
Twin Falls City Council
Agenda

Monday, May 15, 2017, 4:00 PM

Members: Shawn Barigar, Suzanne Hawkins, Nikki Boyd, Chris Talkington, Gregory Lanting, 
Christopher Reid, Ruth Pierce

1) CALL MEETING TO ORDER/CONFIRMATION OF QUORUM 
 

2) 4:00 P.M. 
 

  a) Allocation of Municipal Powers Outsource Grant (MPOG) applications.

    Purpose: Action By: Mandi Thompson, Grant and Community Relations Manager
 

3) PLEDGE OF ALLEGIANCE 
 

4) CONSIDERATION OF AMENDMENTS TO AGENDA 
 

5) PROCLAMATIONS: None 
 

6) GENERAL INPUT 
 

7) CONSENT CALENDAR 
 

  a) Request to approve the Accounts Payable for May 9 ‐ 15, 2017.

    Purpose: Action By: Sharon Bryan, Deputy City Clerk
 

  b) Request to approve the May 8, 2017, City Council Minutes.

    Purpose: Action By: Sharon Bryan, Deputy City Clerk
 

8) ITEMS OF CONSIDERATION 
 

  a) Presentation of SWAT Retirement Plaque to Staff Sergeant Arnold Morgado.

    Purpose: Presentation By: Matthew Hicks, Captain
 

  b) Presentation on the sport of Pickleball.

    Purpose: Presentation By: Sheri Wills, Pickleball Association of Twin Falls
 

  c) Presentation regarding building project updates for City Hall and Public Safety Complex.

    Purpose: Presentation By: Michael Arrington, Starr Corporation
 

  d) Request to approve the purchase of real property located at 127 South Park Avenue West.

    Purpose: Action By: Jon Caton, Public Works Director
 

9) GENERAL INPUT/ADVISORY BOARD REPORT/ANNOUNCEMENTS 
 

10) PUBLIC HEARINGS ‐ 6:00 P.M. ‐ NONE 
 

11) ADJOURNMENT 
 



 

a) Executive Sessions:  74‐206 (1) (e) To consider preliminary negotiations involving matters of 
trade or commerce in which the governing body is in competition with governing bodies in 
other states or nations.

 

Any person(s) needing special accommodations to participate in the above‐noticed meeting could contact Leila Sanchez (208) 
735‐7287 at least two working days before the meeting.  Si desea esta información en español, llame Leila Sanchez (208) 735‐
7287.



Public Input Procedures

1. Individuals wishing to provide public input regarding matters relevant to the City of Twin Falls shall 
 wait to be recognized by the Mayor or Chairman
 approach the microphone/podium
 state their name and address, and whether they are a resident or property owner in the City of Twin Falls, 

and proceed with their input.
2. The Mayor or Chairman may limit input to no less than two (2) minutes. Individuals are not permitted to give their 

time to other speakers.

Public Hearing Procedures for Zoning Requests

1. Prior  to  opening  the  first  Public  Hearing  of  the  session,  the  Mayor  or  Chairman  shall  review  the  public  hearing 
procedures.

2. Individuals wishing to testify or speak before the City Council or Planning and Zoning shall wait to be recognized by 
the Mayor or Chairman, approach the microphone/podium, state their name and address,  then proceed with their 
comments.   Following their statements, they shall write their name and address on the record sheet(s) provided by 
the staff.  The staff shall make an audio recording of the Public Hearing.

3. The Applicant, or the spokesperson for the Applicant, will make a presentation on the application/request (request).  
No changes to the request may be made by the applicant after the publication of the Notice of Public Hearing.   The 
presentation should include the following:

 A complete explanation and description of the request.
 Why the request is being made.
 Location of the Property.
 Impacts on the surrounding properties and efforts to mitigate those impacts.

4. Applicant is limited to 15 minutes, unless a written request for additional time is received, at least 72 hours prior to 
the hearing, and granted by the Mayor or Chairman. 

5. A City Staff Report shall summarize the application and history of the request.
6. The  City  Council  or  Planning  &  Zoning  Commission may  ask  questions  of  staff  or  the  applicant  pertaining  to  the 

request.
7. The general public will then be given the opportunity to provide their testimony regarding the request.  The Mayor or 

Chairman may limit public testimony to no less than two (2) minutes per person.
 Five or more individuals, having received personal public notice of the application under consideration, may 

select by written petition, a spokesperson.  The written petition must be received at least 72 hours prior to 
the  hearing  and  must  be  granted  by  the Mayor  or  Chairman.   The  spokesperson  shall  be  limited  to  15 
minutes.  

 Written comments,  including e‐mail, shall be either read  into the record or displayed to the public on the 
overhead projector.

 Following the Public Testimony, the applicant is permitted five (5) minutes to respond to Public Testimony.
8. Following the Public Testimony and Applicant’s response, the hearing shall continue.   The City Councilor Planning & 

Zoning Commission,  as  recognized by  the Mayor or Chairman,  shall  be allowed  to question  the Applicant,  Staff or 
anyone who has testified.  The Mayor or Chairman may again establish time limits.

9. The Mayor or Chairman  shall  close  the Public Hearing.   The City Council  or Planning  and Zoning Commission  shall 
deliberate on the request.  Deliberations and decisions shall be based upon the information and testimony provided 
during the Public Hearing.  Once the Public Hearing is closed, additional testimony from the staff, applicant or public 
is not allowed.  Legal or procedural questions may be directed to the City Attorney.

*  Any  person  not  conforming  to  the  above  rules may  be  prohibited  from  speaking.   Persons  refusing  to  comply with  such 
prohibitions may be asked to leave the hearing and, thereafter removed from the room by order of the Mayor or Chairman.



Date: Monday, May 15, 2017
 

To: Honorable Mayor and City Council 
 

From: Mandi Thompson, Grant and Community Relations Manager
 

 

Request:
Allocation of Municipal Powers Outsource Grant (MPOG) applications.

 

Time Estimate:
1 hour

 

Background:
On Monday, May 8, 2017, requests were presented to the City Council from community organizations 
applying for MPOG funds. Council chose to table the allocation of funds to these organizations until 
Monday, May 15, 2017. 

 

Approval Process:
Simple majority.

 

Budget Impact:
$100,000

 

Regulatory Impact:
N/A

 

History:
N/A

 

Analysis:
N/A

 

Conclusion:
Funding allocation for 2017 MPOG program. 

 

Attachments:
1. 2017 MPOG Eligible Applications
2. 2017 Fund Requests



 

2017 Municipal Powers Outsource Grants Application 

 

Organization: Boys & Girls Clubs of Magic Valley    

Contact: Lindsey Westburg   

Phone: 208-736-7011 ext. 103 

Email: lwestburg@bgcmv.com 

 
Brief Overview of the Organization  
 
The Boys & Girls Clubs of Magic Valley has been in existence for 23 years this August. We 
are serving kids ages 5-18 in the areas of education, character & leadership development, 
healthy life choices, the arts and sports & fitness.  The mission of the Boys and Girls Club is 
to enable all young people, especially those who need us most, to reach their full potential 
as productive, caring and responsible citizens.  Our vision is to provide a world-class Club 
Experience that assures success is within reach of every young person who walks through 
our doors, with all members on track to graduate from high school with a plan for the 
future, demonstrating good character and citizenship, and living a healthy lifestyle.  We 
believe that every child deserves a great future. We offer a premier youth development 
experience with the highest quality programming and opportunities for success. 
 
 The efforts of the Boys & Girls Clubs recently have led to programs that reach 3,000 kids 
annually. We are currently expanding our facilities to have the ability to serve more kids, 
more often. We start each day with a kindergarten program (in partnership with Twin Falls 
School District) that helps parents who do not have care for the other “half day” not 
provided by the school system. This program is filling a need of the Twin Falls community, 
as there is no transportation provided for kindergarten students to get to and from school.  
We then proceed to after-school activities for a large population of elementary and middle 
school kids, with programs ranging from education (Power Hour, Robotics, & Club Tech), 
arts (Music & Art), fitness, health and life skills (Positive Action, SMART Moves, & Basic 
Training), and character and leadership development (Jr. Staff, Club Kid of the Year, Youth 



of the Year).  Our Keystone program consists of our teens (14-18) Our Keystone Club is the 
ultimate teen program for youth ages 14 to 18. This unique program provides leadership 
development opportunities for youth to participate in activities, both in and out of the Club, 
in three focus areas: academic success, career preparation and community service. With 
the guidance of an adult advisor, Keystone Clubs aim to positively impact teens, their Club 
and local communities.  We then conclude each day with evening activities and programs 
that reach an older audience, teaching necessary life skills (Activ8 & ELEV8 teen program, 
Nurturing Parenting).  All in all, the Boys & Girls Clubs opens each day at 7am and does not 
close its doors typically until 10-10:30pm, serving kids the entire time.  
 
Demonstration of Need 
 
The Boys and Girls Clubs are providing a safe, positive environment for thousands of kids 
to attend before and after school. These kids would otherwise be going home to no parental 
supervision. This is also refereed to as the “danger zone” (from 3:30- 6:30pm) when 
parents are not home and children are left unattended. The Boys & Girls Clubs is the only 
after school program that provides transportation to our facility from fifteen different 
schools in the Magic Valley. Thirteen of those schools are in the Twin Falls School District. 
There will be an additional school added during the 2017/2018 school years. The Boys and 
Girls Clubs will continue to provide a safe, positive place for kids and continue to align with 
the mission of the City of Twin Falls to enhance and serve our community, provide healthy 
lifestyles for youth, provide lifelong learning programs, develop education programs to 
address drug use, violence and bullying and educating youth in community service and 
civic engagement. This aligns appropriately with the 2030 City of Twin Falls Strategic 
Focus areas and had a direct impact on Twin Falls youth.  As Twin Falls continues to grow, 
the need for the Club has also grown. Our programs have been on a waiting list for over two 
years. Currently there are 6,626 Kindergarten- 8th grade students in the Twin Falls School 
District. The Twin Falls Club serves 275 kids per day. The need for our organization, our 
programs and opportunities for Twin Falls Youth has never been so urgent. Providing a 
safe environment where kids can learn, grow and feel a sense of belonging. There are 
countless testimonials from local members of the Boys and Girls Clubs of Magic Valley who 
tell stories of how the Club has changed their lives and offered them hope when all other 
paths would have led to a destructive life style.  Through city funds we will be able to 
provide quality programming to Twin Falls Youth, mentors and equipment/supplies. 
 
 
Partnerships 
 
As mentioned above the Club collaborates with several community partners. These include 
but are not limited to: CASA, St. Luke’s, Snake River Detention Center, Twin Falls School 



District, Safe House, Twin Falls Optimist Clubs, South Central District Health, Department of 
Health & Welfare, YMCA, College of Southern Idaho, Community Council of Idaho, U of I 
Extension Center, Idaho Food Bank and Twin Falls County Youth Baseball. We are always 
looking for the opportunity to help others or use resources that are available in our 
community. We know and understand the value of partnering with other agencies to 
enhance our program. 
 
 
Performance Measures 
 
Because most of our measurements are numerical, we rely on our Club member tracking 
system (KidTrax Member Tracking Software) to detail every single activity we offer at the 
Boys & Girls Club.  We track every occurrence of a particular program, how many children 
are enrolled in that program, as well as how often and how long those children attend the 
program.  All of these numerical values are compiled by the software system to enable us to 
generate accurate reports for every single thing we do.  Additionally, we administer pre 
and post-tests to our Club members within each program at the beginning and end of each 
quarter to track and measure specific outcomes we wish to reach, as well as our Club 
members’ enjoyment, satisfaction, and progress within our programs.  An example of a 
measurable desired outcome would be the increased physical activity level, healthier life 
choices, stronger knowledge of healthy lifestyles, and overall better health of our Club 
members enrolled in our fitness program.  This can be measured through the 
administration of physical and athletic assessments, as well as overall fitness and healthy 
lifestyle knowledge.  We will promote, encourage and track physical activity throughout the 
duration of the program to track each participant’s progress and ensure that we are 
accomplishing the expected results and outcomes of the program.  The assessments from 
the beginning of each quarter will be compared to those at the end of each quarter to 
demonstrate where growth and improvement has occurred in each Club member.  
Additionally, each year we administer the National Youth Outcomes Initiative (NYOI) 
Survey to each of our Club members aged 9 and older to assess our Club members’ 
individual needs and desires, as well as obtain their direct feedback about our 
programming, staff members, and Club environment.  The statistical results and 
information we receive from this survey is then studied so that we can continuously 
implement the best programming and resources that best suit the needs and desires of our 
Club members. 
 
 
Work Plan 
Our request is to ask the City of Twin Falls to assist in the funding of three recreational 
after school programs – fitness, the arts and music and drama– and to assist in operating a 



facility that is the “positive, safe place for kids.”  These three programs will target 120 
different kids each day during our after school program in the 2017-2018 school year. We 
are requesting assistance of $16,500, consistent with our area of need and the amount of 
kids we are currently serving.  It is important to note that we are not asking the city to front 
“all the money” to run our programs. Rather, we are asking for funding to augment what 
the Club is doing on its own to match the monies needed for our program (see budget 
narrative below). In our fitness program, we will teach our Club members about the vital 
importance of healthy lifestyles, physical fitness, and teamwork.  Club members will also be 
introduced to and taught the fundamental skill sets of a variety of different athletic sports & 
activities. In our Art program, we will collaborate with several local artists to teach Club 
members to utilize different mediums and techniques to create and appreciate a variety of 
different art forms.  We will also hold an end-of-school-year art show to showcase the 
various projects and talents of our Club members; this art show will be open to peers, 
parents, and community members alike.  Finally, in our performance art programs, we will 
offer our Club members a variety of opportunities for creative and artistic expression.   In 
choir, we will teach Club members about proper vocal techniques, basic music symbols and 
sight-reading, and harmonization, and will offer an end-of-quarter choral concert for 
parents, peers, and community members.  In band, Club members will be taught to play a 
musical instrument, and will also have an opportunity to demonstrate their new abilities in 
an end-of-quarter musical concert.  And in theater, Club members will have the opportunity 
to learn about basic stage production – including blocking, acting, and prop and costume-
making – and will get to participate in at least one theatre play production during the 2017-
2018 school year. Each of these programs will also incorporate community service into 
their quarterly plans. Teaching our members to give back and love the community we live 
in is a priority. 
 
 
Budget 
 

Detailed Budget: 

 Fitness Academy -after-school fitness materials/equipment  $2,750 
  

Musical Theatre after-school program    $4,000 
 

 Art Academy after-school program     $2,750 
 
 Field Trips ( 1 per quarter per program)    $1,200 
 
 Coordinators (3)       $5,800 

   



Total Budget Requested from the City of Twin Falls:    $16,500.00 

 



2017 Municipal Powers Outsource Grants Application 

Organization: Fifth Judicial District CASA Program, Inc. 

Contact:  Tahna Barton, Executive Director 

Phone:  (208) 735-1177 

Email:   tahna@5thcasaidaho.org 

Brief Overview of the Organization 

Our CASA (Court Appointed Special Advocates) Program is a nonprofit 501c3 corporation that 

recruits, trains and supports community volunteers to advocate for abused and neglected children 

who are involved in child protection cases.  

Demonstration of Need 

 Include a detailed Statement of Need. 

 Does your organization provide a service that is not provided by local government? 

 Are you providing a new service or improving access to existing services related to the 

City’s Strategic Plan and Mission Statement? 

 What is the importance of City funding to the overall mission of the organization? 

Last calendar year our Program advocated for 205 children in the City of Twin Falls with 20 

volunteers.  143 children had their own CASA volunteer; the other 62 children were monitored 

by staff.  Idaho law mandates that the CASA Program be appointed to every child protection 

case.  We are the only organization that provides this service.  It is our main goal to provide a 

CASA volunteer for every child in the City of Twin Falls. This funding request is vital in 

assisting us to reach this goal.  

 

The City of Twin Falls overall mission “is to meet current and future needs of the community, 

promote citizen input, preserve our heritage, conserve and protect our social and physical 

resources and enhance the quality of life in Twin Falls.”  CASA recruits, trains and supports 

community volunteers.  CASA advocates for the neglected and abused children of Twin Falls.  

CASA increases the quality of life for these children by protecting their best interests. 

Goal “HC1” in the City’s Strategic Plan states:  “Improve health in the community.”  CASA 

improves the lives of these children who find themselves in the judicial system, through no fault 

of their own. 

 

Idaho law mandates that the CASA Program be appointed to every child protection case.  We do 
receive grant funds from the State of Idaho, but it only provides 33% of our budget.  It is up to 

our Program to find the remaining 69% through other grants, contributions and fundraising.  

 

 



Partnerships 

 Demonstrate existing partnerships and collaborative efforts with other community 

organizations, government entities or educational institutions. 

 Show how the mission of the organization could be furthered by establishing new 

partnerships.  

Our CASA Program collaborates with the Idaho Supreme Court, Fifth Judicial District Court, Department 

of Health and Welfare, Twin Falls School District, Boys & Girls Club and many other social services, 

throughout these child protection cases.  We are accredited by the National CASA Association and 

partner with them for training and education.  Our Program has developed community partnerships with 

many businesses: Cactus Pete’s, Glanbia, C3, Locally Owned Radio, Premier Auto Group, and Mr. Gas, 

just to name a few.  All of these organizations assist us in fulfilling our mission statement:   
 

“Our CASA Program is a nonprofit organization advocating for the best Interest of neglected and 
abused children in the child protection system.” 

 

We continue to build on these relationships and establish new ones to partner in recruiting, 

training and supporting community volunteers to meet this goal. 

 

Performance Measures 

 How will the organization measure successful use of City funds? 

 Provide at least one outcome against which performance can be measured. 

We are asking for grant funds to recruit, train and support new volunteers to serve children in the 

City of Twin Falls.  To measure the successful use of City funds, we will categorize them 

according to the budget and track each category.  We can further use “CASA Manager”, a 

software program that tracks data on the number of children we serve and the number of 

volunteers, in the City of Twin Falls. 

 

Work Plan 

 State how the funds will be used by the organization, including specific projects or 

activities if applicable 

 Provide a timeline of activities that will be funded by City funds 

Recruitment:  advertisement in the Times News, twice week, for four weeks – Times News will 

match cost, as a nonprofit, for each ad we purchase we will receive one ad at no charge.  Follow 

up with recruiter to process applications and background checks. 

 

Training:  provide trainer, supplies to train 15 community volunteers 

 

Volunteer Support:  reimburse volunteers for their mileage expense, 15 volunteers, 20 miles per 

month, 12 months at the rate of .485 per mile. 



 

Budget 

 Include a detailed budget for grant funds.  If City funds are a part of an overall budget, 

please demonstrate what areas of the budget will be funded by the grant. 

 Include costs for any materials and/or services. 

 Is the organization and its programs sustainable? 

 

Recruitment 
Times-News advertising, 4 ads @ $178.68, plus 4 ads at no charge  $          715.00 
 
Personnel 
Recruiter:  5 hrs per candidate, total 75 hours at $12 per hour       900.00 
Trainer:  30 hrs, 4 classes, total 120 hours at $16 per hour             1,920.00 
Payroll taxes (Medicare, FICA, UI) @ .0865           244.00 
 
Supplies 
100 recruitment folders from National CASA Association @ $1.80 each       180.00 
250 recruitment brochures from National CASA Association @ $1.86 each     186.00 
15 Volunteer Manuals        150.00 
 
Background Checks 
15 candidates, $40 each, through Idaho Supreme Court        600.00 
 
Mileage Reimbursement 
15 volunteers, 20 miles per month, 12 months at the rate of .485           1,746.00 
 
Total Budget:         $       6,641.00  
 
This request is the same as last year. We are not asking for additional funding.  
 
The Fifth Judicial District CASA Program was started in July of 1980, incorporated in the state 

of Idaho in October of 1993 and sustainable for the past 37 years.  Our current fiscal budget is 

supported by contributions (24%), fundraising (30%) and grants (46%). 

 

Thank you for the opportunity to be considered for Municipal Powers Outsource Grant funds. 

 
 

 





















2017 Municipal Powers Outsource Grant Application  

 

Living Independence Network Corporation, LINC 

Melva Heinrich, Twin Falls Director 

208-733-1712 

mheinrich@lincidaho.org 

 

LINC, is a 501 ( c )3 nonresidential center for independent living, We have three 
office, the home office is in Boise and another satellite office in Caldwell.  We 
provide information and referral, advocacy, peer counseling and transitions, from 
high school and long term care.  We also have an in home care program, where 
we provide care for people with disabilities and seniors so they may live in their 
homes and remain in the community.  The revenues we make from this program 
are used to provide other services within the community, one of these programs 
is the transportation program we run in Twin Falls.  

 

LINC’s transportation program has had funding cuts from ITD because of their 
mythology of how 5310 funds are distributed within the state.  These cuts started 
two years ago and we have made adjustments within the program, these cuts 
have affected the end user to the point their number of rides barely cover the 
minimal needs.  We are working to rebuild the program but need to add to our 
funding sources.  We are serving about 500 of the most venerable citizens in our 
city, by providing transportation services to essential services on a monthly basis.   

 

We work with other transportation providers in Twin Falls to enhance each 
other’s services, such as with Trans IV.  With our program they are able to give 
each rider six free rides before they start charging.  We encourage people who 
qualify to also work with the seniors helping seniors to make the rides go through 
the month.  By working together we are not duplicating services we are 
enhancing what is available.  This may seem like all the rides a person might need 

mailto:mheinrich@lincidaho.org


for the month and in some cases it is enough but as an example a person shops 
for groceries twice a month, has an eye appointment, and two dr.’s 
appointments, and gets their hair done.  This would be 12 trips, we could cover 6 
of those but they still need to pay for the other 6 rides, at a cost of $30.00 to 
$60.00 depending on who they ride with and the distance they go.  For someone 
on a limited income that could be more than they have. That is why we are trying 
to increase the number of rides we can permit.   

LINC’s transportation program has been in a constant for almost 25 years and 
with assistance from the city of Twin Falls we will be able to return the program 
to a needed level of service.  Our mission of providing services to people with 
disabilities is to assist them in maintaining independence and transportation is 
the number one need in maintaining that independence.   

 

LINC has a long history in collaborating with other community members, we have 
also been involved with transportation planning, with the city, regional and at the 
state level.   We work with Area Office on Aging, College of Southern Idaho, Trans 
IV, Interlink Volunteer Caregivers, and St. Luke’s hospital.  All of these 
partnerships are beneficial to each of our programs. Our mission could be 
expanded with additional community support and we continue to try to develop 
these relationships and hope as we do we can educate the community as to the 
importance of transportation to those who are unable to drive.   

LINC maintains detailed records as to the number of trips we provide, where 
people travel and how often they travel.  We are able to track the flow of usage 
over time, and would be able to track the increase we would expect from 
assistance from the city.  

 

Twin Falls city dollars would be used to provide funding for direct services and 
support services such as postage, printing and the cost of the ride itself.   When 
LINC receives funds we average the funds to cover the entire year to ensure that 
there are no gaps in services. Twin Falls City funds would be used in that manner.  

 



LINC will receive $89,000.00 from Idaho Transportation Department beginning 
October 1, 2017 good for the following 12 months, we also expect to receive 
$8,000.00 from OOA to be used as match funds. These funds will all be used for 
cost of the rides themselves.  Administration funds for this program are approx. 
52,000.00 which LINC pays the bulk of these costs.  WE are however looking to 
having some of these cost covered by additional grant funding as LINC has born 
these cost for many years and needs to reduce this expenditure.  I have included 
the auditor’s findings and as you can see LINC and its programs are sustainable, 
however we are wanting to  get by in from the community as this program makes 
Twin Falls a better place to live and provides a much needed service.   

 

  















  
 

 

 

 

 

2017 Municipal Powers Outsource Grants Application 

 

Organization: Orton Botanical Garden, Inc. 

Contact: LaMar N. Orton 

Phone: 208-734-7959, cell: 208-308-6840 

Email: lorton1@msn.com 

  

Brief Overview of the Organization  

Demonstration of Need  

• Include a detailed Statement of Need.  
 
Orton Botanical Garden, Inc., (OBG) as a private garden, has operated on an appointment basis except 
for 2 weekends in May for an open house and plant sale and at Christmas time for our Christmas light 
display. As a 501(c) (3) OBG would like to establish regular visitors’ hours at the garden.  In order to 
do that an employee or volunteer would be needed at the Garden during those open visitors’ hours.  
OBG would like to hire a part time employee to be at the garden and to work with volunteers.  Initially 
the Garden would probably be open on Fridays and Saturdays, but as more funding becomes available, 
it could be open 6 days a week. Regular visitors’ hours would improve service to the public. Education 
classes could also be provided 
   

• Does your organization provide a service that is not provided by local government?  
 
OBG is the only botanical garden in the Twin Falls area.  The Garden demonstrates drought tolerant 
landscaping and water conservation. It also provides open space, plant identification, and information 
on fire wise plants, Idaho native plants, pollinators, ethnobotany and wildlife.   
 

• Are you providing a new service or improving access to existing services related to the City’s Strategic 
Plan and Mission Statement?  
 
OBG provides additional open space within the community, which supplements the City’s park system.  It 
provides a new service in that it is an educational facility for citizens to learn about water conservation, plant use 
and benefits through extensive signing throughout the Garden and through guided tours and classes. 



• What is the importance of City funding to the overall mission of the organization?  

In order to have regular visitor’ hours, classes and tours, funding for an employee is critical. Without it 
public access to the Garden will remain limited. 

Partnerships  

• Demonstrate existing partnerships and collaborative efforts with other community organizations, 
government entities or educational institutions.  
 
One of OBG’s demonstration beds was funded by the Sawtooth National Forest. The bed showcases 
Idaho native buckwheats, some of which are endemic to Idaho and are rare.  In addition to many 
individual visitors, garden clubs, native plant organizations, Master Gardeners, grade school, high 
school and university classes, Forest Service, BLM, and Idaho Fish and Game representatives have 
visited the Garden.  In 2017 the Garden’s schedule already includes participating in a local Master 
Gardener’s program, receiving a bus load of gardeners and botanists from Boise, hosting a class of 
BLM representatives, conducting a class on plants for young children for the Salvation Army.  Two of 
OBG’s board of directors have ties to the Idaho Botanical Garden in Boise. 
 
Show how the mission of the organization could be furthered by establishing new partnerships. 
 
OBG’s main objective is to be an educational facility.  It could also become a research facility for 
universities, federal, state and local agencies.  By working with tourism groups, native plant societies, 
etc. OBG could become a tourist attraction. 
   

Performance Measures  

• How will the organization measure successful use of City funds? 
 
City funds will be used exclusively to establish regular garden visitors’ hours and to provide 
educational opportunities to the public.  
 
Provide at least one outcome against which performance can be measured.  
 
Increased public access and visitation numbers will be the prime measure of success. Another measure 
will be participation in classes and tours offered at the Garden.   
 

Work Plan  

• State how the funds will be used by the organization, including specific projects or activities if 
applicable. 
 
The funds will be used to hire an employee to be at the Garden during visitors’ hours and to help with 
educational and volunteer efforts. 
 

• Provide a timeline of activities that will be funded by City funds. 

Upon approval of City funds, OBG will immediately take steps to hire an employee and to establish regular  
visitors’ hours at the Garden. OBG’s goal would be to have this done by June 15, 2017.      



Budget  

• Include a detailed budget for grant funds.  If City funds are a part of an overall budget, please 
demonstrate what areas of the budget will be funded by the grant.  
 
OBG goals are as follows: 
1. Acquire the 1808 square foot home adjacent to the Garden to convert into an office and garden information 
center.  The house also has a 720 square foot basement and a 480 square foot garage. The office would house 
displays about the Garden, fire wise landscaping, pollinators, wildlife in the garden, ethnobotany, etc. It is 
estimated that the purchase of the home and development of the office to meet City requirements would run 
approximately $200,000 to $250,000. 
2. Acquire the adjacent 4 acre parcel of land to the east of the Garden for future garden expansion.  Estimated 
purchase price is $80,000 to $100,000.  (It is currently for sale.) 
3. Hire staff to be able to establish regular Garden hours for the public. 
4. Provide adequate signing throughout the Garden.  The total estimated cost is $10,000 dollars including in-kind 
and volunteer hours. (The garden has already received a $1,000 grant for signing and have two other grants 
pending.)  
5. Establish a program for volunteers to work in the Garden. 
6. Establish an educational program for the public that includes regular guided tours and classes. 
 
City funds would be used exclusively for numbers 3, 5 and 6 above.  OBG is asking for a $25,000 grant and is 
seeking additional funding from other sources. 
 

• Include costs for any materials and/or services.  
 
Other funding sources would be used for materials and/or services. 
 

• Is the organization and its programs sustainable?  

OBG’s Board of Directors is working very hard to ensure the long term viability of Orton Botanical 
Garden, Inc. and to improve its services to the community.  Proper funding is key to what can be 
provided.  OBG is seeking grants from a number of foundations and resources to enable its continued 
community presence.    

Documentation  

• Most recent financial statements and a copy of the last three Form 990 Return for Organizations Exempt 
from Income Tax or equivalent filing for your organization. 
 
Please see attached. OBG has been a 501(c)(3) since 2015 so only two years of Form 990 are available.       



2017 Municipal Powers Outsource Grants  
Organization:  Safe House/Youth Safe Place/Youth Group Home 

Contact:  Val Stotts, Safe House Director 

Phone   735-8087 

Email:   vstotts@co.twin-falls.id.us 

Overview: Since 1997, the Safe House/Youth Safe Place /youth group home has been in continuous 

operation in the City of Twin Falls providing 24 hour supervised crisis response and shelter care with 

positive youth and adult role models for “at risk” male or female youths ages 11-17 that cannot or should 

not be returned home for a wide variety of reasons including neglect, abandonment or abuse. Many are 

“Runaways” (homeless youth that left without parental consent) or “Throwaways” (youth that were 

forced to leave by parents or circumstances). Most often they had been previously assessed by Health and 

Welfare as not being ready to live in a foster home or to be adopted due to serious behavioral or other at-

risk issues.  

The Safe House also provides the Twin Falls Police free 4 hour temporary holds for youth; providing a 

positive option for police to prevent booking youth into detention for minor offenses. Temporary holds 

prevents officers from waiting with youth at the police station until parents or guardians pick them up; at 

times this can be several hours; i.e. if parents are out-of- town or at work and they can’t get away 

immediately.  

Need:  The Safe House program is the only state licensed, fully compliant, non-profit Youth Group 

Home/Youth Safe Place that exists in the 8 south central Idaho counties of the Magic Valley. 

Last year 24 of 44, (55%) of youths served were from the City of Twin Falls and safe and secure 

Attended Care services were also provided to 10 non-systems youth.  

Each year 44-67 Magic Valley at-risk and economically disadvantaged youths enter the Safe House in 

crisis and without the economic resources to support their stay at the facility. Funding sources are not 

available to aid group home care for these youths because they “fall through the cracks” of the mental 

health, child welfare, juvenile justice or school systems and either services aren’t available to help them 

or they do not qualify for services through these entities. Oftentimes youth come to the Safe House with 

only the clothes on their back.  

Health and welfare placements at one time were sufficient to support the Safe House until the budget 

crisis of 2008 resulted in the closure of several regional H&W offices and H&W budget cuts resulted in 

fewer placements and shorter youth stays at the Safe House; and subsequent negative Safe House budgets, 

including a projected $38,167 projected deficit in FY2017.  

This project seeks a $5,000 Municipal Power Outsource Grant (MPOG) in 2017 to continue to 

provide Twin Falls Police free 4 hour temporary holds for youth; providing a positive option for police to 

prevent booking youth into detention for minor offenses, and to provide safe and secure 24 hour 

supervised shelter care and services for in crisis and “at risk” City of Twin Falls homeless youth. Every 

dollar of outside funding helps to keep the Safe House open. If the Safe House were to close than, 

where would these homeless City of Twin Falls youth in crisis go? National statistics indicate that the 

majorities would likely be victimized or turn to committing property crimes to survive.  

mailto:vstotts@co.twin-falls.id.us


The Safe House supports the City of Twin Falls mission an strategic plan focus: The City of Twin 

Falls mission is “To meet current and future needs of the community, promote citizen input, preserve our 

heritage, conserve and protect our social and physical resources and enhance the quality of life in Twin 

Falls.” The Safe House provides temporary holds and provides immediate placement, shelter and 

services for “at risk” youth in crisis situations to improve their quality of life by improving their 

health, safety and outcomes. Safe House services are also consistent with Focus Area 1 of the City’s 

Strategic Plan –Healthy Community: by committing to the long range health of its citizen and visitors. 

The Safe House provides for the long range health of area youth in crisis by preventing youth 

victimization and homelessness and by diverting youths from escalating crime and incarceration in 

the Juvenile Justice system.  

Collaboration, Coordination and Partnerships: A strong collaboration of business, government, 

emergency responders, faith based providers, justice, education and resource agencies rally to help youth 

in crisis situations and have created a high level of continuum of care services for youth.  

Collaborating agencies that the Safe House works with to serve youth and families in crisis are extensive 

and include the following: Health and Welfare Child Protection, South Central Public Health, Boys and 

Girls Club, Mustard Seed, Planned Parenthood, Juvenile Probation, Status Offender Services, the Fifth 

Judicial District Court juvenile judges, prosecutors and public defenders, law enforcement, the county’s 

Treatment and Recovery Clinic (TARC) and other state approved mental health and substance use 

disorder treatment providers, and a host of service and social clubs, businesses and local foundations, 

doctors and dentists, and area schools, teachers and school counselors. 

The Safe House utilizes 126 resource agencies to refer victims, families and youth to get needed resources 

and services they need to succeed. The referral resource list is extensive and offers a wide range of 

resources to help victims and clients. Resource categories include the following: Abuse, Child Care, 

Legal Help, Financial Assistance, Employment, Shelters, Parenting, Counseling, Medical, Psycho-Social 

Rehab, Drug and Alcohol, local Victim’s Coordinators, Victims Compensation Fund and Support Groups. 

Goal: To assist City of Twin Falls youth and families in crisis by improving access to youth group home 

care and referral services (mental health, mediation, family intervention, substance use disorder treatment 

& etc.) needed to stabilize youth and families in crisis and transition youth to safe and stable living 

environments. 

 

Objective: Utilize the MPOG grant during the term of the grant to help fund the Safe House programs, in 

order to continue to provide attended care and group home care and referral services to at-risk, 

economically disadvantaged and in crisis City of Twin Falls youths; diverting 75% of youths served from 

the Juvenile Justice system and transitioning 75% of youths served from the Safe House to other safe and 

stable living environments with the necessary support from healthy, permanent relationships with family 

or significant others that enable youths to become more independent, self-sufficient and contributing 

members of society.    

Group home care includes: basic living necessities, (food, clothing, safe shelter services and personal 

hygiene items) 24 hour supervised care and access to community resources for needed medical concerns, 

employment, educational/vocational services, mental health, and social connectedness. 

 Referral services include: mental health, mediation, family intervention, substance use disorder treatment 

& etc. needed to stabilize youth and families in crisis and to transition youth to safe and stable living 

environments.  

 



Measuring Success during the term of the grant:  

 The number of City of Twin Falls youth served by the Safe House from (Attended Care and 

Youth Group Home Care) from intake records.  

 Percentage of City of Twin Falls youth served by the Safe House who transition to safe and stable 

environments?  Checked at 90 days post placement to see if they are still at the original placement 

and to see how they are doing by the Safe House Case Manager. 

 Percentage of City of Twin Falls youth served by the Safe House diverted from the Juvenile 

Justice system from the local MAGIC and state Odyssey court tracking programs.  

 

Listed below is the FY2017 budgeted expenses and projected revenue from a wide variety of funding 

sources. The budgeted expenses are necessary to continue to provide youth group home/safe place 

services and retain the Safe House licenses to operate. 

Safe House Budgeted Expenses FY 2017   Revenue Sources FY 2017 
$256,330 Salaries      $8,000   Misc. Donations, 

$154,837 Fringe Benefits     $300,000  State Reimbursements, 

$14,400  Operating Costs      $35,000   Residential Care Reimbursements  

(Utilities $10,000, Phones $2,000 & Building M&O $2,200)  $20,000   Health Initiatives Trust Grant          

$18,500  Supplies/Materials      $20,000   Health Initiatives Trust Grant          

(Groceries $13,000 & Office & Misc. youth supplies $5,500)  $10,000   CHI St Luke’s Round 1      

$2,000  Other (specify) Travel/Training   $373,000  Projected Revenue 

$411,167 Total Project Budget                           
- $411,167 Expense Projection +$373,000 Revenue Projection= (-$38,167) Deficit Budget (Income to be determined) 

All of these revenue resources and grants from other local business and foundations are helping to keep 

the Safe House doors open and providing services to homeless City of Twin Falls youth and families in 

crisis however; the Safe House budget October 2016-September, 2017 has a projected deficit budget of -

$38,167. Support is needed from local grants like the Municipal Powers Outsource Grants to 

continue to improve the health and safety of some of the area’s most vulnerable citizens; homeless 

youth in crisis. 

 

Expectations: The Safe House will provide 24 hour adult supervised care to City of Twin Falls at-risk 

and in crisis homeless youth to instill a sense of well-being and general good health, with basic living 

necessities provided including: food, clothing, safe shelter services and personal hygiene items; as well 

as, access to community resources for needed medical concerns, employment, educational/vocational 

services, mental health, and social connectedness and support.  

 

Historically the Safe House has been successful in preventing 75% of at-risk homeless youth from being 

incarcerated in the Juvenile Justice system by transitioning 75% of them from the Safe House to safe and 

stable environments with the necessary support from healthy, permanent relationships with family or 

significant others enabling youth to become more independent, self-sufficient and contributing members 

of society.    

 

Diverting 75% of 24 City of Twin Falls Youth would keep 18 youth out of the Juvenile Justice system 

and would save taxpayers up to $1,147,320, (based on a single youth incarcerated in the Juvenile Justice 

system in District V costs on average $63,740 per individual per year times 18  diverted youth  equals 

$1,147,320). 

Thanks for your time and consideration of this application! 
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Organization: The Salvation Army of Twin Falls 

Contact: Lt. Troy Cook 

Phone: 208-733-8720 

Email: troy.cook@usw.salvationarmy.org 

 

Brief Overview of the Organization 

The Salvation Army has been meeting the needs of impoverished people in the Magic Valley since 1906. 
Our programs include emergency food assistance, hot lunches, showers, summer day camp and 
emergency disaster response. Our “It’s All About KIDS – Keeping In Desirable Shape” program started in 
Summer 2010, is a fitness and healthy lifestyle program aimed at improving the health habits of 
children. We are a non-traditional source of learning.  

Demonstration of need 

• According to Statehealthfacts.org, 27.8% of Idaho’s children are overweight or obese. This is a 
.3% increase over previous year. Those children have an increased risk for health conditions 
such as diabetes, cardiovascular disease, and certain cancers which lead to higher medical costs. 
Obesity can also lead to psychosocial problems that have a lifelong negative impact. Our goal is 
to decrease medical costs associated with chronic obesity while enhancing the quality of life for 
individuals in the Magic Valley.  

• Our organization does provide a service that is not provided by local government. While Twin 
Falls Parks and Recreation offers recreational sports opportunities to youth and adults, they do 
not offer educational opportunities associated with wellness training. Our “It’s All About Kids” 
program provides opportunities to participate in physical and nutritional education activities 
while relating to other activities and hobbies. 

• We continue to improve the existing KIDS program in compliance with “Objective HC1.2A the 
City will provide affordable healthy lifestyle programs for kids.” 

• We are in desperate need of City funding. Our organization does receive donations and program 
fees, but the expense of the program leaves a large program deficit. The total program expense 
was over $100,000 last year, while receiving only $58,000 from other grants, donations, and 
fees.  The cost of transportation alone is over $9,000. 

Partnerships 

• The KIDS summer day camp has scheduled educational models to teach how healthy nutrition 
and daily physical activity can be brought to life. A partial list of the trainers includes University 
of Idaho Nutritionists, Walker Center Counselors, Sheriffs Search and Rescue, Firemen, Dept. of 
Fish and Game, Nurses and exercise instructors, CSI Culinary Staff, coaches, and other outdoor 
enthusiasts.  
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• We are continuing to recruit individuals from our community to bring a healthy lifestyle to life. 
Our goal is to accentuate the joy of movement, activity and good nutrition and teach how it can 
be attainable at work, school and home. We will also teach how all of this can be managed 
within a current budget.  
 

Performance Measures 

• We measure success when we see children making behavioral changes within their eating habits 
and exercising goals during the program. We also judge success when the program is filled to 
capacity as it reflects parent satisfaction. Our goal is to enroll 40 children in our upcoming 
Summer Day Camp program.  

• We use charts to measure height, weight and BMI and assess data on the children. Our stats for 
the past five years show the good growth that kids should have, decreased BMI’s and the bonus 
of increased stamina, balance, coordination and elevated self-esteem levels on all participants.  

Work Plan 

• Funds will support the KIDS program. 
• Our program will include a variety of activities beginning in June, with learning about where 

food comes from. Learning about farms and planting seeds. Continuing through the month with 
learning the importance of staying healthy and fit through fun activities. Wrapping up the month 
with field activities and exploring food through science.  July will kick off with sports activities, 
the importance of working as a team, while trying a variety of sports.  Mid-July will focus on 
performing arts like dancing and learning to be confident. We will also be enjoying the great 
outdoors, with a variety of field trips around the local area, learning about wilderness skills and 
using outdoor abilities. This will include water activities and the importance of water safety. 
Wrapping up the month, we will explore our creative side with art and cooking skills. August will 
begin with traveling the world with our imaginations and learning to cook a meal based on those 
adventures. Games, activities, snacks and field trips will continue to wrap up the summer.  

Budget 

• Included is our detailed budget. We are requesting $20,000 to cover approximately 25% of the 
cost of the program. These costs include: 

o Personnel costs: $73, 956.66 
o Administrative costs: $6453.43 
o Occupancy: $9135.80 
o Supplies/Materials: $2225.10 
o Transportation: $9811.38 
o  Project Budget: $104,043.85 

• The Salvation Army has been serving Twin Falls since 1906. We fund our programs with a direct 
mail campaign, Christmas Red Kettles and small fundraisers. Children’s programs have been a 
part of our services for over 60 years. This is the 7th year of the “It’s All About Kids” healthy 
lifestyle program.  
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Organization:  Twin Falls Senior Citizen’s Federation, Inc.           Contact:   Jeanette M. Roe 

Phone:  208-734-5084                                                                  Email:  jroe@tfseniorcenter.com 

Brief Overview of the Organization 

The Center provides hot nutritious meals to members at the Center (Monday through Friday) and to home bound in Twin 
Falls (daily).  The Center also hosts numerous services including AARP tax aide services, SHIBA counseling, Volunteer 
Lawyer consultations, nutritional educational services, exercise classes, computer classes, quilting, art classes, card playing, 
dances, monthly breakfasts, and other special events during the year.  The Center has seen a significant increase in the 
number of individuals using the services at the Center over the last four years.  The Center’s mission is to participate and 
contribute to the Senior Citizen’s activity within the range of civic, cultural, medical, transportation, and nutritional 
opportunities for elder members of our community.  The Center staff works hard to focus on serving the community one 
heart at a time.  

Demonstration of Need 

• Include a detailed Statement of Need. 

The Twin Falls Senior Center provides a well-rounded atmosphere for all to enjoy.  The Center has been enhanced over the 
last four years including new paint, installation of sound boards, installing seven new computer stations, a new front entry 
way, energy efficient dishwasher, new chairs, and carpeting in four of the Center’s rooms. The Center has been progressive 
in finding other funding to help with multiple projects (Large and Small) to update the Center and its capacity to serve 
others.  We would like to ask for $5,000 to help us with making the east (front) entrance and sidewalk handicap accessible.  
Currently the west or backside of the building has handicap accessible parking; however, the 2 foyer entrance doors do not 
have handicap accessible features.  Putting handicap doors on the west side of the building is not practical or cost effective 
according to TF City officials.  Utilizing the parking area on the front will allow more handicap access while using the front 
main entrance that has handicap accessible features.  The Center would lose two parking spots on the front (east) side of the 
building; however, they would gain two on the back (west) side. 

The ICDBG grant from the Idaho Department of Commerce (IDC) has committed partial funding for this project; however, 
due to the project delaying handicap accessibility until the major component of the ICDBG grant was finished (ie. HVAC) 
project costs have increased.  All other ICDBG components have been completed to the building (Over $138,274 of 
improvements).  All parties including the IDC, the Center, and the City officials from different departments have finally 
agreed on the accessibility design.  We can now move forward with bidding the project.  The only problem is funding the 
final component.  The ICDBG grant has $11,311 to fund the project; however, preliminary estimates for the project are 
closer to $20,000.    

• Does your organization provide a service that is not provided by local government? 

Yes.  The Twin Falls Senior Center is the only facility in Twin Falls that provided over 72,399 meals in 2016 (12,296 more 
than 2015).  Of the 72,399 total meals served in 2016, 53,827 meals (11,007 more than 2015), were delivered to homebound 
seniors who need access to healthy nutritious home cooked meals.  As the population of Twin Falls ages and becomes over 
60 the demand for services will continue to rise.  By 2020 38% of the population of Twin Falls will be over 60 based upon 
2010 census data.  The Center has seen significant increase in the need for meals, along with numerous activities and social 
functions for seniors.  More and more Seniors are utilizing the Center on a weekly basis.  Many of these Seniors have 
handicap accessible needs.  The Center wants to make sure all Seniors can utilize the facility while making it accessible and 
safe. 

• Are you providing a new service or improving access to existing services related to the City’s Strategic Plan and 
Mission Statement? 

The Twin Falls Senior Center also believes in the 2030 Vision of the City’s strategic plan and mission statement.  The 
Center also has a broad‐based commitment to the long‐range health of its citizens and visitors. A wide array of activities 
exists at the Center and through partnerships with the City of Twin Falls, private individuals, local businesses, and by 



working together with other non-profits, will lead to a healthy, well‐rounded community to serve the elder community 
members of Twin Falls. 

The Center works hard to educate others about all the numerous functions and activities the Center has for the community.  
The Center also provides the Times News, KMVT, the Twin Falls Chamber of Commerce and others with monthly daily 
menu choices and daily activities to publish along with PSA’s.  The Center also maintains a current up to date website with 
applicable information.  The Center’s goal is to keep seniors happy, healthy and independent as long as possible.  The Center 
also believes in serving the community one heart at a time.  The Twin Falls Senior Center is a valuable resource for an array 
of services, information, activities, socialization, and nutritional meal assistance. 

• What is the importance of City funding to the overall mission of the organization? 

The City funding will allow the Center to continue to serving the elder members of the community by providing an up to 
date facility with comforts of home.  Upgrading the handicap accessible features including the front entrance, parking spaces 
along with the sidewalk improvements will greatly benefit the members for many years to come.  Liability insurance 
becomes a critical factor as the Center continues to serve more individuals.  With a prior liability claim from the west (back) 
entrance hitting an individual because of improper accessibility along with a big wind gust caused a very unfortunate 
accident that the Center does not want to happen in the future to any other member.  This funding will be a great benefit for 
current and future members of the Center while providing a safer environment.   

Partnerships 

• Demonstrate existing partnerships and collaborative efforts with other community organizations, government 
entities or educational institutions. 

The Twin Falls Senior Center also partners with other agencies like the Twin Falls Health Initiative Trust, a private 
foundation, Salvation Army, Safe Harbor, Mustard Seed, St. Luke’s Foundation, and the Idaho Food Bank to make sure 
seniors are getting the proper nutrition.  The Center also works with the Office on Aging, the Twin Falls County 
Commissioners as well as other local non-profit organizations, governmental entities and educational institutions.  The 
Center has working with many other organizations to bring even more activities to the Center.  

• Show how the mission of the organization could be furthered by establishing new partnerships.  

Knowledge and education is very powerful.  Developing new partnerships with other agencies, just helps get the word to 
those who would benefit from our services. 

Performance Measures 

• How will the organization measure successful use of City funds? 

The Center keeps daily, monthly and yearly records to show the increased use of the facility for daily meals, activities, 
socialization, and volunteer opportunities. The Center also measures the successful use of the City funds with keeping track 
of the number of improvements to the building on the inside and outside including the parking & common areas. 

• Provide at least one outcome against which performance can be measured. 

Success will also be measured when the Center’s facility is updated for all types of activities at the Center and community 
functions. Success will also come when elder members of our community have a wonderful facility to spend time together 
will other friends, neighbors, and acquaintances.  Success will also be measured by the volume of individuals visiting the 
Center for lunch and activities and the increase number of home delivered meals provided to home bound Seniors.  

Work Plan 

• State how the funds will be used by the organization, including specific projects or activities if applicable 

The MPOG funds will be used in conjunction with secured funds from the Idaho Department of Commerce ICDBG grant, 
and matching funds from the Center to cover the cost of the new handicap accessible improvements to the front entrance, 
sidewalks and parking spaces.  With all parties sharing the cost of the handicap accessible improvements, the Center is able 



to safely serve more Seniors while they utilize the Center’s facilities for activities, meals, and other social events for many 
years to come.   

• Provide a timeline of activities that will be funded by City funds 

The Center will spend the funds within 180 days from the date received.  The work will be done in the timeliest manner 
possible.  The Center has included bids from local companies. 

Budget 

• Include a detailed budget for grant funds.  If City funds are a part of an overall budget, please demonstrate what areas 
of the budget will be funded by the grant. 

 

PROJECT FUNDING BUDGET & SOURCES 

Twin Falls Senior Center (TFSC)     $  4,250.00 

Twin Falls Senior Center – Tree Removal     $     750.00  

City of Twin Falls MPOG Funds     $  5,000.00 

Idaho Dept. of Commerce (ICDBG grant)    $ 11,311.00 

TOTAL Estimated PROJECT FUNDING    $ 21,311.00 

• Include costs for any materials and/or services listed below. 

Since the project is estimated to be well under $25,000 a small purchase procurement process will be used to solicit a lump 
sum bid from a minimum of three local concrete contractors to get a fair price within the estimated project budget.  Each 
contractor will received the approved design and specifications, along the current Davis Back wage rates.  (Due to the use 
of funds from the Idaho Department of Commerce workers will be paid Davis Bacon wages during the project construction 
phase.)   

 Project costs will including removal of the current outside concrete entryway along with the sidewalk. 
 Replacing the curbing to maintain the Center’s flowerbeds location 
 Pouring on new concrete to the front entrance, sidewalk and the card room exit with ADA code requirements  
 Installation of car concrete bumper stops 
 Installation of handicap signage 
 Striping of new handicap parking spaces 

     
     
• Is the organization and its programs sustainable? 

Yes, the Twin Falls Senior Center has been operating since 1978.  The stability of the Center improved greatly beginning 
in 2012 with the hiring of the current Executive Director, Jeanette Roe.  Financial reports are prepared monthly and reviewed 
by all Board members.  On a yearly basis an independent CPA, makes sure the center is operating in a viable manner.  The 
independent CPA prepares yearly financial statements annually along with tax Form 990; which, is also submitted timely 
to the IRS.  All financial records and documents are available to the public for inspection.  

• Documentation 

Attached are the most recent financial statements for years ending in December 2016, and December 2017.  Also included 
is tax Form 990 for years 2016, 2015, and 2014. 



2017 Municipal Powers Outsource Grants Application 

Organization:  Twin Falls Senior Citizen’s Federation, Inc.           Contact:   Jeanette M. Roe 

Phone:  208-734-5084                                                                  Email:  jroe@tfseniorcenter.com 

Brief Overview of the Organization 

The Center provides hot nutritious meals to members at the Center (Monday through Friday) and to home bound in Twin 
Falls (daily).  The Center also hosts numerous services including AARP tax aide services, SHIBA counseling, Volunteer 
Lawyer consultations, nutritional educational services, exercise classes, computer classes, quilting, art classes, card playing, 
weekly dances, monthly breakfasts, and other special events during the year.  The Center has seen a significant increase in 
the number of individuals using the services at the Center over the last four years.  The Center’s mission is to participate 
and contribute to the Senior Citizen’s activity within the range of civic, cultural, medical, transportation, and nutritional 
opportunities for elder members of our community.  The Center staff works hard to focus on serving the community one 
heart at a time.  

Demonstration of Need 

• Include a detailed Statement of Need. 

The Twin Falls Senior Center provides a well-rounded atmosphere for all to enjoy.  The Center has been enhanced the 
building over the last four years including new paint, installation of sound boards, installing seven new computer stations, 
a new front entry way, energy efficient dishwasher, new chairs, and carpeting in four of the Center’s rooms. The Center has 
been progressive in finding other funding to help with smaller projects to update the Center and its capacity to serve others.  
We would like to ask for $750 to help us to cover the cost for the remaining LED lighting for the outside of the Center.  The 
installation of LED lighting throughout the Center provides a better lighting along with substantial deduction in electrical 
power costs per month and on a continuing yearly basis for many years to come.  The lighting fixtures on the outside of the 
building are not pleasing to the eye nor go they emulate light for nighttime safety. Adding photocells along with LED lights 
will also save electrical costs and less maintenance in changing bulbs over the next 25 years.  The Center is committed to 
saving energy while providing an excellent lighting source for our Seniors.  The card players, the quilters, and the congregate 
members are enjoying the improved light currently installed at the Center.  The Center has been installing the LED’s in 
phases and would like to complete the entire project with your support.    

• Does your organization provide a service that is not provided by local government? 

Yes.  The Twin Falls Senior Center is the only facility in Twin Falls that provided over 72,399 meals in 2016 (12,296 more 
than 2015).  Of the 72,399 total meals served in 2016, 53,827 meals (11,007 more than 2015), were delivered to homebound 
seniors who need access to healthy nutritious home cooked meals.  As the population of Twin Falls ages and becomes over 
60 the demand for services will continue to rise.  By 2020 38% of the population of Twin Falls will be over 60 based upon 
2010 census data.  The Center has seen significant increase in the need for meals, along with numerous activities and social 
functions for seniors.   

• Are you providing a new service or improving access to existing services related to the City’s Strategic Plan and 
Mission Statement? 

The Twin Falls Senior Center also believes in the 2030 Vision of the City’s strategic plan and mission statement.  The 
Center also a broad‐based commitment to the long‐range health of its citizens and visitors. A wide array of activities exists 
at the Center and through partnerships with the City of Twin Falls, private individuals, local businesses, and working 
together with other non-profits, will lead to a healthy, well‐rounded community to serve the elder community members of 
Twin Falls. 

The Center works hard to educate others about all the numerous functions and activities the Center has for the community.  
The Center also provides the Times News, KMVT, the Twin Falls Chamber of Commerce and others with monthly daily 
menu choices and daily activities to publish along with PSA’s.  The Center also maintains a current up to date website with 
applicable information.  The Center’s goal is to keep seniors happy, healthy and independent as long as possible.  The Center 
also believes in serving the community one heart at a time.  The Twin Falls Senior Center is a valuable resource for an array 
of services, information, activities, socialization, and nutritional meal assistance. 



• What is the importance of City funding to the overall mission of the organization? 

The City funding will allow the Center to continue to serve the elder members of the community by providing an up to date 
facility with comforts of home. The funds improve the comfort of the facility for our congregate and guests to enjoy in the 
years to come.  The installation of  LED lighting will reduce the electrical bill and maintenance expenses for the Center for 
many years to come.  The new lighting will also help the Seniors to see better while utilizing the Center for activities, 
functions, and services.  This funding will be a great benefit for current and future members of the Center.   

Partnerships 

• Demonstrate existing partnerships and collaborative efforts with other community organizations, government 
entities or educational institutions. 

The Twin Falls Senior Center also partners with other agencies like the Twin Falls Health Initiative Trust, a private 
foundation, Salvation Army, Safe Harbor, Mustard Seed, St. Luke’s Foundation, and the Idaho Food Bank to make sure 
seniors are getting the proper nutrition.  The Center also works with the Office on Aging, the Twin Falls County 
Commissioners as well as other local non-profit organizations, governmental entities and educational institutions.  The 
Center is working with many other organizations to bring even more activities to the Center.  

• Show how the mission of the organization could be furthered by establishing new partnerships.  

Knowledge and education is very powerful.  Developing new partnerships with other agencies, just helps get the word to 
those who would benefit from our services. 

Performance Measures 

• How will the organization measure successful use of City funds? 

The reduction of the electrical expense for the new lighting will reduce the Idaho Power billing substantially since the new 
lighting uses 1/2 of a kWh/monthly basis for many years to come.   

The Center will continue keeping daily, monthly and yearly records to show the increased use of the facility for daily meals, 
activities, socialization, and volunteer opportunities.   

• Provide at least one outcome against which performance can be measured. 

Success will also be measured when the Center’s facility is updated for all types of activities at the Center and community 
functions. Success will also come when elder members of our community have a wonderful facility to spend time together 
with friends, neighbors, and acquaintances.  Success will also be measured by the volume of individuals visiting the Center 
for lunch and activities, and the increase number of home delivered meals provided to home bound Seniors.  

Work Plan 

• State how the funds will be used by the organization, including specific projects or activities if applicable 

The MPOG funds used in conjunction with funds from the Twin Falls Senior Center and Idaho Power energy incentives 
will allow the project the Center’s lighting to be converted to LED’s.  Energy savings along with reduce maintenance cost 
will allow all parties to benefit.   

• Provide a timeline of activities that will be funded by City funds 

The Center will spend the funds within 90 days from the date received.  The work will be done in the timeliest manner 
possible.  The Center has included bids from local companies. 

 

Budget 

• Include a detailed budget for grant funds.  If City funds are a part of an overall budget, please demonstrate what areas 
of the budget will be funded by the grant. 



 

PROJECT FUNDING BUDGET & SOURCES 

Twin Falls Senior Center       $ 1,570.25  

City of Twin Falls MPOG Funds      $    750.00 

Idaho Power Energy Incentive Program      $ 2,680.00 

TOTAL PROJECT FUNDING      $ 5,000.25 

• Include costs for any materials and/or services. 

 

Twin Falls Senior Center 
LED project 
Proposed Budget 

Project  
Cost   

Idaho Power 
Incentives 

Twin Falls 
Senior 
Center 

City of TF 
MPOG 
Grant 

Trac Lights $200.00   -$200.00     
LED's Main Hall & 
Bathroom $1,134.00   -$756.00 -$378.00   
Remainder of Building &  
      Outside Lighting $3,666.25   -$1,724.00 -$1,192.25 -$750.00 
            
Total Budget for LED 
improvements $5,000.25   -$2,680.00 -$1,570.25 -$750.00 

      
      
Funding Percentage 
of LED Project Costs     -$0.54 -$0.31 -$0.15 

 

   
 

 

• Is the organization and its programs sustainable? 

Yes, the Twin Falls Senior Center has been operating since 1978.  The stability of the Center improved greatly beginning 
in 2012 with the hiring of the current Executive Director, Jeanette Roe.  Financial reports are prepared monthly and reviewed 
by all Board members.  On a yearly basis an independent CPA, makes sure the center is operating in a viable manner.  The 
independent CPA prepares yearly financial statements annually along with tax Form 990; which, is also submitted timely 
to the IRS.  All financial records and documents are available to the public for inspection.  

• Documentation 

Attached are the most recent financial statements for years ending in December 2016, and December 2017.  Also included 
is tax Form 990 for years 2016, 2015, and 2014. 



2017 Municipal Powers Outsource Grants Application 

Organization:  Twin Falls Senior Citizen’s Federation, Inc.           Contact:   Jeanette M. Roe 

Phone:  208-734-5084                                                                  Email:  jroe@tfseniorcenter.com 

Brief Overview of the Organization 

The Center provides hot nutritious meals to members at the Center (Monday through Friday) and to home bound in Twin 
Falls (daily).  The Center also hosts numerous services including AARP tax aide services, SHIBA counseling, Volunteer 
Lawyer consultations, nutritional educational services, exercise classes, computer classes, quilting, art classes, card playing, 
weekly dances, monthly breakfasts, and other special events during the year.  The Center has seen a significant increase in 
the number of individuals using the services at the Center over the last four years.  The Center’s mission is to participate 
and contribute to the Senior Citizen’s activity within the range of civic, cultural, medical, transportation, and nutritional 
opportunities for elder members of our community.  The Center staff works hard to focus on serving the community one 
heart at a time.  

Demonstration of Need 

• Include a detailed Statement of Need. 

The Twin Falls Senior Center provides a well-rounded atmosphere for all to enjoy.  The Center has been enhanced the 
building over the last four years including new paint, installation of sound boards, installing seven new computer stations, 
a new front entry way, energy efficient dishwasher, new chairs, and carpeting in four of the Center’s rooms. The Center has 
been progressive in finding other funding to help with smaller projects to update the Center and its capacity to serve others.  
We would like to ask for $4,100 to help us to purchase a new electric double-deck convection oven and the installation of 
two new outlets for the ovens.  Currently we are not able to keep up with the demand on the two ovens we currently have.  
We have limited space so the only option is install a double deck oven while making allowances for a second double-deck 
unit to be installed later.  The need for the additional ovens is to keep up with the increasing demand for daily meals with 
the allotted period.  Being able to have three to four ovens functioning at the same time would enable the cook up to four 
different food items at one time saving time and labor in the kitchen.  For example the staff could bake bread, cook cookies, 
and along with the main course like meat and baked potatoes all at the same time.  These improvements will help us to meet 
the current and future nutritional needs of seniors. 

• Does your organization provide a service that is not provided by local government? 

Yes.  The Twin Falls Senior Center is the only facility in Twin Falls that provided over 72,399 meals in 2016 (12,296 more 
than 2015).  Of the 72,399 total meals served in 2016, 53,827 meals (11,007 more than 2015), were delivered to homebound 
seniors who need access to healthy nutritious home cooked meals.  As the population of Twin Falls ages and becomes over 
60 the demand for services will continue to rise.  By 2020 38% of the population of Twin Falls will be over 60 based upon 
2010 census data.  The Center has seen significant increase in the need for meals, along with numerous activities and social 
functions for seniors.   

• Are you providing a new service or improving access to existing services related to the City’s Strategic Plan and 
Mission Statement? 

The Twin Falls Senior Center also believes in the 2030 Vision of the City’s strategic plan and mission statement.  The 
Center also a broad‐based commitment to the long‐range health of its citizens and visitors. A wide array of activities exists 
at the Center and through partnerships with the City of Twin Falls, private individuals, local businesses, and working 
together with other non-profits, will lead to a healthy, well‐rounded community to serve the elder community members of 
Twin Falls. 

The Center works hard to educate others about all the numerous functions and activities the Center has for the community.  
The Center also provides the Times News, KMVT, the Twin Falls Chamber of Commerce and others with monthly daily 
menu choices and daily activities to publish along with PSA’s.  The Center also maintains a current up to date website with 
applicable information.  The Center’s goal is to keep seniors happy, healthy and independent as long as possible.  The Center 
also believes in serving the community one heart at a time.  The Twin Falls Senior Center is a valuable resource for an array 
of services, information, activities, socialization, and nutritional meal assistance. 



• What is the importance of City funding to the overall mission of the organization? 

The City funding will allow the Center to continue to serve the elder members of the community by providing an up to date 
facility with comforts of home. The funds improve the comfort of the facility for our congregate and guests to enjoy in the 
years to come.  The installation of additional kitchen equipment (a double-deck convection oven) including new 220 
electrical wiring for the ovens will make it easier for the Center to serve the increasing number of daily meals to home 
bound Seniors and those enjoying meals and activities at the Center.  This funding will be a great benefit for current and 
future members of the Center.   

Partnerships 

• Demonstrate existing partnerships and collaborative efforts with other community organizations, government 
entities or educational institutions. 

The Twin Falls Senior Center also partners with other agencies like the Twin Falls Health Initiative Trust, a private 
foundation, Salvation Army, Safe Harbor, Mustard Seed, St. Luke’s Foundation, and the Idaho Food Bank to make sure 
seniors are getting the proper nutrition.  The Center also works with the Office on Aging, the Twin Falls County 
Commissioners as well as other local non-profit organizations, governmental entities and educational institutions.  The 
Center has working with many other organizations to bring even more activities to the Center.  

• Show how the mission of the organization could be furthered by establishing new partnerships.  

Knowledge and education is very powerful.  Developing new partnerships with other agencies, just helps get the word to 
those who would benefit from our services. 

Performance Measures 

• How will the organization measure successful use of City funds? 

The Center keeps daily, monthly and yearly records to show the increased use of the facility for daily meals, activities, 
socialization, and volunteer opportunities.   

• Provide at least one outcome against which performance can be measured. 

Success will also be measured when the Center’s facility is updated for all types of activities at the Center and community 
functions. Success will also come when elder members of our community have a wonderful facility to spend time together 
with other friends, neighbors, and acquaintances.  Success will also be measured by the volume of individuals visiting the 
Center for lunch and activities, and the increase number of home delivered meals provided to home bound Seniors.  

Work Plan 

• State how the funds will be used by the organization, including specific projects or activities if applicable 

The MPOG funds will be used in conjunction with secured funds from the Twin Falls Rotary Club Death by Chocolate 
proceeds, and matching funds from the Center to cover the cost of the new electrical installation and the new double-deck 
convection ovens.  With all parties sharing the cost of the kitchen improvements, the Center is able to get a new double deck 
convection oven that will benefit all Seniors who receive meals at the Center or at home for many years to come.   

• Provide a timeline of activities that will be funded by City funds 

The Center will spend the funds within 180 days from the date received.  The work will be done in the timeliest manner 
possible.  The Center has included bids from local companies. 

 

Budget 

• Include a detailed budget for grant funds.  If City funds are a part of an overall budget, please demonstrate what areas 
of the budget will be funded by the grant. 



PROJECT FUNDING BUDGET & SOURCES 

Twin Falls Senior Center       $ 1,317.75  

City of Twin Falls MPOG Funds      $ 4,100.00 

Twin Falls Rotary Death by Chocolate Funds     $ 1,000.00 

TOTAL PROJECT FUNDING      $ 6,417.75 

 

• Include costs for any materials and/or services. 

 

Proposed Cost Range Receptacles and Double Deck Convection Oven, Electric - Twin Falls Senior Center 
 
E-102-E CONVECTION 
OVEN, ELECTRIC 

 

Quantity 
 
1 

Price 
 

$ 5,150.00 

 
 

Delivery and set-up included 
 

CONVECTION OVEN, ELECTRIC 
$5,002.50 Duke Manufacturing Model No. 
E102‐E Convection Oven, electric, double‐
deck, standard depth, thermostatic controls, 
with 8" high stainless steel legs & adjustable 

stainless steel feet, stainless steel front, 
painted steel cabinet, 50/50 stainless steel 

independent doors, (2) windows, (5) racks, 
(13) rack positions, porcelain interior, (200°‐
500°F), 60 minute dial timer with buzzer & 

(2) speed fan, NSF, cETLus (Flyer) 1 ea 
240v/60/1ph, 11kw, 45.8 amps per section 

 

 
ELECTRICAL UPGRADE 
New Wiring 240-volt single 
phase 50 amp receptacles for 
two additional ranges 

 
 
1 

 
 

       $ 1,290.25 
             Includes materials and labor 

    
TOTAL PROJECT COST  $ 6,417.75    
    
• Is the organization and its programs sustainable? 

Yes, the Twin Falls Senior Center has been operating since 1978.  The stability of the Center improved greatly beginning 
in 2012 with the hiring of the current Executive Director, Jeanette Roe.  Financial reports are prepared monthly and reviewed 
by all Board members.  On a yearly basis an independent CPA, makes sure the center is operating in a viable manner.  The 
independent CPA prepares yearly financial statements annually along with tax Form 990; which, is also submitted timely 
to the IRS.  All financial records and documents are available to the public for inspection.  

• Documentation 

Attached are the most recent financial statements for years ending in December 2016, and December 2017.  Also included 
is tax Form 990 for years 2016, 2015, and 2014. 



2017 Municipal Powers Outsource Grants Application 

Organization:  Voices Against Violence 

Contact: Donna Graybill, Executive Director  

Phone: 208-733-2558 

Email:  donna@vavmv.org  

 

Brief Overview of the Organization 

Voices Against Violence, formerly the Crisis Center of the Magic Valley, is a victim advocacy 
organization located in the city of Twin Falls.  Originally founded in 1981 under the name Volunteers 
Against Violence, VAV has been the leader in providing services to victims of domestic violence and 
sexual assault for over 35 years.  Recently VAV has expanded its scope to serve all individuals who have 
been victims of crime in response to the requirements of major funders and to reflect the realities of 
interpersonal violence. 

VAV’s mission is to empower individuals who have experienced violence.  This mission is 
achieved through providing high quality, compassionate service in all program areas.   

Programs include  

• Case Management  
• Counseling (individual and group) 
• Life Skills Classes 
• Spanish Language Services 
• Legal advocacy 
• 24 Hour Hotline,  
• Emergency Shelter 
• 24 Hour Victim advocacy 
• Emergency financial assistance 
• Transportation 
• Food, Household, and Personal Care items 
• Outreach 

In 2016 Voices Against Violence provided services to 1,488 individual clients, 3,845 nights of 
shelter, and 4,813 meals to clients. 

Demonstration of Need 

Voices Against Violence receives the majority of funding through the state to continue to provide 
services to victims.  However, this funding does not include a budget to provide outreach services.  
Outreach allows us to provide meaningful trainings, presentations, resources, and collaborative 
partnerships with partner agencies in Twin Falls.   In this last year VAV has applied for various sources of 
grant funding to fully fund an outreach program to respond to underserved populations.  This includes 

mailto:donna@vavmv.org


the Twin Falls Health Initiatives Trust, and 2 collaborative grants administered by the Idaho Coalition 
Against Domestic Violence: Idaho Rural Collaborative for Underserved Youth, and Thriving Families.  All 
three of these funding sources require that funds be used to reach out to individuals not commonly 
reached by our organization such as those in remote parts of the counties we serve, or those who speak 
Spanish exclusively.  In combination with Municipal Powers Outsource grant funding, the alternative 
sources of funding have allowed us to fully expand our outreach program. This ensures we receive 
referrals from individuals who need our help, and maintain important partnerships to work in the best 
interest of our clients. 

Voices Against Violence is the only organization providing FREE services to victims of domestic 
violence, sexual assault, stalking, human trafficking, hate crimes in the Twin Falls area.  CARES advocates 
for children and performs forensic interviews, but VAV provides services to help with the aftermath of a 
traumatic crime. 

Voices Against Violence supports the City’s Strategic Plan and Mission Statement by helping create a 
healthy community free from threat of violence.  With this grant funding, Voices Against Violence will 
expand outreach and educational services to prevent violence before it happens.  Voices Against 
Violence also supports the strategic goal of creating a secure community by intervening in family 
violence before it becomes fatal, and interrupting the cycle of violence in families by providing 
emergency shelter and support services. 

Voices Against Violence Vision/Mission 

• Voices Against Violence envisions a community free from gender and sexual violence.   
• Voices Against Violence’s mission is to empower individuals who have experienced violence.   

 

Voices Against Violence Goals 

• Safety-Voices Against Violence is committed to providing safety for those who have experienced 
violence and are at risk.  Voices Against Violence offers safety through providing a secure and 
confidential shelter to help women and children heal from violence. 

• Healing-Voices Against Violence seeks to provide emotional and mental health support for 
survivors through hotline, crisis-counseling, and individual and group counseling for adults and 
children affected by violence.   

• Advocacy-Voices Against Violence supports survivors through accompaniment through the 
healing process, crisis intervention, legal information, resources, and case management. 

• Education-Voices Against Violence seeks to provide outreach and education to the community 
to prevent violence.  Voices Against Violence seeks to collaborate with community partners in 
criminal justice, law enforcement, education, and health fields to most effectively support 
survivors. 

 

 
 

 



 

Partnerships 

Voices Against Violence is committed to working together with community partners to 
collectively support victims in their path towards healing.  We find that the stronger our community 
partnerships, the better outcomes for survivors and their families. 

Voices Against Violence has a strong partnership with the Twin Falls Police Department, and we are 
excited to collaborate with the new victim witness coordinator.  Throughout this past year TFPD has 
relied of VAV to respond to victim’s needs, and VAV has relied on TFPD to serve and protect our clients.  
VAV is grateful to have Chief Kingsbury as such a strong victim advocate, and we are optimistic about 
future collaborative efforts. 

Voices Against Violence has a long term partnership with St. Luke’s Regional Medical Center.  St. Luke’s 
is a significant source of referrals as they are often have first contact with victims and frequently make 
referrals to us. Voices Against Violence and St. Luke’s participate in cross-collaborative trainings to 
ensure all involved in responding to domestic violence and sexual assault are aware of respective 
processes and protocols. 

Voices Against Violence has partnered with other victim assistance providers, such as CARES to clarify 
the roles of each agency in responding to adult and child sexual violence.  Voices Against Violence also 
collaborates with and provides training to various counseling agencies to help practitioners identify 
domestic violence in clients and patients, and to help us provide longer term mental health services for 
our clients.  These agencies include Valley Community Counseling, A Plus Solutions, Crosspoint Family 
Services, Adult Mental Health, and Child Mental Health. 

Voices Against Violence has worked to develop a strong and functional partnership with the new Mental 
Health Crisis Center since they opened earlier this year.  This has included understanding the policies 
and eligibility of each program to see how our working parts can fit together to support clients. 

Voices Against Violence partners with the Department of Health and Welfare’s various departments 
including Child Protective Services where there are relevant shared cases, Medicaid to connect victims 
and their families to needed medical care, Assistance Programs to support our families in their journeys 
towards independence. 

Voices Against Violence has partnered with several programs within the College of Southern Idaho, 
including the Title IX investigation team, Diversity Council, and the local chapter of American Association 
of Women in Community Colleges. 

Voices Against Violence has developed a legal advocacy program that works with the court systems in 
the 6 counties VAV services to assist with protection orders and safety planning.  Through our strong 
partnership with Mini-Cassia and Jerome County Courts, VAV has come to hold a place in Domestic 
Violence Court proceedings and hopes to help bring a Domestic Violence court to Twin Falls County.  
This is an evidenced based model that has better outcomes for clients. 

Voices Against Violence receives donations from other local agencies to sustain our shelter operations, 
these include South Central Community Action and Idaho Foodbank for Food, Costco, Target, Falls 
Brand, and Chobani.  Voices Against Violence also receives donations from various clubs and 



organizations such as local faith based organizations, Chamber of Commerce, Optimist Club, Lion’s Club, 
Rotary Club After Hours, Rotary Club, Sigma Beta Phi, and areas schools. 

Voices Against Violence has developed working relationships with Twin Falls School District, Burley 
School District, Valley School District, and plans to expand to Wendell/ Gooding School District, Lincoln 
County School District, and Jerome School District as we are able to continue to fund outreach and 
preventative efforts.   

Performance Measures 

Voices Against Violence will measure the success of our underserved outreach program by documenting 
all outreach activities provided and number of participants reached through outreach presentations, 
prevention lessons, informal collaborative meetings, and tabling at public events.  VAV was able to 
provide 468 hours of outreach to the Twin Falls community through MPOG funding.  This year VAV will 
provide 8-10 hours of outreach weekly to include monthly tabling events, bi-weekly presentations, 
monthly collaborative meetings with partner agencies, and weekly youth prevention lessons to at risk 
youth in the Twin Falls area. 

Work Plan 

Month Tabling Activities Outreach Activities Education Activities 
May • All Business 

Conference 
• Idaho Gives, Heather 

Platts Benefit Concert 

• 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 

June • Tabling at Pride Week • 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 

July Victim Panel Twin Falls 
Public Library 

• 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 

August Twin Falls County Fair • 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 

September South Central Community 
Partnership Event 
 

• 2 Presentations to 
community based agencies 

• 4 youth prevention 
education lessons 



 • Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

October DV Awareness Month 
Candlelight Vigil 
Synergy Brotherhood 
Ride 

• 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 

November Festival of Giving 
CSI Volunteer Fair 

• 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 

December Christmas/ Holiday 
Sponsorship Recruitment 

• 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 

January  • 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 

February TEDx Convention • 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

Collaborative meeting with 1 
agency 

• 4 youth prevention 
education lessons 

March Vagina Monologues • 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 

April Sexual Assault Awareness 
Month 
Walk a Mile in Her Shoes 

• 2 Presentations to 
community based agencies 

• Materials provided to 8 
community agencies 

• Collaborative meeting with 
1 agency 

• 4 youth prevention 
education lessons 



Budget 

Budget Item Budget Detail Amount 
Outreach advocate salary 312 hours at $16.50/hr $5,164 
Executive Director salary 156 hours at $31/hr $4,836 
Outreach Materials and Supplies Outreach give away items 

t-shirts
food/beverage for public at
events
Tabling Fees

$4,000 

Mileage Reimbursement 151 miles monthly @ .55/mi $1,000 
TOTAL $15,000 



16/17 16/17

Request Actual

Boys and Girls Club 16,500$                   

CASA 6,641$                     

Interlink Volunteer Caregivers 15,960$                   

Jubilee House, Inc. 8,000$                     

LINC 5,000$                     

Magic Valley Arts Council 15,000$                   

Magic Valley Symphony 5,000$                     

Orton Botanical Garden 25,000$                   

Safe House 5,000$                     

Salvation Army 20,000$                   

Trans IV 50,000$                   

Twin Falls Senior Center - 1 5,000$                     

Twin Falls Senior Center - 2 750$                         

Twin Falls Senior Center - 3 4,100$                     

Voices Against Violence 15,000$                   

196,951.00$           -$                           

Amount Available 100,000$              



Twin Falls City Council
Minutes

Monday, May 8, 2017, 4:00 PM

City Council Chambers
305 Third Avenue East ‐ Twin Falls, Idaho

Page 1 of 7

1) 4:00 P.M. 
 

 

a) Presentations from Municipal Powers Outsource Grants (MPOG) Applicants.
Grants and Communications Administrator Thompson gave staff report.

City Council discussion ensued on the following:
Question on financials.
Percentage of participants residents of the City of Twin Falls
Financials on cash balance 
LINK and Interlink volunteer care givers and Trans IV differences.
Will these funds help to grow the MV Symphony.
Budget amount is $100,000.

MOTION: 

Councilmember Talkington moved to table the Municipal Powers Outsource Grants until next 
week. Councilmember Pierce seconded the motion. Roll call vote showed all members 
present voted. 7 to 0.

City Manager Rothweiler said that the Council meeting will start at 4:00 PM next week to 
continue with the Municipal Powers Outsource Grants.

 

2) CALL MEETING TO ORDER/CONFIRMATION OF QUORUM
Vice Mayor Hawkins called the meeting to order at 5:25 PM
A quorum was present.

 

3) PLEDGE OF ALLEGIANCE
Vice Mayor Hawkins invited all present, who wished, to recite the Pledge of Allegiance to the Flag.

 

4) CONSIDERATION OF AMENDMENTS TO THE AGENDA
No Amendments.

 

5) PROCLAMATIONS 
 

 

a) Police Week and Peace Officers Memorial Day ‐ Request made by Craig Kingsbury, Police 
Chief
Vice Mayor Hawkins read proclamation and presented it to Police Chief Kingsbury.

Police Chief Kingsbury thanked City Council.
 



6) GENERAL PUBLIC INPUT 
 

7) CONSENT CALENDAR 
 

  a) Request to approve the Accounts Payable for May 2‐8, 2017. 
 

  b) Request to approve the May 1, 2017, City Council Minutes 
 

 

c) Request by Kindsey Ringenberg and Taylor Chapin on behalf of multiple downtown 
merchants to hold the Construction Block Party event to be held Saturday, May 13, 2017, in 
the City‐owned parking lot located in the 100 Block of 2nd Avenue North. 

MOTION:

Councilmember  Talkington moved to approve the Consent Calendar as presented.  
Councilmember  Pierce  seconded the motion.  Roll call vote showed all members 
present voted in favor of the motion.  Approved 7 to 0

 

8) ITEMS OF CONSIDERATION 
 



 

a) Request to adopt a resolution of the City Council for the City of Twin Falls, which reaffirms its 
commitment to the City’s 2030 Strategic Plan and encourages all residents, civic institutions, 
businesses, and partners to promote policies and practices that support a neighborly 
community.

City Manager Rothweiler reviewed Resolution.

Discussion ensued on the following:
How many public comments have been received.  
Representation of public.
Percentage of citizens in favor.
Strategic Plan
Restating who and what we are
Practice what we preach. 
Be good Samaritans
Dairy industries, agriculture play important role.
Preserving democracy.
Restating policy and practices.
Asked why,  reply why not.

MOTION:

Councilmember Talkington moved to adopt Resolution  2017­008  as 
presented.  Councilmember Pierce seconded the motion.  Roll call vote showed 
all members present voted in favor of the motion.  Approved 7 to 0

 

 

b) Recognition of Eck Senivongs for completing his International Code Council certifications.

Building Inspector Bordi  presented the International Code Council Certification to Eck 
Senivongs.

Eck Senivongs thanked City Council.
 



 

c) Present Captain Aaron Hudson with a Fire Chiefs Challenge Coin.

Fire Chief Soule presented a Fire Chiefs Challenge Coin to Captain Aaron Hudson.

Captain Hudson thanked Fire Chief Soule and City Council.

City Council gave there appreciation.

Mayor Barigar left meeting at 5:58 PM

 

 

d) Request to adopt a resolution to destroy any semipermanent, duplicate or temporary 
records.
Deputy City Clerk Bryan gave Staff report.

MOTION:

Councilmember Boyd moved to adopt Resolution 2017‐009.  Councilmember Pierce 
seconded the motion. Roll call vote showed all members present voted. Approved 6 to 0.

 

 

e) Request to award a bid to Kloepfer Inc. to construct the Preserve section of the Canyon Rim 
Trail.
Parks and Recreation Director Davis reviewed bids.

Council discussion ensued on the following:
Clarification of trail
Property owners property trade to make trail a little straighter.

David Thibault, EHM Engineers, Inc. explained what is included in the bid.  He indicated that 
the property trade to make the trail straighter was not included in this bid.

MOTION: 

         Councilmember Lanting  moved to approve the bid to Kloepfer, Inc in the amount 
of $698,626.  Councilmember Talkington  seconded the motion. Roll call vote showed all 
members present voted in favor of the motion.  6 to 0.

 

 

f) Update on the Main Avenue Project.
Paul Johnson, CH2M Hill, gave an update on the Main Avenue Project.

Discussion ensued on the following:
Loop water main how many fire hydrants per block.
Flag sleeves marked. Eight holidays that American flags would be displayed.
Fund raiser for Lions Club.

 



9) ADVISORY BOARD REPORT/ANNOUNCEMNTS
Councilmember Pierce announced there are openings on the Historic Preservation Committee.

 

10) PUBLIC HEARINGS ‐ 6:00 P.M. 
 

 

a) Request for Annexation for 30 (+/‐) acres of land proposed to be annexed with a zoning 
designation of R‐4, currently zoned R‐4 for Property located at 248 Pheasant Rd. c/o EHM 
Engineers, Inc. on behalf of Jon Zernickow (app. 2855)
David Thibault, EHM Engineers, reviewed request.

Planner 1 O'Connor gave staff report

City Council discussion ensued on the following:
Additional Water Supply
Upgrade of water system.

Assistant City Engineer Vitek gave a report on the water supply needs.

Pubic Hearing open:

Public Hearing Closed:

MOTION: 

Councilmember Boyd moved to approve the Annexation of 30 +/‐ acres of land proposed to 
be annexed with a zoning designation of R‐4 for Property located at 248 Pheasant Rd. %EHM 
Engineers, Inc. on behalf of Jon Zernickow. Councilmember Reid seconded the motion. Roll 
call vote showed all members present voted. 6 to 0.

 



 

b) Request for a Zoning District Change and Zoning Map Amendment from R‐4 and R‐4 PUD  to 
R‐6 ZDA for approximately 4.02 (+/‐) acres to develop a planned 4‐Plex development on 
property located on the south side of the 1800 block of Elizabeth Boulevard. c/o Gerald 
Martens (app. 2856)
David Thibault EHM Engineers asked for a zoning district change and zoning map 
amendment.

Planner one O'Conner gave staff report.

Discussion ensued on the following:
Flood Plan area
City liability to flood plain.
Elizabeth Blvd two lane.
Elizabeth Blvd widening.
Traffic concerns.
Traffic study.

Asst. City Engineer Vitek gave a clarification on the proposed sidewalk.
City Attorney  Wonderlich asked that  City Council not include attached or detached sidewalk 
in motion.

Open Public Hearing:

Closed Public Hearing.

MOTION: 

Councilmember Talkington moved to approve the request for a Zoning District Change and 
Zoning Map Amendment for R‐4 and R‐4 PUD to R‐6 ZDA for approximately 4.,02 (+/‐) acres 
to develop a planned 4‐Plex development on property located on the south side of the 1800 
block of Elizabeth Blvd. %Gerald Martens. (app. 2856) with the following conditions:
1.  Subject to site plan amendments as required by Building, Engineering, Fire and Zoning 
Officials to comply with applicable City Codes and standards.
2.  Subject to Right of Way dedication so that sidewalk is located in the Public Right of Way.
3.  Subject to required improvements, curb, gutter, and sidewalk, being installed within the 
first phase of development.
4.  Subject to a minimum six foot tall (6') sight obscuring and sound buffering screening fence 
built along the perimeter of the development .
5.  Subject to no development on the western portion of the property that is within the 
floodplain until resolution of the floodplain issues by the City Engineering Department.
6.  All lighting shall be shielding and downward facing to protect the adjacent properties.
Councilmember Pierce seconded the motion. Roll call vote showed all members present 
voted. 6 to 0.

 



11) GENERAL INPUT/ANNOUNCEMENTS‐PUBLIC/STAFF/COUNCIL
Max Newlan, Twin Falls, Thanked City Staff for providing First aid to him.

 

12) ADJOURNMENT
The meeting adjourned at 07:15: PM

 

Sharon Bryan, Deputy City Clerk



Date: Monday, May 15, 2017
 

To: Honorable Mayor and City Council 
 

From: Matthew Hicks, Captain
 

 

Request:
Presentation of SWAT Retirement Plaque to Staff Sergeant Arnold Morgado.

 

Time Estimate:
The presentation will take approximately ten minutes.

 

Background:
Staff Sergeant Arnold Morgado started his career with the Twin Falls Police Department in September 
1998.  He was selected to serve on the Special Weapons and Tactics (SWAT) Team in November 2000. He 
served as an Entry Team Member until 2006 when he was selected as a Team Leader.  He held this 
position until 2011 when he was promoted to Field Commander.  The Field Commander is responsible for 
presenting tactical operations for the safe resolution of an incident.  Additionally, Staff Sergeant 
Morgado has overseen the selection of several new team members, as well as maintaining administrative 
and logistical records for the Team.  

He has participated in, or supervised over 100 SWAT operations that include the successful capture of 
several homicide, robbery and kidnapping suspects throughout the Magic Valley.  He was also able to 
successfully take part in or lead the efforts in these events without suffering a major injury to an officer, 
citizen or suspect.  

Staff Sergeant Morgado retires from the unit as the longest serving active member in the Team's 39-year 
history.

 

Approval Process:
N/A

 

Budget Impact:
Approval of this request will not impact the City budget.

 

Regulatory Impact:
N/A

 

History:
N/A

 

Analysis:
N/A



 

Conclusion:
Captain Hicks would like to present Staff Sergeant Morgado with a retirement plaque from the SWAT 
Team before the City Council.

 

Attachments:
None



City Council Presentation 

Good Evening, My name is Sheri Wills and I am the current president of our 
local Pickleball assoc. This is Judi Thietten who is our local ambassador. 

We would like to introduce you to the sport of Pickleball 
## show video 

Pickle ball is a unique racquet ball sport that is designed to be played and 
enjoyed by different generation and different levels of skill, playing together. 
#1. It is a social game that appeals to both the novice and competitive player. 

#2. you interact with people, make new friends and have fun while getting low 
impact exercise. You don't have to be a jock to play but if you are a jock you 
will get all the fast-paced action and competition you can handle -as you saw 
on the video. However, the light ball and smaller court makes for a game that 
eliminates the joint-rending movements that are common in other racquet ball 
sports. 

Pickleball is an addictive, fun racquet ball sport that is exploding across the 
country. 
#3. Our local assoc was organized under the umbrella of the National Assoc. 
They were invaluable in helping us organize our local assoc. 
#4. Judi as the ambassador represents the National Assoc by keeping our 
local people informed about tournaments, rules and other general 
information. 

#5. Currently there are 2.5 million players and that number is growing daily. 
#6. There are 16,549 courts that are registered with the National Assoc. and 
these are increasing at 313 courts a month. Think of that, 313 new courts 
every month. 

#7. Twin Falls is experiencing its own explosion in players. In 2013 we had 13 
very dedicated players but in 2017 we are approaching 200 players. 
This is wonderful - however the down side of this growth is enough courts to 
play on .. 
#8. At the present time we have 5 outside courts at Oregon Trails. 1 court 
on Pierce St., which we share with basketball players. 
#9.We will have 6 more outdoor courts when the courts at Frontier Field are 

completed. 



#10. The Boys and Girls have expressed an interest in using the Frontier 
Courts to teach their youngsters to play. 
#11. We told them we would be glad to help them as we helped a Home 
School Group in 2015. 
#12 In this picture one of our over 85 year old players taught some high 
schoolers the basic of pickleball and then turned around and won the game. 
Pickleball truly is a sport for all ages and abilities. 

Now you are probably thinking, this is all very interesting but what does it 
have to do with the council. We wanted you to be aware that there are so 
many people in Twin Falls playing pickleball and they want places to play. 
#13. We would like to see the second phase of the Frontier Field complex 
included in up coming budgets. That would put lights on the field for people 
to play after work as well as provide 6 more courts. We anticipate the first 6 
courts will be filled and overflowing with players anxious to try out the new 
surface! 

In Twin Falls, our outdoor season is VERY short!! It is very important that the 
Parks and Rec Dept. be supported to provide areas of activitiy for all ages. 
#14. We want pickleball to be included in your long range plans. Our dream 
is that Twin Falls would have a City Recreation Hall that would have space for 
all kinds of indoor activities including pickleball courts. 
#15. At the present time we have 3 indoor courts at Pickleball Time to use in 
the winter. And sometimes 2 courts at the Y. That is not enough space for 
the number of players wanting to play in bad weather!! 
# 16 This is a small sample of what Utah is offering their players. We would 

like to see Twin Falls on the crest of the wave of pickleball Fever that is 
sweeping the county and not in back water. Our explosion of player are 
going to need places to play 
#17. We would like to invite you to come and join us sometime -- try it out -­
you might like it!! Check out the sport on U-Tube or the Pickleball channel 
on the computer - YEP - they have their own channel - It Is that big across 
the country !!! 

Do you have any questions? 

ghlight-reel

play 1:15 forward for the big action.



PICKLEBALL IS
 SOCIAL 



SECRET SANTA  HOLIDAY SMASH 



PBATF



                      THE  USA 
PICKLEBALL  ASSOCIATION 

is a non-profit corporation
that provides the guidance 

& infrastructure for continued growth 
& development of the sport.



ESTIMATED U.S. PLAYERS

 

   2.5 million
     Players
      

From Sports & Fitness Industry Association 
(SFIA) 2015 Participant Report



KNOWN  U.S.  PICKLEBALL  COURTS

   16,549
    Courts
 

 

Increasing @ 313 per month in City Parks, Rec 
Centers, YMCAs, Retirement Communities, RV Parks, 
Country Clubs, Tennis Clubs, Back Yards & Driveways.
 

From USAPA (Jan 2016)
 



            WE  HAVE  EXPERIENCED  HUGE  GROWTH

 
2013 13 Players

2015 90 Players

2017         175 Players



OREGON TR
AIL YOUTH

 COMPLEX 

2014

OREGON  TRAIL  YOUTH  COMPLEX  2014



FRONTIER PICKLEBALL COMPLEX 

Six New Courts 
to be Surfaced, 
lined, and ready 
for play by mid 
June.  



NO GENERATION GAP HERE !      

70-yr Age span



FIFTEEN HOME SCHOOLERS --- 8-WEEK CLINIC IN 2015





2ND PHASE AT FRONTIER

S i x  a d d i t i o n a l  c o u r t s  j u s t  t o  t h e  
n o r t h  w i t h  l i g h t s  a l l  a r o u n d  a r e  
p l a n n e d  t o  c o m p l e t e  t h i s  p r o j e c t .    



Warming up the Champs 

!



SOCCER TIME --- 3 INDOOR COURTS



L ITTLE  VALLEY  COURTS ,  
ST .  GEORGE ,  UTAH



TRY IT ONCE . . .

. . . It Just Could Change Life As You Know It. 



Link for City Council presentation.

https://www.youtube.com/watch?v=hEPXLp1kR7o

Better link for your own info and enjoyment!  

http://www.pickleballchannel.com/us-open-2016-highlight-reel

play 1:15 forward for the big action.😁

I just have the open tab at the top beside the slide show and it works very smoothly.

Let me know if you need anything else.

Judi Thietten
USAPA Ambassador to Twin Falls
judisong2@gmail.com
208 734-6288

https://www.youtube.com/watch?v=hEPXLp1kR7o
http://www.pickleballchannel.com/us-open-2016-highlight-reel
mailto:judisong2@gmail.com


Date: Monday, May 15, 2017
 

To: Honorable Mayor and City Council 
 

From: Jon Caton, Public Works Director
 

 

Request:
Request to approve the purchase of real property located at 127 South Park Avenue West.

 

Time Estimate:
5-10 Minutes plus time for Council questions and answers.

 

Background:
127 S. Park Ave. West is approximately 0.3 acres located at the corner of Washington Ave. S. and S. Park 
Ave. W., and is directly east of the existing Public Works building.  There is also approximately 0.35 acres 
of undeveloped Right-of-Way between these two properties.

Staff would like to request the purchase of this property for three primary reasons: 1) It improves the 
practical use of the existing Public Works property, 2) improves employee and customer parking, and 
3) provides an opportunity to better address stormwater being generated by the existing Public Works 
building.

Currently, D.L. Evans owns this property.  The current appraised value is $85,000 and the bank is willing 
to enter into a contract to sell the property for $80,000.  A Phase 1 Environmental Assessment has been 
performed and staff does not have any environmental concerns with this property at this time.  
Furthermore, there is an existing lease with Lamar Co. for the billboard currently on site.  Lamar 
Company has waived their first right of refusal to purchase the property with the understanding that the 
City of Twin Falls does not see a conflict with the existing billboard structure or 20 year lease.    

 

Approval Process:
Requires Council Approval.

 

Budget Impact:
Both WWC and Water Distribution each have $40,000 approved in the existing FY17 budget to address 
Stormwater and repaving of the Public Works facility.  If the property purchase were approved, this 
$80,000 could be diverted to purchase this property.

 

Regulatory Impact:
NA

 

History:
N/A

 



Analysis:
N/A

 

Conclusion:
Staff recommends the approval of this property purchase.

 

Attachments:
1. 127 S. Park Ave. W. Appraisal
2. Billboard Lease
3. 127 S. Park Ave. W. Phase 1 Env
4. Purchase & Sale Agreement
5. Waiver of 1st Right of Refusal
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August 9, 2016 

 

 

 

Mrs. Terri (TK) Albert 

Appraisal Review Department 

D.L. Evans Bank 

375 North Overland Avenue 

Burley, Idaho 83318 

 

  Re: 127 South Park Avenue West 

Twin Falls, Idaho 83301 

 

Dear Terri (TK) Albert, 

 

At your request, we have appraised a real property interest for the above real estate.  Our objective was to 

form one or more opinions about the market value for a 100% ownership interest in the subject property's fee 

simple estate assuming no liens or encumbrances other than normal covenants and restrictions of record.   

 

The subject property consists of an irregular, corner parcel constituting 16,117 square feet.  It is improved 

with a 1,912 square foot general purpose commercial building and 850 square foot walk in cooler for a total 

of 2,762+/- square feet.  For the past several years the building has been vacant, however prior to being 

vacant it was used as wholesale bakery.   

 

This valuation contains analyses, opinions, and conclusions along with market data and reasoning 

appropriate for the scope of work detailed later herein.  It was prepared solely for the intended use and 

intended user(s) explicitly identified in the attached report.  Unauthorized users do so at their own risk.  The 

appraisal is communicated in the attached document, which conforms to the version of the Uniform 

Standards of Professional Appraisal Practice (USPAP) in effect on this report's preparation date of August 9, 

2016.   

 



This letter is not an appraisal report hence it must not be removed from the attached 106-page document.  If 

this letter is disjoined from the attached appraisal report, then the value opinions set forth in this letter are 

invalid because the analyses, opinions, and conclusions cannot be properly understood. 

 

In general, valuation of the subject property involves no atypical issues.  All value opinions are affected by 

all the information, extraordinary assumptions, hypotheses, general limiting conditions, facts, descriptions, 

and disclosures stated in the attached appraisal report.  After careful consideration of all factors pertaining to 

and influencing value, the data and analysis thereof firmly supports the following final value opinion(s) for 

the subject property as of July 22, 2016: 

 

$85,000 Market Value “As Is” 

 

 Thank you for your business.  Let us know how we may further serve you.  

   

 

 

 

 Dave McKinlay 

Certified General Appraiser-71 

McKinlay & Klundt Appraisal Co. 

License Expiration Date: 04/08/17 

 

Travis Klundt 

Certified General Appraiser-2212 

McKinlay & Klundt Appraisal Co. 

License Expiration Date: 01/13/17 
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♦ Overview        

 

Salient Information  

Property Type General Purpose Commercial Building 

Real Estate Appraised 127 South Park Avenue West, Twin Falls, Idaho 83301 

County Twin Falls 

Estate Valued 100% of the Fee Simple Estate 

Client D.L. Evans Bank 

Client File Number 16-348 

Most Likely Buyer Owner-User 

Intended User D.L. Evans 

Intended Use Asset Valuation 

Effective Value Date  
(point in time that the value applies) 

July 22, 2016 

Report Date  
(date the report is transmitted to 
client) 

August 9,2016 

Value Indication(s) 

Cost Approach 

Sales Comparison 

Income Approach 

N/A 

$83,000 

$89,000 

Final Value Conclusion(s) $85,000 “As Is” 

 

 

Noteworthy Issues 
 

The subject property consists of an irregular, corner parcel constituting 16,117 square feet.  It is improved 

with a 1,912 square foot general purpose commercial building and 850 square foot walk in cooler for a total 

of 2,762+/- square feet.  For the past several years the building has been vacant, however prior to being 

vacant it was used as wholesale bakery.   

  

No atypical factors significantly affect value.  The real estate appraised is generally typical for this type 

property in this locale. 
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♦ Scope of Work        

 

Scope of Work 
 

Introduction 
 

The Uniform Standards of Professional Appraisal Practice (USPAP) defines scope of work as “the type and 

extent of research and analysis in an assignment".  Scope of work includes, but is not limited to: 

 

 

 

 the extent to which the property is identified; 

 the extent to which tangible property is observed; 

 the type and extent of data researched; and 

 the type and extent of analyses applied to arrive at opinions or conclusions. 

 

 
 

Assignment Elements 
 

The purpose of this assignment (the problem to be solved) is to form one or more opinions about value.  This 

purpose necessitates identification of seven assignment elements listed below. 

 

1. Client Information   

  
Client's Name  ** 

Client's Company Name 

Mrs. Terri (TK) Albert  

D.L. Evans Bank 
 

  Appraiser(s) Engaged By The Client’s Agent  

  Client's Interest In Property Appraised Owner  

2. Other Intended Users 
The Client’s Company, Successors, And 

Assignees 
 

3. Intended Use Of Report  (To aid) Asset Valuation/Portfolio Analysis  

4. Value Opinion(s) Developed Market value  

 
Standard / Definition Of Value Used 

To Form The Value Opinion(s) 

Advisory Opinion 30 of USPAP, which is the 

same definition as the one in FIRREA. 
 

 

 ** The client is always an intended user. 
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Scope of Work 
 

Assignment Elements 
 

5. Key Dates   

  
Effective Value Date  

(point in time the value applies) 
July 19, 2016  

  

Date Property Appraised Was  

Observed By One Or More 

Appraisers Signing This Report 

Land & Building Observed July 19, 2016  

    

6. Assignment Conditions   

  Extraordinary Assumptions One Or More Apply, Detailed Later Herein  

  Hypothetical Conditions None Used  

  Jurisdictional Exceptions None Used  

  
Expected Public or Private On-Site or 

Off-Site Improvements Affect Value 
Not Expected  

  
Assemblage of Estates or Component 

Parts Affects Value 
Not Expected  

  Other None Used  
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Scope of Work 
 

Relevant Characteristics 
 

The seventh assignment element is relevant characteristics about the property appraised.   These 

characteristics are typically categorized as physical, legal, and economic. 

 

Physical attributes of the property appraised are presented later in the Subject section of this report.  Some 

characteristics are identified below.  Atypical issues are listed in the Noteworthy Issues section and may be 

further detailed elsewhere herein. 

 

Unless specifically stated otherwise, the estate appraised (listed below) assumes no adverse leases, liens or 

encumbrances other than normal covenants and restrictions of record.   

 

7a. Physical   

  Existing Property Use Commercial Building  

  
Property Use Reflected In One 

Or More Value Opinions 
Continued Use As Is  

  
Sources of Information About 

the Property Appraised Included 
Interior And Exterior Observation  

     

7b. Legal   

  Category Of Property Appraised Real Property  

  Estate(s) Appraised Fee Simple  

  Legal Issues Considered   No Atypical Legal Issues  

  Environmental Concerns No Known Environmental Concerns  

     

7c. Economic   

  Effect Of Lease(s) On Value No Leases Hence Not Applicable  

  Cost Information   

   
Type of Reconstruction 

Cost Used 
Reconstruction Cost Not Considered  

   
Source of Reconstruction 

Cost Information 
Not Applicable  
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Scope of Work 
 

Extent of Services Provided 

 Number of Final Value Opinions 

Developed 
One  

 
Value Opinion(s) Reflect The Worth 

Of the Property Appraised 
As Is  

 Extent Of Report Preparation An Appraisal Report  

 Other Reporting Requirements Not Applicable  

 Extent Of Data Research Extensive  

 Data Sources 

Local MLS; Private Data Provider Service; Public 

Records At Government Office; Online Public 

Records; Other Appraisers; Real Estate Sales 

Agents; Buyers and / or Sellers; Landlords and / or 

Tenants 

 

 Documents Considered County Records  

 Data Verification Direct and Indirect Methods  

 
Extent Of Subject Observation By One 

Or More Appraisers Signing Report 

Adequate Interior and Exterior 

Specifics of this viewing, if any, are detailed in the 

Extraordinary Assumptions & Disclosures section 

of this report. 

 

 

 

Other Intended Use Considerations 

 Client's Prior Engagement 

Of Appraisal Services 
Very Frequent  

 Loan To Value Ratio 70.00% to 74.99%  

 Atypical Issues No Atypical Issues  

 Assignment Complexity Typical Complexity  

 FIRREA Compliance Fully Compliant  

 Insurable Value Insurable Value Is Not An Intended Use  

 

 

Miscellaneous Matters 

 Scope of Work Agreement Agreement in Addenda  
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Scope of Work 
 

 

Appraisal Development 
 

Appraisal development is the extent of research and analyses that produce one or more credible opinions of 

value for one or more specifically identified intended users and an explicitly stated intended use.  In this 

context, credible is defined as "worthy of belief". 

 

Depending upon the intended use, intended users, and agreements between the appraiser and the client, the 

appraisal development process may include several, but not necessarily all of the following tasks.  

 


 observation of the property appraised 

 research for appropriate market data 

 data verification 

 consideration of influential market area, physical, economic, and governmental factors 

 determination of the subject’s highest and best use(s), if appropriate 

 development of one or more applicable approaches to value 

 reconciliation of value indications 

 preparation of this report 



 

In most cases, the core valuation process begins with a highest and best use analysis. This is essential 

because it establishes a framework for the proper selection of comparables.  Cited comparables should have 

the same highest and best use as the property appraised. 
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Scope of Work 
 

Appraisal Development 
 

If some property modification like new construction is contemplated, a feasibility analysis may be 

appropriate.  In some cases, feasibility may simply be justified by inferred market evidence like low vacancy 

or rising rents.   

 

According to USPAP, all approaches that are applicable to the interest being appraised and necessary to 

produce credible results must be developed.  The type of highest and best use; extent of feasibility 

considered; and the relevance of each major approach are listed below. 

 

 Highest and Best Use An Inferred Demand Analysis  

 Feasibility Analysis  
(a more detailed study separate 
from highest & best use) 

Separate Feasibility Analysis Not Developed 

 

 Cost Approach Applicable And Included In Report  

 Sales Comparison Applicable And Included In Report  

 Income Approach Not Applicable And Not Included In Report  

 

Quoting "The Appraisal of Real Estate" Thirteenth Edition published by the Appraisal Institute, page 186 

says  

"Highest and best use analysis and feasibility analysis are interrelated, but feasibility 

analysis may involve data and considerations that are not directly related to highest and 

best use determinations.  Such analyses may be more detailed than highest and best use 

analysis, have a different focus, or require additional research." 

 

Applicable and necessary approaches were selected for development after consideration of available market 

data, intended use, and intended user(s).  An approach considered not applicable was omitted because this 

methodology is not appropriate for the property interest being appraised, or sufficient data to properly 

develop the approach was not available.  Any approach judged not applicable, yet included in this report, was 

developed solely at our client’s request.  Data used to develop an inapplicable but included approach has a 

low to nil degree of comparability to the subject.  Hence, no emphasis was given an approach deemed not 

applicable but included.  Furthermore, no liability or responsibility is assumed for an approach considered 

not applicable but included at the client's request. 
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Scope of Work 
 

Concept Explanations 
 

Intended use and all intended user(s) should be weighed heavily during the scope of work decision.  A single 

intended user who frequently engages appraisal services is likely very knowledgeable about the appraisal 

process.  For this type user, the appraisal development and reporting for less complex property types might 

be toward the lower end of the spectrum.  By contrast, multiple intended users, especially those with 

opposing motivations, likely need extensive appraisal development and reporting.  Litigation is a prime 

example when a thorough appraisal development and detailed reporting is warranted. 

 

A loan to value ratio reflects risk.  For commercial-grade loans, ratios over 75% are generally regarded as 

risky.  If a contemplated loan is viewed as risky, then the extent of appraisal development and the level of 

report detail should be more comprehensive.  Similarly, more complex properties generally warrant more 

thorough analyses and more extensive report details. 

 

Prior engagement of appraisal services by a client implies a level of awareness about the appraisal process.  

A greater awareness may justify a less thorough level of report detail whereas the opposite is true for an 

individual who has never engaged an appraisal. 

 

A Jurisdictional Exception is an assignment condition, which voids a portion of USPAP that is contrary to 

law or public policy.  When a Jurisdictional Exception applies, only the contrary portion is void.  The 

remainder of USPAP remains in full force and effect.  Jurisdiction Exceptions always shrink USPAP, not 

expand it. 

 

Data verification affects reliability.  Direct data verification confirms information used in the report with one 

or more parties who have in-depth knowledge about physical characteristics for the property being appraised, 

or related financial details.  Indirect verification employs information obtained from a secondary source like 

a data reporting service, a multiple listing service, or another appraiser.  Direct verification is generally more 

time-consuming and costly, but also more reliable. 

 

Information from all data sources was examined for accuracy, is believed reliable, and assumed reasonably 

accurate.  However, no guaranties or warranties for the information are expressed or implied.  No liability or 

responsibility is assumed by McKinlay & Klundt Appraisal Company or the appraiser(s) for any inaccuracy 

from any seemingly credible information source. 
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Scope of Work 
 

Concept Explanations 
 

A statement about observation of the subject property by the appraiser(s) is listed above.  If the subject was 

observed, this viewing was not as thorough as a professional property inspection.  A professional inspector 

determines the precise physical condition, remaining useful life, and operability of major building 

components like the structural system, roof cover, electrical system, plumbing, and heating plant.  Inspectors 

typically do not ascertain size of the building, or characteristics of the land.  By contrast, an appraiser 

commonly ascertains both land and building size.  Ordinarily, appraisers do not determine operability, or 

remaining useful life of building systems.  An appraiser typically views real estate to determine only general 

attributes like physical condition of the building as a whole, site topography and access, building size, 

construction quality, floor plan, and functionality of the property as a whole.  For this appraisal, no probes, 

investigations, or studies were made to discover unapparent, adverse physical features. 

 

Highest and best use analyses can be categorized into two groups - inferred and fundamental.  A fundamental 

analysis is quantified from broad demographic and economic data such as population, household size, and 

income.  Supply is inventoried.  Subject specific characteristics are considered.  Then, the relationship 

between supply and demand is weighed to determine a specific highest and best use for the subject.  An 

inferred analysis uses local trends and patterns to infer a general highest and best use for the subject.  For an 

inferred analysis, market dynamics that might be considered include prices, market exposure times, rents, 

vacancy, and listings of similar real estate.  Inferred analyses emphasize historical data while fundamental 

analyses are based on future projections.  The kind of highest and best use analysis utilized in this assignment 

is listed above.  

 

 

Scope of Work Limitation 
 

All readers of this report should be aware the foundation, for conclusions communicated herein, was based 

on and limited to an inferred market analysis, not a fundamental market study.  Our scope of work 

agreement with our client does not include a detailed fundamental analysis. 

 

A fundamental analysis forecasts demand from broad demographic and economic data like population and 

income.  Existing supply is inventoried.  Then the relationship of supply and demand is weighed to determine 

net demand.  An inferred analysis is based on local trends and patterns from which inferences are made.  

Sales, listings, marketing intervals, and/or price change for other similar land infer there is adequate demand 

for the subject parcel at a price level congruous with this data. 

 

If the client desires an in-depth analysis regarding the subject’s marketability, potential alternate uses, or a 

numeric demand analysis, it is suggested a detailed fundamental market analysis be prepared.  

 

 

Report Reliance & Use Restrictions 
 

No liability is assumed, expressed, or implied by McKinlay & Klundt Appraisal Company, or the 

appraiser(s) for unauthorized use of this report.  Only those persons, parties, entities, companies, 

corporations, partnerships, associations, or groups that are explicitly identified as an intended user on page 2 

may rely on, and use this report.  There are no implied, suggested, inferred, consequential, or indirect 

intended users of this report.  Unauthorized users should not use, or rely on any portion of this document.  

Unauthorized users do so at their own risk and peril.  
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Borrowers  This appraisal report was prepared to assist a lender in underwriting a loan.  A 

prospective borrower is not the appraiser's client or an intended user simply because the borrower obtains a 

copy of this document.   Even though the borrower may directly or indirectly pay for this appraisal service, 

the borrower should not rely on, or use this report unless the borrower is explicitly identified as an intended 

user on page 2 herein.  

 

 

Scope of Work Exclusion - Insurable Value 
 

The cost approach may or may not have been developed herein.  Unless explicitly stated otherwise, the cost 

approach was developed solely to support the subject's market value.  Use of this appraisal, in whole or part, 

for another purpose is not an expected intended use.  Nothing in this appraisal should be used, or relied upon 

to determine the amount or type of insurance coverage to be placed on the subject property.  The signatory / 

signatories to this report assume no liability for, and do not guarantee that any insurable value inferred from 

this report will result in the subject property being adequately insured for any loss that may be sustained.  

Since labor costs, material costs, building codes, construction intervals, and governmental regulations are 

constantly changing, the cost approach may not be a reliable indication of replacement or reproduction cost 

for any date other than this report's effective value date.   
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Extraordinary Assumptions & Disclosures 
 

An extraordinary assumption is defined by the Uniform Standards of Professional Appraisal Practice 

(USPAP) to be “an assumption, directly related to a specific assignment, as of the effective date of the 

assignment results, which, if found to be false, could alter the appraiser’s opinion or conclusions”.  

Extraordinary assumptions presume as fact otherwise uncertain information.  In other words, this type 

assumption involves uncertainty about an underlying premise.  An example is a survey that displays a lot 

size.  If the lot size is later found to be much smaller, then the value conclusion may be negatively affected. 

 

USPAP Standard Rule 1-2(f) requires the identification of all extraordinary assumptions that are necessary 

for credible assignment results.  This appraisal employs the following extraordinary assumptions.   

 Features of the subject site such as legal description, dimensions, size, etc. were obtained from 

publicly available sources.  All information taken therefrom is assumed reasonably correct. 

 Some details of the subject improvements like size and shape were obtained from public records.  

Other features such as exterior materials were obtained from personal observation and/or 

measurement.  All are assumed reasonably correct. 

 Observation of the subject property was limited to the entire site, most of the roof (not visible from 

the ground), most exterior walls (as visible from the ground), most common areas like halls, porches, 

or stairs, and most of the interior.  Unseen spaces are assumed to have physical condition and 

construction quality similar to that in observed spaces.  It is further assumed the subject has no hidden 

defects.  The appraiser(s) did not attempt to study, dig, probe, investigate, detect, remove materials, or 

discover unfavorable physical features. 

 Real estate tax information for the subject was obtained from a reputable online source, so it is 

assumed reasonably correct.  Moreover, this information is assumed the most recent that is 

expeditiously available to the public.   

 Assumptions and presumptions discussed in the Noteworthy Issues section of this report, if any, are 

incorporated by way of reference into these Extraordinary Assumptions & Disclosures. 

 A recently issued title policy was not furnished to the appraiser(s).  If a value-impairment is identified 

or suggested in a title policy, another professional report, or some other document, this appraisal does 

not address issues that are significantly atypical for a valuation of this type property unless 

specifically identified in the Scope of Work and/or Noteworthy Issues section of this report. 

 

The above extraordinary assumptions as well as other assumptions anywhere herein are integral premises 

upon which the conclusions in this document are based.  If any of these assumptions are later found to be 

materially untrue or inaccurate, then this report’s assignment results may or may not be affected. 
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Hypothetical Conditions 
 

USPAP defines a hypothetical condition as “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." 

 

Hypothetical conditions assume conditions that are contrary to known fact.  An illustration is the current 

valuation of a proposed home.  For the purpose of a rational analysis, it is assumed the home exists on the 

effective value date, but it is known the home is nonexistent.  Another example is a new zoning 

classification, that a property does not have today, but the new zoning is assumed for the purpose of a logical 

current valuation.  Uncertainty is not involved with a hypothetical condition.  An essential premise 

underlying the valuation is known not to exist on the effective value date.  

 

USPAP Standard Rule 1-2(g) requires the identification of all hypothetical conditions that are necessary for a 

credible value opinion.  This appraisal employs no hypothetical conditions. 

 

 

Personal Property & Intangibles 
 

Personal property is movable and not permanently affixed to the real estate.  Examples of personal property 

are freestanding ranges, refrigerators, tables, desks, chairs, beds, linen, silverware, hand tools, and small 

utensils.  An intangible is a nonphysical asset like franchises, trademarks, patents, goodwill, and mineral 

rights.  Personal and intangible property included in this appraisal's value opinion, if any, is considered 

typical for this type real estate, yet insignificant to the value opinion.  Therefore, non-realty is not itemized or 

valued herein.  Moreover, this report’s final value conclusion(s) excludes unaffixed equipment, detached 

trade fixtures, and chattel unless specifically stated to the contrary. 
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Definition of Market Value 
 

The definition of market value is used in all federally regulated transactions that exceed a minimum amount.  

This definition is mandated by Title XI of the Financial Institutions Reform, Recovery, and Enforcement Act 

(FIRREA) of 1989.  The exact same definition was published in the Federal Register several times by 

different federal agencies.  Some printings are:  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; and  59 Federal Register 29499, June 7, 1994.) 
 

Federal agencies publishing the exact same definition include the  

 Office of the Comptroller of the Currency (OCC) as 12 CFR 34, subpart C 

 Federal Reserve Board (FRB) as 12 CFR 225,  Subpart G 

 Federal Deposit Insurance Corporation (FDIC) as 12 CFR 323.2, Definition (g) in 

55 Federal Register, 33,888 August 20, 1990, Effective September 19, 1990. 

 Office of Thrift Supervision (OTS) as 12 CFR 564 

 National Credit Union Administration (NCUA) as 12 CFR 722 

The exact same definition was again published jointly by the OCC, OTS, FRS, and FDIC on page 61 of the 

“Interagency Appraisal and Evaluation Guidelines".  These guidelines were published in the Federal 

Register on December 10, 2010 as Volume 55, page 77472.  All the above citations defined market value as: 

 

“the most probable price which a property should bring in a competitive and open market under 

all conditions requisite to a fair sale, the buyer and seller each acting prudently and 

knowledgeably, and assuming the price is not affected by undue stimulus.  Implicit in this 

definition are 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 both typically motivated; 

 both parties are well informed or well advised, and 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 sales concessions granted by anyone 

associated with the sale." 

Virtually the same definition is also cited in Advisory Opinion 30 in the Uniform Standards of Professional 

Appraisal Practice (USPAP).  
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Definition of Real Property Estates 
 

One or more of the following underlined legal estates or interests are valued in this report.  Definitions of 

three estates, quoted immediately below, are from The Dictionary of Real Estate Appraisal, 6th Edition; 

published by the Appraisal Institute, copyright 2015. 

 

 Fee Simple Estate "Absolute ownership unencumbered by any other interest or estate, 

subject only to the limitations imposed by the governmental powers of taxation, eminent 

domain, police power, and escheat." 

 

 Leased Fee Estate "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." 

 

 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." 

 

The words "Leased Fee Estate" constitute a real estate term.  This term is not defined in Black's Law 

Dictionary, the Deluxe Eight Edition.  However, leased fee estate is defined by USLegal.com as:  

"an ownership interest held by a landlord with the right of use and occupancy conveyed by 

lease to others; usually consists of the right to receive rent and the right to repossession at 

the termination of lease." 

In effect, the definitions of "lease fee estate" by the Appraisal Institute and USLegal.com are equivalent. 

Chicago Title Insurance Company, one of the largest in the country, does not use the term "Lease Fee Estate" 

in their title insurance policies.  Chicago Title does insure the "Fee Simple Estate Subject to the Leases".  
For all practical purposes, the terms "Leased Fee Estate" and "Fee Simple Estate Subject to the 
Leases" are equivalent.  
 

Market value of the leased fee estate represents the worth of real property to the landlord (the lessor) as 

encumbered by terms set forth in one or more leases.  A leasehold estate is the tenant’s (the lessee's) interest 

in real property. 

 

A lease is an encumbrance because it limits or precludes the landlord’s right of use.  If a property is 

unencumbered, then usage of the term "fee simple estate" could be strictly or narrowly interpreted to mean 

the property is not encumbered by lease.  If there are no leases for a multitenant facility, then the building has 

no lease income.  Under this interpretation, the value of the fee simple (VFS) would be less than the value of 

the leased fee (VLF).  Accordingly, the VFS < VLF because lease-up costs must be paid by a buyer to find 

tenants.   

 

In effect, total lease-up cost would constitute a penalty to the property's value imposed by a buyer.  

Components of a total lease-up cost include leasing commissions, rent loss, concessions, tenant 

improvements, any other cash expenditures, and buyer incentive to undertake the risk of lease-up. 
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Definition of Real Property Estates 
 

According to the Appraisal Institute course General Appraiser Income Approach, Part 2 - page 231, there 

are two interpretations of the term "fee simple estate".  A second interpretation for fee simple estate is a 

value-oriented definition used by many real estate appraisers.  For valuation purposes, market value of the 

fee simple is the worth of the property assuming it is already leased at market rent to a level of stabilized 

occupancy.  Under this interpretation, the VFS ≥ VLF because lease-up costs to find tenants are already paid. 

 

An extremely important concept in the valuation of leases is the relationship between market rent or income 

(IFS) and contract rent, the rent stated in a lease (ILF).  If the contract rent is below market rent (ILF < IFS), 
the tenant enjoys an advantageous position called a positive leasehold interest.  Then, the value of the leased 

fee is usually less than the value of the fee simple (VLF < VFS).  If contract rent exceeds market rent (ILF > 

IFS), then the landlord has an advantage while the tenant has an unfavorable position called a negative 

leasehold interest.  When contract rent equals market rent, then the numerical value of these two estates is 

equal but the rights of each estate are distinctly different.  

 

In essence, the difference interpretations for the fee simple estate involve lease-up costs.  If fee simple is 

interpreted to mean no leases encumber the property, then a buyer of a multitenant facility would incur lease-

up costs.  These cost would likely be substantial so a prospective buyer would penalize the property by the 

amount of the total lease-up cost, which is detailed above.  If fee simple is interpreted to mean the value of 

real property already leased up to stabilized occupancy at market rent, then no lease-up is necessary so no 

lease-up penalty is appropriate. 

 

For valuation purposes in this report, three estates are defined below.   

 Market value of the fee simple estate for a single-user property like a one-user building or vacant 

land represents the worth to the most probable buyer via the sales comparison approach.  Income 

generation on a rental basis is not an important factor to this buyer.  Property suitability for the 

buyer's own use or use control are the primary purchasing criteria.  Lease-up costs are not relevant.  

In this context, fee simple means the property is not encumbered by lease.  

 The fee simple estate for a multiple-tenant facility is different from the one immediately above.  A 

different interpretation is appropriate for a building designed to generate real estate rental income 

like a shopping center or apartment building.  This estate for this type property is defined as the 

worth to the most probable buyer assuming the property is already leased to a level of stabilized 

occupancy at normal market terms including market rent.  Lease-up costs are assumed already paid 

so a lease-up penalty is not appropriate. 

 An investment grade, leased, single-user building is best valued in a fashion that is similar to a 

multiple-tenant property.  Hence, the interpretation for fee simple in the immediately preceding 

paragraph is best for an investment grade, leased, single-user building. 

 Market value of the leased fee estate is defined as the worth of real property to its current owner as 

encumbered by terms specified in one or more leases.   

 Lastly, a leasehold estate is defined as one tenant’s interest in real property as defined by a lease.  

These definitions are crucial valuation concepts in this report.   
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Non-Disclosure State 
 

Idaho is a non-disclosure state.  This means essential information like grantor, grantee, sale prices and sale 

dates for real estate transactions are not listed in public records.  Hence, appraisers must gather key details 

from parties involved who have no incentive to cooperate.  Often appraisers are compelled to obtain the 

information from secondary sources.  This lessens reliability of the data and lengthens the time required to 

complete a proper appraisal.  McKinlay & Klundt Appraisal Company discloses it made reasonable attempts, 

within the context of the scope of work, to obtain all key information from seemingly reliable sources; but 

common sense suggests some data may not be completely accurate. 

 

 

Assemblage 
 

USPAP Standard Rule 1-4(e) requires an analysis of the assemblage of various estates or component parts 

that affect value.   In this case, no assemblage is expected so value is not affected. 
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Contingent and Limiting Conditions  

1. By this notice, all persons, companies, or corporations using or relying on this report in any manner 

bind themselves to accept these Contingent and Limiting conditions, and all other contingent and 

limiting conditions contained elsewhere in this report.  Do not use any portion of this report unless you 

fully accept all Contingent and Limiting conditions contained throughout this document. 

2. The "Subject" or "Subject Property" refers to the real property that is the subject of this report.  An 

Appraiser is defined as an individual person who is licensed to prepare real estate appraisal-related 

services in the State of Idaho and affixes his / her signature to this document. 

3. Throughout these Contingent and Limiting Conditions, the singular term "Appraiser" also refers to the 

plural term "Appraisers”.  The terms "Appraiser" and “Appraisers” also refer jointly / collectively to 

"McKinlay & Klundt Appraisal Company", its officers, employees, contractors, personnel, staff, 

shareholders, members, and affiliates.  The masculine terms "he" or "his" also refer to the feminine 

term "she" or "her”. 

4. In these Contingent and Limiting Conditions, the "Parties" refers to all of the following collectively: 

(a) the Appraiser(s), (b) McKinlay & Klundt Appraisal Company, (c) the client, and (d) all intended 

users. 

5. These Contingent and Limiting Conditions are an integral part of this report along with all 

certifications, definitions, descriptions, facts, statements, assumptions, disclosures, hypotheses, 

analyses, and opinions.  

6. All contents of this report are prepared solely for the explicitly identified client and other explicitly 

identified intended users.  The liability of the Appraiser is limited solely to the client.  There is no 

accountability, obligation, or liability to any other third party.  Other intended users may read but not 

rely on this report.  In no event shall the Appraisers be liable for consequential, special, incidental or 

punitive loss, damages or expense (including without limitation, lost profits, opportunity costs, etc.) 

even if advised of their possible existence.  If this report is placed in the hands of anyone other than 

the client, the client shall make such party aware of all contingent and limiting conditions, 

assumptions, and disclosures.  Use of this report by third parties shall be solely at the risk of the third 

party. 

7. This document communicates the results of an appraisal assignment.  This communication is not an 

inspection, engineering, construction, legal, or architectural report.  It is not an examination or survey 

of any kind.  Expertise in these areas is not implied.  The Appraiser is not responsible for any costs 

incurred to discover, or correct any deficiency in the property. 
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Contingent and Limiting Conditions 

8. As part of this appraisal, information was gathered and analyzed to form opinion(s) that pertain solely 

to one or more explicitly identified effective value dates.  The effective value date is the only point in 

time that the value applies.  Information about the subject property, neighborhood, comparables, or 

other topics discussed in this report was obtained from sensible sources.  In accordance with the extent 

of research disclosed in the Scope of Work section, all information cited herein was examined for 

accuracy, is believed to be reliable, and is assumed reasonably accurate.  However, no guaranties or 

warranties are made for this information.  No liability or responsibility is assumed for any inaccuracy 

which is outside the control of the Appraiser, beyond the scope of work, or outside reasonable due 

diligence of the Appraiser.   

9. Real estate values are affected by many changing factors.  Therefore, any value opinion expressed 

herein is considered credible only on the effective value date.  Every day that passes thereafter, the 

degree of credibility wanes as the subject changes physically, the economy changes, or market 

conditions change.  The Appraiser reserves the right to amend these analyses and/or value opinion(s) 

contained within this appraisal report if erroneous, or more factual-information is subsequently 

discovered.  No guarantee is made for the accuracy of estimates or opinions furnished by others, and 

relied upon in this report.  

10. In the case of limited partnerships, syndication offerings, or stock offerings in the real estate, the client 

agrees that in case of lawsuit (brought by the lender, partner, or part owner in any form of ownership, 

tenant, or any other party), the client will hold McKinlay & Klundt Appraisal Company, its officers, 

contractors, employees and associate appraisers completely harmless.  Acceptance of, and/or use of 

this report by the client, or any third party is prima facie evidence that the user understands and agrees 

to all these conditions. 
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Contingent and Limiting Conditions 

11. For appraisals of multiunit residential, only a portion of all dwellings was observed.  A typical ratio of 

observed dwellings roughly approximates 10% of the total number of units, and this ratio declines as 

the number of dwellings grows.  It is assumed the functionality, physical condition, construction 

quality, and interior finish of unseen units are similar to the functionality, physical condition, 

construction quality, and interior finish of observed units.  If unobserved dwellings significantly differ 

from those that were viewed in functionality, physical condition, quality, or finish, the Appraiser 

reserves the right to amend theses analysis and/or value opinion(s). 

12. If the appraised property consists of a physical portion of a larger parcel is subject to the following 

limitations.  The value opinion for the property appraised pertains only to that portion defined as the 

subject property.  This value opinion should not be construed as applying with equal validity to other 

complementary portions of the same parcel.  The value opinion for the physical portion appraised + 

the value of all other complementary physical portions may or may not equal the value of the whole 

parcel. 

13. Unless specifically stated otherwise herein, the Appraiser is unaware of any engineering study made to 

determine the bearing capacity of the subject land, or nearby lands.  Improvements in the vicinity, if 

any, appear to be structurally sound.  It is assumed soil and subsoil conditions are stable and free from 

features that cause supernormal costs to arise.  It is also assumed existing soil conditions of the subject 

land have proper load bearing qualities to support the existing improvements, or proposed 

improvements appropriate for the site.  No investigations for potential seismic hazards were made.  

This appraisal assumes there are no conditions of the site, subsoil, or structures, whether latent, patent, 

or concealed that would render the subject property less valuable.  Unless specifically stated otherwise 

in this document, no earthquake compliance report, engineering report, flood zone analysis, hazardous 

substance determination, or analysis of these unfavorable attributes was made, or ordered in 

conjunction with this appraisal report.  The client is strongly urged to retain experts in these fields, if 

so desired.  

14. If this report involves an appraisal that values an interest, which is less than the whole fee simple 

estate, then the following disclosure applies.  The value for any fractional interest appraised + the 

value of all other complementary fractional interests may or may not equal the value of the entire fee 

simple estate.  

15. If this appraisal values the subject as though construction, repairs, alterations, remodeling, renovation, 

or rehabilitation will be completed in the future, then it is assumed such work will be completed in a 

timely fashion, using non-defective materials, and proper workmanship.  All previously completed 

work is assumed completed in substantial conformance with plans, specifications, descriptions, or 

attachments made or referred to herein.  It is also assumed all planned, in-progress, or recently 

completed construction complies with the zoning ordinance, and all applicable building codes.  A 

prospective value opinion has an effective value date that is beyond or in the future relative to this 

report's preparation date.  If this appraisal includes a prospective valuation, it is understood and agreed 

the Appraiser is not responsible for an unfavorable value effect caused by unforeseeable events that 

occur before completion of the project. 
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Contingent and Limiting Conditions 

16. This valuation may or may not include an observation of the appraised property by an Appraiser.  The 

extent of any observation is disclosed in the Scope of Work section of this report.  Any observation by 

an Appraiser is not a professional property inspection.  Viewing of the subject was limited to 

components that were not concealed, clearly observable, and readily accessible without a ladder on the 

property observation date.  As used herein, readily accessible means within the Appraiser's normal 

reach without the movement of any man made or natural object.  Comments or descriptions about 

physical condition of the improvements are based solely on a superficial visual observation.  These 

comments are intended to familiarize the reader with the property in a very general fashion.   

17. The allocation of value between the subject's land and improvements, if any, represents our judgment 

only under the existing use of the property.  A re-evaluation should be made if the improvements are 

removed, substantially altered, or the land is utilized for another purpose.  

18. The Client and all intended users agree to all the following.  (A) This appraisal does not serve as a 

warranty on the physical condition or operability of the property appraised.  (B) All users of this report 

should take all necessary precautions before making any significant financial commitments to or for 

the subject.  (C) Any estimate for repair or alternations is a non-warranted opinion of the Appraiser.   

19. Electric, heating, cooling, plumbing, water supply, sewer or septic, mechanical equipment, and other 

property systems were not tested.  No determination was made regarding the operability, capacity, or 

remaining physical life of any component in, on, or under the real estate appraised.  All building 

components are assumed adequate and in good working order unless stated otherwise.  Private water 

wells and private septic systems are assumed sufficient to comply with federal, state, or local health 

safety standards.  No liability is assumed for the soundness of structural members since structural 

elements were not tested or studied to determine their structural integrity.  The roof cover for all 

structures is assumed water tight unless otherwise noted.  This document is not an inspection, 

engineering or architectural report.  If the client has any concern regarding structural, mechanical, or 

protective components of the improvements, or the adequacy or quality of sewer, water or other 

utilities, the client should hire an expert in the appropriate discipline before relying upon this report.  

No warranties or guarantees of any kind are expressed or implied regarding the current or future 

physical condition or operability of any property component. 

20. Any exhibits in the report are intended to assist the reader in visualizing the subject property and its 

surroundings.  The drawings are not surveys unless specifically identified as such.  No responsibility is 

assumed for cartographic accuracy.  Drawings are not intended to be exact in size, scale, or detail.  

21. Value opinions involve only real estate, and inconsequential personal property.  Unless explicitly 

stated otherwise, value conclusions do not include personal property, unaffixed equipment, trade 

fixtures, business-good will, chattel, or franchise items of material worth. 
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Contingent and Limiting Conditions 

22. No liability is assumed for matters of legal nature that affect the value of the subject property.  Unless 

a clear statement to the contrary is made in this report, value opinion(s) formed herein are predicated 

upon the following assumptions.  (A) The real property is appraised as though, and assumed free from 

all value impairments including yet not limited to title defects, liens, encumbrances, title claims, 

boundary discrepancies, encroachments, adverse easements, environmental hazards, pest infestation, 

leases, and atypical physical deficiencies.  (B) All real estate taxes and assessments, of any type, are 

assumed fully paid.  (C) It is assumed ownership of the property appraised is lawful.  (D) It is also 

assumed the subject property is operated under competent and prudent management.  (E) The subject 

property was appraised as though, and assumed free of indebtedness.  (F) The subject real estate is 

assumed fully compliant with all applicable federal, state, and local environmental regulations and 

laws.  (G) The subject is assumed fully compliant with all applicable zoning ordinances, building 

codes, use regulations, and restrictions of all types.  (H) All licenses, consents, permits, or other 

documentation required by any relevant legislative or governmental authority, private entity, or 

organization have been obtained, or can be easily be obtained or renewed for a nominal fee.   

23. Conversion of the subject's income into a market value opinion is based upon typical financing terms 

that were readily available from a disinterested, third party lender on this report’s effective date.  

Atypical financing terms and conditions do not influence market value, but may affect investment 

value. 

24. All information and comments concerning the location, market area, trends, construction quality, 

construction costs, value loss, physical condition, rents, or any other data for the subject represent 

estimates and opinions of the Appraiser.  Expenses shown in the Income Approach, if used, are only 

estimates.  They are based on past operating history, if available, and are stabilized as generally typical 

over a reasonable ownership period. 

25. This appraisal was prepared by McKinlay & Klundt Appraisal Company and consists of trade secrets 

and commercial or financial information, which is privileged, confidential, and exempt from 

disclosure under 5 U.S.C. 522 (b) (4).  

26. The Appraiser is not required to give testimony or produce documents because of having prepared this 

report unless arrangements are agreed to in advance.  If the Appraiser is subpoenaed pursuant to court 

order or required to produce documents by judicial command, the client agrees to compensate the 

Appraiser for his appearance time, preparation time, travel time, and document preparation time at the 

regular hourly rate then in effect plus expenses and attorney fees.  In the event the real property 

appraised is, or becomes the subject of litigation, a condemnation, or other legal proceeding, it is 

assumed the Appraiser will be given reasonable advanced notice, and reasonable additional time for 

court preparation.   
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Contingent and Limiting Conditions 

27. Effective January 26, 1992, the Americans with Disabilities Act (ADA) - a national law, affects all 

non-residential real estate or the portion of any property, which is non-residential.  The Appraiser has 

not observed the subject property to determine whether the subject conforms to the requirements of the 

ADA.  It is possible a compliance survey, together with a detailed analysis of ADA requirements, 

could reveal the subject is not fully compliant.  If such a determination was made, the subject's value 

may or may not be adversely affected.  Since the Appraiser has no direct evidence, or knowledge 

pertaining to the subject's compliance or lack of compliance, this appraisal does not consider possible 

noncompliance or its effect on the subject's value.   

28. McKinlay & Klundt Appraisal Company and the Appraiser have no expertise in the field of insect, 

termite, or pest infestation.  We are not qualified to detect the presence of these or any other 

unfavorable infestation.  The Appraiser has no knowledge of the existence of any infestation on, 

under, above, or within the subject real estate.  No overt evidence of infestation is apparent to the 

untrained eye.  However, we have not specifically inspected or tested the subject property to determine 

the presence of any infestation.  No effort was made to dismantle or probe the structure.  No effort was 

exerted to observe enclosed, encased, or otherwise concealed evidence of infestation.  The presence of 

any infestation would likely diminish the property's value.  All value opinions in this communication 

assume there is no infestation of any type affecting the subject real estate or the Appraiser is not 

responsible for any infestation or for any expertise required to discover any infestation.  Our client is 

urged to retain an expert in this field, if desired.   

29. All opinions are those of the signatory Appraiser based on the information in this report.  No 

responsibility is assumed by the Appraiser for changes in market conditions, or for the inability of the 

client, or any other party to achieve their desired results based upon the appraised value.  Some of the 

assumptions or projections made herein can vary depending upon evolving events.  We realize some 

assumptions may never occur and unexpected events or circumstances may occur.  Therefore, actual 

results achieved during the projection period may differ from those set forth in this report.  

Compensation for appraisal services is dependent solely on the delivery of this report, and no other 

event or occurrence 

30. No warrantees are made by the Appraiser concerning the property's conformance with any applicable 

government code or property covenant including but not limited to all laws, ordinances, regulations, 

agreements, declarations, easements, condominium regulations, restrictions, either recorded or 

unrecorded.  The client is urged to engage the services of a licensed attorney to confirm any legal issue 

affecting the property appraised.  No liability or responsibility is assumed by the Appraiser to 

determine the cost of replacing or curing any supposedly defective physical component.  

31. In the event of an alleged claim due to some defective physical component, the client must notify 

McKinlay & Klundt Appraisal Company and allow its representatives and experts to examine and test 

the alleged defective component before any repairs or modifications are made.  If any type of repair or 

modification is made without the knowledge of the Appraisers, the Appraiser is released from all 

liability, real or alleged.  
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Contingent and Limiting Conditions 

32. The client and all explicitly identified intended users agree to notify in writing McKinlay & Klundt 

Appraisal Company, within one year of this report's preparation date, of any claim relating to or 

arising from this report regardless of any statute of limitations.  If McKinlay & Klundt Appraisal 

Company does not receive this written notification within the year period defined in the paragraph, 

then the claimant releases the Appraiser from all claims arising from or related to this report. 

33. The client and all explicitly identified intended users acknowledge that any claim relating to this report 

shall be settled in accordance with the commercial arbitration rules of the American Arbitration 

Association with the Parties each paying an equal share of all associated costs.   

34. Any alleged claim must be filed in the Circuit Court for the County that encompasses most of or all of 

Twin Falls, Idaho 83303 where the Appraiser's business office is located.  If a court of law voids any 

portion of these Contingent and Limiting Conditions, then the remainder remains in full force and 

effect.  The claimants(s) agree not to contest the venue set forth herein and to submit to, and not 

contest, the exercise of personal jurisdiction over them by the foregoing court.  The claimant(s) waive 

all rights concerning the exercise of personal jurisdiction of them by the foregoing courts and all 

claims of or concerning forum non-conveniences in the foregoing forum. 

35. Superseding all comments to the contrary regardless of the date, this report may not be transferred or 

assigned without the prior written consent of McKinlay & Klundt Appraisal Company, the copyright 

holder. 

36. No part of this report shall be published or disseminated to the public by the use of advertising media, 

public relations media, news media, sales media, electronic devices, or other media without the prior 

written consent of McKinlay & Klundt Appraisal Company.  This restriction applies particularly as to 

analyses, opinions, and conclusions; the identity of the Appraiser; and any reference to the Appraisal 

Institute or its MAI, SRPA, or SRA designations.  Furthermore, no part of this report may be 

reproduced or incorporated into any information retrieval system without prior written permission 

from McKinlay & Klundt Appraisal Company, the copyright holder. 
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♦ Disclosures        

 

Professional Standards 
 

All leading professional appraisal organizations, the U.S. Congress, all state legislatures, and numerous legal 

jurisdictions recognize the Uniform Standards of Professional Appraisal Practice (USPAP), promulgated by 

the Appraisal Foundation.  Revised biennially to keep it contemporary, these standards set forth ethical 

practices and proper procedures for a competent appraisal.  This appraisal fully complies with all relevant 

portions of the USPAP version in effect on the date this report was prepared.  It also complies with the 

Financial Institutions Reform, Recovery, and Enforcement Act (FIRREA), a federal law. 

 

 

Competency 
 

The persons signing this report are licensed to appraise real property in the state the subject is located.  They 

affirm they have the experience, knowledge, and education to value this type property.  They have previously 

appraised similar real estate. 
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♦ Area Data        

 

 

 

Regional Map 
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Regional Data 
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Regional Data 
 

Area Discussion 

 

In analyzing the general city area of the subject property, there are four primary forces which influence real 

estate value, the four forces are: 1) social, 2) economic, 3) governmental, and 4) environmental 

considerations.   

 

Environmental Considerations 

 

The subject property is located in Twin Falls, Idaho.  The city of Twin Falls is located in the south part of 

Twin Falls County in southern Idaho.  It is approximately 128 miles southeast of Boise, the capital city, 

approximately 115 miles southwest of Pocatello, and 222 miles northwest of Salt Lake City Utah.  Twin 

Falls is located off of Interstate 84, which runs east/west in Idaho.  Twin Falls is the home of the College of 

Southern Idaho.  The environmental considerations of Twin Falls contribute to an economic base of 

primarily wholesale trade, manufacturing, and health care.  There has been growth in the area and property 

values have been increasing.  The elevation of Twin Falls is approximately 3,750 feet.  The annual 

precipitation is 9-12 inches.  The average temperature in January is 37 degrees and in July is 91 degrees.  A 

visual inspection of the property did not reveal any apparent environmental issues or concerns.  While the 

appraiser has inspected the subject property, he is not qualified to detect hazardous substances whether by 

visual inspection or otherwise, nor qualified to determine the effect, if any, of known or unknown substances 

present.  The final value estimate is based on the subject being free of hazardous waste contamination.  

Parties desiring more precise and reliable information may wish to engage a professional environmental 

consultant to conduct an environmental assessment. Should such assessment indicate an adverse condition is 

present that has not been addressed by this appraisal; the conclusion of this appraisal may need revision. 

 

Social Considerations  

 

Twin Falls County (population 2010 census – 77,230) is situated in south central Idaho in the midsection of 

the Magic Valley.  Twin Falls is the county seat (population 2010 census – 44,125) and serves as the 

transportation, marketing and retail center of the Magic Valley.  The county airport is located six miles south 

of Twin Falls and the city draws shoppers from areas more than 100 miles in distance.  U.S. Highway #93 

meets Interstate 84 approximately three miles north from the Perrine Bridge north of Twin Falls City.  U.S. 

Highway #30 and the Union Pacific Railroad also serve Twin Falls County.  There are 11 schools in Twin 

Falls consisting of seven elementary schools, two junior highs on high school, one alternative school, and six 

private schools.   

 

Governmental Considerations 

  

Twin Falls has a City-City Manager form of government and an organized City Fire and Police Department.  

The city has 70 police officers and 37 firefighters.  Politically, the community is conservative in its attitudes 

towards growth and development, however, new development is encouraged as well as a diverse economic 

base.   

 

Economic Considerations 

 

Twin Falls is the financial and business center of about a 100 mile radius, which would include a population 

of about 150,000 people.  Counties within the trading area are Blaine, Camas, Lincoln, Jerome, Gooding, 

Minidoka, and Twin Falls.  Northern Nevada is also considered as part of the "Greater" Magic Valley. 

  

The economy has an agricultural base and is one of the most densely developed agricultural areas in the 

United States.  There are approximately 250,000 acres of irrigated land in Twin Falls County.  Most of the 
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industries are agriculture-related, such as the Amalgamated Sugar Processing Plant, Seed Milling and 

cleaning facilities, flower mills, and potato processing plants.   

  

There are a number of cultural and recreational facilities available to the community, including a city owned 

golf course, tennis courts, swimming pools, ball fields, racquet ball and basketball courts.  There are also two 

private golf courses in the community.  Skiing is an important and growing activity with available skiing 

from about 45 to 90 minutes away at several well developed ski areas, Magic Mountain, Pomerelle, Soldier 

Mountain, and the famous Sun Valley, Idaho.  There is a nice theatre on the CSI campus, and there are a 

number of community drama groups.  There is a symphony orchestra which usually provides about four to 

six concerts during the year.  Other special activities are also sponsored by local communities and the 

College of Southern Idaho.   

  

Full hospital facilities are available at St. Luke’s Magic Valley Regional Medical Center, with 165 beds and 

24-Hour Emergency Room service.  There are a number of active and associate physicians connected with 

the hospital, as well as three dentists.  There are eight banks with about 16 different locations, along with five 

Savings and Loan institutions, providing for banking services in the community (Twin Falls).  Special 

manufacturers in the area include Long View Fiber Company, manufacturing corrugated cardboard boxes; 

Norco Manufacturing, a window product company; Spears Company, a manufacturer of sprinkler products; 

along with numerous other agriculture related industries.  One of the more interesting agricultural pursuits in 

the area is trout raising.  Approximately 90% of commercial trout in the United States is raised within 25 

miles of Twin Falls. Twin Falls County is also the leading county in the U. S. for the production of garden 

seed beans. 

  

The buildings in the farming areas in Twin Falls County generally reflect the prosperity of the farming area.  

Twin Falls residential areas have expanded from the city and housing is still a major expansion influence.  

Most farm improvements are well kept and are very functional.  These improvements may not be new; 

however, they are very adequate in most situations.  The improvement values are generally a rather small 

portion of the overall farm value. 

 

Neighborhood Analysis & Trends 

      

Subject is located in the southern portion Twin Falls. The northern end of Twin Falls has gone through a 

tremendous rezoning and commercial development phase over the last five years or so.  The major advent 

was the Magic Valley Mall, which seemed to spawn the major growth in commercial development.  Most of 

the northern Blue Lakes neighborhood has been developed at this writing and is beginning to expand east and 

west.  The primary zone on Blue Lakes is C-1 which stands for commercial highway.  The general 

neighborhood is mixed use of industrial, manufacturing and commercial uses.  The general neighborhood is 

about 95%+ built-up.  The immediate neighborhood of the subject is influenced primarily by a variety of 

commercial and residential developments.     

 

In summary, the general neighborhood is a commercial area inside the City of Twin Falls.  The subject 

property is located on Washington Street South and South Park Avenue West.  Property uses in the 

immediate area of the subject property are commercial developments with some residential influence in the 

area. 
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♦ Subject Property        

 

 

Identification of the Property 
 

This real estate appraised is situated at the southwest  corner of South Washington Street and South Park 

Avenue West within Twin Falls, Idaho.  Its common is 127 South Park Avenue West, Twin Falls, Idaho 

83301. 

  

 

Legal Description 
 

A professional surveyor and / or legal counsel should verify the following legal description before relying 

upon, or using it as part of any conveyance, or any other document.  This legal description was obtained from 

public records  and is assumed accurate. 

 

 

Twin Falls South Park Addition 

Lots 24, 25, 26, 27, 28 W OF Hwy Block 4 

(21-10-17 NW) 

Containing 0.399+/- acres with building improvements 
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Aerial View  
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Plat Map  
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Building Sketch  
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Photographs of Subject 
(photo page 1) 

 

 

 

 

 

Subject Front 

 

 

 

 

Subject Rear 
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Photographs of Subject 
(photo page 2) 
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Photographs of Subject 
(photo page 3) 
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Photographs of Subject 
(photo page 4) 
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Photographs of Subject 
(photo page 5) 
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Photographs of Subject 
(photo page 6) 
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Photographs of Subject 
(photo page 7) 
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Sale History 
 

On-line public records and / or a private data-reporting service were used to search for prior sales of the 

subject real estate.  This research discovered no recorded conveyance of the subject during the three-years 

preceding this report's effective value date.  Our client  indicated the property did not convey.  Moreover, the 

subject was offered "For Sale" in the local MLS under #98457507 for $159,950 listed on 01/12/2011 and 

lowered to $139,900 on 04/08/2014 under MLS #98551001 and again it was lowered on 11/13/15 to $94,900 

under MLS #98605360.  Currently there are no known sale or option agreements pending. 

 

Subject’s Current Ownership 

Owner Information Source 

D.L. Evans Assessor's Records 

 

 

Flood Hazard 
 

According to the appropriate Federal Emergency Management Agency (FEMA) flood map, which is 

identified below, the subject property is not located in a zone "A" special flood hazard. 

 Flood Map Number 16083C1386C  

 Flood Map Date 09/26/08  

 Flood Zone X  

Flood Maps published by FEMA are not precise.  If anyone desires a precise determination of the subject's 

flood hazard classification, a professional engineer, licensed surveyor, or local governmental authority 

should make an exact determination. 

 

 

Real Estate Taxes 
 

Taxes were taken from Twin Falls County Assessor’s Office and Treasures Office. 

 County Twin Falls  

Parcel ID # RPT5061004024A 

Tax Year 2015 

Total Assessed Value $111,969.00 

Total Tax Dollars $2,183.64 

 

Real estate taxes are a primary mechanism used by local government to gather the monies needed to fund 

operations.  Too little funds can limit governmental services.  Excessive tax burden can hinder real estate 

values.  For the subject, taxes are not unduly burdensome. 
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Zoning 
 

The subject property is zoned "Commercial Highway" C-1 District by the City of Twin Falls - Twin Falls 

County, Idaho.  The existing subject structure does   conform to the zoning ordinance.  This classification 

does permit a professional office use.  Presently, the subject has a professional office use. 

 

 

Zoning Map 
 

 

 



16-1348 McKinlay & Klundt Appraisal Company Page 57 

 

Environmental Risks 
 

Disclosure 
 

During the course of this appraisal, the appraiser(s) did not detect or attempt to discover any environmental 

hazard on, under, above, or within the subject real estate.  No overt evidence of any environmental hazard is 

apparent to the untrained eye.  It should be known the appraiser(s) did not view the subject property with the 

intent of detecting any environmental hazard.  It is beyond the expertise of the appraiser(s) to detect or 

determine the chemical nature of any substance or gas.  No effort was made to dismantle or probe any part of 

the property to discover enclosed, encased, or concealed hazards.  No effort was exerted to ascertain the 

presence of any environmental hazard including but not limited to the following. 

 Asbestos Urea-formaldehyde insulation  

 Underground storage tanks Soil contamination or deficiencies  

 Lead-based paint Toxic mold  

 Radon PCB  

 Chemical spills Fire resistant treated plywood (FRTP)  

Flood hazards are detailed elsewhere in this report.  Except as enumerated herein, the appraiser(s) were not 

given the results of any environmental testing on or near the property being appraised.  Neither observation 

of the subject property, or research conducted as part of a typical real estate appraisal suggest the presence of 

any hazardous substance or detrimental environmental condition affecting the subject.  Nearby sites were not 

investigated to determine whether they are contaminated.  Public information and other Internet sources were 

not researched to determine the presence of hazardous substances or detrimental environmental conditions in 

the subject's vicinity. 

 

Federal, State, and local laws concerning any hazardous substance or gas are sometimes contradictory.  

Therefore, any needed clean up should comply with the most stringent laws.  The appraiser(s) are not 

informed or trained in environmental legalities.  It is assumed no hazardous substance or gas adversely 

affects the subject real estate.  If the subject is adversely influenced by a hazardous condition, then the 

subject's market value would be impaired. 

 

Recommendation 
 

The presence of any hazardous condition usually diminishes market value.  The value opinion formed in this 

report assumes there is no environmental hazard affecting the subject real estate.  No responsibility is 

assumed by the appraiser(s) or McKinlay & Klundt Appraisal Company for any hazard, or for any expertise 

required to discover any environmentally hazardous condition.  Our client is urged to retain an expert in this 

field, if desired. 
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Subject Description 
  

 Subject Site  

 
Address 

127 South Park Avenue 

Twin Falls, Idaho 83301 

 

 Dimensions Mostly Triangular Size 17,380 +/- square feet  

 Easements None known; none assumed Alley None  

 Encroachments None known; none assumed Access Typical  

 Shape Mostly Triangular Street Paving Asphalt paved  

 Curbs & Gutters Concrete curbs, concrete gutters Sidewalks Concrete  

 Topography Almost level Gas Public  

 Water & Sewer Public sewer and water    

 Major Flaws  None  

 Overall 

Features 

The land has typical physical features as compared to similar alternatives.  Its overall 

locational attributes are average relative to competitive parcels. 

 

 

This is a commercial property that contains one parcel.  The subject property parcel contains approximately 

17,380+/- square feet or .399+/- acres.  According to county records the subject property is located on the 

south side of South Park Avenue West with frontage on South Park Avenue West and Washington Street 

South.  The parcel is mostly triangular in shape and mostly level sloping gently towards the north for 

adequate drainage. 

 

 

Description of Existing Improvements 
 

There is one building improvement on the subject site.  This building was reportedly built in 1925 with the 

original square footage of 1,232+/-.  There was remodeling and renovation done in 1980 and 1985 adding an 

additional 680+/- square feet.  In 2008 another remodel/renovation was completed to include a newer walk in 

cooler containing approximately 850+/- square feet.  The building contains a total 2,762+/- square feet.  It 

has a concrete foundation with wood framing, some exterior decorative wood siding and a flat built-up roof 

with some metal roof along short sides and rain gutters. The window is single pane. The entrance door into 

the office/reception area is wood along with a wood rear door on the south side. The interior has drywall with 

some plastic wainscot, fully insulated with flooring being a mixture of commercial and regular tile and 

concrete.  There is fluorescent lighting throughout.  Heating is provided with gas forced air and cooling 

provided from a wall unit.  The subject has an open floor area containing the kitchen equipment, office, one 

restroom and walk in cooler.  There is some concrete curb and gutter along South Park and South 

Washington. There is adequate parking along the west and south sides of the building that is graveled and 

some fencing along the west side.  There is adequate landscaping on the north side.  Overall, the building is 

considered to be fair quality and condition.   

 

It is important to note the appraisers are qualified in real property appraisal.  The appraisers are not 

qualified to determine the value of the personal equipment such as the built in ovens and freezers.  The client 

may wish to consult with a professional in the field to determine an estimated value of the personal property. 
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♦ Analyses & Conclusions        

 

 

Value Introduction 
 

For real estate consisting of land and building(s), there are three primary valuation methods - the cost 

approach, sales comparison approach, and income approach.  Unless stated otherwise, only those considered 

applicable and necessary to produce credible results are developed in this report. 
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Real Estate Cycles 

 
Real estate generally has four market cycles.  "Understanding where the market is and forecasting the extent 

of duration of the cycle are important in projecting the pattern of future income."1  These cycles are depicted 

below. 

 

 
 

 

The red arrow depicts the appraiser(s) opinion of the subject's position in the market cycle. 
 

Segment Name Characteristics 

AB Expansion 
Growing demand, rental rates climbing above replacement cost, 
decreasing vacancy, concessions not prevalent, high profit potential 
stimulating much new construction 

BC Contraction 
Stable to weakening demand, stable to weakening vacancy, small 
concessions beginning to occur, rents stable to mildly weakening, profit 
potential shrinking so new construction slowing 

CD Recession 
Stagnant to declining demand, vacancy growing, rental rates falling, 
significant concessions prevalent, new construction virtually halted 

DA Recovery 
Demand strengthening, vacancy shrinking, rental rates starting to climb, 
concessions shrinking, new construction beginning to occur 

Time until the next major point 1 to 2 years 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                      
1 Advanced Concepts & Case Studies, pg 253, Appraisal Institute, copyright 2010 
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Highest and Best Use 
 

Introduction 
 

A highest and best use identifies the most reasonably probable and appropriately supported use of the 

property appraised.  Since market conditions change, a property's highest and best use may change as well.  

This analysis is an essential step in the determination of market value.  Market dynamics determines a 

property's use and an appraisal values that use.  Practically speaking, a highest and best use analysis forms a 

framework for the proper selection of comparables. 

 

There are two types of highest and best use.  The first is highest and best use of land as though vacant.  If a 

building already exists, the second variety is highest and best use as though now improved.  The later 

considers whether the existing building should be retained as is, demolished, remodeled, renovated, repaired, 

enlarged, or converted to an alternate use.  Both types require separate analyses.  Current usage may or may 

not be different from the near future highest and best use. 

 

There are four main tests in a highest and best use analysis, which are summarized below.  

 Legal permissibility - governmental requirements and limitations like zoning are considered 

as well as other legal issues like deed restrictions, easements, and leases. 

 Physical attributes like size, design, and physical condition are weighed 

 Financial feasibility is ascertained via either an implied or calculated method 

 Maximum productivity is determined 

If more than one use survives the first three tests, the use that produces the highest, appropriately supported, 

positive value with the least risk is the highest and best use. 

 

Highest and best use demand analyses can be categorized into two different levels of detail - Inferred and 

Fundamental.  A fundamental analysis forecasts future demand from projections of broad demographic and 

economic data like population, income, and employment.  Existing supply is inventoried.  Then, the 

relationship of supply and demand is weighed to determine net demand.  If net demand is positive, more of 

that property type is needed.  Of course, the opposite is also true.   

 

An inferred analysis is based on local trends and patterns from which inferences are made.  This type 

analysis presumes that recent past trends will continue for the near future.  Sale prices, number of 

competitive listings, marketing intervals, and / or price changes for other similar properties infer there is 

adequate demand for the subject at a price level congruous with the available data.  An inferred analysis 

emphasizes historical data while a fundamental analysis is based on expected future occurrences. 

 

There are two types of highest and best use - “as though now vacant” and “as though now improved”.  The 

former presumes the land is vacant and available for development.  The latter considers whether the building 

should be retained as is, renovated, remodeled, repaired, enlarged, demolished, or converted to an alternate 

use. 
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Highest and Best Use 
 

Buyer Types 
 

The most likely buyer type is crucial to highest and best use.  Different buyer types have different 

motivations and different perceptions of risk.  The buyer type must be identified to better understand 

applicable approaches and the selection of cap rates and yield rates.  Different buyer types are defined below. 

 Owner-User Acquires real estate mostly for its use; vacancy & investment yield are not 

primary criteria. Property suitability is the major objective. 

 

 Passive Investor Seeks an established income stream; usually does not change the property in any 

meaningful way; generally prefers long-term ownership 

 

 Developer Acquires real estate to physically or legally change it in some significant 

fashion; accepts substantial risk so expects major reward; short-to-medium 

holding period 

 

 Speculative 

Investor 

Buys real estate solely as an investment with most of the reward at termination; 

property use is not a primary consideration; medium-to-long-term holding 

period; usually buys during weak market conditions, so accepts huge risk.  

Mantra:  Buy low, sell high. 

 

 Pure Speculator Buys real estate solely as an investment with most of the reward at termination; 

property use is usually not a major consideration; buys during conditions of 

rapidly appreciating prices; short-to-medium ownership period. 

 

 

 

Ideal Improvement 
 

Identification of the "ideal improvement" is an essential element of highest and best use.  If the property 

appraised is vacant land, the ideal describes what should be built.  If the existing improvements (one or more 

buildings and site improvements) have the same or similar attributes as the ideal, then the existing 

improvements have no or minimal depreciation.  Obviously, the opposite also applies.  The described ideal 

improvement is as specific as market data will allow.  This improvement is a new commercial building. 

 

This appraisal's highest and best use was based, in part, on an inferred demand analysis.  Following below 

are summary considerations used to form two highest and best use deteminations      for the property 

appraised. 

 Zoning permits commercial uses or related accessory uses. 

 Nearby lands are compatibly zoned.  There are no known deed restrictions, leases, or other legal issues, 

which preclude or delay the highest and best use.  There is no substantial  potential for rezoning to a 

significantly different use. 

 Physical attributes of the property appraised are well suited to serve the use identified below.  Usage of 

the property in this fashion produces a positive reward with acceptable risk.  
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Highest and Best Use 
 

Timing of Use 
 

A crucial component of a highest and best use is timing.  If the timing of a use is not now, when is it?  When 

timing for a specific use cannot be identified, then that use is not the best.  If the highest use is not within a 

decade, then the time-value of money usually precludes that use.  When the timing of a use is within a few 

years, what is the interim use?  Remaining dormant is a legitimate interim use. 

 

 

Most Likely User 
 

The most likely user is another key issue.  Users of an age-restricted multiunit residential structure have 

needs and preferences that are much different from young married couples with small children.  These 

preferences and needs affect value, so the most likely user should be identified to judge the extent that 

existing or proposed improvements fulfill those needs. 

 

 

Highest & Best As Though Now Vacant Land 
 

 Physical Use A commercial use  

 Timing of Physical Use 

Interim Use 

Immediately develop with the physical use 

No Interim Use 

 

 Market Participants   

  Most Likely Buyer 

Most Likely User 

An owner-user 

The buyer 

 

 

 

Highest & Best As Though Now Improved 
 

 Physical Use Its current use  

 Timing of Physical Use 

Interim Use 

Immediate 

No Interim Use 

 

 Market Participants   

      Most Likely Buyer  

Most Likely User 

An owner-user 

An owner-user 

 

 

The subject land “as though now vacant” has a market value that is less than the worth of the land and 

building together.  This proves the improvements positively contribute to value.  These improvements were 

designed to serve its current use; they are compatible with nearby uses.  Local costs, prices, and rents do not 

justify major building alterations.  Therefore, the improvements should be retained and used "as is". 

 

In light of the foregoing highest and best use determinations, comparables were selected with the same or 

similar highest and best use.  This data is very influential while forming a value opinion for the property 

appraised.  

 

  



16-1348 McKinlay & Klundt Appraisal Company Page 64 

 

 

 

 

 Land & Building Value “As Is”  
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Cost Approach 
 

The cost approach is most applicable for real estate consisting of land and a new, or like new, building.  This 

approach tends to lack reliability when there is a large degree of depreciation.  Since the subject structure is 

substantially depreciated, the cost approach was not developed in this appraisal. 
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Sales Comparison Approach 
 

Introduction  
 

In an appraisal, the real estate being appraised is referred to as the “subject” or “subject property”.  Properties 

possessing characteristics that are physically and locationally similar to the subject are called “comparables" 

or “comparable sales”.  In this approach, comparables are compared to the subject.  Differences are noted.  

Dissimilarities between the subject and the comparables are categorized into elements of comparison.  

Adjustments, to compensate for dissimilarities, are next applied the sale prices of the comparable sales.  

Then, a value opinion for the subject is reconciled from the range in adjusted sale prices established by the 

comparables.  Unless stated otherwise, all cited transactions are "arm's length" conveyances.  An “arm’s 

length” transaction is an agreement between unrelated parties with typical motivations in a competitive 

market. 

 

The sales comparison approach involves the procedure of comparing the subject property with actual market 

transactions and estimating from the market the amount the subject should bring if it were offered for sale on 

the open market.  This analysis presents the market data in a sequence which demonstrates the differences 

between sales and the subject, and provides a basis for the value conclusion and adjustments applied.  The 

adjustments are typically computed using square feet as a unit of comparison.  Typical criteria considered are 

property rights conveyed, terms of sale, conditions of sale, time of sale, economic characteristics, location, 

size, zoning, and other physical characteristics.   

  

The Sales Comparison Approach is primarily based on the appraisal principle of substitution.  Substitution is 

defined in The Dictionary of Real Estate Appraisal as follows:  “The appraisal principle that states when 

several similar or commensurate commodities, goods, or services are available, the one with the lowest price 

will attract the greatest demand and widest distribution.”  Other appraisal principles which apply to this 

approach include supply and demand, balance, and externalities.   

  

An extensive search was made of the local market for sale comparables that were arm’s length transactions, 

similar to the subject in highest and best use, and similar in conditions of the sale, time of sale, economic 

factors, and physical characteristics.  The comparables, an adjustment grid and an explanation of adjustments 

can be found on the following pages.   

 

Since this vicinity has been nearly all fully developed for several years, there are few, if any, conveyances of 

truly similar sales, which hinders the sales comparison process.   
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Comparable Sale 1 
 

LOCATION AND GENERAL DATA 

 Address: 850 Shoshone Street West, Twin Falls, Idaho 

   

SALES DATA 

 Grantor or Seller: Confidential 

 Grantee or Buyer: Confidential 

 Sale Date: 02/15 

 Sales Price: $160,000 

 Financing Terms: Conventional 

 Cash Equivalent Price: $160,000 

 Property Rights Conveyed: Fee Simple 

 Conditions of Sale: Typical 

 Verification: MLS/County Records 

 Estimated Marketing Time: 6-18 months 

 

SITE DATA 

 Size: 27,878+/- square feet 

 Building-to Land Ratio: 5.93:1 

 

BUILDING DATA 

 Effective Age: 25 Years 

 Condition: Fair 

 Square Footage: 4,700+/-  

 Construction Type: Cinderblock Frame 

 Quality: Fair 

 

ECONOMIC DATA 

 Potential Gross Income: $18,800 

 Vacancy Rate: -$1,880 

 Effective Gross Income:  $16,920 

 Expenses of EGI: -$2,538 

 Net Operating Income: $14,382 

 

APPRAISAL INDICATORS 

 Overall Price per Square Foot: $34.04 

 Gross Rent Multiplier: 8.51 

 Overall Capitalization Rate: 8.99% 

 

COMMENTS:  This sale is old grocery store building.  It has approximately 4,700+/- square feet.   
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Comparable Sale 2 
 

LOCATION AND GENERAL DATA 

 Address: 464 Dierkes Street West, Twin Falls, Idaho  

   

SALES DATA 

 Grantor or Seller: Confidential 

 Grantee or Buyer: Confidential 

 Sale Date: 07/16 

 Sales Price: $102,500 

 Financing Terms: Conventional 

 Cash Equivalent Price: $102,500 

 Property Rights Conveyed: Fee Simple 

 Conditions of Sale: Typical 

 Verification: MLS/County Records/Agent 

 Estimated Marketing Time: 6-18 months 

 

SITE DATA 

 Size: 6,098+/- square feet 

 Building-to Land Ratio: 2.30:1 

 

BUILDING DATA 

 Effective Age: 15 Years 

 Condition: Average 

 Square Footage: 2,652+/- 

 Construction Type: Cinderblock  

 Quality: Average 

 

ECONOMIC DATA 

 Potential Gross Income: $13,260 

 Vacancy Rate: -$1,326 

 Effective Gross Income:  $11,934 

 Expenses of EGI: -$1,709 

 Net Operating Income: $10,144 

 

APPRAISAL INDICATORS 

 Overall Price per Square Foot: $38.65 

 Gross Rent Multiplier: 7.73 

 Overall Capitalization Rate: 9.90% 

 

COMMENTS:  This sale is improved with a commercial building that has had a recently remodeled show 

room.  
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Comparable Sale 3 
 

LOCATION AND GENERAL DATA 

 Address: 2118 Kimberly Road, Twin Falls, Idaho  

   

SALES DATA 

 Grantor or Seller: Confidential 

 Grantee or Buyer: Confidential 

 Sale Date: 03/16 

 Sales Price: $85,000 

 Financing Terms: Cash 

 Cash Equivalent Price: $85,000 

 Property Rights Conveyed: Fee Simple 

 Conditions of Sale: Typical 

 Verification: MLS/County Records 

 Estimated Marketing Time: 6-18 months 

 

SITE DATA 

 Size: 6,098+/- square feet 

 Building-to Land Ratio: 2.56:1 

 

BUILDING DATA 

 Effective Age: 20 Years 

 Condition: Average 

 Square Footage: 2,379+/- 

 Construction Type: Frame 

 Quality: Average 

 

ECONOMIC DATA 

 Potential Gross Income: $9,516 

 Vacancy Rate: -$952 

 Effective Gross Income:  $8,564 

 Expenses of EGI: -$1,285 

 Net Operating Income: $7,279 

 

APPRAISAL INDICATORS 

 Overall Price per Square Foot: $35.73 

 Gross Rent Multiplier: 10.77 

 Overall Capitalization Rate: 8.56% 

 

COMMENTS:  This sale is located in Twin Falls.  This sale contained a office and shop area.   
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Comparable Sale 4 
 

LOCATION AND GENERAL DATA 

 Address: 618 Main Avenue North, Twin Falls, Idaho  

   

SALES DATA 

 Grantor or Seller: Confidential 

 Grantee or Buyer: Confidential 

 Sale Date: 04/16 

 Sales Price: $65,000 

 Financing Terms: Conventional 

 Cash Equivalent Price: $65,000 

 Property Rights Conveyed: Fee Simple 

 Conditions of Sale: Typical 

 Verification: MLS/County Records 

 Estimated Marketing Time: 6-18 months 

 

SITE DATA 

 Size: 3,125 square feet 

 Building-to Land Ratio: 1.00:1 

 

BUILDING DATA 

 Effective Age: 30 Years 

 Condition: Fair 

 Square Footage: 3,125 

 Construction Type: Cinderblock 

 Quality: Average 

 

ECONOMIC DATA 

 Potential Gross Income: $7,813 

 Vacancy Rate: -$781 

 Effective Gross Income:  $7,032 

 Expenses of EGI: -$1,055 

 Net Operating Income: $5,977 

 

APPRAISAL INDICATORS 

 Overall Price per Square Foot: $20.80 

 Gross Rent Multiplier: 8.32 

 Overall Capitalization Rate: 9.20% 

 

COMMENTS:  This sale is located in downtown Twin Falls.  This sale contained a retail area.  
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Summary of Improved Sales 

Sale Location Date Sale Price Size (sf) Effective 

Age/ 

Condition 

Building-

to-Land 

Ratio 

Overall Price/SF 

1. 850 Shoshone 

Street West, 

Twin Falls 

02/15 $160,000 4,700 25 Years 

Fair 

5.93:1 $34.04 

2. 464 Dierkes 

Street West, 

Twin Falls 

07/16 $102,500 2,652  15 Years 

Average 

2.30:1 $38.65 

3. 2118 Kimberly 

Road, Twin 

Falls 

03/16 $85,000 2,379 

 

20 Years 

Average 

2.56:1 $35.73 

4. 618 Main 

Avenue North, 

Twin Falls 

04/16 $65,000 3,125 30 Years 

Fair 

1.00:1 $20.80 

Subj. 127 South Park 

Avenue West, 

Twin Falls, 

Idaho 

- - 2,762 

 

25 Years 

Fair 

6.29:1 

 

- 
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Sales Comparison Approach 
Adjustment Grid 

 
Range of Values $22.88 - $34.10 

Mean $30.35 

 

  

SUMMARY OF 

COMPARABLES 

1. 2. 3. 4. 

Date of Sale 02/15 07/16 03/16 04/16 

Effective Age 25 years 15 years 20 years 30 years 

Quality/Condition Fair Average Fair Fair 

Building-to-Land Ratio 5.93:1 2.30:1 2.56:1 1.00:1 

Sale Price $160,000 $102,500 $85,000 $65,000 

Size (SF)  4,700 2,652 2,379 3,125 

Price/SF  $34.04 $38.65 $35.73 $20.80 

ADJUSTMENTS - - - - 

Property Rights Fee Simple Fee Simple Fee Simple Fee Simple 

Adjusted Price/SF Grade $34.04 $38.65 $35.73 $20.80 

Cond/Terms - - - - 

Market (Time) Adj. - - - - 

Adjusted Price/SF  $34.04 $38.65 $35.73 $20.80 

Location Similar Similar Similar Similar 

Size Larger Similar Similar Similar 

Effective Age Similar -$3.87 -$1.79 +$1.04 

Quality Similar Similar Similar Similar 

Condition Similar -$3.87 -$3.57 Similar 

Frontage and Access Similar Similar -$1.79 Similar 

Building-to-Land Ratio Similar +$1.93 +$1.79 +$1.04 

ADJUSTED INDICATORS $34.04 $34.10 $30.37 $22.88 

Net Adjustment $0.00 -$4.55 -$5.36 $2.08 
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Sales Comparison Approach 
(photo page 1) 

 

 

 

 

 

Comparable 

Sale #1 

850 Shoshone 

Street West, 

Twin Falls 

 

 

 

 

Comparable 

Sale #2 

464 Diekes 

Street West, 

Twin Falls 

 



16-1348 McKinlay & Klundt Appraisal Company Page 74 

 

Sales Comparison Approach 
(photo page 2) 

 

 

 

 

 

Comparable 

Sale #3 

2118 Kimberly 

Road, Twin 

Falls 

 

 

 

 

Comparable 

Sale #4 

618 Main Avenue 

North, Twin Falls 
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Sales Comparison Approach 
 

Sales Location Map 
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Sales Comparison Approach 
 

Analysis & Conclusions 
 

The adjustment is typically applied through either quantitative or qualitative analysis, or a combination of the 

two.  Quantitative adjustments are often developed as dollar percentage amounts and are most creditable 

when there is sufficient data to perform a paired sales or statistical analysis.  While we present rating 

adjustments in the Sales Adjustment Grid, they are based on qualitative ratings rather than empirical data as 

there is not sufficient data to develop a sound quantified estimate within a reasonable degree of confidence.  

Our qualitative ratings are based on a scale calibrated in inferior, similar and superior or on a scale calibrated 

in five percent increments with a minor adjustment considered to be five percent and substantial adjustment 

considered to be over 25%.  Each rating is taken into consideration in the final reconciliation of value.   

 

Price variances are typically attributed to the following factors: property rights, terms of sale, conditions of 

sale, date of sale, location, and physical characteristics.  A discussion of these factors and how each property 

compares to the subject is as follows.   

 

The subject and all cited comparable sales share several characteristics.  They are all located in Twin Falls, 

and have similar types of current use.  These commonalities justify inclusion of these transactions in this 

analysis.  Often there are differences between the property appraised (“the subject”) and a comparable sale.  

When the dissimilarity affects value, an adjustment to the sale price of the comparable is necessary. 

 

Property Rights  Agreements or laws create partial interests in real estate.  A deed restriction or life 

estate usually reduces rights and value.  If the subject is not affected by these limitations and a comparable is, 

then the comparable’s sale price needs an upward property rights adjustment.  In another situation, 

unfavorable leases eliminate a landlord’s right to collect market rent, so the real estate sells for a below-

market price.  If the property appraised has no lease adversities and a comparable does have unfavorable 

leases, then the comparable requires upward adjustment.  Unless stated otherwise, property rights are 

virtually the same for the subject and all cited conveyances.  Hence, no adjustments are necessary for this 

element of comparison. 

 

Financing   Sub-market financing is a common technique used to finance the acquisition of real 

estate during periods of high interest rates.  When non-market financing is used, the financing may be 

favorable to the buyer so the sale price is inflated.  The escalated price can be envisioned as a composite of 

the worth of real estate plus the value of advantageous financing.  Since value created by financing is not real 

property, the contribution of the advantageous financing must be deducted from total sale price to derive 

market value for just the realty.  On the opposite hand, there are instances where the buyer assumes 

unfavorable financing, so the sale price is diminished.  In the latter case, an upward adjustment must be 

applied to the sale price of the comparable thusly deriving the market value of the real estate.  Unless a 

statement is made to the contrary, non-market financing was not used to acquire any comparable sale cited in 

this report.  Therefore, no compensations are needed for financing. 

 

Conditions of Sale An adjustment for conditions of sale is necessary when a criterion of market value is 

violated.  It could compensate for unusual buyer or seller motivations.  For instance, when a seller gives a 

buyer an atypical rebate, discount, credit, or something of value to induce a conveyance, the sale price is 

usually inflated.  In this case, it is logical to deduct the worth of the giveback from the sale price.  Residual 

sums represent the property’s market value.  In another scenario, a buyer may pay a premium to facilitate an 

assemblage.  In this instance, the premium must be deducted from the sale price to derive market value for 

that conveyance.    
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Expenditure Post Sale This is a situation when a buyer is compelled to invest additional money into a 

property immediately after acquisition for some atypical reason.  Post-sale invested sums are appropriately 

added to a comparable’s sale price thereby producing an adjusted sale price.  Examples are demolition costs 

or building-code compliance costs.  Unless a contrary statement is made, no adjustments are necessary for 

post-sale expenditures. 

 

Market Conditions Adjustments for market conditions are commonly referred to as time adjustments, 

but this is misleading.  Value does not change due to the passage of time; sometimes it remains stable.  Often 

real estate values fluctuate due to changes in supply and demand, interest rates, employment, or inflation.   

This type adjustment compensates for change in market conditions between a sale’s transaction date and a 

later point in time.  No dates of sale adjustments were applied to any of the sales, due to the lack of 

commercial data in the market area.   

 

Location  Each property was rated to the subject for location aspects such as value growth 

potential, access, and general desirability.  Those transactions with superior locations were adjusted 

downward and vice versa.  All sales are considered to be in a similar location, hence no consideration is 

needed.   

 

Physical Attributes A myriad of physical characteristics can affect value.  Some examples are lot size, 

building size, physical condition of the building, functionality, and visual appeal.  Those sales with superior 

physical qualities warrant downward adjustment and vice versa. 

 

The sales vary in size, usually there is an inverse relationship between price and building size caused 

primarily by economies of scale associated with construction. Size differences are recognized in the final 

reconciliation of value.   

 

Effective ages are adjusted at 1% of the sales price per square foot per year they differ from the subject.  

 

Sales 2 and 3 are considered to be inferior in overall condition to the subject.  They are adjusted upward at 

10% of their sales prices per unit.   

 

All sales with the exception of sale 3were considered to have similar frontage as compared to the subject 

property, hence sale 3 received a 5% downward adjustment.   

 

Land to building ratios account for parking, future growth, and storage.  Typically properties with lower land 

to building ratios sell for lower amounts per square foot.  Sale has 1 ratio within a reasonable range of the 

subject, hence no adjustment is necessary.  The remaining sales are considered to have inferior ratios and are 

adjusted upward at 5% of their sales price per square foot. 
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Value Indication 
 

The appraisers are well aware the cited conveyances are less than ideal comparisons.  However, sales of 

more comparable properties were not discovered during our research.  Selected transactions were chosen for 

analysis because they are buildings suitable for commercial uses like the subject. 

 

Needed adjustments considerations were explained above.  These adjustments have been qualitative and are 

shown in the prior table.  Some of these adjustments are based upon the appraisers’ professional judgment 

when data was insufficient to enable market extraction. 

 

The adjusted data varies from $22.88 to $34.10 per square foot, a rather wide range.   Considering the subject 

size, the current condition, a value below the central tendency is justified.        

 

After careful consideration of all factors pertaining to, and influencing the sales comparison approach, the 

following is selected as the most fitting value indication.  Both the per-unit and lump sum value indications 

reflect the worth of the subject buildings, site improvements, and the land.  Accordingly, 

 

 

Subject Property  2,762   sq. ft. @ $30.00    = $82,860 

 

  

Indicated Market Value “As Is” 

Via Sales Comparison, Say 

 

$83,000 
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Income Approach 
 

Introduction 
 

The Income Approach to value is an appraisal technique "which converts anticipated benefits (dollar income 

or amenities) to be derived from the ownership of property into a value estimate".  The following five steps 

are used in developing the income capitalization approach: 

 

1. Estimated potential gross income (PGI).  Potential gross income is the total potential income 

attributable to the property under full occupancy.  Income for investment properties consist primarily of rent.  

There are two primary types of rent-contract rent and market rent.  Contract rent is basically the actual rental 

income from the property under the terms of a lease.  Market rent is the rental income that a property would 

be able to command in the open market as the date of the appraisal.   

 

2. Estimated vacancy and collection loss.  This is a deduction made to take into account space that is 

not leased during the economic life of the subject or rents that cannot be collected.  This loss factor is 

deducted from PGI to establish effective gross income.  

 

3. Forecast stabilized operating expenses.  An estimate of operating expenses requires that the forecast 

reflect the prevailing expense structure that is found in market lease agreements.  Expense structures could 

include full service, modified gross, or triple net. 

 

4. Determine net operating income.  Deduction of the operating expenses from effective gross income 

results in the net operating income (pre-tax income before debt service or depreciation).   

 

5. Capitalizing the net operating income.  The resulting net operating income is converted to a 

stabilized market value using a capitalization rate.  Then, when applicable, adjustments are made to establish 

the “as is” value of the leased fee estate.   

Potential Gross Income 

 

To determine the potential gross income for the subject property, a survey of similar type buildings and 

leases is performed.  An analysis of the data found is made to estimate the market rent per square foot per 

year for the subject.  The comparables are indicated on the following pages.  

 

 

Market & Contract Rent - A Comparison 
 

Contract lease rates are generally at, or near market levels.  Sub-market lease rates are rare, so value is not 

diminished.  Supra-market lease rates do not exist, so value is not enhanced.  Other lease terms are best 

described as mostly typical.  Leases terms do not cause significant value impairment or supernormal value 

enhancement.  Therefore, the value of the leased fee estate numerically approximates the value of the fee 

simple estate. 

 

The market is typically a triple net lease, which once analyzed from the information provided and removed 

falls in a reasonable market range based off of a triple net set-up.  Leases that could not be verified were 

estimated with current market rents. For this appraisal report, the subject property is analyzed as a triple net 

lease. 
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Comparable Lease 1 
 

PROPERTY IDENTIFICATION 

 Address: 850 Shoshone Street West, Twin Falls, Idaho 

 

SITE DATA       

 N/A 

 

BUILDING DATA 

 Effective Age: 25 Years 

 Condition: Fair 

 Size: 4,700+/- square feet 

  

LEASE DATA 

 Terms of Lease: Annual 

 Type of Lease: Triple Net 

 Escalations & Concessions: Flat 

 Verification:  Agent/Appraisal File 

 

APPRAISAL INDICATORS 

 Annual Rate/SF: $4.00 

 

COMMENTS: This lease is located in Twin Falls, Idaho near the subject.  This lease is comparable sale 1.  

 

 

 

 

Comparable Lease 2 
 

PROPERTY IDENTIFICATION 

 Address: 464 Dierkes Twin Falls, Idaho 

 

SITE DATA       

 N/A 

 

BUILDING DATA 

 Effective Age: 15 Years 

 Condition: Average 

 Size: 2,652+/- square feet 

  

LEASE DATA 

 Terms of Lease: Annual Lease 

 Type of Lease: Triple Net 

 Escalations & Concessions: Flat 

 Verification:  Agent/Appraisal File 

 

APPRAISAL INDICATORS 

 Annual Rate/SF: 5.00 

 

COMMENTS: This lease is located in Twin Falls, Idaho.  This lease is comparable sale 2. 
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Comparable Lease 3 
 

PROPERTY IDENTIFICATION 

 Address: 2118 Kimberly Road, Twin Falls, Idaho 

 

SITE DATA       

 N/A 

 

BUILDING DATA 

 Effective Age: 20 Years 

 Condition: Fair 

 Size: 2,379+/- square feet 

  

LEASE DATA 

 Terms of Lease: Annual Lease 

 Type of Lease: Triple Net 

 Escalations & Concessions: Flat 

 Verification:  MLS/Agent 

 

APPRAISAL INDICATORS 

 Annual Rate/SF: $4.00 

 

COMMENTS:  This lease is comparable sale 3 and is located in Twin Falls. 

 

 
 

 

Comparable Lease 4 
 

PROPERTY IDENTIFICATION 

 Address: 618 Main Avenue North, Twin Falls, Idaho 

 

SITE DATA       

 N/A 

 

BUILDING DATA 

 Effective Age: 30 Years 

 Condition: Fair 

 Size: 3,125+/- square feet 

  

LEASE DATA 

 Terms of Lease: Annual Lease 

 Type of Lease: Triple Net 

 Escalations & Concessions: Flat 

 Verification:  MLS/Agent 

 

APPRAISAL INDICATORS 

 Annual Rate/SF: $2.50 

 

COMMENTS: This lease is comparable sale 4 and is located in downtown Twin Falls.  
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Income Approach 
(photo page 1) 

 

 

 

 

 

Comparable 

Rental #1 

850 Shoshone 

Street West, 

Twin Falls 

 

 

 

 

Comparable 

Rental #2 

464 Diekes 

Street West, 

Twin Falls 
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Income Approach 
(photo page 2) 

 

 

 

 

 

Comparable 

Rental #3 

2118 Kimberly 

Road, Twin 

Falls 

 

 

 

 

Comparable 

Rental #4 

618 Main Avenue 

North, Twin Falls 
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Income Approach 
 

Lease Location Map 
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Income Approach 
 

Summary of Lease Comparables 

# Location Term Size (sf) Effective 

Age/Condition 

Escalations Yearly 

Rate/SF 

1. 850 Shoshone 

Street West, Twin 

Falls 

Annual 4,700 25 Years 

Fair 

Flat $4.00 

2. 464 Dierkes Street 

West, Twin Falls 

Annual 2,652 15 Years 

Average 

Flat $5.00 

3. 2118 Kimberly 

Road, Twin Falls 

Annual 2,379 

 

20 Years 

Average 

Flat $4.00 

4. 618 Main Avenue 

North, Twin Falls 

Annual 3,125 30 Years  

Fair 

Flat $2.50 

Sub. 127 South Park 

Avenue West, Twin 

Falls, Idaho 

- 2,762 

 

25 Years 

Fair 

- - 
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Income Approach 
 

Conclusion of Market Rate and Potential Gross Income 
  

The income approach will considers the area of 2,762+/- square feet.  The comparables for the subject 

indicated an annual lease range of $2.50 to $5.00 per square foot.  Rents for similar facilities typically fall in 

the $2 to $12 per square foot category in the market area.  The leases are based on similar expense terms.  

The most typical arrangement is a triple net lease where the tenant is responsible for taxes, insurance and 

utilities.  After careful consideration of the subject properties age, location and frontage in conjunction with 

the presented market data and the lease information available to the appraisers, it is our opinion an 

appropriate income considered for the subject would be near the middle as indicated by the comparable sales 

and leases of $4.00.   
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Income Approach 
 

Expense Commentary 
 

 

Vacancy and Collection Loss 

  

Vacancy and collection loss is an allowance for anticipated reductions in potential gross income attributed to 

vacancies, tenant turnover, and nonpayment of rent.  The allowance is usually estimated as a percentage of 

the potential gross income, and takes into account individual property characteristics, quality of tenants, and 

anticipated supply and demand forces.   

  

According to discussion with real estate agents involved in the commercial market, it appears the local 

vacancy rate for similar space is relatively low.  Furthermore, based on the rent survey we conducted of 

space comparable to the subject property, it appears that vacancy is low at the present time.  It is our opinion 

that 5.00% is an appropriate long term estimate for vacancy for the subject property.  

 

Operating Expenses 

 

Operating expenses are defined in The Appraisal of Real Estate as follows:  “Operating expenses are the 

periodic expenditures necessary to maintain the real property and continue the production of the effective 

gross income.”  

 

As noted, the rental rate concluded was based on triple net lease terms.  Under these terms, landlord is 

responsible for management and allowance for replacement.  The expenses are discussed and summarized as 

follows.   

 

Management 

 

The management expense category is a fee to take into account servicing the subject property.  It includes 

accounting, advertising, legal fees, administrative, etc.  Management fees for office, retail and warehouse 

buildings have been quoted at three to six percent of effective gross income by management companies.  

Because the building would most likely be occupied by multiple tenants, a management fee near the higher 

end of the range, or five percent, is concluded.   

 

Allowance for Expenses and Replacement.   

 

Prudent management would set aside expenses and reserves to replace building components which have a 

shorter than typical physical life span.  This includes the cost to replace asphalt, HVAC, plumbing, roof, and 

other elements of the structure which expire before the building has reached its economic life.  The items 

comprising reserves for replacement are based upon market research and professional judgment.  Most 

property managers report that between eight and twenty percent of effective gross income is adequate to 

cover allowance for replacement.  A reserve factor of fifteen percent is concluded based on the effective age 

of the subject.  Although this expense and reserve allowance may not necessarily be adequate to cover all 

structural maintenance and repairs, it is consistent with typical investor parameters.   
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Income Approach 
 

Capitalization 
 

In the appraisal profession, capitalization is the process of converting income into value.  One method 

extracts a capitalization rate (also called a cap rate) from sales of similar property via the following formula.  

An extracted rate is then divided into the subject’s net operating income (NOI) resulting in a value indication 

for the real estate being appraised. 

 

 Net Operating Income   /   Sale Price   =   Cap Rate  

 

Implicit within a cap rate are all investor expectations about risk, return, and change.  This methodology is 

simple to use, easy to explain, and directly reflects market behavior.  Its simplicity is also a weakness 

because implicit expectations may not be scrutinized. 
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Income Approach 
 

Mortgage-Equity Technique 
 

Real estate is customarily acquired with both debt and equity capital.  The mortgage-equity technique 

recognizes this and constructs an overall capitalization rate (Ro).  An overall cap rate can be calculated as a 

weighted average composed of the mortgage ratio (M), blended with the cost of the debt capital (Rm), plus 

the equity ratio (E) tempered by the return or rate necessary to attract equity capital (Re). 

 

The equity cap rate (Re), shown below, is just a first year cash-on-cash return.  Four other major ownership 

benefits - rental growth, equity growth due to loan repayment, income tax benefits, and value growth all 

escalate total return.  When these other factors are explicitly recognized, total return to equity over the entire 

ownership period, called equity yield (Ye), is usually much higher than the initial or going-in overall cap rate 

(Ro). 

 

Mortgage interest rates vary by property type and lender risk perceptions.  Loan terms shown below are 

reasonably representative of market norms for borrowers with good credit.  Borrowers with tarnished credit 

histories can expect to pay higher rates with lower loan to value ratios.  However, a property's market value 

is not influenced by the tainted credit history of its current or prospective owner. 

 

Debt capital is now available for real estate like the subject at a fixed interest rate and level monthly 

payments for an initial multi-year period.  Throughout the level payment period, the interest rate is expected 

to remain stable.  Thereafter, the interest rate and payment are both expected to adjust annually.  Different 

buyers have different purchasing criteria, so a range of reasonable equity returns and an approximate mid-

point are illustrated.  Current loan terms and first year demands on equity are shown below. 

 

 

25%

(M) x (Rm)  = (M) (Rm) 75% x 9.30%  = 6.98%

(E) x (Re)  = (E) (Re) 25% x 8.00%  = 2.00%

Summation  = Ro Ro  = 8.98%

Say Ro  = 9.00%

Debt Equity

75%

7.00%

   Equity Ratio  (E)

6% to 10%

8.00%

  Interest Rate

  Mortgage Ratio  (M)

5 to 7

20

  Initial Fixed Rate Period (Yrs)

  Amortization Period (Yrs)

  Loan Constant  (Rm)    Return (Re), Say

 => 

 => 

   Reasonable First Year

   Equity Return (Re) Range

   First Year Equity 

 => 

Using the above information, the following mortgage-equity 

technique constructs an overall cap rate (Ro).

9.30%
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Income Approach 
 

Underwriting Method 
 

The underwriting method (debt coverage ratio-DCR), provides a check of reasonableness with the other 

capitalization abstraction methods.  These calculations are based on lending requirements.  In order to derive 

a capitalization rate using this method, the required debt-coverage ratio is multiplied by the mortgage 

constant which is multiplied by the loan to value percentage.  Market standards are typically a 1.20 to 1.25 

debt coverage ratio and 7.00% nominal interest rate over 20 years with monthly payments with 75% loan to 

value.   

 

Based on the charts below it does provide support for the market abstraction method.  Following is the 

capitalization rate can be calculated using this technique as follows. 

 

DCR Method

  Loan Ratio 75%  = M Ro   =   Rm   x   M   x   DCR = 8.72%

  Loan Constant 9.30%  = Rm

  Debt Coverage 1.25  = DCR  Io  /  Ro  =  Vo = = Value$96,903

 

One component of an overall rate, devised via the mortgage-equity technique, is the first year cash-on-cash 

equity return shown above.  Real estate competes with other investments for equity capital.  Hence, it is 

prudent to consider returns offered by alternate investments. 
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Income Approach 
 

Capitalization 
 

Certificates of Deposit (CDs) are shorter term, safer, and more liquid than real estate.  On the opposite hand, 

CDs do not enjoy income tax benefits like depreciation deductions and potential capital gains treatment.  On 

an overall basis, appropriate yields for real estate, similar to the subject, significantly exceed the CD rates 

exhibited below. 

 

Treasury yields are generally regarded as medium to long-term durations like real estate.  They too are less 

risky and more liquid than real estate but enjoy no income tax benefits.  A fitting yield for real estate like the 

subject significantly exceeds the CD rates displayed below. 

 

 Economic Indicators

Bankrate.com

Certificate of Deposit - 2 year APY 1.03%

Certificate of Deposit - 5 year APY 1.41%

Residential Mortgages - 15 year fixed 2.66%

Residential Mortgages - 30 year fixed 3.38%

Loopnet.com

Prime Rate for real estate like subject 3.25%

CNN.com

Treasury Yields -   3 Month N/A

Treasury Yields -   5 year 1.08%

Treasury Yields - 10 year 1.54%

Treasury Yields - 30 year 2.30%

Recent Dow Jones Industrial Average 18,293
 

 

Interest rates for residential mortgage mortgages are easily accessible so many real estate participants have 

an acute awareness of them.  Yield for real estate are customarily several points above those shown.    

 

The state of the stock market is reflected by the Dow Jones Industrial Average.  In recent years, the DOW 

stagnated in the 10,000 realm.  Scandals like Arthur Anderson, Worldcom, and Martha Stewart tainted many 

investors’ appetite for stocks.  Many and prolonged disappointments caused billions to exit stocks in search 

of more secure, less volatile investments.  Much of this capital landed in real estate causing prices to rise and 

yields to declines to lows not seen in decades.  
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Income Approach 
 

Investor Surveys 
 

Several notable organizations query active real estate participants to determine their investment criteria 

presuming an acquisition during the next quarter.  Survey respondents are typically pension funds, major real 

estate advisory firms, insurance companies, large banks, and leading developers.  It should be known the 

survey responses are expectations, not historical figure.  Moreover, these investors only acquire newer, large 

scale, institutional-grade real estate.  Whether the subject possesses similar risk characteristics is a moot 

issue. 

 

Several organizations publish the results of these surveys.  The following table exhibits key figures for 

several property types. 

 

 National Figures - 1st Qtr 2016

 Korpacz Real Estate Investor Survey Min Max Avg

CBD Office Buildings 3.50% 7.50% 5.58%

 Regional Malls 4.00% 9.00% 6.00%

 Apartment Buildings / Complexes 3.50% 8.00% 5.35%

 Warehouses 3.00% 7.00% 5.52%

Averages 3.50% 7.88% 5.61%

Overall Cap Rates

 
 

Rates of return on alternate investments and historical sales are not the only factors affecting overall cap 

rates.  Expectations of the future are equally important.  These expectations include but are not limited to 

inflation, taxation, governmental policy, environmental concerns, and the general relationship between 

supply & demand.  The overall cap rate displayed above for the subject recognizes several aspects.  A 

weakness to this cap rate is that they are derived on a national basis and not very specific to smaller 

communities such as Twin Falls, Idaho.   
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Income Approach 
 

Market Extraction 
 

None of the cited sales published any meaningful income and expense information.  In fact, the majority of 

the spaces were owner-occupied or vacant when the properties conveyed.  As such, a capitalization rate 

could not be extracted from these sales.  Review of additional sales revealed no additional information about 

cap rates for real estate, like the subject, in this market area.  To extract an overall cap rate from market 

evidence, the following data was considered.  When necessary, this data was tempered to enhance 

consistency. 

 

 

Capitalization Rate Summary   

Sale 

No. 

Date 

of Sale 

Location Size (SF) Overall 

Rate 

1. 02/15 850 Shoshone Street West, Twin Falls 4,700 8.99% 

2. 07/16 464 Dierkes Street West, Twin Falls 2,652 9.90% 

3. 03/16 2118 Kimberly Road, Twin Falls 2,379 8.56% 

4. 04/16 618 Main Avenue North, Twin Falls 3,125 9.20% 

Average 9.47% 

 

Market extracted overall cap rates vary from a low of 8.56% to 9.90% high with a 9.16% average.  Historical 

sales were not the sole determinant considered while selecting a fitting rate for the subject.  Expectations of 

the future are equally important.  These expectations include but are not limited to inflation, taxation, 

governmental policy, environmental concerns, and the general relationship between supply & demand.  The 

overall cap rate displayed below for the subject recognizes several considerations. 
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Income Approach 
 

Capitalization Rate Selection 
 

Several investment attributes were considered while selecting an overall cap rate (Ro).  Again, Ro is used to 

convert the subject's net operating income (NOI) into value.  Investment attributes affect risk, which is major 

factor in the selection of an appropriate cap rate.  When risk is low, a commensurate cap rate should be low, 

and vice versa.  

 

Overall Cap Rate Considerations   (for real estate similar to subject) 

Past maintenance Typical. 

Replacements Minimal. 

Current leases Absolute net; tenant(s) pay most or all expenses. 

Supply & demand Supply and demand about balanced. 

Expectations of near future net income growth Average 

Expectations of near future value growth Average 

Expected new competitive supply Low 

Mortgage interest rates Low 

Local unemployment Low, under 5% 

Other risk influences 

Possible interest rate hike over the next several years.  

This risk is minimal as the Federal Reserve has 

indicated growth in the world economy is slow, which 

should slow any large interest rate hikes domestically. 

Overall risk Moderate. 

 

 

Four different methods were employed to properly select a capitalization rate.  The Mortgage Equity 

technique arrived at an 8.45% capitalization rate. The Underwriting Method arrived at an 8.06% 

capitalization rate.  The Investor Survey indicated a variety of investment building capitalization rates from 

3.00% to 9.00% with an average of 5.61%.  The Market Abstraction Method indicated a range of 8.56% to 

9.90% with an average of 9.16%.  Taken into consideration all methods utilized, we have concluded that a 

rate just above the central tendency of the range is appropriate because of its age, location and condition; 

hence a 9.50 percent is a supported rate for the subject property.  
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Income Approach 
 

Income Operating Statement 
 

This is the resulting income after allowance for vacancy and collection loss has been withheld, and after all 

operating expenses have been deducted.  The income approach analysis takes into consideration the subject 

property potential income “as is”.  The net operating income is shown on the following operating statement. 

 

Income

Gross Potential Annual Market Rent …………………………………………….………................. ..... .................. ..... .................... ... $11,048
-------------

Total Gross Potential Income - Annual  ……………............................................... ................. ..... .................. ..... ........................ $11,048 100.0%

     Less Vacancy & Collection Loss  ………......................................... ................. ..... .................. ..... 10.00% -1,105 10.0%
-------------

Effective Gross Income - Annual  ……............................................... ................. ..... .................. ..... ........................ $9,943

Less Expenses 

     Management  ………………………….................... ......................... 5.00% ..... 0 497

     Total Expensen Allowance………………………….................... ......................... 10.00% ..... 0 994
------------- -------------

Total Expenses  ……………….................... ......................... ................. ..... $0 $1,491 -1,491 13.5%
------------- ----------

Net Operating Income (NOI) For The Fee Simple Estate  …………………………………………..………………………..………………………..………………………..$8,452 76.5%

 

 

Value Indication 
 

In review, risk associated with physical attributes is normal due to proper maintenance   of the building.    

 

All issues necessary to produce a value indication via this approach have been presented and explained.  

After careful consideration of all factors pertaining to and influencing the income approach, the following 

formula capitalizes or converts net income into value.  

 NOI 

= Value = 

$8,452 

= $88,968 

 

 
Ro 9.50% 

 

Indicated Market Value 

“As Is”  

Via Income Approach, say 

= $89,000 
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Reconciliation 
 

All salient aspects of the subject property have been presented and discussed.  Zoning uses, requirements and 

limitations were considered.  If part of the scope of work, the subject's Highest and Best Use was determined.  

Appropriate valuation techniques were processed.  Applicable approaches produced the following results: 

 

 Value Indications “As Is”  

 Cost Approach N/A  

 Sales Comparison $83,000  

 Income Approach $89,000  

 

 

This appraisal was assigned to form an opinion of market value of the proposed subject property for sole use 

of D.L. Evans Bank.  The Sales Comparison (Market) Approach and Income Approach was completed with 

both approaches having strengths and weaknesses.  The Cost Approach was not completed and not needed to 

produce a credible result due to age of the improvement.          

 

The Income Approach has a weakness in estimating the gross income and expenses of the subject property 

based on the quantity and quality of components on the subject.  Another weakness of this approach is the 

lack of reliable cash rental data for industrial market on a long term cash basis.  Also, cap rates derived from 

the market can vary significantly.  Small changes to the cap rate typically equate to substantial changes in the 

estimate of market value, making this approach quite volatile.  A strength of this approach is that the subject 

and sales are analyzed in a consistent manner. 

        

The Sales Comparison (aka Market) Approach has strengths in that it is a reflection of how the typical buyer 

views the overall market as properties are compared.  The sales used are considered to be the best 

representation at the time of the appraisal.  A weakness in the Sales Comparison Approach is the makeup of 

each sale may be different in the type, number, quality and utility of the improvements and land base.  These 

differences are not well defined and may be difficult to isolate.  The Sales Comparison Approach is such that 

adjustments are made for the differences in land classes, acreages and improvements.   

  

After the analysis of the Sales Comparison Approach and Income Approach, which are reasonably close a 

value of the sales comparison approach is considered appropriate.  Therefore, after considering the current 

market conditions in the commercial area of Twin Falls, Idaho, our opinion of the market value of the fee 

simple and the leased fee are one in the same for the property of the described subject property as of July 22, 

2016, was: 

 

 $85,000 

 

 

“As Is” 

 

 

 

EIGHTY FIVE THOUSAND DOLLARS 
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Exposure Time 
 

Terminology abounds in the real estate appraisal profession.  Two related but different concepts that are 

often confused are Exposure Time and Marketing Time.  USPAP specifically addresses the confusion. 

 

Term Definition Explanation 

Exposure Time 

(Statement 6) 

“The estimated length of time 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". 

Backward looking, ends on 

the effective value date.  

Based on factual, past 

events 

Marketing 

Time 

(Advisory 

Opinion 7) 

"An opinion of the amount of time it might take to sell a 

real or personal property interest at the concluded market 

value during the period immediately after the effective date 

of the appraisal". 

Forward looking, starts on 

the effective value date.  A 

forecast based on 

expectancies of future 

occurrences. 

 

Marketing time and exposure time are both influenced by price.  That is, a prudent buyer could be enticed to 

acquire the property in less time if the price were less.  Hence, the time span cited below coincides with the 

value opinion(s) formed herein. 

 

USPAP Standard rule 1-2(c)(iv) requires an opinion of exposure time, not marketing time, when the purpose 

of the appraisal is to estimate market value.  In the recent past, the volume of competitive properties offered 

for sale, sale prices, and vacancy rates have fluctuated little.   Sale concessions have not been prevalent.  In 

light thereof, an estimated exposure time for the subject is 6 to 18 months assuming competitive pricing and 

prudent marketing efforts.   
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Certification 
 

The appraisers signing this report make the following certifications to the best of their knowledge and belief. 

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

 Reported analyses, opinions, and conclusions are limited only by the assumptions and limiting 

conditions contained within this report, and are the appraisers' personal, impartial, and unbiased 

professional analyses, opinions, and conclusions. 

 The appraisers 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. 

 The appraisers have no bias with respect to the property that is the subject of this report, or to the 

parties involved with this assignment. 

 This engagement is not contingent upon developing or reporting predetermined results.   

 Compensation paid to the appraisers is not contingent upon the development or reporting of a 

predetermined value, or direction in value that favors the cause of the client, the amount of the value 

opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related 

to the intended use of the appraisal. 

 Reported analyses, opinions, and conclusions were developed, and this report was prepared in 

conformity with the Uniform Standards of Professional Appraisal Practice (USPAP) 

 A statement regarding observation of the subject property by each appraiser is listed below.  None of 

the appraisers is a professional property inspector.  Furthermore, none of the appraisers has formal 

training in the use of tools or instruments as part of a professional property inspection.  Observations 

by one or more of the appraisers, if any, was limited to just those physical features and attributes that 

are not hidden or obscure in any fashion by any object or weather condition.  None of the appraisers 

used any tools or instruments, beyond those typically used by appraisers to probe, study, investigate, 

detect, or discover any physical feature or attribute that was not clearly visible on the date the 

property was observed. 

 

Appraisers Observations 

Travis Klundt 
Dave McKinlay 

Adequate Interior and Exterior 
Adequate Exterior 

 

 No one provided significant real property appraisal assistance to the appraiser(s) signing this 

certification. 

 The appraisers have not performed any services, as an appraiser or in any other capacity, regarding 

the property that is the subject of this report during the three-year period immediately preceding 

acceptance of this assignment.  
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Certification 

 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, Travis Klundt has completed the continuing education program for 

Designated Members of the Appraisal Institute. 

 After careful consideration of all factors pertaining to and influencing value, the data, and analysis 

thereof firmly supports the following final value opinion(s) for the subject property as of July 22, 

2016 

 

$95,000 Market Value “As Is” 

 

 

Dave McKinlay 

Certified General Appraiser-71 

McKinlay & Klundt Appraisal Co. 

License Expiration Date: 04/08/17 

 

Travis Klundt 

Certified General Appraiser-2212 

McKinlay & Klundt Appraisal Co. 

License Expiration Date: 01/13/17 
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♦ Addenda        

 

Digital Images 
 

Our world is rapidly shifting to a global economy in which technology and e-commerce play major roles.  

Digitized signatures and digital photographs are key elements of this shift.  This appraisal may contain digital 

photographs, which are true and accurate representations.  Brightness and/or contrast of these images may 

have been adjusted to enhance visibility when lighting conditions were too light or too dark.  However, the 

content of these images was not altered or augmented in any way. 

 

Digital signatures may be affixed to this document.  In this document, a digital signature is a reproduction of 

the appraiser's actual signature. 
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Technical Qualifications 

 
Dave McKinlay 

 

Education:   
B.S. Degree, Animal Science, Agronomy, Ag. Econ. 

Brigham Young University, 1970 

 

State of Idaho Real Estate License (inactive) 

State of Idaho, 1990 

 

IDAHO CERTIFIED GENERAL APPRAISER CGA-71 

 

Specialized 
  Background: - College courses in Farm Appraisal and Valuation 

- Workshops and seminars on Appraisal, Irrigation and Ag Credit sponsored by the                    

Federal Land Bank of Spokane 

- Seminars and courses sponsored by the American Society of Farm Managers and Rural  

 Appraisers and American Institute of Real Estate Appraisers including: 

Report Writing and Eminent Domain Seminars  

Litigation Valuation Seminar    

Fundamentals of Rural Appraisal--A-10  

Principles of Rural Appraisal--Course A-20 

Code of Ethics and Standards--A-12 (Up-to-date)  

Certification School--A-45  

Eminent Domain & Income Approach Seminar  

Residential Appraisal - Course 3 (material) 

USPAP Revisions (Up-to-date) 

Ranch Appraisal Seminar 

Dairy Valuation Seminar 

Agricultural Chattel Appraisal Seminar 

Rural Residential Appraisal Seminar 

Rural Business Valuation Seminar 

Advanced Rural Appraisal--Course A-30 

Conservation Easements Seminar 

 

- Numerous other related courses, seminars and personal study 

- Real Estate Essentials - College of Southern Idaho, 1990 

- Real Estate Practices - College of Southern Idaho, 1990 

 Appraisal 
   Experience:  - Designated to perform appraisals for the Federal Land Bank of Spokane - October, 1970 

  - Sixteen years of appraisal and credit experience with the Land Bank system involving  

    management, training, and appraisal review functions 

- Independent fee appraisals for FmHA (FSA), FCS, Farmer Mac, various private  

 concerns, commercial banks, attorneys, and financial institutions 

- Over 35 years experience in the appraisal field 

- I am a member of the American Society of Farm Managers and Rural Appraisers 

Area and Type of 
   Appraisals: -Performed appraisals in Idaho, Montana, Oregon, Washington, Utah, and Nevada with  

 extensive experience in Southern Idaho on farms, ranches, agri-business,  

 residential and commercial properties 
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Technical Qualifications 

 
Education:   

B.S. Degree, Criminal Justice Administration 

Boise State University, 2003 

 

IDAHO CERTIFIED GENERAL APPRAISER CGA-2212 

IDAHO REAL ESTATE APPRAISAL BOARD MEMBER 08/10 To 08/12 

 

Specialized 
 Background: - Seminars and courses sponsored by the Appraisal Institute,  American Society of Farm 

Managers and Rural  Appraisers and American Institute of Real Estate Appraisers, and 

Institute of Real Estate Appraisal Studies including:  

 

Appraisal Institute-General Appraiser Income Capitalization I 

Appraisal Institute-General Appraiser Income Capitalization II 

Appraisal Institute-General Appraiser Market Analysis and Highest & Best Use  

Appraisal Institute-Advance Report Writing and Valuation Analysis  

Appraisal Institute-Advance Sales and Cost Approach  

Appraisal Institute-Advance Income Capitalization  

Appraisal Institute-Advance Applications  

Appraisal Institute-Appraisal Challenges in Declining Markets 

Fundamentals of Rural Appraisal--A-100  

Intermediate Approaches to Value of Rural Appraisal--Course A-200 

Direct Income Capitalization A-270 

General Appraiser Site Valuation and Cost Approach 

1031 Exchange Analysis 

USPAP   

USPAP Update 

Institute of Real Estate Appraisal Studies-Fundamentals of Real Estate Appraisals 

Institute of Real Estate Appraisal Studies-- Residential Appraisal Techniques I 

Institute of Real Estate Appraisal Studies-- Highest and Best Use 

Uniform Appraisal Standards for Federal Land Acquisitions 

Uniform Appraisal Dataset from Fannie Mae and Freddie Mac 

Uniform Appraisal Data Aftereffects: Efficiency vs Obligation 

Valuation of Conservation Easements and Other Partial Interests in Real Estate 

The Valuation of Intangible and Non-Financial Assets 

 

- Numerous other related courses, seminars and personal study 

  Appraisal 
  Experience:  - Twelve years of appraisal experience and appraisal review functions 

                                              I am a member of the Appraisal Institute and in the process of obtaining MAI.   

  Area and Type of 
   Appraisals: -Performed appraisals and selling in Idaho with experience in Southern Idaho on farms, 

ranches, agri-business, residential and commercial properties. 

 

Client List: -Wells Fargo, US Bank, Key Bank, First Federal Savings Bank, Zions Bank, D.L. Evans 

Banks, Farmers National Bank, Bank of Commerce, Citizens Community Bank, Bank of 

Idaho, Banner Bank, Farm Service Agency, Agri-Access, MetLife Investments, Farm 

Service Agency, Local City Governments, Intermountain Community Bank, Private 

Attorneys & Accountants, Estate Planning and numerous more not mentioned.  
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Twin Falls County Assessor Valuation Summary With Legal Description 
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Engagement Letter 
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Copyright Protection 

 © Copyright 2016 

McKinlay & Klundt Appraisal Company 

Twin Falls, Idaho 83303 

All Rights Reserved. 

 

 No part of this document may be reproduced, nor may any portion be 

incorporated into any information retrieval system without written 

permission from McKinlay & Klundt Appraisal Company, the copyright 

holder. 

 

The descriptions, analyses, and conclusions stated herein are intended 

for the exclusive use of our client, D.L. Evans Bank, and other explicitly 

identified intended users, solely for the intended use stated in this 

document. 

 

McKinlay & Klundt Appraisal Company retains all rights, title, and 

interests in all trademarks, trade names, trade secrets, data, conclusions, 

opinions, valuations, and other information included in, arising out of, 

or in any way related to this appraisal. 

 

No person or entity shall be entitled to break down, strip out, mine, or 

disseminate any component or portion of this report, including, but not 

limited to any valuations, opinions, data compilations, or conclusions. 

 

This report and all its contents is a culmination of intellectual and 

professional experiences, education, personal investigations, and know-

how, which shall at all times remain the property of McKinlay & Klundt 

Appraisal Company, its sole owner. 

 

  
End of Report 
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REAL PROPERTY PURCHASE AND SALE AGREEMENT
(127 South Park Avenue West, Twin Falls, ID 83301)

THIS REAL PROPERTY PURCHASE AND SALE AGREEMENT (this 
“Agreement”) is made as of April ____, 2017 (the “Effective Date”), by D.L. Evans 
Bank, an Idaho state chartered banking organization (the “Seller”) and City of Twin 
Falls, an Idaho municipal corporation (the “Buyer”). 

RECITALS

A. Seller owns that certain real property sometimes associated with the 
address 127 South Park Avenue West, Twin Falls, ID 83301 more particularly described 
in Section 2.  

B. Seller desires to sell, transfer and convey the Property (as hereinafter 
described) and Buyer desires to purchase the Property all according to the provisions of 
this Agreement.

AGREEMENT

NOW, THEREFORE, for good and valuable consideration, the receipt and 
sufficiency of which are hereby acknowledged and agreed, and in consideration of the 
recitals above, which are incorporated herein, and the promises, representations, 
covenants, undertakings and agreements hereinafter contained, Seller and Buyer 
represent, covenant, undertake and agree as follows:

1. AGREEMENT TO SELL AND PURCHASE.  Subject to and in consideration of 
the mutual terms and conditions contained herein, Seller hereby agrees to sell to Buyer 
and Buyer hereby agrees to purchase from Seller, the property described in Section 2 
below.

2. PROPERTY.  The property that is the subject of this Agreement is legally 
described on Exhibit A, attached hereto and incorporated herein, together with all 
appurtenances and improvements, if any, located thereon, (collectively the “Property”).  

3. PURCHASE PRICE.  Buyer agrees to pay to Seller as the purchase price the 
sum of Eighty Thousand and NO/100 Dollars ($80,000.00) (the “Purchase Price”) which 
amount shall be paid in cash on the Closing Date.   

3.1.1. EARNEST MONEY.  Within Five (5) days of the Effective Date, 
Buyer shall deposit the sum of One Thousand and NO/100 Dollars ($1,000.00) 
(“Deposit”) as earnest money with Buyer Alliance Title and Escrow Corp., 250 S. 5th 
Street, Suite 100, Boise, Idaho 83702, Attn: Steve Jewett (the Title Company”). Unless 
Buyer terminates this Agreement according to its terms and prior to completion of 
Buyer’s Review Period as set forth and defined in Section 4 herein, the Deposit shall 
become nonrefundable and released to Seller upon completion of the Review Period 
and shall be applicable to the Purchase Price at Closing.  
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4. BUYER’S CONDITIONS PRECEDENT.  Buyer shall have through May 30, 2017 
(“Review Period”) to satisfy or waive in writing each of the conditions set forth in this 
Section 4 (“Review Conditions”).  Buyer may terminate this Agreement at any time prior 
to the expiration of the Review Period by providing written notice to Seller that the 
Review Conditions have not been satisfied or waived by Buyer (“Termination Notice”).  
Failure to provide the Termination Notice shall be deemed approval of the Review 
Conditions.  Buyer’s Review Conditions are as follows:

4.1. Buyer reviewing and approving Commitment described in Section 5;

4.2. Buyer obtaining approval from the Twin Falls City Council;

4.3. Buyer reviewing the Lease for the Property;

4.4. Lessee waiving its right of first refusal in the property; and 

4.5. Buyer inspecting the Property pursuant to the terms and conditions set 
forth in Section 8 and determining its suitability for Buyer’s intended use in Buyer’s sole 
discretion.

5. TITLE INSURANCE.

5.1. Seller has furnished or will furnish to Buyer a commitment for the 
issuance of a standard owner’s policy of title insurance, issued by the Title Company 
covering the Property within Ten (10) days of the Effective Date (the “Commitment”), 
and (b) copies of all recorded items referred to in the Commitment (the “Existing 
Exceptions”).  Buyer accepts all exceptions (both General and Special) shown on the 
Commitment except any unpaid taxes for years prior to the current year and any 
mortgages, deeds of trust or other liens (“Permitted Exceptions”). All mortgages, deeds 
of trust or other liens placed on the Property by Seller securing monetary obligations and 
all unpaid taxes for all prior years (collectively, “Monetary Liens”) shall be removed at 
Closing. 

5.2. As soon as available from the Title Company after Closing, Seller will 
provide Buyer an Owner’s Policy of Title Insurance (standard coverage) (“Owner’s 
Policy”) in the amount of the Purchase Price subject only to Taxes for the current year 
and the Permitted Exceptions. Buyer, solely at its cost and without Seller’s obligation to 
so provide, may obtain an extended coverage Owner’s Policy.  

6. CLOSING

6.1. Closing shall occur at the offices of the Title Company or a location 
acceptable to the Title Company (the “Closing”).  The Closing shall take place on or 
before June 15, 2017 but only after the expiration of the Review Period or after Buyer 
has waived Review Conditions (the “Closing Date”), unless otherwise agreed in writing 
by the parties.  

6.2. On or before the Closing Date, the parties shall execute and deliver the 
closing documents to Title Company as follows:



Real Property Purchase and Sale Agreement (127 South Park Avenue West, Twin Falls, ID 
83301)

Page 3

6.2.1. Seller shall execute (i) a special warranty deed (the “Deed”) in a 
form designated by Seller conveying fee title of the Property to Buyer subject to the 
Permitted Exceptions, (ii) an affidavit of non-foreign status, and (iii) any other customary 
closing documents.  

6.3. At Closing, the following shall occur: 

6.3.1. Seller shall pay all Monetary Liens.  Taxes and homeowner’s 
association fees for the year in which the Closing occurs shall be prorated as of the 
Closing Date.  

6.3.2. Seller shall pay the premium for an ALTA owner’s standard form 
of title insurance policy in the amount of the Purchase Price.  If Buyer intends to 
purchase an ALTA owner’s extended form of title insurance policy, Buyer shall pay any 
additional premium required therefor.    The escrow fee shall be shared equally by Seller 
and Buyer.  

6.3.3. Buyer shall deposit the Purchase Price, in immediately available 
funds, with the Title Company.  Buyer will pay the cost of recording the Deed and any 
and all fees and costs associated with any financing arrangements concerning the 
Purchase Price.

6.3.4. Buyer and Seller shall instruct the Title Company to record the 
Deed, disburse the Purchase Price in the manner shown on the closing statements, and 
issue the owners policy of title insurance to Buyer.

6.3.5. Seller will assign to Buyer any leases for the Property and 
indemnify and hold Buyer harmless for any claims under the leases arising prior to the 
Closing Date. Buyer will accept assignment as landlord under any leases for the 
Property and be responsible for any obligations under the lease and indemnify and hold 
Seller harmless for any claims arising after the Closing Date. Lease payments will be 
prorated as of the Closing Date for the term covered on any such payment.

7. CONFIDENTIALITY.  None

8. INSPECTION.  

8.1. Seller hereby grants to Buyer, or its authorized representatives, agents, 
consultants and contractors, the right to enter upon the Property during the Review 
Period for the sole purpose of conducting Buyer’s review of the Property to determine 
the suitability of the Property for Buyer’s intended use.  Notwithstanding the foregoing, 
Buyer shall ensure that its feasibility study does not interfere with Seller’s use of the 
Property.  Buyer shall provide reasonable notice to Seller before entering (or causing 
one of its designees to enter) the Property and Seller shall have the right to have a 
representative present during Buyer’s studies, inspections, surveys or evaluations.

8.2. Buyer and its authorized representatives shall have the right, at Buyer’s 
expense, to cause any testing and to otherwise inspect the Property and determine 
whether or not the same and any other information obtained by Buyer regarding the 
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environmental or physical condition of the Property is acceptable to Buyer, in its 
reasonable discretion.

8.3. Buyer shall indemnify, defend and hold Seller harmless from and against 
any and all claims, damages, liability, causes of action, judgments, expenses (including 
reasonable attorneys’ fees and reasonable attorneys’ fees on appeal) arising out of or in 
any way connected with Buyer’s exercise of the rights granted herein, provided Buyer 
shall not be responsible for any existing condition of the Property.  

8.4. Buyer shall repair any and all damage to the Property and the 
improvements located thereon arising out of Buyer’s exercise of the rights granted 
herein and shall restore, to the extent practicable, the Property and the improvements 
thereon to as good a condition as existed on the date immediately preceding the 
Effective Date.  The obligations set forth in these Sections 8.3 and 8.4 shall survive the 
Closing or the termination of this Agreement.

9. “AS IS”, WAIVER, DISCLAIMER.  It is understood and agreed that (a) Buyer is 
buying the Property “as is” and  “where is” as of the Closing Date, and with all faults and 
defects, latent or otherwise; (b) Seller is making no representations or warranties, either 
express or implied, by operation of law or otherwise, with respect to: the quality, physical 
condition or value of the Property, the Property's habitability, suitability, merchantability 
or fitness for a particular purpose, the status of construction of any of the plat 
improvements or any improvements, the status of agreements or bonds with any 
municipality or government authority; (c) Seller makes no representation or warranty 
whatsoever, either express or implied, by operation of law or otherwise, with respect to: 
the presence or absence of conditions on the Property that could give rise to a claim for 
personal injury, property or natural resource damages, or the presence of hazardous 
materials or substances on, under or about the Property; and (d) Seller makes no 
representation or warranty whatsoever, either express or implied, by operation of law or 
otherwise, with respect to the quality, suitability or fitness for a particular purpose of the 
Plans or the Property. Except as expressly set forth herein, Buyer is relying solely upon 
Buyer’s own inspection, investigation and due diligence with respect to all aspects of the 
Property, including, but not limited to, the physical condition of the Property on the 
Closing Date, all issues related to the properties surrounding the Property, all access 
issues related to the Property, entitlements, and all other matters and/or issues related 
to the Property.  Seller shall not be responsible for any failure to investigate the Property 
on the part of Buyer or for any representation or statement regarding the Property 
(including any representation or statement by any real estate broker or sales agent, or 
any other purported or acknowledged agent, representative, contractor, consultant or 
employee of Seller, or any third party).  Buyer, on behalf of itself and its successors and 
assigns, waives its right to recover from, and forever releases and discharges, Seller, 
Seller’s affiliates, the members, employees and agents of each of them, and their 
respective heirs, successors, personal representatives and assigns (collectively, the 
“Seller Related Parties”) from any and all demands, claims, legal or administrative 
proceedings, losses, liabilities, damages, penalties, fines, liens, judgments, costs or 
expenses whatsoever (including, without limitation, attorneys’ fees and costs) whether 
direct or indirect, known or unknown, foreseen or unforeseen, that may arise on account 
of or in any way be connected with (i) the physical condition of the Property including, 
without limitation, all water systems, gradings or other improvements or alterations 
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heretofore made to the Property, the environmental condition of the Property and 
hazardous substances, materials, or pollutants on, under or about the Property, or (ii) 
any laws related to the environmental condition of the Property. Buyer and Seller agree 
that Seller is exempt from the disclosure provisions contained in Idaho Code Title 55 
Chapter 25.

Without limiting the generality of the foregoing, Buyer:

 A) Agrees that Seller’s conveyance of the Property is subject to all obligations in 
connection with any existing development or escrow agreement, or requirements 
imposed by any municipality, including without limitation, any requirement to construct 
infrastructures, improvements or any requirements to escrow funds or post letters of 
credit in connection with the development of the Property.  These obligations may 
include, without limitation, the obligation, if any, to replace any funds or letters of credit 
deposited in connection with any such agreement. 

B) Understands and agrees that all of Seller’s Materials may have been prepared 
by third parties at the direction and expense of owners of the Property other than Seller 
and have come into Seller’s possession only as a result of its foreclosure of the 
Property, and therefore Seller makes no, and hereby disclaims all, representations or 
warranties or other assurances as to the truth or accuracy of the information contained in 
the Seller’s Materials.  

C) Understands and agrees that if this Agreement is terminated for any reason, 
Buyer shall, within five (5) days following such termination, deliver to Seller all 
documents and materials relating to the Property previously delivered to Buyer by Seller 
and copies of all reports, studies, documents and materials obtained by Buyer from third 
parties in connection with the Property and Buyer’s investigation thereof.

10. EXCHANGE OPTION.  Either or both Buyer and Seller (or their partners, owners 
or members as tenants in common, buyers or sellers) may, at their option, effect the 
purchase and sale of the Property through a third party Section 1031 tax-deferred 
exchange, in which event the other party shall cooperate toward that end and execute 
such documents as may be necessary therefor, provided that the Closing Date is not 
delayed, that the other party incurs no additional expense or liability, that the provisions 
hereof survive any exchange, and no party will be required take title to any property 
other than the property it owns or intends to own.  

11. ESCROW INSTRUCTIONS.  The Title Company is instructed to, in a manner 
consistent with the terms hereof: receive, hold and disburse deposits and other funds; 
disburse such funds in accordance with separate authorization signed by Buyer and 
Seller; prepare closing statements for execution by Buyer and Seller; receive 
documents, secure their execution and acknowledgement, record them in the proper 
sequence, deliver originals to the appropriate parties, and deliver copies of all 
documents signed by either party to that party.  If a dispute arises regarding any funds 
held by the Title Company, the Title Company shall have no obligation to resolve such 
dispute but shall hold the same pending resolution of such dispute and may, at its 
option, bring an action in interpleader.
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12. CONDEMNATION.  If the Property is or becomes the subject of a condemnation 
proceeding (excluding any general road widening projects currently being considered by 
the applicable governmental agencies) prior to the Closing Date, Buyer may, at its 
option, terminate this Agreement by giving notice of such termination to Seller prior to 
the Closing Date, and upon such termination the Deposit (or so much of it as has not 
gone to purchase extensions of the Review Period) shall be immediately returned to 
Buyer and this Agreement shall be of no further force or effect.  In the event Buyer does 
not elect to terminate the Agreement, the Purchase Price shall be reduced by the total of 
any condemnation award received by Seller at or prior to Closing.  Upon Closing, Seller 
shall assign to Buyer all Seller's rights in and to any future condemnation awards or 
other proceeds payable or to become payable by reason of any taking.  Seller agrees to 
notify Buyer of condemnation proceedings within five (5) business days after Seller 
learns thereof (or, in the event Seller learns of such proceedings within five (5) business 
days of Closing, Seller shall notify Buyer prior to Closing).

13. DEFAULT AND REMEDIES.

13.1. If Buyer defaults in its obligations to purchase the Property under this 
Agreement, the Deposit shall be delivered to Seller as liquidated damages and as 
Seller’s sole and exclusive remedy for Buyer’s default.    

13.2. If Seller defaults under this Agreement, Buyer may, as its sole and 
exclusive remedy, either (i) terminate this Agreement and the Deposit shall be 
immediately returned to Buyer, or (ii) seek specific performance of the terms of this 
Agreement.  

13.3. A party shall be in “default” if a party breaches its obligations hereunder 
and fails to cure or remedy such default within ten (10) days after receipt of written 
notice from the party claiming the default, specifying the nature of such default.  

13.4. In the event of any controversy, claim or action being filed or instituted 
between Buyer and Seller to enforce the terms and conditions of this Agreement arising 
from the breach of any provision thereof, the prevailing party will be entitled to receive 
from the other party all costs, damages, and expenses, including reasonable attorneys’ 
fees and costs through all levels of action, incurred by the prevailing party.

14. GOVERNING LAW.  The laws of the State of Idaho shall govern this Agreement.

15. TIME, SEVERABILITY.  Time is of the essence of this Agreement, and each 
party hereto agrees to promptly perform such acts as are reasonably required in 
connection herewith.  If any provision of this Agreement to any extent is found by a court 
of competent jurisdiction to be invalid or unenforceable, the remainder of this Agreement 
shall not be affected thereby.

16. NOTICES.  All notices required hereunder shall be given in writing and shall be 
deemed, properly served or delivered: (a) if delivered in person, or by facsimile 
transmission with confirmation of receipt; (b) upon deposit for overnight delivery with any 
reputable overnight courier service, delivery confirmation requested; (c) by email upon 
sending; or (d) upon deposit with the U.S. Postal Service registered or certified mail and 
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addressed to the parties at the addresses set forth below or such other addresses 
specified by written notice subsequent to Effective Date hereof:

(a) If to Seller:

D.L. Evans Bank 
P.O. Box 1188
Burley, ID 83318
Attn:  Robert Squire
rsquire@dlevans.com

(b) If to Buyer, at their address listed in this Agreement and the following:

City of Twin Falls
C/O Jon Caton, P.E.
Public Works Director
324 Hansen St. E.
Twin Falls, ID 83303

With copy to:

Fritz Wonderlich
Twin Falls City Attorney
P.O. Box 1907
Twin Falls, ID 83303-1907

17. ENTIRE AGREEMENT; CONSTRUCTION.  This Agreement constitutes the 
entire agreement between the parties, has been entered into in reliance solely on the 
contents hereof, and shall not be modified except in writing signed by both parties, 
supersedes any previous agreements, written or oral, between the parties hereto, and 
shall be construed neutrally rather than strictly for or against either party.  All parties 
hereto have either:  (i) been represented by separate legal counsel; or (ii) have had the 
opportunity to be so represented.  Thus, in all cases, the language herein shall be 
construed simply and in accordance with its fair meaning and not strictly for or against a 
party, regardless of which party prepared or caused the preparation of this Agreement.

18. BINDING EFFECT.  This Agreement shall be binding upon the successors and 
assigns of the parties hereto.  

19. ASSIGNMENT.  Buyer shall have the right to assign this Agreement upon prior 
written notice to Seller. 

20. COMMISSIONS.  Buyer and Seller understand and agree that Nathan Lyda of 
Gateway Real Estate is the responsible broker for this transaction (the “Broker”). The fee 
payable to the Broker shall be paid by Seller from the Purchase Price at Closing.  Buyer 
and Seller each agree to protect, defend, indemnify and hold harmless the other, their 
successors and assigns, from and against any and all obligation, cost, expense and 
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liability, including, without limitation, all reasonable attorneys' fees and court costs arising 
out of any other claim for brokerage commission, finder's commission or other such 
compensation as a result of the dealings of Buyer and Seller in connection with this 
transaction.  This representation shall survive closing indefinitely. 

REPRESENTATION CONFIRMATION

Check one (1) box in Section 1 below 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.
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.  The 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.  The brokerage 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 attached Exhibit B 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 THERE 
IS A SIGNED WRITTEN AGREEMENT FOR AGENCY REPRESENTATION.

Listing Agency: Gateway Real Estate
Agent: Nathan Lyda

Selling Agency: None
Agent:   NA
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21. COUNTERPARTS.  This Agreement may be signed in any number of 
counterparts and by facsimile, and once so executed by both parties, each such 
counterpart will be deemed to be the original, but all counterparts together shall 
constitute but one (1) complete and binding agreement.  

22. NO RECORDING.  Neither this Agreement nor any memorandum of 
understanding, letter of intent, or any other document related to this Agreement, shall be 
recorded prior to the Closing.  Buyer expressly waives its right to record a lis pendens or 
Notice of Pendency of Action in any action relating to this Agreement.

23. TIME FOR PERFORMANCE.  Wherever under the terms and provisions of this 
Agreement the time for performance falls upon a Saturday, Sunday, or legal holiday, 
such time for performance shall be extended to the next business day.

24. CAPTIONS.  The captions at the beginning of the several paragraphs, 
respectively, are for convenience in locating the context, but are not part of the text.

25. EXHIBITS.  Exhibit A, Exhibit B, and Exhibit C attached hereto are incorporated 
herein as if fully set forth.

[signature page follows]
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Dated effective as of the Effective Date.

SELLER:

D.L. Evans Bank 

By: Scott Horsley
Its: Executive Vice President Chief Credit Officer
 

BUYER:

CITY OF TWIN FALLS

By:
Its:



Exhibit A Legal Description

Exhibit A
Legal Description – Real Property 



Exhibit B Agency Brochure



Exhibit B Agency Brochure



Exhibit C Equal Employment Opportunity Notification

EQUAL EMPLOYMENT OPPORTUNITY NOTIFICATION

D.L. Evans Bank is a federal contractor obligated to take affirmative action 
to employ women, minorities, disabled individuals, and veterans.  D.L. 
Evans Bank is also required to inform those with whom it conducts 
business that they, too, may have such obligations.

You should know that, by operation of law, as well as by this notification, 
the Equal Employment Opportunity Clause required under regulations of 
the Secretary of Labor, (41 C.F.R.) (60-1.4(a), 60-300.5(a) and 60-
741.5(a)), are incorporated in all of our contractual relationships with you 
and others.  This notification does not necessarily mean that your 
business has any or all of the affirmative action obligations referenced 
above.  This will depend upon a number of factors, including the dollar 
amount of your federal transaction(s) and the size of your workforce.  We 
recommend you consult with your attorney to determine the applicability of 
these regulations to your business.

We ask that you take appropriate action to support these principles of 
affirmative action and equal employment opportunity, consistent with our 
policy and with our obligations as a federal contractor.

If applicable, this contractor and subcontractor shall abide by the 
requirements of 41 CFR 60-1.4(a), 60-300.5(a) and 60-741.5(a). These 
regulations prohibit discrimination against qualified individuals based on 
their status as protected veterans or individuals with disabilities, and 
prohibit discrimination against all individuals based on their race, color, 
religion, sex, sexual orientation, gender identity, or national origin. 
Moreover, these regulations require that covered prime contractors and 
subcontractors take affirmative action to employ and advance in 
employment individuals without regard to race, color, religion, sex, sexual 
orientation, gender identity, national origin, protected veteran status or 
disability
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