY APPROPRIATIONS COMMITTEE

1 AN ACT

2 RELATING TO FUNDING OF THE IDRHO TRANSPORTATION DEPARTMENT; APPROPRIATING
3 ADDITIONAL MONEYS TO THE IDAHO TRANSPORTATION DEPARRTMENT FOR FISCAL
4 YEAR Z2025; REDUCING MOMEYS TCO THE IDAHC TRANSPORTATION DEPRRTMENT FOR
5 FISCAL YERR Z025; AUTHORIZING ADDITIONAT FULL-TIME EQUIVALENT POSI-
& TIONS; PROVIDING EEAPPROPRIATICN AUTHORITY FOR THE CAPITAL FACILITIES
7 PROGERAM; PROVIDING REAPPROPRIATION AUTHORITY FOR AIRPORT DEVELOFMENT
8 GRANTS; FPROVIDING RERPPROPRIATION AUTHORITY FOR THE CONTRACT COM-
3 STRUCTION AND RIGHT-OF-WAY ACQUISITION DIVISICHN; EREVCOEING AUTHORITY
10 FOR THE SALE OF CERTAIN PROFPERTY AND PROVIDING FOR IT3 REHABRILITATION:
11 PFROVIDING FOR THE REHABTILITATION OF THE DISTRICT 4 SHOSHOME HEADQUAR-
12 TERS; APPRCOPRIATING RAND TRANSFERRING MONEYS FROM THE GEMERAL FUND TC
13 THE 3TRATEGIC INITIATIVES PROGEAM (DEDICATED) FUND:; APFROPRIATING AND
14 TRANSFERRING MONEYS FROM THE GEMNERAL FUND TO THE STRATEGIC INITIATIVES
15 PFROGEAM (LCOCRL) FUND; APPROPRIATING AND TRANSFERRING MONEYS FROM THE
16 GENERAL FUOND TCO THE LOCAL HTIGHWAY DISTRIBUTICON FUND: PROVIDING DIREC-
17 TION CH THE LOCAL HIGHWAY DISTEIBUTION FUND; PROVIDING FOR AMERTCAN
18 RESCUE PLAN 3TATE AND LOCAL FISCAL RECOVERY FUND PROJECTS; PROVIDING
19 FOR ALLOCATION OF FUMDS FOR SPECIFIC PFROJECTS: PROVIDING FOR ACCOUNT-
20 ABILITY EEPORTS; RAND DECLARTNG AN EMERGENCY AND PROVIDING EFFECTIVE
21 DATES.

22 Be It Enacted by the Legislature of the State of Idaho:

23 SECTICON 1. In addition to any other appropriation provided by law,
24 therse is hersby appropriated to the Idaho Transportation Department the
25 following amounts to be expended according to the designated programs and

26 expense classes from the listed funds for the period July 1, 2024, through
27 June 30, 2025:

28 FOR

29 FOR FOR FOR TRUZTEE AND

30 PERSOMMEL OPERATING CAPITAL BEHEFIT

M TO3TS EXPENDITURES OUTLARY FAYMENTS TOTAL
32 I. TRANSPORTATION SERVICES:

33 A, RDMIMISTRATION:

34 FROM:

] S3tate Highway (Dedicated)

36 Fund £374, 200 £618,500 £1,396, 200 £2,3309,000
<y Ztate Highway (Federall]

38 Fund 7,400 o [ 7,400
23 TOZRL £231, 700 £618,500 £1,306,200 £2, 346, 400

VERIFIED PETITION FOR WRIT OF PROHIBITION AND WRIT OF MANDATE - EXHIBIT G
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3

1 FOR

2 FOR FOR FOR TRUSTEE AND

3 PERSONMEL OPERATING CAPITAL EENMEFIT

4 COSTS EXPENDITURES OUTLEY PAYMENTS TOTAL

5 B. CAPITAL FACILITIES:

3 FROM:

7 State Highway (Dedicated)

g Fund $22,500,000 £15,500, 000 $48, 000,000
g C. AEROMAUTICS:

10 FROM:

11 Ztate RBeronautics [(Dedicated)

12 Fund £112, 500 %892, 700 $1,727, 800 £2,742,000
13 S3tate Beronautics (Billing)

14 Fund 1,800 1,900
15 State Highway (Dedicated)

16 Fund 21,000 21,000
i7 Ftate Beronautics (Federal)

18 Fund 1,700 o o 1,700
13 TOTRL £11€,100 £882,700 $1,758, 500 £2, 767, 600
20 DIVISION

2 TozxL $247, 800 $24,011,200 18, 655, 000 $53,114,000
22 II. MOTOR VEHICLES:

23 FROM:

24 Ztate Highway (Dedicated)

25 Fund £201, 600 £52,300 $1,462,700 £1, 717, 600
26 III. HIGHWAY OPERATIONS:

27 FROM:

28 Ftate Highway (Dedicated)

28 Fund $5,527,700 $1,024,700 £53,058, 000 $5,000 $59, 615,400
30 S3tate Highway (Local)

= Fund 2, BO00 2,800
32 State Highway (Federal)

= Fund 154, 500 745,000 538, 500
34 Faderal COVID-15% PReliaef

35 Fund 0 0 o 5,000,000 5,000,000
36 TCZRL £5,726, 000 £1,76%9,700 £53,058, 000 $5, 005,000 $E5, 558,700
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1 FOR

e FOR EOR FOR TRUSTEE AND

3 PERSONMEL OPERAETING CAPITAL BENEFIT

4 COSTS EXPENDITURES COUTLAY FAYMENTS TOTAL

5 IV. CONTRACT CONSTRUCTICON & RIGHT-OF-WAY ACQUISITICN:

6 FROM:

i State Highway (Locall

g Fund 1,200,300 1,200,300
] Tran=sportation Expansion and Congestion Mitigation

0 Fund 26,518, 600 26,518,600
11 Strategic Initiatives Program

12 Fund 181, 680, 000 181, 680,000
13 Strategic Initiatives Program — Local

14 Fund 200, 000,000 200,000,000
13 State Highway (Federal)

18 Fund £2,589, 100 ] 2,588,100
17 TCIRL $272,388,000  $200,000,000 %472, 386,000
18 GRRND TOTAL  zg, 273,400 $3s, 823,200 $2345,564,700  $205,005,000 $502, 778,200
19 SECTICN 2. Notwithstanding any other provision of law to the contrary,
20 the appropriacion made to the Idaho Transportation Department for the Admin-

21 istration Program is hersby reduced by 548, 000 for operating expenditures
22 from the State Highway (Federal) Fund for the period July 1, 2024, through

23 June 30, 2025.

24 SECTICN 3. FTP RAUTHORIZATION. In addition to any other authorization
25 provided by law, the full-time equivalent position authorization provided
26 to the Idaho Transportation Department is hereby increased by fifty-three
7 (53.00) for the period July 1, 2024, through June 30, 2025.

28 SECTION 4. EREALPPROPRIATION AUTHORITY FOR THE CRAPITAL FACILITIES PRO-
29 GEBRM. There is hereby reappropriated to the Idaho Transportation Department

20 any unexpended and unencumbered balances appropriated to the Idaho Trans-—
=1} portation Department from the State ARerconautics (Dedicated) Fund and the
32 State Highway (Dedicated) Fund in the Capital Facilities Program for fiscal
23 vear 2024, to be used for nonrecurring expenditures in the Capital Facili-
34 ties Program for the period July 1, 2024, through June 30, 2025. The Office

25 of the State Controller shall confirm the reappropriation amount, by fund,
38 expense class, and program, with the Legislative Services Office prior to

< processing the reappropriation authorized herein.

ag SECTICN 5. BREAPPROPRIATION AUTHCRITY FCR AIRPCRT DEVELOFMENT GRANTS.
39 Thers is hereby reappropriated to the Idaho Transportation Department any
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1 unexpended and unencumbersed balances appropriated or reappropriated to the
2 Tdaho Transportation Department from the State Aeronautics (Dedicated) Fund
3 as trustee and benefit payments for airport development grants for fiscal
4 yvear 2024, to be used for nonrecurring expenditures for airport development
5 grants for the period July 1, 2024, through June 30, 2025. The O0ffice of the
& State Controller shall confirm the reappropriation amount, by fund, expense
7 class, and program, with the Legislative Services 0ffice prior to processing
] the reappropriation authorized herein.

9 SECTICHN ¢. BERPPROPRIATION AUTHORITY FOR THE CONTRACT COMSTRUCTION AND
10 RIGHT-OF-WAY ACQUISITICH DIVISION. There is herebvy reappropriated to the
i1 Idaho Transportation Department any unexpended and unsencumbered balances
12 appropriated or reappropriated to the Idaho Transportation Department from
13 the 3tate Highway Fund, the Strategic Initiatives Program Fund, and the
14 Transportation Expansion and Congestion Mitigation Fund for the Contract
15 Construction and Right—-of-HWay Acquisition Division for fiscal year 2024, in

16 a total amount not to exceed $250,000,000 from the State Highway Fund, the
17 Strategic Initiatives Program Fund, and/or the Transportation Expansion and
18 Congestion Mitigation Fund, to be used for nonrecurring expenditures for the
19 Contract Construction and Right-of-Way Aogquisition Division for the period
20 July 1, 2024, through June 30, 2025. The Office of the State Controller shall
21 confirm the reappropriation amount, by fund, expense class, and program,

22 with the Legislatiwve Services Office prior to processing the reappropria-
23 tion authorized heresin.
24 SECTICH 7. TATE STEEET PROPERTY. Motwithstanding any provision of

25 law to the contrary, the authority of the Department of Administration to
26 dispose of the state administrative facility and property at 3311 W State
27 Street, Boise, Idaho 83703 is revoked. Notwithstanding any provision of law
28 ©o the contrary, cuscody and control of the state administrative facility
29 and property at 3311 W State Street, Boise, Idaho 83703 shall be transferred
20 back to the Idaho Transportation Board. OFf the amount appropriated in Sec-

2 tion 1 of this act, 332,500,000 shall be used for the purpose of rehabilitat-
a2 ing the state adminiscrative facility at 3311 W 5tate Street, Boise, Idaho
33 E3703. Funds designated under this section may be used only for the purpose

< jdentified in this section. This appropriation is contingent on custody and
35 control of the state administrative facility and property at 3311 W State
26 Street, Boise, Idaho 63703 recurning to the Idaho Transportation Board.

7 SECTICH B. DISTRICT 4 SHOSHOMNE HERDQUARTERS. Of the £15,500,000 ap-
38 propriated for deferred maintenance in Section 1 of this act, a minimum of
29 $1,000,000 shall be used for the rehabilitation of the Shoshone District 4
40 headguarters. The Idaho Department of Transportation shall report progress

41 by December 1, 2024, through a report to the Legislative Jervices Office
42 Budget and Policy Analysis Division.

43 SECTICH 9. CASH TRANSFER. There is hereby appropriated, and the Office
44 of the Stace Controller shall transfer S181, 680,000 from the General Fund to
45 the Strategic Initiatives Program (Dedicated) Fund as soon as practicable

48 for the pericd July 1, 2024, through June 30, 2025.
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1 SECTICHN 10, CASH TRANSFER. There is hereby appropriated, and the Cffice
2 of the State Controller shall transfer $200,000,000 from the General Fund
3 to the Strategic Initiatives Program (Local) Fund as soon as practicable for
4 the period July 1, 2024, through June 30, Z025.

5 SECTICH 11. CASH TRANSFER. There is hereby appropriated, and the Office
g of the State Controller shall transfer 5121,120,000 from the General Fund
7 to the Local Highway Distribution Fund as soon as practicable for the period
8 July 1, 2024, through June 30, Z025.

9 SECTION 12. LOCAL HIGHWAY DISTRIBUTION FUND. The amount appropriated
10 in Section 11 of this act shall be distributed in full with the first distri-
11 bution from the Highway Distribution Account.

12 SECTION 13. AMERICAN RESCUE PLAN STATE AND LOCAL FISCAL RECOVERY FUND

13 PROJECTS. The Legislature declares as obligated up to thirty percent of the
14 Emerican Rescue Plan Act (ARPR) State and Local Fiscal Recowvery Fund (SLFEF)
15 for eligible surface transportation projects and cost overruns on eligible
16 projects. No later than December 31, 2024, the Division of Financial Man-
17 agement and the 3tate Controller shall identify any balances that will be un-
18 spent by December 31, 2026, and shall transfer up to $10,000, 000 to the Lo-
19 cal Highway Technical ARssistance Council (LHTAC) to be used for pedestrian

20 safety projects. Projects shall be identified by LHTAC and expensed consis-
21 tent with United States Treasury regulations. LHTAC shall provide a reportc
22 on the use of these funds to the Joint Finance-Appropriations Committes and
22 the Legislative Services Office Budget and Policy &nalysis Division no later
24 than January 24, Z2025. The Division of Financial Management shall identify
25 any remaining ARFR SLFRF balances beyond this $10,000, 000 that will be un-
26 spent by December 31, 2026, and request appropriation for £ligible surface
a7 transportation projects during the 2025 legislative session.

28 SECTICOH 14. ALLOCATION OF FUMDS FOR SPECIFIC PROJECTS. Notwithstanding
29 any law to the contrary, and of the moneys appropriated in Section 11 of this
a0 act, and of the moneys distributed pursuant to section 40-709, Idaho Code,
&1 to any single countywide highwayv district formed pursuantc t©o chapter 14, ti-
a2 tle 40, Idaho Code, at least 57,000,000 shall be used to complete the design
33 and construction of the Ustick Road widening project west of state highway 1k
M from Owvhee Storm Avenue to Can-Ada Boad.

35 SECTION 15. ACCOUNTABILITY BEPORTS. Funds specifically identified in
36 statute or in an appropriation act as intended for a certain purposse may be
ar used only for that purpose. All funds provided in this act shall be subject
a8 to accouncability reports and management reviews in accordance with Section

39 67-702, Idaho Code.

40 SECTION le. An emergency existing therefor, which emergency is hereby
41 declared to exist, Jection 7 of this act shall be in full force and effect on
42 and after its passage and approval, and Sections 1 through € and & through 15

42 of thia act shall be in full forece and effect on and after July 1, 2024,
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EXHIBIT H

Governor’s April 10, 2024 Letter

Brapo LiTTLE
GOVERMOR

April 10, 2024

The Honorable Mike Moyle
Speaker of the House

Idaho House of Representatives
Hand Delivered

Dhar Mr., Speaker,

I hereby advise you that | have transmitted to the Office of the Secretary of State, without my
signature, the following House bills, to wit:

HOUSE BILL 770
HOUSE BILL 726

within the time prescribed by law, the same having arrived in the Office of the Governor at the hour of
12:15 p.m. on April 4, 2024,

We are the fastest growing state in the nation. We must keep up with the demands for expanded
transportation systems in order for our continued economic prosperity and the safety of our citizens. I am
pleased the Legislature has been such a strong partner in championing investments in transportation
infrastructure without raising taxes and fees. Idaho has been recognized for the significant improvements
we have made to our transportation system over the past few years,

However, [ did not sign these bills because the intent language unwinds statutory policy language
about how the state handles surplus properties and it increases overhead for office space needs around the

state, In addition, it unfairly cancels an agreed upon sales process, causing future reputational risk for the
State of Idaho,

Sincerely,

SS=

Brad Little
Governor of Idaho

Srare CammoL = Boise, loass 83720 » (208) 334-2100
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