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  Re: 35.00+/- Acres                         

Located @ Approximately 

3700 North 3400 East  

Kimberly, Idaho 83341 

 

Dear Luke Schroeder, 

 

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 35.00+/- acres of agricultural cropland. The subject property is currently being 

used as irrigated farm ground.  The area is, however, in a transitional stage and has been for the past several years 

as it is in the path for residential or commercial development.  The subject property is located south of Center 

Street on the east side of Emerald Drive North or North 3400 East, in Kimberly, Idaho.  Soils are comprised of 

Portneuf silt loam.  The elevation is approximately 3,900+/- feet.  It is important to note that the subject property 

of this appraisal report is part of a larger parcel that contains 71.325+/- acres, however per your request we will 

only be appraising the north 35.00+/- acres.     

 

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 June 18, 2019.   

 



 

 

This letter is not an appraisal report hence it must not be removed from the attached 91-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 June 14, 2019: 

 

$1,050,000 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: 04/08/20 

 

Travis Klundt 

Certified General Appraiser-2212 

McKinlay & Klundt Appraisal Co. 

License Expiration Date: 01/13/20 
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♦ Overview  •  •  •  

 

Salient Information  

Property Type 68.785+/- Agricultural Acres 

Real Estate Appraised 
3713 North 3400 East 

Kimberly, Idaho 83341 

County Twin Falls 

Estate Valued 100% of the Fee Simple Estate 

Client Kimberly School District 

Client File Number 19-1762 

Intended User Kimberly School District 

Intended Use Decisions By Potential Buyers 

Most Likely Buyer Owner-User 

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

June 14, 2019 

Report Date  
(date the report is transmitted to 
client) 

June 18, 2019 

Value Indication(s) 

Cost Approach               N/A 

Sales Comparison          $1,050,000 

Income Approach N/A 

Final Value Conclusion(s) $1,050,000 “As Is” 

 

 

Noteworthy Issues 
 

The subject property consists of 35.00+/- acres of agricultural cropland. The subject property is currently 

being used as irrigated farm ground.  The area is, however, in a transitional stage and has been for the past 

several years as it is in the path for residential or commercial development.  The subject property is located 

south of Center Street on the east side of Emerald Drive North or North 3400 East, in Kimberly, Idaho.  Soils 

are comprised of Portneuf silt loam.  The elevation is approximately 3,900+/- feet.  It is important to note 

that the subject property of this appraisal report is part of a larger parcel that contains 71.325+/- acres, 

however, per your request we will only be appraising the north 35.00+/- acres.     

 

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 

Mr. Luke Schroeder  

Kimberly School District 
 

  Appraiser(s) Engaged By The Client  

  Client's Interest In Property Appraised Potential Buyers  

2. Other Intended Users None  

3. Intended Use Of Report  (To aid) Decisions By A Prospective Buyer  

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) 
June 14, 2019  

  

Date Property Appraised Was  

Observed By One Or More 

Appraisers Signing This Report 

Land Observed June 14, 2019  

    

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 Agricultural Farmland  

  
Property Use Reflected In One 

Or More Value Opinions 
Continued Use As Is  

  
Sources of Information About 

the Property Appraised Included 

Just An Exterior Observation; Online Public 

Records; Public Records In Government Office; 

Local MLS 

 

     

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 Report Complies With FIRREA  

 Extent Of Data Research Typical  

 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 

Moderate Land Viewing 

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 
Few  

 Loan To Value Ratio 60.00% to 64.99%  

 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 Not Applicable And Not 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. 

➢ Observation of the subject property was limited to the entire site.  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 like 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. 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. 

23. 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.   

24. 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. 

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 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 report date.  It also complies with the Financial Institutions 

Reform, Recovery, and Enforcement Act (FIRREA), a federal law.  The report date is shown in the Salient 

Information.   

 

 

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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Market Conditions 
 

Introduction 
 

The market area is the physical area where similar properties effectively compete.  It can also be envisioned 

as the area that contains the all the primary competition, and in certain cases, some secondary competition.  

Market areas may contain one or more neighborhoods, districts, cities, counties, or states. 

 

Market Area Boundaries  

 North Twin Falls County   

 East Twin Falls County  

 South Twin Falls County  

 West Twin Falls County  

 

 

Demographics  

 Physical Area Twin Falls County  

 Recent Population Level Mildly rising near 77,230   

 Household Income About stable  near $42,455  

 

 

Local Unemployment  

 Physical Area Twin Falls County  

 Recent Pattern Mildly declining   

 Approx. Current Percent 3.60%  

 

 

Financing  (for real estate like subject)  

 General Loan Availability  Ample availability; requirements mildly difficult  

 Interest Rate Range 4.00%  to 7.50%     

 Typical Loan-to-Value Ratio 70% to 75%   

 Typical Amortization Years 15 to 20 years   

 Loan Maturity / Balloon 5 years  
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Market Conditions 
 

Local Housing 

Local housing is a good barometer of general consumer confidence.  If residents are bidding up home 
prices, then they are confident about their jobs and the economy.  Non-residential real estate often 
experiences price movement in the same direction. 

 

 Physical Area Twin Falls County  

 Foreclosures & Short Sales Shrinking portion of all sales  

 New Construction Some  

 

 
 

 Expected Near Future          

Price Change 
Expected to remain about stable 

 

 Overall Supply & Demand  

of Housing 
Near equilibrium 
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Market Conditions 
 

Real Estate Like Subject   

 Rental Market   

 Inventory of Competing 

Property for Rent 
Near equilibrium 

 

 Rent Controls None  

 Rent Concessions Not Prevalent  

 Expected Near Future Rent 

Change 
Expected to mildly rise 

 

 Sales Market   

 New Construction Some  

 Inventory of Competing 

Property for Sale 
Near equilibrium 

 

 Expected Near Future Price 

Change 
Expected to remain about stable 

 

 Marketing Times Stable  

    

 Overall Market Conditions Mildly favorable  
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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 

 

Subject is located in the north portion of Twin Falls County, in a town known as Kimberly. The general 

neighborhood is mixed use of agricultural and residential uses.  The general neighborhood is only partially 

built-up and currently in a large development stage.  Kimberly is approximately 4 miles east of Twin Falls.  

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, two high schools, 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.   
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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 

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. 
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♦ Subject Property  •  •  •  

 

 

Identification of the Property 
 

This real estate appraised is situated at the south side of Center Street and the west side of Emerald Drive 

(North 3450 East Road) within Twin Falls County, Idaho.  Since the subject property consists of just vacant 

land, it does not have a common address. 

 

 

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. 

 

 

RP10S18E292410A 

 

NE NW; Except NE 3.5 Acres; SE NW, Except Tax #1181 & Except Tax #1201 & Except Tax #1202; 

Township 10 South; Range 18 East; Section 29 

Containing 68.785+/- agricultural acres 
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Aerial View  
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Soils Map 
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Topography Map 
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Photographs of Subject 
(photo page 1) 

 

 

 

 

 

Northeast corner 

looking south 

 

 

 

 

Northeast corner 

looking southwest 
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Photographs of Subject 
(photo page 2) 

 

 

 

 

 

Northeast corner 

looking west 

 

 

 

 

Northwest corner 

looking west 
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Photographs of Subject 
(photo page 3) 

 

 

 

 

 

Northwest corner 

looking southeast 

 

 

 

 

Northwest corner 

looking south 
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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 not offered "For Sale" in the local MLS or other major data-reporting services during this same 

period.  No sale or option agreements are now pending. 

 

Subject’s Current Ownership 

Owner Information Source 

Roger L. Olsen Assessor's Records 

 

 

Real Estate Taxes 
 

Assessed values and taxes were taken from Twin Falls County Assessors and Treasures Office. 

 County Twin Falls  

Parcel ID # RP10S18E292410 

Tax Year 2018 

Total Assessed Value $152,248 

Total Tax Dollars $1,821.94 

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. 

 

Zoning 
 

The subject property is zoned "City Impact" District by the Twin Falls County Planning & Zoning  

Department.  This land is well suited to serve a large number of legally permitted uses.  Zoning does not 

unduly limit value or marketability. 

 

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 16083C1425C  

 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. 
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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 

Approximately Center Street and Emerald Drive North (North 3400 East) 

Kimberly, Idaho 83341 

 

 Dimensions See Plat Map Size 35.00+/- Acres  

 Easements Only typical utility type Alley None  

 Encroachments None known; none assumed Access Typical  

 Shape Slightly Irregular Street Paving Asphalt paved  

 Curbs & Gutters None Sidewalks None  

 Topography Almost level Gas Public  

 Water & Sewer Private well and septic    

 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 appraisal report contains one parcel of agricultural farmland.  The subject parcel has 35.00+/- acres and 

runs along Emerald Street just south of Center Street West, both of which are two-lane paved roads.   

Emerald Drive runs along the east boundary of the subject parcel.  The soil is comprised of Portneuf silt loam 

and the elevation is approximately 3,900+/- feet.  Irrigation water is provided from water shares with Twin 

Falls Canal Company and is applied using a wheel line irrigation system.  The subject property is currently 

being used as irrigated farm ground; however the surrounding area has been in transitional use for the past 

several years as it is in the path for its proposed use as a commercial or residential development.  Overall, the 

site is considered to have good functional utility.  
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♦ Analyses & Conclusions  •  •  •  

 

 

Value Introduction 
 

For real estate that is predominantly unimproved vacant land, there are six valuation methods.  The most 

frequently used sales comparison approach is employed 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. 

 

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 residual demand.  If residual 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.  This appraisal only considers the first type. 
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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. 

1 Owner-User Acquires real estate mostly for its use or control.  Vacancy & investment yield are 

not primary criteria.  Property suitability is the major objective.  Typically, a 

medium to long-term owner. 

2 Secure Income 

Investor 

Seeks an established, secure income stream; normally does not change the property 

in any meaningful way.  Usually favors a long-term ownership. 

3 Developer Acquires real estate to physically or legally change it in some significant fashion; 

accepts substantial risk so expects major reward over a short-to-medium holding 

period. 

4 Speculator 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 very weak market conditions, so accepts huge risk.  Mantra:  

buy low, sell high. 

5 Value Growth 

Investor 

Buys real estate mostly for price appreciation.  Property use is usually not a major 

consideration.   Typically buys during conditions of rapidly increasing prices; 

prefers a 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.  The ideal improvement is the physical use of the land 

as though vacant. 

 

This appraisal's highest and best use was based, in part, on an inferred demand analysis.  Following below 

are summary considerations used to form a highest and best use determination    for the property appraised. 

➢ Zoning permits agricultural 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.  Nationally-recognized users typically pay higher 

prices and rents as compared to local users. 

 

 

Highest & Best As Though Now Vacant Land 
 

 Physical Use Agricultural Cropland    

 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 

 

 

Considering 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.  
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Land Value “As Is” 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

19-1762 McKinlay & Klundt Appraisal Company Page 70 

 

Land Value 
 

Introduction 
 

The best method of valuing vacant land is the sales comparison approach.  Sales of similar sites are gathered 

and compared to the parcel being appraised.  Differences affecting value are noted.  Adjustments to 

compensate for dissimilarities are applied applicable transactions.  Adjusted comparables produce an 

indication of value for the subject parcel. 

 

Any factor can affect value.  Those considered during this appraisal’s land valuation process included yet are 

not limited to prominence of location, date of sale, size, shape, availability of utilities, zoning, topography, 

and access.  Numerous sales were reviewed; however, only those deemed most comparable were selected for 

detailed analysis.  All conveyed on an “arm’s length” basis except if specifically noted otherwise.  Land sales 

shown herein are presented on a dollar per acre basis as a common denominator. 

 

 Abbreviations Used in Some Tables  

 SEC 

NWC 

Loc Fea 

=   Southeast Corner 

=   Northwest Corner 

=   Locational Features 

Sim 

Inf 

Sup 

=   Similar 

=   Inferior 

=   Superior 

 

 
Since this vicinity has been fully developed for several years, there are few, if any, conveyances of truly 

similar land.  Therefore, an opinion of the subject's land value was developed after consideration of scarce 

sales, which hinders the sales comparison process.  Moreover, the allocation method of land valuation was 

also considered. 
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Land Value 

Comparable Data Comparable #1 

Address Brooks Avenue and Highway 25, Hazelton, Idaho 

Size 68.61+/-  Acres 

Topography Almost level 

Access Typical 

Alley None 

Utilities This sale was essentially raw land with limited infrastructure.   

Easements Typical 

Encroachments Typical 

Adjacent Roads Brooks Avenue and Highway 25 

Major Flaws None 

Sale Price & Date $799,900  10/18 

Sale Price / Acre $11,659 

 

Comments:  This sale is located east of Hazelton, Idaho.  It is surrounded by residential developments.  This 

land has development potential with three individual parcels. 
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Land Value 

Comparable Data Comparable #2 

Address 1100 East 900 South, Albion, Idaho 

Size 23.21+/-  Acres 

Topography Almost level 

Access Typical 

Alley None 

Utilities This sale was essentially raw land with limited infrastructure.   

Easements Typical 

Encroachments Typical 

Adjacent Roads 1100 East 900 South 

Major Flaws None 

Sale Price & Date $340,000  10/18 

Sale Price / Acre $14,649 

 

Comments:  This sale is located south of Albion, Idaho.  It is surrounded by rural residential developments.  

This land has development potential under one parcel.  There were some old corrals and shed that were not 

considered to offer any contributory value.   
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Land Value 

Comparable Data Comparable #3 

Address 400 West 366 South, Heyburn, Idaho 

Size 36.85+/- Acres 

Topography Almost level 

Access Typical 

Alley None 

Utilities This sale was essentially raw land with limited infrastructure.   

Easements Typical 

Encroachments Typical 

Adjacent Roads 400 West 300 South 

Major Flaws None 

Sale Price & Date $975,000         10/18 

Sale Price / Acre $26,459 

 

Comments:  This sale is located north of Heyburn and south of Interstate 84.  This sale was purchased for 

possible development pursuits.     
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Land Value 

Comparable Data Comparable #4 

Address TBD Hiland Avenue, Burley, Idaho 

Size 13.70+/-  Acres 

Topography Almost level 

Access Typical 

Alley None 

Utilities This sale was essentially raw land with limited infrastructure.   

Easements Typical 

Encroachments Typical 

Adjacent Roads Hiland Avenue 

Major Flaws None 

Sale Price & Date $620,000    10/17 

Sale Price / Acre $45,255 

 

Comments:  This sale is located southeast of Burley, Idaho.  It is surrounded by residential developments.  

This land has development potential under one parcel.   
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Land Value 

Comparable Data Comparable #5 

Address Approximately North 4500 East & Archer Street, Murtaugh, Idaho 

Size 34.96+/-  Acres 

Topography Almost level 

Access Typical 

Alley None 

Utilities This sale was essentially raw land with limited infrastructure.   

Easements Typical 

Encroachments Typical 

Adjacent Roads North 4500 East & Archer Street 

Major Flaws None 

Sale Price & Date $699,200    01/19 

Sale Price / Acre $20,000 

 

Comments:  This sale is located in Murtaugh, Idaho.  It is surrounded by residential developments.  This land 

has development potential under one parcel.  This was purchased by Murtagh School District for future 

expansion for the schools with the intent of selling the remaining land for development that is not used.   
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Land Value 

Comparable Data Comparable #6 

Address 
Approximately 3750 North (Polk Street West) and Emerald Drive North, 

Kimberly, Idaho 

Size 10.00+/-  Acres 

Topography Almost level 

Access Typical 

Alley None 

Utilities This sale was essentially raw land with limited infrastructure.   

Easements Typical 

Encroachments Typical 

Adjacent Roads 3750 North (Polk Street West) and Emerald Drive North 

Major Flaws None 

Sale Price & Date $375,000    10/17 

Sale Price / Acre $37,500 

 

Comments:  This sale is located in Kimberly, Idaho.  It is surrounded by residential developments.  This land 

has development potential under one parcel.  This was purchased by Kimberly School District for expansion 

for an elementary school.   
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Summary of Land Sales 

# Location Sale 

Date 

Size 

(Acres) 

Zoning Purchase 

Price 

Price/Acre 

1. Brooks Avenue and Highway 

25, Hazelton, Idaho 

10/18 68.61+/- Res/Ag $799,900 $11,659 

2. 1100 East 900 South,  

Albion, Idaho 

10/18 23.21+/- Res/Ag $340,000 $14,649 

3. 400 West 366 South,   

Heyburn, Idaho 

10/18 36.85+/- Ag $975,000 $26,459 

4. TBD Hiland Avenue,    

Burley, Idaho 

10/17 13.70+/- Res $620,000 $45,255 

5. TBD 4500 East & Archer 

Street, Murtaugh, Idaho 

01/19 34.96+/- City Impact 

Area 

$699,200 $20,000 

6. TBD 3750 North and 

Emerald Drive North, 

Kimberly, Idaho 

10/17 10.00+/- City Impact 

Area 

$375,000 $37,500 

Subj. Approximately Center Street 

and Emerald Drive North, 

Kimberly, Idaho 

- 35.00+/- 

 

City Impact 

Area 

- - 
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Land/Site Adjustment Grid 

 

Range of Values $11,659-$45,255 

Mean $25,920 

SUMMARY OF 

COMPARABLES 

1. 2. 3. 4. 5. 

 

6. 

 

Date of Sale 10/18 10/18 10/18 10/17 01/19 10/17 

Zoning Res/Ag Res/Ag Ag Res City Impact City Impact 

Utilities Typical Typical Typical Typical Typical Typical 

Sale Price $799,900 $340,000 $975,000 $620,000 $699,200 $375,000 

Size (Ac) 68.61 23.21 36.85 13.70 34.96 10.00 

Price/Acre $11,659 $14,649 $26,459 $45,255 $20,000 $37,500 

ADJUSTMENTS - - - - - - 

Property Rights Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple 

Adjusted Price/Acre - - - - - - 

Cond/Terms - - - - - - 

Adjusted Price/Acre $11,659 $14,649 $26,459 $45,255 $20,000 $37,500 

Market (Time) Adj. - - - - - - 

Adjusted Price/Acre $11,659 $14,649 $26,459 $45,255 $20,000 $37,500 

Location Similar Similar Similar Similar Similar Similar 

Zoning Similar Similar Similar Similar Similar Similar 

Size Larger Similar Similar Smaller Similar Smaller 

Utilities Similar Similar Similar Similar Similar Similar 

Shape/Topography Similar Similar Similar Similar Similar Similar 

Frontage/Access Similar Similar Similar Similar Similar Similar 

Other - - - - - - 

ADJUSTED VALUE $11,659 $14,649 $26,459 $45,255 $20,000 $37,500 

Net Adjustment - - - - - - 
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Land Value 
 

Land Sales Location Map 
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Land Value 
 

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 percent numerical 

adjustments in Sales Adjustment Grid, they are based on qualitative adjustment rather than empirical data as 

there is not sufficient data to develop a sound quantified estimate within a reasonable degree of confidence.  

Our qualitative adjustments are based 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%.   

  

Adjustments are based on our rating of each comparable sale in relation to the subject.  If the comparable is 

superior to the subject the sales price is adjusted downward to reflect the subject’s relative inferiority; if the 

comparable is in inferior, its price is adjusted upward.   

 

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 smaller 

density communities as the subject property and have similar type of residential development potential.  

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.  Unless stated otherwise, no adjustments are necessary for conditions of sale. 
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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.    

 

Location  Each property was rated to the subject for locational aspects such as value growth 

potential, access, and general desirability.  All sales are considered to be similar in overall location.  

 

Physical Attributes A myriad of physical characteristics can affect land value.  Some examples are lot 

size, shape, site orientation, availability of utilities, and soil conditions.  Those sales with superior physical 

qualities warrant downward adjustment and vice versa.   

 

Property size is an influential variable.  Often an inverse relationship exists between price and size.  That is, 

the larger the parcel, the lower the price per acre selling price.  Due to the lack of the empirical data no size 

adjustment is made, however it is taken into consideration in the final reconciliation of value.   

 

All sales have similar utilities compared to the property which is taken into consideration in the final 

reconciliation of value.   

 
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 all similar use, and potential residential developments like the subject. 

 

This adjusted data varies from $11,659 to $45,255 per acre.  Due to the subject location on the main high 

density connector on the west side of Kimberly and the developments surrounding it, a value above the 

central tendency is reasonable and justified.     

 

After consideration of all factors pertaining to and influencing land values, the following is selected as the 

most fitting value indication for the subject parcel as though vacant.  Accordingly, 

 

 Subject Parcel(s) 35.00+/- Acres  @ $30,000 Per  acre = $1,050,000  

  

 

Indicated Market Value of Subject Land 

“As Is” 

 Via Sales Comparison, Say 

 

 

$1,050,000 
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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 subject property is 

not considered to have enough income producing capability while in transitional holding period for future 

residential/commercial development, hence it is omitted from the report.   
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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: 

 

 

 

 

 

 

 

 

This appraisal was assigned to form an opinion of market value of the proposed subject property for sole use 

of Kimberly School District.  The Sales Comparison (Market) Approach was completed with the approach 

having strengths and weaknesses.  There were no building improvements on the subject property hence the 

Cost Approach is not applicable.  The Income Approach was not considered to be reliable deemed to the fact 

that the subject property is currently agricultural land in the path of potential residential development.  The 

land is in a current holding pattern for a transitional use to commercial and residential development in the 

near future.  

         

In the sales comparison approach to value, sales of similar type properties are compared to the property being 

appraised.  This approach is very significant because it directly reflects the actions of buyers and sellers in 

the marketplace.  It reflects economic conditions, acceptance, or rejection of various features, and trends of 

general desirability.  This methodology is a true measure of supply and demand, accounting for all influential 

forces affecting the market.  Therefore, this value indication was given weight in this report. 

 

The Sales Comparison was completed.  After careful consideration of all factors pertaining to, and 

influencing value, the data and analysis thereof firmly supports the following market value conclusion for the 

subject real estate, as of June 14, 2019 the date of inspection, is: 

 

$1,050,000 Market Value “As Is”  

 

ONE MILLION FIFTY THOUSAND DOLLARS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Value Indications “As Is”  

 Cost Approach N/A  

 Sales Comparison $1,050,000  

 Income Approach N/A  
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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 

Moderate Land Viewing 
Cursory Land Viewing 

 

➢ 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 June 14, 

2019  

 

 

$1,050,000 Market Value “As Is” 

 

 

Dave McKinlay 

Certified General Appraiser-71 

McKinlay & Klundt Appraisal Co. 

License Expiration Date: 04/08/20 

 

Travis Klundt 

Certified General Appraiser-2212 

McKinlay & Klundt Appraisal Co. 

License Expiration Date: 01/13/20 
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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 

 
Travis Klundt 

 

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 

 

 

 

 



 

19-1762 McKinlay & Klundt Appraisal Company Page 90 

 

Twin Falls County Tax Master Inquiry With Legal Description 
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Copyright Protection 

 © Copyright 2019 

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, , 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 

  

 

 

 


