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STATE BOARD OF EDUCATION MEETING 
December 4-5, 2008 

College of Western Idaho 
5500 East University Way 

Room 116/119 
Nampa, Idaho 

 
 
Wednesday, December 3rd, 2008, 3:00 pm, Hampton Inn, 5750 East Franklin Rd, 
Trout Room, Nampa, Idaho 
  
EXECUTIVE SESSION (Closed to the Public) 
 

TAB 1. A motion to hold an executive session pursuant to Idaho Code Section 67-
2345 (c) for the purpose of conducting deliberations regarding acquisition by 
Lewis-Clark State College of an interest in real property that is currently 
owned by private parties.  

Lewis-Clark State College 

 
TAB 2. A motion to hold an executive session pursuant to Idaho Code Section 67-

2345 (c) for the purpose of conducting deliberations regarding acquisition by 
Lewis-Clark State College of an interest in real property that is currently 
owned by private parties.  

 
 
EXECUTIVE SESSION ITEMS MAY BE DISCUSSED AND ACTED UPON, IF 
APPROPRIATE, IN OPEN SESSION. 
 
Thursday and Friday, December 4-5, 2008, 8:00 a.m., College of Western Idaho 
Room 116/119, Nampa, Idaho. 
 
BOARDWORK 

1. Agenda Review / Approval 
2. Minutes Review / Approval 
3. Rolling Calendar 
4. Presentations 

 
OPEN FORUM 
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CONSENT AGENDA 
 BAHR – SECTION I – HR 

1. Boise State University – New Positions, Changes to Positions, Deletions of 
Positions 

2. Idaho State University – New Positions 
3. University of Idaho – New Positions, Reactivations of Positions 
4. Lewis-Clark State College – New Positions, Deletions of Positions 
5. Eastern Idaho Technical College – Reallocations of Positions 

 PPGAC 
6. Alcohol Permits Issued by University Presidents 

 
PLANNING, POLICY & GOVERNMENTAL AFFAIRS – Blake Hall 

1. Presidents’ Council Report  
2. College of Western Idaho Report  
3. Idaho School for the Deaf and Blind  
4. Idaho State Historical Society – Board Nominations  
5. Eastern Idaho Technical College – Advisory Council Appointments  
6. Board Policy Section I.E. – Executive Officers – 1st Reading  
7. Board Policy Section III.P. – Students – 2nd Reading  
8. Delegation of Authority – Residency Appeal Determination  
9. Delegation of Authority – Rural Physicians Incentive Fund Advisory Committee  
10. Pending Rule – Docket 08-0203-0805 – Graduation Requirements 
11. Pending Rule – Docket 08-0111-0802 – Registration of Postsecondary 

Educational Institutions and Proprietary Schools  
 
INSTRUCTION, RESEARCH & STUDENT AFFAIRS – Sue Thilo  
Higher Education 

1. Boise State University/College of Western Idaho Teach Out Memorandum of 
Understanding  

2. Formation of a Task force to Examine Alternative Approaches for Placement of 
Students into First-Year Writing Courses (English 90, 101, 102)  

3. South Central Local Operations Committee - Summary Report  
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4. Federal Academic Competitiveness Grant Program – Idaho’s Proposal for a 
Rigorous High School Program of Study  

5. First Reading, Proposed Amendment to Board Policy III.D. Official Calendars 
K-12 

6. Approval of Appointments for Council for the Education of Students who are 
Blind/Visually Impaired and Deaf/Hard of Hearing  
 

AUDIT – Rod Lewis 
1. Appointment of Audit Committee Members  

 
BUSINESS AFFAIRS & HUMAN RESOURCES – Richard Westerberg  

Section I – Human Resources  
1. Item Pulled from Agenda 
2. Boise State University – Employment Contract – Director of Athletics  
3. Idaho State University – Employment Contract - Head Women’s Soccer Coach 
4. Office of the State Board of Education – Permission for earning outside income 

by the Executive Director  
Section II – Finance  
1. Amendment to Board Policy – Sections V.I. Real & Personal Property and V.K. 

Construction Projects – Second Reading  
2. University of Idaho – Kibbie Dome – Life Safety Improvement Project  
3. University of Idaho – Kibbie Dome – Life Safety Construction Loan  
4. University of Idaho – Educational Broadcast Service Lease  
5. University of Idaho – Research Dairy Progress Report  
6. Lewis-Clark State College – Property Purchase – Clearwater Hall  
7. Lewis-Clark State College – Property Purchase – Parking Lots  
8. Lewis-Clark State College – Property Sale – York House Lots  
9. College of Western Idaho – Property Transfer  
10. College & Universities – Approval to Submit Fee Increases in Excess of 10%  
11. Amendment to Board Policy – Section V.W. – Litigation  

 
DEPARTMENT OF EDUCATION – Tom Luna  

1. Superintendents Update 
2. College of Idaho Program Approval 
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3. Teacher Performance Evaluation Task Force Update 
4. Dual Credit Task Force Update 
5. Math Initiative Update 
6. Middle Level Task Force Update 
7. Rural Education Initiative Update 
8. Safe and Secure Schools Initiative Update 
 

Thursday and Friday, December 4-5, 2008, 8:00 a.m., College of Western Idaho, 
Room 116/119, Nampa, Idaho 
Items not completed on Thursday, December 4, 2008 will be carried over to Friday, 
December 5, 2008. 
 
If auxiliary aids or services are needed for individuals with disabilities, or if you wish to 
speak during the Open Forum, please contact the Board office at 334-2270 no later 
than two days before the meeting. While the Board attempts to address items in the 
listed order, some items may be addressed by the Board prior to or after the order 
listed. 
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BOARDWORK 1 

1. Agenda Approval 
  
 Changes or additions to the agenda 
 
2. Minutes Approval 
  

BOARD ACTION 
 
To approve the minutes from the May 22-23, 2008 Board Retreat, October 9-
10, 2008 Regular Board meeting and the November 7, 2008 Special Board 
meeting as submitted. 
 

3. Rolling Calendar 
 
 BOARD ACTION 
 

To approve December 10-11, 2009 as the date and the College of Southern 
Idaho as the location for the December 2009 regularly scheduled Board 
meeting. 
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STATE BOARD OF EDUCATION 
TRUSTEES OF BOISE STATE UNIVERSITY 
TRUSTEES OF IDAHO STATE UNIVERSITY 
TRUSTEES OF LEWIS-CLARK STATE COLLEGE 
BOARD OF REGENTS OF THE UNIVERSITY OF IDAHO 
STATE BOARD FOR PROFESSIONAL-TECHNICAL EDUCATION 
TRUSTEES FOR THE IDAHO SCHOOL FOR THE DEAF AND THE BLIND 

______________________________________________________________________ 

DRAFT MINUTES 
STATE BOARD OF EDUCATION 

May 22-23, 2008 
650 W State Street 

3rd Floor Conference Room 
Boise, Idaho 

 
 A special meeting of the State Board of Education was held May 22-23, 2008 at the Len B. 
Jordan building, 650 W State Street, Boise, Idaho in the 3rd floor conference room.  Board 
President Milford Terrell presided. 
 
Present: 
Milford Terrell, President      Paul Agidius, Vice President  
Blake Hall        Rod Lewis  
Richard Westerberg         
 
Absent: 
Sue Thilo, Blake Hall, Tom Luna 
EXECUTIVE SESSION  
 
M/S (Westerberg/Agidius): To move into Executive Session, pursuant to Idaho Code 
Section 67-2345(1), at 9:30 a.m., on May 22, 2008.  A roll call vote was taken; motion carried 
unanimously. 
 

M/S (Lewis/Agidius): To go out of Executive Session at 4:30 p.m., and go into Open 
Session.  Motion carried unanimously. 
 
In executive session, the Board did one or more of the following: (a) considered hiring a public 
officer, employee, staff member or individual agent; (b) considered the evaluation, dismissal or 
disciplining of, or complaints or charges brought against a public officer, employee, staff member 
of individual agent, or public school student; (c) conducted deliberations concerning labor 
negotiation or to acquire an interest in real property which is not owned by a public agency; (d) 
considered records that are exempt from public inspection; (e) considered preliminary 
negotiations involving matters of trade or commerce in which the governing body is in 
competition with governing bodies in other states or nations; (f) considered and advised its legal 
representatives in pending litigation or where there is a general public awareness of probable 
litigation. 
 
OPEN SESSION 
 
The Board reconvened at 4:30 p.m. on Thursday, May 22, 2008 for the Open Session portion of 



Boardwork December 4-5, 2008  

 
BOARDWORK 3 

the meeting.   
 
BUSINESS AFFAIRS AND HUMAN RESOURCES 
 
1.  Compensation – Agency Heads 
 
M/S (Westerberg/Agidius):  To set the annual salary of Dr. Michael Graham, Administrator 
for the Division of Vocational Rehabilitation, at $97,314.37 effective July 1, 2008. 
 
M/S (Westerberg/Hall):  To set the annual salary of Mary Dunne, Director of the Idaho 
School for the Deaf and the Blind, at $80,416.80, effective July 1, 2008. 
 
M/S (Westerberg/Agidius):  To set the annual salary for Peter Morrill, General Manager of 
Idaho Public Television, at $92,586.00, effective July 1, 2008. 
 
M/S (Agidius/Westerberg):  To appoint Dr. Michael Rush as the Executive Director for the 
State Board of Education and to set his salary, at $110,000 effective July 1, 2008, and in 
recognition of accomplishments during his time as Interim Executive Director and 
Administrator of Professional Technical Education to award Dr. Rush a $7,000.00 bonus. 
 
2.  Compensation – Institution Presidents 
 
M/S (Westerberg/Agidius):  To set the salary of Dr. Arthur Vailas as President of Idaho 
State University at $286,650, effective July 1, 2008. 
 
M/S (Westerberg/Agidius):  To set the salary of Dr. Robert Kustra as President of Boise 
State University at $299,410, effective July 1, 2008. 
 
M/S (Westerberg/Agidius):  To set the salary of Dr. Dene Thomas as President of Lewis-
Clark State College at $153,448, effective July 1, 2008. 
 
OTHER BUSINESS 
 
M/S (Agidius/Hall):  To postpone those items scheduled on the agenda for Friday, May 23, 
2008 and to adjourn the meeting at 4:20 p.m.  Motion carried unanimously. 
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STATE BOARD OF EDUCATION 
TRUSTEES OF BOISE STATE UNIVERSITY 
TRUSTEES OF IDAHO STATE UNIVERSITY 
TRUSTEES OF LEWIS-CLARK STATE COLLEGE 
BOARD OF REGENTS OF THE UNIVERSITY OF IDAHO 
STATE BOARD FOR PROFESSIONAL-TECHNICAL EDUCATION 
TRUSTEES FOR THE IDAHO SCHOOL FOR THE DEAF AND THE BLIND 

 
DRAFT MINUTES 

STATE BOARD OF EDUCATION 
October 9-10, 2008 

Lewis-Clark State College 
Williams Conference Center 

Lewiston, Idaho 
 
A regular meeting of the State Board of Education was held October 9-10, 2008 in Lewiston, 
Idaho. 
 
Present: 
Milford Terrell, President  Paul Agidius, Vice President     
Sue Thilo, Secretary   Blake Hall 
Richard Westerberg   Tom Luna, State Superintendent 
Kenneth Edmunds   Rod Lewis (joined the regular meeting by phone) 
 
The Board met at 5:00 p.m. on Wednesday, October 8, 2008 at the Red Lion Inn in Lewiston, 
Idaho for Executive Session.   A roll call of members was taken.  State Superintendent Luna 
arrived at 5:10 p.m. and Board member Lewis was absent. 
 
EXECUTIVE SESSION  
 
M/S (Agidius/Hall):  To move into Executive Session pursuant to Idaho Code on 
Wednesday, October 8, 2008 at 5:00 p.m. to discuss the following: 

1. A motion to hold an executive session pursuant to Idaho Code Sections 67-2345(d) 
and (f) by the University of Idaho for the purpose  personnel records exempt from 
public disclosure. 

2. A motion to hold an executive session pursuant to Idaho Code Sections 67-2345(d) 
and (f) by the University of Idaho for the purpose of considering evaluation, 
dismissal or disciplining of, a public employee and personnel records exempt from 
public disclosure. 

3. A motion to hold an executive session pursuant to Idaho Code Sections 67-2345(d) 
and (f) by the University of Idaho for the purpose of considering evaluation, 
dismissal or disciplining of, a public employee and personnel records exempt from 
public disclosure. 

4. A motion to hold an executive session pursuant to Idaho Code Section 67-2345 (f) 
by the University of Idaho to consider and advise the Boards’ legal representatives 

in a matter of litigation. 
5. A motion to hold an executive session pursuant to Idaho Code Section 67-2345(c) 

for the purpose of conducting deliberations regarding acquisition by Lewis-Clark 
State College of an interest in real property that is currently owned by private 
parties. 
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During Executive Session, the Board discussed and considered: as Regents of the 
University of Idaho, issues related to four separate litigation matters; and, as Trustees of 
Lewis-Clark State College, the potential acquisition by Lewis-Clark State College of an 
interest in real property that is currently owned by private parties. 
 
M/S (Hall/Agidius): To adjourn.  Motion carried unanimously. 
 
BOARDWORK 
 
The Board convened at 8:15 on October 9, 2008 for the regular business meeting.  Board 
President Terrell presided. 
 
1.  Agenda Review and Approval 
 
M/S (Agidius/Edmunds):  To approve the agenda as amended.    Motion carried 
unanimously. 
 
Changes to the regular agenda included: moving the Open Forum to a time certain of 12:45 p.m. 
and considering Tab 5 of the Instruction, Research and Student Affairs Agenda immediately 
afterwards; pulling Tabs 10 and 13 of Section II of the Business Affairs and Human Resources 
agenda; and, pulling Tab 2 of the Department of Education agenda. 
 
2.  Minutes Review and Approval 
 
M/S (Thilo/Agidius): To approve the minutes from the August 21-22, 2008 Board meeting 
as corrected.  Motion carried unanimously. 
 
Board member Edmunds requested that the sentence referring to his understanding of the 
process related to budget requests that appeared under item 1.a., of the BAHR Section II portion 
of the August 21-22 Board minutes be stricken.  It was so noted by the Board staff.   
 
In addition, State Superintendent Luna requested the second paragraph under Tab 9 of the 
Department of Education portion of the minutes related to the State Longitudinal Data System, 
read 2.5 million and not 2 million. It was so noted by the Board staff 
 
3.  Rolling Calendar 
 
M/S (Thilo/Westerberg):  To approve October 15-16, 2009 as the date and Lewis-Clark 
State College as the location for the October 2009 regularly scheduled Board meeting.  
Motion carried unanimously. 
 
At this time, Executive Director Rush introduced Dr. Dale Bower, the new Academic Affairs 
Officer for the Office of the State Board of Education.  The Board members welcomed her. 
 
4.  Presentations/Awards 
 
Board President Terrell thanked Lewis-Clark State College for hosting the meeting. He 
commended Dr. Dene Thomas for the successes the College experienced this past year. 
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At this time Board Vice President Agidius introduced the recipients of the Distinguished School 
and Additional Yearly Progress Awards.  Three schools qualified for the Distinguished School 
award:  Trail Wind Elementary of Boise, Idaho, Webster Elementary of Lewiston, Idaho, and 
Mount Hall of Bonners Ferry.  It was also noted that the Additional Yearly Progress Award went 
to fifteen schools; Trail Wind Elementary of Boise, Betty Kiefer Elementary of Lakeland, Marsh 
Valley High School of Arimo, Webster Elementary of Lewiston, Pioneer Elementary of Meridian, 
Kootenai Jr/Sr High of Harrison, Filer High School of Filer, Ririe Elementary of Ririe, Mackay 
Jr/Sr High of Mackay, Lincoln Elementary in Rexburg, Malad High School in Malad, Council Jr/Sr 
High in Council and Dietrich School District in Dietrich. 
 
UNFINISHED BUSINESS  
 
Dr. Art Vailas distributed follow-up information to the Board related to the energy issue that was 
discussed at the August 20-22, 2008 Board meeting.   
 
PERFORMANCE MEASURE PRESENTATION 
 
Executive Director Rush explained the planning calendar timelines recently adopted by the 
Board and noted that the performance measure presentation is the first item on the planning 
calendar.  Dr. Rush introduced Selena Grace of the Board staff to make the presentation. 
 
Ms. Grace explained that the organizational overview was based on the Board’s assigned roles 
and missions.  The information included an overview of programs and missions, budget 
information, key services, and performance measure data.  She noted that the performance 
measure information being presented and discussed at this time included the institutions and 
certain agencies.  She noted that the Board’s agenda materials included supplemental 
information for the agencies and programs not included in this formal presentation to the Board. 
  
 
a. Boise State University 
 
Board staff was directed to provide national comparison data related to graduation rates.  Board 
member Hall noted the significant growth in concurrent enrollment and congratulated BSU in that 
effort.  Board member Thilo congratulated BSU on freshman retention and for the Four-in-Four 
that BSU recently implemented.  Dr. Kustra noted that the freshman retention rate is tied to the 
graduation rate.  The graduation rates have increased as have the freshman retention rates.  He 
explained that removing math barriers in higher education and dealing with those successfully 
will also make a difference in the retention rates.   
 
Board member Westerberg observed that the performance measures used in the overall review 
are all outcome based.  He suggested there be efficiency/financial efficiency performance 
measures as well.  He asked that the performance measures be benchmarkable and relate to 
the very lowest level of the operating departments. 
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b. Idaho State University 
 
In response to an inquiry about the unduplicated enrollments, Barbara Adamcik of Idaho State 
University explained that there was an error in the numbers presented.  The correct numbers will 
be provided to the Board.  Dr. Vailas noted that this exercise did not address the role and 
mission of the institutions or the various funding streams.  He suggested that without that kind of 
detail, it is not possible for the Board to clearly understand what the funds were targeted for, how 
the funds were actually used, and whether or not the institution was successful in carrying out its 
role and mission at the local, regional, state, and national level.  The Board members agreed this 
information is preliminary and that the intention is to get everyone on the same page.  Board 
member Hall asked for comparison data on concurrent enrollments at ISU.  ISU will follow up 
and make that information available.   
 
c. University of Idaho 
 
Stephen Daley-Laursen congratulated the Board on this effort and agreed it needs to be further 
refined.  In terms of performance measures, the University of Idaho sees a big gap in what the 
state can provide and what the UI views as its vision.  The UI has a long-range goal and 
recognizes it needs a wide variety of resources.  Board member Hall raised a question about 
concurrent enrollments.  Provost Baker noted that UI will forward actual numbers to the Board by 
the end of the day if possible.  Board President Terrell asked the Board to consider how the 
Board looks at concurrent enrollments, specifically should it be in terms of regional or statewide 
enrollments.  A general comment from the Board is to have headcount and credit hour 
enrollments provided. 
 
d. Lewis-Clark State College 
 
Dr. Dene Thomas noted LCSC has both academic and professional-technical programs.  The 
institution does integrated planning and budgeting every year.  Programs have to provide input 
on what they would do if funds were cut so that the individual programs are involved in those 
decisions from the very beginning should it be necessary to take such steps.  Dr. Thomas 
indicated that the pass rates in many of their programs are at 100% and in those that aren’t 
LCSC is looking how to make improvements.  LCSC is working with over 40 high schools on 
dual credit and tech prep.  
 
e. Eastern Idaho Technical College and Division of Professional-Technical Education 
 
Ann Stephens of DPTE reported that the performance measures are tied to the Division’s 
strategic plan and the quality goals of the Division.  She noted that the placement rates at the 
secondary and postsecondary levels are good, but the Division is always looking to improve.  In 
addition the Division wants to expand the delivery options at both the secondary and 
postsecondary level.  One of the challenges this year is to more fully integrate the additional 
functions assumed by the Division this past year. 
 
Scott Hamilton from Eastern Idaho Technical College reported that EITC’s mission is workforce 
training, technical education, and outreach education.  Outreach to rural communities is 
significant and includes health care education.  They also provide other classes that enrich the 
lives of adults in those communities through adult education.  He noted that the technical college 
leadership council members agreed there needs to be greater recognition by the Board and the 
state for the role the technical colleges play in providing the skilled and technical education 
training so critical to the economic growth of the state.   
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Ms. Stephens reported that the Division plans to begin a new marketing campaign to raise the 
public awareness of parents and students about the value and the opportunities available to 
them in careers other than academic.   
 
f. State Department of Education 
 
State Superintendent Luna clarified that since December 2007, the Department has used the 
federal highly qualified teacher definition.  He noted that 93% of Idaho teachers meet the highly 
qualified teacher definition.  Mr. Luna distributed a handout describing the goals of the 
Department related to a high quality education system.  He reviewed the information for the 
Board. 
 
Board President Terrell raised a question about drop-out rates and what the Department is doing 
to concentrate or point more students toward professional-technical education.  He suggested 
that the Department set a bar for students who are not or unable to go on to higher education.  
The normal education system is not set that way.  Mr. Luna noted that the Department insists all 
students graduate with the education and preparation to succeed in what ever field they choose 
to pursue.  He did agree that students may look at high school as nothing more than college-
prep and the Department is working to change that perception. 
 
g. Idaho School for the Deaf and the Blind 
 
Mary Dunne reported that ISDB has joined a nationwide effort to undertake a research project 
related to outcome data collection. The School would like to increase postsecondary data 
collection in terms of teacher preparation for hearing and visually impaired students as well as 
making sure that the data is more meaningful.  The School plans to increase opportunities for 
parents by hosting learning environments.  Early childhood programs are underway in a number 
of school districts as well.   
 
h. Idaho Public Television 
 
Peter Morrill reported that IPTV would like to establish and fund a new History of Idaho initiative 
as well as to expand its legislative coverage, and to establish an Arts and Culture initiative to 
look at efforts around the state.  IPTV is expanding into new media distribution and finding 
resources to do so.  Also, it is progressing out of the analog world by shutting down the five 
analog transmitters.  This will impact 35% of Idaho’s viewing households.  IPTV will be 
expanding its emergency alert function.  Mr. Morrill reported that the Barbara Morgan program 
will air nationally on PBS in January.  Lastly, Idaho’s Assassination of the Century will be 
distributed nationwide in the next 4-5 months. 
 
i. Division of Vocational Rehabilitation 
 
There was no additional discussion of the Division of Vocational Rehabilitation report.   
 
At the conclusion of the formal presentations the Board agreed that the development of more 
identifiable, benchmarkable, and accountability data would be helpful.  Input needs to come from 
the Presidents’ Council and the agency heads as to what should be added.   
 
Executive Director Rush indicated that the next step in the planning calendar is the strategic 
plan. The performance measure information along with additional information and data will be 
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instrumental in developing the revisions to the strategic plan.  Dr. Rush indicated that the 
strategic plan is scheduled to be reviewed and adopted by the Board in December.  He noted 
that this is an initial effort and it will develop more fully in the coming year.  
 
OPEN FORUM 
 
Katherine Woodside of Lewiston addressed the Board related to Confucius Institutes which is 
publicized to teach Chinese language and its culture.  She expressed concerns about the 
motives and teachings being offered at these institutes. She indicated they are based on the 
communist doctrines and culture of China.  There is not an institute operating in Idaho at this 
time, but she cautioned the Board to be aware since there is one in Oregon and institutes are 
planned for Washington and Montana as well. 
 
The following individuals addressed the Board to share perspectives on the issue of education 
for blind children in Idaho: (1) Ramona Walhof of the National Federation of the Blind of Idaho, 
(2) Elsie Lamp of the National Federation of the Blind of Idaho, (3) Jan Gawith speaking about 
the education of blind children, (4) Larry Dickerson speaking about the education of blind 
children, and (5) Gus Tropea speaking about the education of blind children.  They supported 
involving members of the blind community in any decisions related to education for blind 
children.  They discussed the need to have a separate system for blind children and suggested 
that the proposals being made to the Board as a result of the summit do not include input from 
their particular advocacy group.  They asked the Board to be mindful that they want to help with 
the education of blind children and volunteered their services. 
 
INSTRUCTION, RESEARCH, and STUDENT AFFAIRS – Tab 5 
 
5.  Recommendations for the Education of Students who are Blind/Visually Impaired or 
Deaf/Hard-of-Hearing 
 
M/S (Thilo/Edmunds):  To create an Advisory Council that will be overseen by the Idaho 
State Board of Education and the Office of the State Board of Education.  Motion carried 
unanimously. 
 
Board member Thilo noted the Advisory Council consists of 20 stakeholders and it is an 
important first step. 
 
M/S (Thilo/Edmunds):  To direct the Transition Coordinator and the Idaho School for the 
Deaf and the Blind, with the advice of the Advisory Council, to develop a proposal for 
each of the summit recommendations for review by the SBOE.  Motion carried unanimously. 
 
Board member Thilo clarified that seven recommendations came out of the summit.  Each one 
will be thoroughly reviewed and analyzed.  State Superintendent Luna asked the Board to give 
the Advisory Council parameters as to what it wants to accomplish.  Board President Terrell 
suggested this is a starting point and as the recommendations are studied and come forward, 
the Board may need to involve other entities. Mr. Luna agreed to serve on the Advisory Council.  
  
 
Executive Director Rush indicated that the process will likely bring forth recommendations of 
differing levels.  As Board staff works on it, they will compile all of the recommendations with that 
approach in mind.   
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CONSENT AGENDA 
 
Board member Hall asked to have item 1 of the Consent agenda put on the regular agenda.  
State Superintendent Luna suggested that items 2 and 3 be put back on the regular agenda as 
well as they pertain to the same types of requests. 
 
M/S (Thilo/Agidius):  To approve items 4, 5, and 6 of Consent Agenda as presented.  
Motion carried unanimously. 
 
4.  BAHR – Section II – FY 2009 Sources and Uses Report 
 
This is an information item. 
 
5.  IRSA – Quarterly Report – Program Changes Approved by Executive Director 
 
This is an information item. 
 
6.  PPGAC – Alcohol Permits Issued by University Presidents 
 
This is an information item. 
 
AUDIT COMMITTEE 
 
1.  Foundation Agreements for Boise State University, Idaho State University, and University of 
Idaho 
 
M/S (Thilo/Edmunds):  To approve the Memorandum of Understanding between the Boise 
State University Foundation and Boise State University, and to recognize the Boise State 
University Foundation as an affiliated foundation to benefit Boise State University.  Motion 
carried unanimously. 
 
M/S (Thilo/Edmunds):  To approve the Operating Agreement between the Idaho State 
University Foundation and Idaho State University, and to recognize the Idaho State 
University Foundation as an affiliated foundation to benefit Idaho State University.  Motion 
carried unanimously. 
 
M/S (Thilo/Agidius):  To approve the Operating Agreement between the University of 
Idaho Foundation and University of Idaho, and to recognize the University of Idaho 
Foundation as an affiliated foundation to benefit University of Idaho.  Motion carried 
unanimously. 
 
Board member Lewis joined the meeting by telephone at this time to report on the work of the 
Audit Committee related to the relationships of the foundations and the universities.  He noted 
that the agreements are included in the Board materials.  Mr. Lewis suggested that the Board 
continue to review the agreements and make changes as the Board sees the need.   
 
With respect to this review, the Audit Committee tried to focus on the relationship of the actual 
staff members of the foundation and university employees.  The Audit Committee took the view 
that the foundation director should not be a person who is a university employee.  Likewise, 
university employees should not serve in an executive position on the foundation.  In that regard 
the foundation executive should report directly to the foundation board and the power to hire and 
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fire that person should rest with the foundation board.  The person employed by the university in 
a fund raising position will report directly to the university.  A separation of funds and a 
separation of access to funds shall also be maintained.   
 
Mr. Lewis said another important point is that the foundation cannot accept any gift that requires 
a commitment of some sort on the part of the university or the Board until prior approval was 
given by the Board.  Mr. Lewis noted the clear line of delineation between the foundation and the 
university is outlined in a Memorandum of Agreement. 
 
PLANNING, POLICY, AND GOVERNMENTAL AFFAIRS  
 
1.  Presidents’ Council Report 
 
Dr. Dene Lewis reported to the Board on the Presidents’ Council Retreat which was held 
September 12, 2008.  The Presidents discussed articulation, credit transferability, and the ways 
in which issues should be addressed. There was agreement that sometimes communication is 
an issue.  It was suggested that a form be developed to nail down the instances when there are 
problems and how they can be addressed.  That form was developed and reviewed on October 
8, 2008 at the Presidents Council meeting.   
 
Board member Hall asked if the Presidents had looked at a uniform course numbering system.  
Dr. Thomas noted that the grid has been revived and there are just a couple of instances where 
there needs to be corrections or changes made.  The Presidents agreed to revisit the uniform 
course numbering system annually so it doesn’t fall into disuse or into the background.   
 
Dr. Thomas reported that the Presidents also discussed the Idaho Digital Learning Academy in 
terms of the issues revolving around the course syllabus, qualifications of instructors, etc.  It was 
reassigned to CAAP.  It came up again at the October 8, 2008 meeting and the Presidents are 
looking at it very closely.  It was agreed that the roles the different institutions play needs to be 
laid out more clearly.   
 
Dr. Thomas also reported that the Presidents discussed peer institutions at their retreat.  She 
noted that there was good historical information available for the Presidents to refer to from a 
report issued a number of years ago.  There was agreement that data from peer institutions 
would be useful for all of the institutions, not just the four-year institutions.  Dr. Vailas suggested 
that the metrics used in the peer comparison would be very useful in regards to the discussion 
earlier about performance measures.  Executive Director Rush noted that the Presidents’ 
Council approved adopting the metrics which would not require prior approval from the MGT.  
Board member Hall asked Executive Director Rush to find out what associated costs for a study 
would be.   
 
Dr. Jerry Beck reported that at the Presidents’ Council regular meeting on October 8, 2008 there 
was 100% attendance either in person or by phone.  They received an oral report from a 
representative of the registrars that identified key components.   A final report will be brought to 
the Board in December.  Additional discussions are underway regarding a statewide transfer 
system.  The Presidents’ Council will continue to work on these issues for the December Board 
meeting.  Finally, a discussion with State Superintendent Luna took place.   
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2.  Lewis-Clark State College Annual Report 
 
Dr. Dene Thomas reported to the Board.  She noted that LCSC’s strategic plan draws from 
goals in the Board’s strategic plan.  Their plan is an annual, cyclical plan.  The organization 
structure is aligned to the mission.   
 
Dr. Thomas reported that LCSC’s role and mission includes academic programs, professional-
technical programs, and community programs.  There will be an accreditation visit in 2009.  
LCSC has experienced record numbers in distance learning enrollments.  It is also nationally 
ranked in every NAIA sport that it participates in.  In terms of outreach, LCSC collaborates with 
many entities and has many good programs in place.  Enrollment is up 46% since fall of 2000.  
LCSC has worked closely with small high schools to recruit students.  The Nursing/Health 
Sciences Building is ahead of schedule and on budget.  LCSC continues to provide Idaho 
taxpayers with an excellent return on every dollar spent on their programs and students.   
 
3.  Idaho State Historical Society Annual Report 
 
Janet Gallimore reported to the Board.  She discussed the planning goals of the ISHS and 
highlighted a number of accomplishments referring to the FY 2008 annual report.   Plans and 
efforts to expand the State Historical Museum located in Boise are well underway.  ISHS has 
statutory authority to preserve the state’s history and the community grant program will help 
preserve statewide heritage.  ISHS is looking at a number of ways to achieve critical financial 
assistance and has undertaken a survey to understand the needs of current customers and to 
help determine how best to serve them.  ISHS is looking at fundraising strategies in order to fund 
a number of its activities and offerings.  In this regard, partnerships have been critical.   
 
4.  Board Policy Section I.M. – Annual Planning and Reporting – Second Reading 
 
M/S (Hall/Agidius):  To approve the second reading of the Idaho State Board of Education 
Governing Policies & Procedures, Section I.M.  Motion carried unanimously. 
 
5.  Board Policy Section III.P – Students – First Reading  
 
M/S (Hall/Thilo):  To approve the first reading of the amendment to Board Policy III.P. 7., 
Definition of a Full-Time Student. Motion carried unanimously. 
 
6.  2009 Legislation Language 
 
M/S (Hall/Westerberg):  To approve the legislation relating to proprietary school bonding, 
transfer of property, school district boundary change notification, and the Council for 
Technology in Learning as submitted, to direct the Executive Director to make revisions 
as necessary, and to continue with the Governor’s legislative process.  Motion carried 
unanimously. 
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INSTRUCTION, RESEARCH, AND STUDENT AFFAIRS 
 
1.  Nursing Workforce Advisory Council Presentation 
 
B.J. Swanson, the Chair of the Advisory Council, and Cheryl Brush representing the Department 
of Labor were introduced to present a report on the status of nursing in Idaho.  Representative 
Margaret Henbest joined the discussion by phone.   
 
Ms. Brush thanked the Board for their support with this effort.  Representative Henbest noted 
that there are many health care workforce issues statewide, but nursing trumps all of those 
needs in terms of magnitude and urgency.  The costs, issues with quality of care, and patient 
impact make it critical to understand the regional variances and the needs statewide.  Ms. Brush 
noted that the Council requested that the Department of Labor provide data related to need, 
numbers, and anticipated impact.  Employment in health care will grow twice as fast as the 
overall economy the next few years.  These figures exclude chronic vacancies. Capacity issues 
at the colleges make it impossible to admit as many students to the nursing programs as the 
state needs in the workforce.   
 
Ms. Brush outlined the goals that the Nursing Workforce Advisory Council identified.  The 
research related to nursing will be of great benefit, but other health care occupations are also 
facing critical shortages as well.  It was noted that the aging population must be a top issue for 
Idaho because Idaho is not producing enough nurses to take care of the aging population. The 
Advisory Council asked for permission to access the social security numbers of Idaho graduates 
from Idaho nursing programs in order to track students to see where they choose to work.  This 
kind of information will help determine how long students stay in nursing, where they go after 
graduation, and what the potential for future shortages may be.   
 
Board members raised concerns about the request for social security numbers and wondered if 
another identifier could be used.  Representative Henbest indicated that a student identifier 
would make it more difficult once the student is out of the system.  Board member Thilo asked 
that this point be taken up at a later time. 
 
Board member Edmunds asked about supply and demand.  Ms. Brush indicated that the 
Department of Labor is planning to release those figures by the end of the month. 
 
2.  The item PULLED from the agenda 
 
3.  Approval of Notice of Intent to Replace a master of Arts in English, English Education Degree 
with a Master of Arts in Teaching English Language Arts Degree – Boise State University 
 
M/S (Thilo/Agidius):  To approve the request by Boise State University to discontinue their 
M.A. in English, English Education and replace it with an M.A. in Teaching English 
Language Arts as presented.  Motion carried unanimously. 
 
4.  Approval of Notice of Intent to Suspend Admission to the Associates of Arts in Nursing 
Program – Boise State University 
 
M/S (Thilo/Agidius):  To approve the request by Boise State University to suspend 
admissions into their Associate of Science Nursing program effective fall 2008.  Motion 
carried unanimously.   
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5.  This item MOVED up in the agenda following the Open Forum.  
 
BUSINESS AFFAIRS AND HUMAN RESOURCES – Section I – Human Resources 
 
The first three items were moved from the Consent Agenda for more careful review and 
consideration. 
 
1.  BAHR – Section I – Boise State University – New Positions, Changes to Positions, Deletions 
of Positions (moved from Consent Agenda) 
 
M/S (Westerberg/Thilo):   To approve the request by Boise State University for twenty (20) 
new positions (19.5 FTE); term, salary, and FTE change to one (1) position (1.0 FTE); and 
deletion of three (3) positions (3.0 FTE); supported by appropriated, nonappropriated, 
grant and local funding.  Motion carried 6-0-1 (Hall voted Nay, Luna absent during the vote). 
 
There was discussion about this request in terms of the recent 1% holdback.  Stacy Pearson 
noted that these positions are already in the budget.  Several positions are reallocations and the 
funding is already there.  She noted that BSU may delay filling the positions, but approval of the 
positions would allow BSU to move in the direction of their strategic initiatives. 
 
2.  BAHR – Section I – Idaho State University – New Positions (moved from Consent Agenda) 
 
M/S (Westerberg/Agidius):  To approve the request by Idaho State University for five (5) 
new positions (4.5 FTE) supported by appropriated and local funding. Motion carried 6-0-1 
(Hall voted Nay, Luna absent during the vote). 
 
Idaho State University reported it takes very seriously the current economic situation and has 
been putting controls into place to deal with the holdback and potential holdbacks.   
 
3.  BAHR– Section I – University of Idaho – New Positions and Reactivation of Positions (Moved 
from Consent Agenda) 
 
M/S (Westerberg/Thilo):  To approve the request by the University of Idaho to establish 
five (5) new positions and reactivate two (2) positions supported by appropriated funds.  
Motion carried unanimously. 
 
Lloyd Mues presented the details of this item. 
 
1.  This item PULLED from Agenda 
 
2.  University of Idaho – Employment Contract – Co-Head Track and Field Coach 
 
M/S (Westerberg/Agidius):  To approve the University of Idaho’s employment contract 

with co-head track and field coach Carla “Yogi” Teevens as submitted.  Motion carried 
unanimously. 
 
BUSINESS AFFAIRS AND HUMAN RESOURCES – Section II – Finance 
 
1.  FY 2008 Carry-Over Funds 
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M/S (Westerberg/Agidius): To approve the requests by Boise State University, Idaho State 
University, University of Idaho, Lewis-Clark State College, ISU Dental Education Program, 
ISU Museum of Natural History, UI Agricultural Research & Extension Service, UI WWAMI 
Medical Education Program, and Division of Professional-Technical Education, to carry 
over authorized but unspent funds in the amounts specified in the agenda materials from 
FY 2008 to FY 2009.  Motion carried unanimously. 
 
2.  Amendment to Board Policy – Sections V.I., Real and Personal Property and V.K., 
Construction Projects – First Reading 
 
M/S (Westerberg/Edmunds):  To approve the first reading of the amendment to Board 
Policy V.I. – Real and Personal Property Services.  Motion carried unanimously. 
 
Board member Westerberg drew the Board’s attention to the handout which is correct.  The 
materials in the Board agenda had clerical errors.   
 
M/S (Westerberg/Thilo): To approve the first reading of the amendment to Board Policy 
V.K. - Construction Projects.   Motion carried unanimously. 
 
3.  Amendment to Board Policy – Section V.W., Litigation – Second Reading 
 
M/S (Westerberg/Agidius):  To approve the second reading of Board Policy V.W. – 
Litigation.  Motion failed 5-3 (Terrell, Edmunds, and Westerberg voted Yes). 
 
Board member Hall asked for the rationale in terms of increasing the level of authority of the 
Board’s Executive Director up to $250,000.  There was brief discussion about what amount 
might be reasonable.  Board President Terrell asked the finance committee to look at this further 
and determine if it is even necessary to bring up again. 
 
4.  Proposed Amendment to Board Policy – Section V.R., Fees 
 
M/S (Westerberg/Thilo):  To direct staff to bring forward an amendment to Board Policy 
V.R.3., adding differential fees.  Motion carried 5-3 (Hall, Lewis, and Luna voted nay). 
 
There was discussion about the reasoning behind this request.  It was noted that certain 
programs and courses have higher lab and operating costs such as the engineering program, 
health programs, business programs, and others.  In order to be able to maintain the quality of 
those offerings it is necessary to charge a higher fee.  The institutions explained that all 
increases would come to the Board for review and approval.   
 
5.  Boise State University – Park Center Boulevard Lease 
 
M/S (Westerberg/Agidius):  To approve the request by Boise State University to enter into 
the submitted addendum to the lease with the Boise State University Foundation, Inc. for 
the building located at 220 Park Center Boulevard in Boise.  Motion carried unanimously. 
 
6.  University of Idaho – Lionel Hampton School Renovation 
 
M/S (Westerberg/Agidius):  To approve the request by the University of Idaho to execute 
all necessary contracts in support of design for the renovations and expansion of the 
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Music Building and for construction of renovations within the Recital Hall, for a total 
project budget of $1,590,686.  Motion carried unanimously. 
 
Board member Hall asked for clarification on the use of HUD funds.  Lloyd Mues indicated that 
email correspondence and phone conversations have taken place. 
 
7.  University of Idaho – Nancy Cummings Research Center Project 
 
M/S (Westerberg/Agidius):  To approve the request by the University of Idaho to increase 
the Capital Project Authorization for the Residential Facility, UI Nancy M. Cummings 
Research, Education & Extension Center, Salmon, Idaho from $1,500,000 to $2,213,410 to 
allow for the full implementation of the construction phase.  Motion failed unanimously. 
 
Lloyd Mues presented this item.  He introduced Dean John Hammel and Ray Pancroft, Director 
of Architectural Services at the University of Idaho to provide clarification.  Mr. Pancroft 
explained that in the last two years, since the original bids, there have been great and 
unpredictable fluctuations in the construction industry.  He noted that when UI came to the point 
of advertising the project in the spring of 2008, another round of value engineering and scope 
examinations were undertaken.  He pointed out that the bid prices received were from six 
contractors and that they were very tightly grouped.  UI is asking to pursue the project at that 
level since the bids have expired.  It may have to go out to bid again and it may be the bids will 
be even lower this time.  The Board suggested there be some change in the scope of this 
project. 
 
8.  University of Idaho – Status of Family and Graduate Student Housing and Potential 
Development Option 
 
This information item has materials are in the agenda materials. 
 
9.   University of Idaho – Settlement Agreement 1 
 
M/S (Westerberg/Agidius):  To approve the settlement and to authorize the Vice President 
of Finance of the University of Idaho to sign all necessary settlement documents.  Motion 
carried unanimously. 
 
10.  This item PULLED from the agenda 
 
11.  University of Idaho – Settlement Agreement 3 
 
M/S (Westerberg/Agidius):  To approve the settlement and to authorize the Vice President 
of Finance of the University of Idaho to sign all necessary settlement documents.  Motion 
carried 4-1-1-0 (Hall voted Nay, Thilo abstained, Lewis was absent for the vote). 
 
12.  University of Idaho – Litigation Collection Action 
 
M/S (Westerberg/Agidius):  To approve filing of the complaint discussed in executive 
session and authorize the General Counsel of the UI to sign the complaint and all other 
documents necessary for filing the complaint.  Motion carried unanimously 
 
13.  This item PULLED from the agenda 
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14.  GEAR-UP Evaluation Contract 
 
M/S (Westerberg/Thilo):  To direct the GEAR UP Staff, working with the Executive Director 
and Division of Purchasing, to develop and release a request for proposal leading to the 
award of a contract for evaluation services not to exceed $173,300 per year.  Motion 
carried unanimously. 
 
Executive Director Rush indicated that the maximum created in this motion is based on the 
experience of other GEAR-UP programs across the U.S.; it is at the low end.  There was 
discussion about sending this out to an RFP.  Dr. Rush noted that the dollar figure was included 
in order to give the Board a level of comfort.   
 
15.  Grant Application Approval – Millennium Fund 
 
M/S (Westerberg/Thilo):  To approve the request by Family Medicine Residency Boise and 
Idaho State University Family Medicine Residency to apply for a Millennium Fund grant 
for the Clean Start project in the amount of $810,000.  Motion carried unanimously. 
 
16.  College of Western Idaho – FY 2010 Budget Request – Occupancy Costs 
 
M/S (Westerberg/Agidius):  To approve the Line Item for occupancy costs for the College 
of Western Idaho in the amount of $976,300 and to forward the request to the Division of 
Financial Management and Legislative Services Office.  Motion carried 5-2 (Luna and Thilo 
voted nay). 
 
Scott Christie of the Board office explained that this information was not available in August 
when the Board considered line items.  There was discussion about occupancy costs and if BSU 
would be transferring funds to CWI along that line.  It was noted that those funds were not 
appropriated dollars to BSU; they were paid for by student fees.  As a result, those funds cannot 
be reallocated from BSU to CWI 
 
STATE DEPARTMENT OF EDUCATION AGENDA 
 
1.  State Superintendent’s Report 
 
State Superintendent Luna noted that the remarks he made earlier related to the eight-year plan 
were for the benefit of the Board. 
 
2.  This item PULLED from the agenda 
 
3.  Presentation of the FY 2010 Public School Budget Request 
 
State Superintendent Luna presented this item.  He noted the budget request had been 
submitted on September 1, 2008.  Tim Hill of the Department of Education discussed the budget 
and briefly highlighted the portions that were based solely on growth.  The intent at this time is to 
maintain current operations without enhancements.  It was noted that sometime between now 
and the next legislative session, new numbers will be available and the Department will be 
prepared to rework the estimates.  Mr. Luna said the final numbers for 2008 will be available in 
February.  A copy of the budget that is ultimately submitted to the Legislature will be forwarded 
to the Board.  The Board thanked Mr. Luna for providing this information to the Board. 
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4.  Idaho Council for Technology in Learning “Connections 2007: A Statewide K-20 Plan for 
Technology in Idaho Public Schools and Higher Education Institutions” – Revised 2008 
 
M/S (Luna/Thilo):  To approve “Connections 2007: A Statewide K-20 Plan for Technology 
in Idaho Public Schools and Higher Education Institutions” -- Revised 2008 as the 
statewide technology plan.  Motion carried unanimously. 
 
5.  Elementary Schools with Less than Ten Average Daily Attendance 
 
There was brief discussion as to why this information is reported.  Executive Director Rush noted 
that Idaho Code mandates that schools with less than ten students cannot receive funds.  The 
Department is therefore required to submit a report to the Board to show that they have 
approved these schools. 
 
6.  Annual Report – Hardship Status for Albion Elementary School 
 
M/S (Edmunds/Westerberg):  To approve the recommendation of Supt and ask that it be 
reported every five years.  (Motion withdrawn) 
 
Amended M/S (Edmunds/Westerberg): Amend to approve and no longer require Board 
involvement in this situation.  (Motion withdrawn) 
 
The motions were withdrawn following brief discussion. 
 
OTHER BUSINESS 
 
M/S (Agidius/Edmunds):  To adjourn the meeting at 6:40      Motion c
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STATE BOARD OF EDUCATION 
TRUSTEES OF BOISE STATE UNIVERSITY 
TRUSTEES OF IDAHO STATE UNIVERSITY 
TRUSTEES OF LEWIS-CLARK STATE COLLEGE 
BOARD OF REGENTS OF THE UNIVERSITY OF IDAHO 
STATE BOARD FOR PROFESSIONAL-TECHNICAL EDUCATION 

TRUSTEES FOR THE IDAHO SCHOOL FOR THE DEAF AND THE BLIND 
______________________________________________________________________ 

DRAFT MINUTES 
STATE BOARD OF EDUCATION SPECIAL MEETING 

November 7, 2008 
Len B. Jordan Bldg., Room 307 

Boise, Idaho 
 
A special teleconference meeting of the State Board of Education was held on November 7, 
2008 starting at 1:05 p.m.  It originated from the Len B. Jordan Building, 650 W. State Street, 
Boise, Idaho. 
 
Present: 
Milford Terrell, President   Paul Agidius, Vice President (by phone)  
  
Blake Hall (by phone)    Richard Westerberg (by phone)   
Kenneth Edmunds (by phone) Tom Luna, State Superintendent 
 
Sue Thilo joined the meeting by phone just before item 6 of the SDE agenda.   
 
Absent: 
Rod Lewis 
 
Agenda 
 
M/S (Hall/Luna): To approve the agenda as published.  Motion carried unanimously. 
 
STATE DEPARTMENT OF EDUCATION 
 
State Superintendent Luna presented the agenda for the State Department of Education. 
 
1.  Pending Rule Docket 08.0202.0803 – Revisions to Standards for Idaho School Buses & 
Operations (SISBO) 
 
M/S (Luna/Agidius):  To approve the changes to the Standards for Idaho School Buses 
and Operations to be incorporated by reference into rule.  Motion carried unanimously. 
 
Board member Hall raised a question about the fiscal impact of the revisions.  He asked for 
clarification from Mr. Luna.  Lanette Daw from the State Department of Education discussed the 
depreciation schedule and the use and mileage comparisons using the new calculation.  She 
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explained that rural districts with very long routes are most likely to use this because their buses 
wear out ahead of schedule due to the long and difficult routes they must cover.   
M/S (Luna/Hall):  To approve the pending rule to incorporate by reference the Standards 
for Idaho School Buses and Operations, Docket 08.0202.0803.  Motion carried unanimously. 
 
2.  Pending Rule Docket 08.0202.0803 – Revisions to Initial Standards for the Certification of 
Professional Personnel 
 
M/S (Luna/Westerberg):  To approve the Pending Rule, Docket 08.0202.0803 – Initial 
Standards for the Certification of Professional Personnel.  Motion carried unanimously. 
 
Luci Willits of the Department of Education discussed the changes for the benefit of the Board 
members. 
 
3.  Pending Rule Docket – 08.0202.0804 – American Indian Languages Certificate 
 
M/S (Luna/Hall):  To approve Pending Rule Docket 08.0202.0804 – American Indian 
Languages Certificate.  Motion carried unanimously. 
 
4.  Pending Rule Docket – 08.0202.0805 – Pupil Personnel Certificate – School Counselors and 
School Psychologists 
 
M/S (Luna/Agidius):  To approve the Pending Rule, Docket 08.0202.0805 – Pupil Personnel 
Certificate – School Counselors and School Psychologists.  Motion carried unanimously. 
 
5.  Pending Rule Docket – 08.0202.0806 – Alternative Authorization – Teacher to New 
Certification/Endorsement 
 
M/S (Luna/Edmunds):  To approve the Pending Rule, Docket 08.0202.0806 – Rules 
Governing Uniformity, Alternative Authorization, Teacher to New 
Certification/Endorsement.  Motion carried unanimously. 
 
By unanimous consent the Board agreed to reconsider item number 5.   
 
Mr. Luna asked to add the words “Temporary and” before the word “Pending” in his motion.   
 
By unanimous consent, the Board agreed to this change so that the approved motion 
reads:  To approve the Temporary and Pending Rule, Docket 08.0202.0806 – Rules 
Governing Uniformity, Alternative Authorization, Teacher to New 
Certification/Endorsement.     
 
Board member Sue Thilo joined the meeting at this time. 
 
6.  Amendment to Temporary and Pending Rule Docket 08.0202.0807 – Fingerprinting and 
Criminal History Checks 
 
M/S (Luna/Westerberg):  To approve the Amendment to the Temporary Rule and Pending 
Rule, Docket 08.0202.0807 – Rules Governing Uniformity, Fingerprinting, and Criminal 
History Checks.  Motion carried unanimously. 
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Luci Willits explained the amendments to the rule noting that the definition of Irregular Contact 
has been added to the rule. 
 
7.  Pending Rule Docket – 08.0203.0803 – Unique Student Identifier 
 
M/S (Luna/Agidius):  To approve the change to the Pending Rule, Docket 08.0203.0803 – 
Rules Governing Thoroughness, Unique Student Identifier.  Motion carried unanimously. 
 
PLANNING, POLICY, AND GOVERNMENTAL AFFAIRS 
 
Board member Hall presented these agenda items. 
 
1.  Amendment to Temporary and Pending Rule Docket 08.0104.0801 – Rules Governing 
Residency Classification 
 
M/S (Hall/Westerberg):  To amend the Temporary Rule and approve the Pending Rule, 
Docket 08.0104.0801 – Rules Governing Residency Classification, IDAPA 08.01.04.  Motion 
carried unanimously. 
 
2.  Pending Rule Docket 08.0111.0801 – Chapter Repeal – Out-of-State Institutions, In-State 
Non-Accredited Institutions, and Correspondence or Private Courses 
 
M/S (Hall/Westerberg):  To approve the Pending Rule, Docket 08.0111.0801 – Out-of-State 
Institutions, In-State Non-Accredited Institutions, and Correspondence or Private Courses 
(Chapter Repeal).  Motion carried unanimously. 
 
3.  Pending Rule Docket 08.0111.0802 – Chapter Rewrite – Registration of Postsecondary 
Education Institutions and Proprietary Schools 
 
M/S (Hall/Agidius):  To amend the Temporary Rule and approve the Pending Rule, Docket 
08.0111.0802 – Registration of Postsecondary Education Institutions and Proprietary 
Schools, IDAPA 08.01.11.  Motion carried unanimously. 
 
4.  Pending Rule Docket 08.0203.0804 – Assessment 
 
M/S (Hall/Agidius):  To approve Pending Rule, Docket 08.0203.0804 – Rules Governing 
Thoroughness, Assessment in Public Schools, IDAPA 08.02.03.111.  Motion carried 
unanimously. 
 
5.  Pending Rule Docket 47.0101.0801  
 
M/S (Hall/Thilo):  To approve the Pending Rule, Docket 47.0101.0801 – Rules of the Idaho 
Division of Vocational Rehabilitation.  Motion carried unanimously. 
 
6.  Assessment Program Enhancements 
 
M/S (Hall/Agidius):  To approve the request for the expenditure of $231,500 to fund three 
Assessment Program enhancements amendments as follows: 
Final Development of the Accommodated ISAT Extender - $203,000 
Data File for Preliminary Score Reports - $9,500 
Administering Graduation Test to 10th Graders in the Fall - $19,000 
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The Board authorizes the Executive Director to amend the DRC contract as necessary to 
address these Assessment Program enhancements, and to secure the approval of the 
Division of Purchasing.  Motion carried unanimously. 
 
By unanimous consent the Board agreed to remove approval of Print and Mail, and the 
Calculation of Percentile Rankings from Mr. Hall’s earlier motion, bringing the total to 

$231,500. 
 
The Board discussed the impact of the Governor’s holdback related to this item.  State 
Superintendent Luna prioritized the list of enhancements for the benefit of the Board.  He 
suggested that the enhancements for Print and Mail Individual Student Reports ($35,000) and 
Calculation of Percentile Rankings ($30,000) could wait.  Board member Hall asked for 
unanimous consent by the Board to reword his motion to reflect this change.   
 
OTHER BUSINESS 
 
M/S (Agidius/Hall):  To adjourn the meeting at 1:50 p.m.  Motion carried unanimously. 
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BOISE STATE UNIVERSITY 
 
 
SUBJECT 
 A request for new positions, change to positions and deletion of positions 
   
APPLICABLE STATUTE, RULE, OR POLICY  
 Idaho State Board of Education Governing Policies & Procedures, Section II.B.E.  
 
BACKGROUND / DISCUSSION 
 Boise State University requests approval to: 
 

• Create two (2) new faculty positions (2.0 FTE) supported by appropriated 
funds; create two (2) new faculty positions (2.0 FTE) supported by grant 
funds. 

• Create three (3) new professional staff positions (3.0 FTE) supported by local 
funds. 

• Create one (1) new classified position (1.0 FTE) supported by appropriated 
funds; create two (2) new classified positions (2.0 FTE) supported by local 
funds. 

• Increase the term of one (1) professional staff position (1.0 FTE) supported by 
appropriated funds. 

• Delete one (1) professional staff position (1.0 FTE) supported by grant funds. 
 

IMPACT 
 Once approved, the positions can be processed in the State Employee 

Information System.  
 
STAFF COMMENTS AND RECOMMENDATIONS 

The University has an ongoing initiative to convert current adjunct faculty 
positions into permanent special lecturer positions.  Adjuncts are part-time and 
special lecturers are full-time, benefited employees.   
 
Existing resources used to hire adjuncts and some supplemental funds are used 
to hire special lecturers.  This is to support the University’s strategic goals of 
retention and to better guarantee that those very much needed courses can be 
offered.  Also, these positions allow the University to build longer term 
relationships, build on stronger community and local connections that stem from 
existing relationships special lecturers may have, enhance learning experiences 
in core courses that are currently more likely to be taught by adjunct instructors, 
and better manage personnel due to resulting decrease in the number of people 
needed to teach a given number of courses. 
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The following criteria are used for creating these positions: 
• Number of adjunct instructors near full-time 
• Percent of core courses taught by department/college 
• Ratio of core credits and number of faculty 
• Bottleneck courses (high demand and lack of access impedes 

progress toward degree) 
• Number of credit hours generated by adjuncts 
• Equity across colleges 
• Hard to recruit disciplines 

 
 Staff recommends approval. 
  
BOARD ACTION 
 A motion to approve the request by Boise State University for ten (10) new 

positions (10.0 FTE); term, salary, FTE change to one (1) position (1.0 FTE); and 
deletion of one (1) position (1.0 FTE). 

 
 
 Moved by __________   Seconded by __________  Carried Yes_____  No_____ 
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NEW POSITIONS 
 
Position Title Special Lecturer 
Type of Position Faculty 
FTE 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 1/1/2009 
Salary Range $32,469 
Funding Source Appropriated 
New or Reallocation Reallocation 
Area/Department of Assignment Communication Department 
Duties and Responsibilities Provide instruction in Communication courses. 
Justification of Position Ongoing initiative to convert current adjunct 

faculty positions into permanent special 
lecturer positions. 

 
 
Position Title Special Lecturer 
Type of Position Faculty 
FTE 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 1/1/2009 
Salary Range $32,469 
Funding Source Appropriated 
New or Reallocation Reallocation 
Area/Department of Assignment History Department 
Duties and Responsibilities Provide Instruction in History courses. 
Justification of Position Ongoing initiative to convert current adjunct 

faculty positions into permanent special 
lecturer positions. 

 
Position Title Assistant Professor 
Type of Position Faculty 
FTE 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 12/14/2008 
Salary Range $78,000 
Funding Source EPSCoR Grant 
New or Reallocation New 
Area/Department of Assignment Economics Department 
Duties and Responsibilities Provide instruction and research activities for 

Economics. 
Justification of Position Long-term grant funding awarded for project in 

spatial economics/ geostatistics and land use 
modeling. 
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Position Title Assistant Professor 
Type of Position Faculty 
FTE 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 7/1/2009 
Salary Range $75,000 
Funding Source EPSCoR Grant 
New or Reallocation New 
Area/Department of Assignment Civil Engineering Department 
Duties and Responsibilities Provide instruction and research activities for 

Civil Engineering. 
Justification of Position Long-term grant funding awarded for project 

through the National Science Foundation 
EPSCoR grant run through the University of 
Idaho titled Idaho Research Infrastructure 
Improvement: Water Resources in a Changing 
Climate. 

 
 
Position Title Financial Analyst 
Type of Position Professional 
FTE 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 12/14/2008 
Salary Range $50,000 
Funding Source Local 
New or Reallocation Reallocation 
Area/Department of Assignment Vice President of Finance and Administration 
Duties and Responsibilities Work for the Associate Vice President on 

assignments related to budgets, financial 
review, project development and management 
initiatives, internal operating procedures, 
business processes and policies. 

Justification of Position Workload analysis indicates need for additional 
staff person to meet strategic goals. 
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Position Title Management Systems Coordinator 
Type of Position Professional 
FTE 1.00 FTE 
Term of Appointment 12 Months 
Effective Date 12/14/2008 
Salary Range $37,631 
Funding Source Local 
New or Reallocation Reallocation 
Area/Department of Assignment Controller's Office 
Duties and Responsibilities Serve as first line of defense in trouble-

shooting PeopleSoft Financial issues; diagnose 
and provide corrective action; provide basic 
security administration. 

Justification of Position Position needed to provide technical support 
for financial information systems. 

 
 
Position Title Director, Procurement and Vendor Relations 
Type of Position Professional 
FTE 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 12/14/2008 
Salary Range $80,000 
Funding Source Local 
New or Reallocation Reallocation 
Area/Department of Assignment Finance and Administration 
Duties and Responsibilities Develop and implement a comprehensive 

approach to procurements; oversee Accounts 
Payable and Purchasing units. 

Justification of Position Division reorganized in response to the 
University's growth in transaction volume and 
complexity in the type of transactions. 
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Position Title Administrative Assistant 1 
Type of Position Classified 
FTE 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 12/14/2008 
Salary Range $23,962 
Funding Source Appropriated 
New or Reallocation Reallocation  
Area/Department of Assignment Office of Sponsored Projects 
Duties and Responsibilities Provide administrative and clerical support for 

the Senior Research Administrator serving the 
College of Arts and Sciences in matters related 
to pre-award and non-fiscal post-award grant 
and contract management. 

Justification of Position Additional staff needed to support growth in 
sponsored project proposals and awards and 
to  assist with compliance and audit duties. 

 
 
Position Title Administrative Assistant 1 
Type of Position Classified 
FTE 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 12/14/2008 
Salary Range $23,962 
Funding Source Local 
New or Reallocation Reallocation 
Area/Department of Assignment Student Union and Student Involvement 
Duties and Responsibilities Provide customer service, logistical support, 

supervision and space and project 
management support. 

Justification of Position Opening of the Student Union expansion 
includes relocation of offices requiring 
additional administrative support at one 
location. 
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Position Title Building Facility Specialist 
Type of Position Classified 
FTE 1.00 FTE 
Term of Appointment 12 Months 
Effective Date 12/14/2008 
Salary Range $15,622 
Funding Source Local 
New or Reallocation New – revenue from Stueckle Sky Center 
Area/Department of Assignment Intercollegiate Athletics 
Duties and Responsibilities Coordinate and provide equipment set-up for 

meetings, conferences, and special events; 
provide customer service to facility patrons; 
monitor facility use and ensure compliance with 
policies and procedures; perform facility 
maintenance and cleaning. 

Justification of Position Position needed to help properly maintain the 
new facility. 

 
 
CHANGE IN POSITIONS 
 
Position Title Director, Language Resource Center 
Type of Position Professional 
FTE Change from .92 to 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 5/1/2009 
Salary Range Change from $45,841 to $50,000 
Funding Source Appropriated 
New or Reallocation Reallocation 
Area/Department of Assignment Modern Languages and Literatures 
Duties and Responsibilities Provide support to students and instructors 

using Language Resource Center computer 
lab and media collection; oversee center 
finances; maintain website and act as 
internship and non-credit course coordinator. 

Justification of Position Increase in position to align with other 
professional staff in the department and 
provide year-round center support. 
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DELETED POSITIONS 
 
Position Title News Bureau Chief 
Type of Position Professional 
FTE 1.0 FTE 
Term of Appointment 12 Months 
Effective Date 12/14/2008 
Salary Range Less $42,307 
Funding Source Grant 
New or Reallocation n/a 
Area/Department of Assignment BSU Radio - KBSU 
Duties and Responsibilities Gather, write, edit and produce news stories 

and feature reports for use in newscasts for 
Boise State Radio and the Northwest Public 
Affairs Network. 

Justification of Position Funding for this program was transferred from 
Boise State Radio to Spokane Public Radio. 
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IDAHO STATE UNIVERSITY 
 
 
SUBJECT 
 A request for approval of new positions 
 
APPLICABLE STATUTE, RULE, OR POLICY  
 Idaho State Board of Education Governing Policies & Procedures, Section II.B.E.  
 
BACKGROUND / DISCUSSION 
 Idaho State University requests approval to: 

• Create one (1) new faculty position (1.0 FTE) supported by appropriated 
funds reallocation;  

• Create one (1) new professional staff position (1.0 FTE) supported by local 
funds reallocation; five (5) new professional staff positions (5.0 FTE) 
supported by grant funds reallocation;  

• Create one (1) new classified position (.75 FTE) supported by grant funds 
reallocation; and one (1) new classified position (.80 FTE) supported by local 
funds reallocation. 

 
IMPACT 
 Once approved, the positions can be processed in the State Employee 

Information System. 
 
STAFF AND COMMENTS AND RECOMMENDATIONS 

Staff recommends approval. 
  
BOARD ACTION 
 A motion to approve the request by Idaho State University for nine (9) new 

positions (8.55 FTE). 
 
 
 Moved by   Seconded by   Carried Yes  No  
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NEW POSITIONS 
 
Position Title  Principal Accelerator Engineer 
Type of Position  Non-Classified 
FTE   1.0 
Term of Appointment  12 month 
Effective Date  December 8, 2008 
Salary Range  $80,205.00 
Funding Source  Grant Funds 
New or Reallocation  Reallocation 
Area/Department of Assignment  Idaho Accelerator Center 
Duties and Responsibilities  Design, construct and develop advanced 

accelerator based imaging systems. 
Justification of Position  To provide additional support for compliance 

with grant requirements.  The duties of this 
position have been previously performed by a 
temporary employee. 

 
 
Position Title  Chief Pulse Power Engineer 
Type of Position  Non-Classified 
FTE   1.0 
Term of Appointment  12 month 
Effective Date  December 8, 2008 
Salary Range  $69,992.00 
Funding Source  Grant Funds 
New or Reallocation  Reallocation 
Area/Department of Assignment  Idaho Accelerator Center 
Duties and Responsibilities  Chief engineer for ISIS facility at the IAC, 

responsible for ISIS accelerator operations 
maintenance, upgrades, and repairs. 

Justification of Position  To provide additional support for compliance 
with grant requirements.  The duties of this 
position have been previously performed by a 
temporary employee. 
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Position Title Chief Electronics Engineer 
Type of Position  Non-Classified 
FTE   1.0 
Term of Appointment  12 month 
Effective Date  December 8, 2008 
Salary Range  $63,378.00 
Funding Source  Grant Funds 
New or Reallocation  Reallocation 
Area/Department of Assignment  Idaho Accelerator Center 
Duties and Responsibilities  Responsible for planning, development, and 

supervision of electronic engineering activities 
among the various IAC facilities. 

Justification of Position  To provide additional support for compliance 
with grant requirements.  The duties of this 
position have been previously performed by a 
temporary employee. 

 
 
Position Title Power Pulse Engineer II 
Type of Position  Non-Classified 
FTE   1.0 
Term of Appointment  12 month 
Effective Date  December 8, 2008 
Salary Range  $61,214.00 
Funding Source  Grant Funds 
New or Reallocation  Reallocation 
Area/Department of Assignment  Idaho Accelerator Center 
Duties and Responsibilities  Operator and engineer for pulse-power 

accelerator at the IAC, responsible for vacuum 
systems, high voltage electronics systems, and 
water systems. 

Justification of Position  To provide additional support for compliance 
with grant requirements.  The duties of this 
position have been previously performed by a 
part-time employee.   
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Position Title  IT Systems Programmer Associate 
Type of Position  Classified 
FTE   1.0 
Term of Appointment  12 month 
Effective Date  December 8, 2008 
Salary Range  $34,507.00 
Funding Source  Grant Funds 
New or Reallocation  Reallocation 
Area/Department of Assignment  Idaho Accelerator Center  
Duties and Responsibilities  Maintain and customize IAC IT systems; 

oversee computers and software, dealing with 
problems and coming up with solutions. 

Justification of Position  To provide additional support for compliance 
with grant requirements.  The duties of this 
position have been previously performed by a 
temporary employee. 

 
 
Position Title  Reactor Supervisor/Assistant Lecturer 
Type of Position  Faculty 
FTE   1.0  
Term of Appointment  12 month 
Effective Date  December 8, 2008 
Salary Range  $60,000.00 
Funding Source  Appropriated Funds 
New or Reallocation  Reallocation 
Area/Department of Assignment  Nuclear Engineering 
Duties and Responsibilities  Supervise operation of the AGN-201 nuclear 

reactor; assist in undergraduate and graduate 
reactor laboratories; ensure that lab equipment 
is in good operating condition. 

Justification of Position  To provide support for valued research and 
graduate students. 



CONSENT AGENDA 
DECEMBER 4-5, 2008 

 

CONSENT – BAHR - SECTION I TAB 2  Page 5 

Position Title  Health Care Manager 
Type of Position  Non-Classified 
FTE   1.0 FTE 
Term of Appointment  12 month 
Effective Date  December 8, 2008 
Salary Range  $43,264.00 
Funding Source  Local Funds 
New or Reallocation  Reallocation 
Area/Department of Assignment  College of Technology, Workforce Training 
Duties and Responsibilities  Responsible for all health classes offered 

through Workforce Training; facilitate 
schedules; train instructors; interact with 
students and faculty; teach classes as 
appropriate; interact with the Idaho State Board 
of Nursing and Idaho PTE; and assist in 
development of new curriculum. 

Justification of Position  To provide additional support for the 
management of health classes due to the 
dramatic increase in the health programs 
offered through Workforce Training. 

 
 
Position Title Administrative Assistant 1 
Type of Position  Classified 
FTE   .75 FTE 
Term of Appointment  12 month 
Effective Date  December 8, 2008 
Salary Range  $17,534.00 
Funding Source  Grant Funds 
New or Reallocation  Reallocation 
Area/Department of Assignment  Geosciences 
Duties and Responsibilities  Manage project budgets, assist with travel 

arrangements, maintain and update web site, 
maintain inventory of equipment and facilities, 
and other duties as assigned. 

Justification of Position  To provide clerical support for rapidly growing 
geotechnologies program in Idaho Falls. 
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Position Title  Office Specialist 2 
Type of Position Classified 
FTE  .80 FTE 
Term of Appointment 12 month 
Effective Date December 8, 2008 
Salary Range $16,257.28 
Funding Source Local Funds  
New or Reallocation Reallocation  
Area/Department of Assignment College of Pharmacy 
Duties and Responsibilities Provide general office support functions. 
Justification of Position To provide additional clerical support for the 

college’s Director of Admissions/Assessment 
and the Director of Development/Alumni 
Relations. 
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UNIVERSITY OF IDAHO 
 
 
SUBJECT 
 A request for the approval of two new positions and five reactivations  
 
APPLICABLE STATUTE, RULE, OR POLICY  

Idaho State Board of Education Governing Polices & Procedures Sections II.B.3 
and II.G.1.b  
 

BACKGROUND / DISCUSSION 
 The University of Idaho requests approval to: 

• Create two (2) new positions (2.0 FTE) supported by appropriated funds 
• Reactivate five (5) positions (5.0 FTE) supported by appropriated funds 
 

IMPACT 
 Once approved, the changes can be processed on the State Employee 

Information System.   
 
STAFF COMMENTS AND RECOMMENDATIONS 

Four of these positions are focused on instructional research and one focuses on 
instruction only. 
 
Staff recommends approval. 
  

BOARD ACTION  
 A motion to approve the request by the University of Idaho to establish two (2) 

new positions and reactivate five (5) positions supported by appropriated funds. 
 
 
 Moved by __________ Seconded by ___________ Carried Yes _____ No _____  
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NEW POSITIONS 
 
 
Position Title     Assistant Professor 
Type of Position Faculty 
FTE 1.0 (1560 hours/year) 
Term of Appointment Academic Year 
Effective Date June 28, 2009 
Salary Range $63,003.20 
Funding Source Grant and Non-appropriated funds 
New or Reallocation New EPSCOR Position 
Area/Department of Assignment College of Science/Geography 
Duties Responsible for research in water resources in 

a changing climate 
Justification Position funded by EPSCOR grant for three 

years then by College of Science 
 
Position Title     Associate Dean for Admin & Students 
Type of Position Executive Administrator 
FTE 1.0 (2080 hours per year) 
Term of Appointment Fiscal Year 
Effective Date January 1, 2009 
Salary Range $90,001.60 
Funding Source Appropriated funds 
New or Reallocation New PCN from reallocation of resources 
Area/Department of Assignment College of Law/Administration 
Duties Responsible for overseeing the admissions 

and financial process at the college 
Justification Replacing the current temporary duties with 

essential permanent position 
 
 
REACTIVATIONS 
 
Position Title     Research Faculty 
Type of Position Faculty 
FTE 1.0 (2080 hours per year) 
Term of Appointment Fiscal Year 
Effective Date January 1, 2009 
Salary Range $52,416.00 
Funding Source Appropriated funds 
New or Reallocation Reactivation of PCN 0854 
Area/Department of Assignment College of Agricultural and Life Sciences/Plant, 

Soils & Entomology Science 
Duties Responsible for instruction and research 
Justification Position deleted after being vacant for 12 

months due to reorganizations 
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Position Title     Research Faculty 
Type of Position Faculty 
FTE 1.0 (2080 hours per year) 
Term of Appointment Fiscal Year 
Effective Date January 1, 2009 
Salary Range $70,470.60 
Funding Source Appropriated funds 
New or Reallocation Reactivation of PCN 1251 
Area/Department of Assignment College of Agricultural and Life Sciences/Plant, 

Soils & Entomology Science 
Duties Responsible for instruction and research 
Justification Position deleted after being vacant for 12 

months due to reorganizations 
 
 
Position Title Research Faculty 
Type of Position Faculty 
FTE 1.0 (2080 hours per year) 
Term of Appointment Fiscal Year 
Effective Date January 1, 2009 
Salary Range $77,916.80 
Funding Source Appropriated funds 
New or Reallocation Reactivation of PCN 1286 
Area/Department of Assignment College of Agricultural and Life Sciences/Plant, 

Soils & Entomology Science 
Duties Responsible for instruction and research 
Justification Position deleted after being vacant for 12 

months due to reorganizations 
 
 
Position Title     Research Faculty 
Type of Position Faculty 
FTE 1.0 (2080 hours per year) 
Term of Appointment Fiscal Year 
Effective Date January 1, 2009 
Salary Range $42,478.40 
Funding Source Appropriated funds 
New or Reallocation Reactivation of PCN 1560 
Area/Department of Assignment College of Agricultural and Life Sciences/Ag 

Economics and Rural Sociology 
Duties Responsible for instruction and research 
Justification Position deleted after being vacant for 12 

months due to reorganizations 
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Position Title Academic Faculty 
Type of Position Faculty 
FTE 1.0 (1560 hours per year) 
Term of Appointment Academic Year 
Effective Date January 1, 2009 
Salary Range $69,160.00 
Funding Source Appropriated funds 
New or Reallocation Reactivation of PCN 3771 
Area/Department of Assignment College of Natural Resources/Forest 

Resources 
Duties Responsible for instruction  
Justification Position deleted after being vacant for 12 

months due to reorganizations 
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LEWIS-CLARK STATE COLLEGE  
 
 
SUBJECT 
 A request for approval of two (2) new positions and five (5) deleted positions 
 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Polices & Procedures Sections II.B.3 
and II.G.1.b  

 
BACKGROUND / DISCUSSION 
 Lewis-Clark State College is requesting approval to: 

• Create two (2) new positions (1.23 FTE) funded by grant funds; 
• Delete five (5) positions (5.0 FTE) supported by grant funds 
 

IMPACT 
 Once approved, the positions can be processed on the State Employee 

Information System. 
 
STAFF COMMENTS AND RECOMMENDATIONS 

Staff recommends approval. 
  
BOARD ACTION 
 A motion to approve the request by Lewis-Clark State College for two (2) new 

positions and five (5) deleted positions. 
 
 

Moved _______________ Seconded ____________ Carried Yes ____ No ____
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NEW POSITIONS 
 
 
Position Title Administrative Assistant I 
Type of Position Classified 
FTE .5 
Term of Appointment 12 months 
Effective Date 12/8/2008 
Salary Range $7,500-$8,100 
Funding Source Grant Funds 
Area/Department of Assignment Business Technology and Service 
Duties and Responsibilities Responsible for scheduling 

appointments, maintaining patient 
records and general operations of the 
dental hygiene clinic. 

Justification of Position Office support for the Lane Community 
College Dental Hygiene AAS degree 
that will be hosted at LCSC. 

 
 
Position Title Administrative Assistant I 
Type of Position Classified 
FTE .73 
Term of Appointment 11 months 
Effective Date 12/08/2008 
Salary Range $16,840-$24,500 
Funding Source Grant Funds 
Area/Department of Assignment Educational Talent Search 
Duties and Responsibilities Responsible for department 

correspondence, data entry, travel, and 
general operations of the Educational 
Talent Search program. 

Justification of Position Office support for the Educational Talent 
Search grant project. 
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DELETED POSITIONS 
 
 
Position Title Director 
Type of Position Professional 
FTE .6 
Term of Appointment 12 months 
Effective Date 9/30/2008 
Salary Range $44,775 
Funding Source Grant Funds 
Area/Department of Assignment TRIO Training 
Justification of Position Grant funding terminated 
 
 
Position Title Assistant Director 
Type of Position Professional 
FTE 1.0 
Term of Appointment 12 months 
Effective Date 9/30/2008 
Salary Range $48,904 
Funding Source Grant Funds 
Area/Department of Assignment TRIO Training 
Justification of Position Grant funding terminated 
 
 
Position Title Program Aide 
Type of Position Professional 
FTE 1.0 
Term of Appointment 12 months 
Effective Date 9/30/2008 
Salary Range $34,768 
Funding Source Grant Funds 
Area/Department of Assignment TRIO Training 
Justification of Position Grant funding terminated 
 
 
Position Title Distance Learning Technician 
Type of Position Professional 
FTE 1.0 
Term of Appointment 12 months 
Effective Date 9/30/2008 
Salary Range $32,951 
Funding Source Grant Funds 
Area/Department of Assignment TRIO Training 
Justification of Position Grant funding terminated 
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Position Title Special Projects Coordinator 
Type of Position Professional 
FTE 1.0 
Term of Appointment 12 months 
Effective Date 9/30/2008 
Salary Range $39,137 
Funding Source Grant Funds 
Area/Department of Assignment Idaho Small Business Development 

Center 
Justification of Position Grant funding terminated 
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EASTERN IDAHO TECHNICAL COLLEGE 
 
 
SUBJECT 

A request to reallocate two (2) positions 
 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Sections II.B. 
and II.G.1.b. 

 
BACKGROUND / DISCUSSION 

Eastern Idaho Technical College requests approval to: 
• Reallocate two (2) classified positions (2.0 FTE) supported by appropriated 

funds. 
 
IMPACT 

Once approved, the positions can be processed in the State Employee 
Information System. 

 
STAFF COMMENTS AND RECOMMENDATIONS 

Staff recommends approval. 
  

BOARD ACTION 
A motion to approve the request by Eastern Idaho Technical College for 
reallocation of two (2) positions (2.0 FTE). 

 
 
 Moved by __________ Seconded by __________ Carried Yes_____ No_____ 
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REALLOCATION OF POSITIONS 
 
 
Current Position Title   IT Information Systems Technician 
Proposed Position Title   IT Information Systems Technician, Senior 
FTE      1.0 FTE 
Proposed Annual Salary   $43,380.48 
Current Annual Salary   $40,019.20 
Amount and Percent   $3,361.28 and 8.4% 
Effective Date    January 1, 2009 
Department/Funding   Reallocation 
Modification of Duties or Explanation There is an increased workload associated 

with the conversion to and maintenance of the 
new student information data system. This 
caused us to evaluate the use of resources in 
the information technology department, and 
resulted in this recommendation to reallocate 
resources to meet these specific needs. 

 
 
Current Position Title   Web Developer 
Proposed Position Title   IT Database Analyst 
FTE      1.0 FTE 
Proposed Annual Salary   $38,958 
Current Annual Salary   $50,960 
Amount and Percent   ($12,002) and (23.6%) 
Effective Date    January 1, 2009 
Department/Funding   Reallocation 
Modification of Duties or Explanation There is an increased workload associated 

with the conversion to and maintenance of the 
new student information data system. This 
caused us to evaluate the use of resources in 
the information technology department, and 
resulted in this recommendation to reallocate 
resources to meet these specific needs. 
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SUBJECT 
Alcohol Permits Approved by University Presidents 
 

APPLICABLE STATUTE, RULE, OR POLICY 
Idaho State Board of Education Governing Policies and Procedures, I.J.2.b. 
 

BACKGROUND / DISCUSSION 
The chief executive officer of each institution may waive the prohibition against 
possession or  consumption of alcoholic beverages only as permitted by  and in 
compliance with this policy. Immediately upon issuance of an Alcohol Beverage 
Permit, a complete copy of  the application and the permit shall be del ivered to 
the Office o f t he S tate B oard of Education, an d B oard st aff sh all di sclose t he 
issuance of the permit to the Board no later than the next Board meeting.  
 
The last update presented to the Board was at the October 2008 Board meeting. 
Since that m eeting, Board st aff h as received twenty ( 20) permits from B oise 
State University, six (6) permits from Idaho State University, thirteen (13) permits 
from the University of Idaho and one (1) permit from Lewis-Clark State College.  
 
Board staff has prepared a br ief l isting of the permits issued for use. The list is 
attached for the Board’s review. 
 

ATTACHMENTS 
List of Approved Permits by Institution page 3 

 
BOARD ACTION 

This item i s for i nformational p urposes only. A ny act ion will be at  t he B oard’s 
discretion.  
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APPROVED ALCOHOL SERVICE AT 
BOISE STATE UNIVERSITY 

October 2008 - October 
 

 
EVENT 

 
 

LOCATION DATE (S) 

Peterson Theatre Dedication Founder’s Room- 
Morrison Center 

10/2/08 
 

Fundraiser for Supporters of 
Women’s Programs 

 
Stueckle Sky Club 10/2/08 

Fall Collage of Classics Special Event Center Lobby 10/3-10/5/08 

HP Team Building Dinner Stueckle Sky Club 10/8/08 
MWI Veterinary Supply 

Manager’s Meeting 
 

Stueckle Sky Club 10/9/08 

Presidential Debate Forum Stueckle Sky Club, RR Ranch 10/15/08 

Bronco Primetime Stueckle Sky Club 10/16/08 

Appreciation Dinner & Forum – 
Capitol Distributing Stueckle Sky Club 10/16/08 

Compact Industries Board 
Meeting/Dinner 6th Floor Conference Room 10/20/08 

A Tribute to BSU Foundation 
Board of Directors Chairs 

University Advancement 
Conference Room 10/21/08 

Annual Holiday Auction 
Fundraiser for the Boy Scouts of 

America 
Stueckle Sky Club 10/25/08 

Layton Construction Reception – 
Stueckle Sky Club Thank You 

Open House 
Stueckle Sky Club Skyline Room 10/29/08 

Lucia Di Lammermoor Morrison Center Main Hall 11/1/08 

60th Anniversary Party (Parents) Stueckle Sky Club 
The Loft 11/2/08 

Alanis Morrissette Morrison Center Main Hall 11/2/08 

Elde Bailly LLP Open House for 
Clients 

Stueckle Sky Club 
Bronco Zone Room 11/10/08 

HP Partner Dinner 
HP Solutions Group  

Stueckle Sky Club 
Bronco Zone Room 11/12/08 

ASML US Tech Symposium Stueckle Sky Club 11/14/08 

Eagle Performing Arts Center 
Fundraiser Jordan Ballroom 11/15/08 

Courage  & Hope Morrison Center Main Hall 11/15/08 
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APPROVED ALCOHOL SERVICE AT 

IDAHO STATE UNIVERSITY 
November 2008 – January 2009 

 
 

EVENT 
 

 
LOCATION 

 
DATE (S) 

Harvest Moon Gala Event Stephens Performing Arts Center 11/1/08 

Recognition Dinner for ESTEC 
Partners & Advisory Council 

Members 
Pond Student Union 11/6/08 

Dinner for Board Members, 
Guest Speakers for 50th 
Anniversary Tax Institute 

Seminar 

Routunda Performing  
Arts Center 11/6/08 

President Vailas hosted dinner 
for select area physicians Rendezvous Conference Rooms 11/7/08 

Student Anthropology Club’s 
Annual and Primary Fundraising 

Event & Auction 
Magnussen Alumni House 12/5/08 

Wedding Reception with Dinner 
and Dancing Stephens Performing Arts Center 1/3/09 
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APPROVED ALCOHOL SERVICE AT 

University of Idaho  
October 2008 – December 2008 

 
 

EVENT 
 

 
LOCATION 

 
DATE (S) 

IURDC Open House and 
Stakeholders Lunch UI McCall Field Campus 10/17/08 

2nd Annual President’s 
Sustainability Symposium Egyptian Theater 10/20/08 

Graue Scholars Faculty/Alumni 
Reception Commons Clearwater Room 10/24/08 

Sigma Alpha Epsilon Remodel 
Dedication & 89th Anniversary Memorial Gym/Richard Yutzy 11/1/08 

NROTC Navy/Marine Corps      
Birthday Ball SUB Ballroom 11/7/08 

Retreat Allowing Provost Council 
Members Meet All Day Crest Room-Commons 11/8/08 

North Idaho Legislative Tour  
Legislative Dinner SUB Ballroom 11/9/08 

Markets and Investments 
Town Hall Meeting University Auditorium 11/11/08 

President’s Faculty & Staff 
Reception SUB Ballroom 12/5/08 

President’s Holiday Celebration SUB Appaloosa 12/6/08 

UIRA Holiday Reception SUB Silver/Gold 12/6/08 

ATHENA Reception/Membership 
Drive UI Commons/Whitewater 12/11/08 
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APPROVED ALCOHOL SERVICE AT 

Lewis-Clark State College 
October 2008-December 2008  

 
EVENT 

 

 
LOCATION 

 
DATE (S) 

Winter Revels Holiday Party 
LCSC Employee Gathering 

Student Union Building  
LCSC Campus 12/5/08 
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TAB DESCRIPTION ACTION 

1 PRESIDENTS’ COUNCIL REPORT Informational Item 

2 COLLEGE OF WESTERN IDAHO REPORT Informational Item 

3 IDAHO SCHOOL FOR THE DEAF AND BLIND 
ANNUAL REPORT Informational Item 

4 IDAHO STATE HISTORICAL SOCIETY BOARD 
OF TRUSTEES APPOINTMENTS Motion to Approve 

5 EASTERN IDAHO TECHNICAL COLLEGE 
ADVISORY COMMITTEE APPOINTMENTS Motion to Approve 

6 BOARD POLICY SECTION I.E. – EXECUTIVE 
OFFICERS – 1ST READING Motion to Approve 

7 BOARD POLICY SECTION III.P. – STUDENTS – 
2ND READING Motion to Approve 

8 DELEGATION OF AUTHORITY – RESIDENCY 
APPEAL DETERMINATION Motion to Approve 

9 
DELEGATION OF AUTHORITY – RURAL 
PHYSICIANS INCENTIVE FUND ADVISORY 
COMMITTEE 

Motion to Approve 

10 PENDING RULE DOCKET  08-0203-0805- 
GRADUATION REQUIREMENTS Motion to Approve 

11 PENDING RULE DOCKET08-0111-0802 – 
PROPRIETARY SCHOOL REGISTRATION Motion to Approve 
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SUBJECT 
Presidents’ Council Report 

 
BACKGROUND/ DISCUSSION 

Dr. Jerry Beck, President of the College of Southern Idaho and current Chair of 
the P residents’ C ouncil with g ive t he bi -monthly r eport for t he P residents’ 
Council. 

 
BOARD ACTION 

This item is for i nformational purposes only.  A ny act ion w ill be at  t he Board’s 
discretion. 
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SUBJECT 
College of Western Idaho Progress Report 

 
BACKGROUND/DISCUSSION 

Periodically, t he i nstitutions of hi gher e ducation i n the State of I daho are 
requested t o pr ovide a pr ogress report t o t he members of t he S tate B oard of 
Education. This will be the College of Western Idaho’s first opportunity to provide 
the Board an overview of its status and accomplishments. 
 

 Dr. Dennis Griffin, President o f the College of W estern Idaho, w ill be in 
attendance at  the meeting and will present a summary of  the accomplishments 
and future goals of the college. 

 
IMPACT 
 President Griffins’ presentation will provide the State Board members and others 

with current status information about the College of Western Idaho. 
 
BOARD ACTION 

This item i s for i nformational purposes only.  Any act ion w ill be at  t he Board’s 
discretion. 
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SUBJECT 
Idaho School for the Deaf and Blind (ISDB) Agency Report 

 
BACKGROUND/DISCUSSION 

In an effort to al low t he ag encies under t he au thority o f t he S tate B oard of 
Education an opportunity to present to the State Board of Education on a regular 
basis, o ne of the agencies will be m aking a pr esentation b efore t he B oard a t 
each meeting.  T his report will be a pr ogress report and a n opportunity f or the 
agency to supply an overview of its status and accomplishments. 
 

 Ms. Mary Dunne, Superintendent, will be in attendance at the meeting and will 
present a summary of the accomplishments and future goals of ISDB. 

 
IMPACT 
 Ms. Dunne’s presentation will provide the State Board members and others with 

current status information about ISDB. 
 
BOARD ACTION 

This item is for i nformational purposes only.  A ny act ion w ill be at  t he Board’s 
discretion. 
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IDAHO STATE HISTORICAL SOCIETY  
 
 
SUBJECT 

Idaho State Historical Society Board of Trustees Appointments  
 

APPLICABLE STATUTE, RULE, OR POLICY 
Idaho State Board of Education Governing Policies & Procedures, Section IV.G.  
Section § 31-4124 and 67-4124, Idaho Code 
 

BACKGROUND/ DISCUSSION 
The I daho State H istorical S ociety i s charged w ith r esponsibility f or t he 
preservation o f the st ate’s history and pr ehistory.  T his is done pr imarily i n 
accordance with Chapters 41 of Title 67 of the Idaho Code, and through o ther 
statutory ca pacity, su ch as that pr ovided under T itles 14, 3 3, 58, an d 63.   
Chapter 41,  Title 67 as above pr ovides statutory aut hority f or t he S ociety t o 
preserve and pr otect t he st ate’s historic, ar chaeological, ar chitectural, a nd 
cultural resources. 

 
The State Board of Education is responsible for appointing members to the Idaho 
State H istorical S ociety B oard o f Trustees.  Under t he B oard’s app ointment 
procedures the B oard m ay r e-appoint a n i ncumbent t o t he Board of T rustees 
without so liciting ot her candidates.  F or a n op en a ppointment the Board o f 
Trustees is required t o advertise t he vacancy i n t he S ociety’s publications and 
through o ther r egional and l ocal hi storical societies.  The B oard o f Trustees 
reviews all appl ication r eceived and forwards only t he m ost highly qualified 
applicants, in order of preference to the Board for consideration.  In making the 
final app ointment, t he B oard i s required t o consider g eographic representation 
and qualifications as provided for in Idaho Code §67-4124.  

 
1) Jesse Walters’ (Trustee representing D istrict 4,  which encompasses Valley, 

Boise, Elmore, and Ada counties) first term expires on December 31,  2008.  
Walters has expressed w illingness to r emain i n t his position for a se cond 
term. 
District 4 Board Appointment Recommendation:  The Board o f Trustees of t he 
Idaho State Historical Society respectfully request the State Board of Education 
reappoint the incumbent without soliciting other candidates, thus completing the 
appointment procedures for District 4. 

2) One vacancy on the Board of Trustees of the Idaho State Historical Society 
has been in place si nce May 23 , 20 08, when Fred W alters resigned his 
position as Trustee for District 3.  
The I daho S tate H istorical S ociety i ssued a new s release t o al l m edia i n 
District 3 which encompasses Adams, Washington, Gem, Payette, Canyon, 
and O wyhee counties. In a ddition, a notice w as mailed t o al l hi storical 
societies and museums in the district.   
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The following actions were also undertaken:  
 September 5 , 2008: Four applications were received by the nominating 

committee ( Earl Bennett, D istrict 2 ; J esse Walters, D istrict 4; H ope 
Benedict, District 7). 

 September 29, 2008: The nominating committee interviewed applicants by 
phone. 

 October 21 , 200 8: The ISHS Board o f Trustees t ook action o n 
recommendations for the new board member for District 3. 

District 3 Board Appointment Recommendation:  The Board o f Trustees of t he 
Idaho S tate H istorical S ociety r espectfully submits t o t he S tate B oard of 
Education the following recommendation for consideration.  No other candidates 
were qualified: 

1. John R. Walker, Jr, Mayor of Weiser 
We look forward to the appointment of this position to the ISHS Board. 

 
IMPACT 

These ap pointments would f ill all v acant positions o n t he ISHS B oard of 
Trustees. 

 
ATTACHMENTS 

Attachment 1 – Jess Walters, Bio Page 3 
Attachment 2 – John R. Walker, Jr – Resume Page 4 

 
BOARD ACTION  

A motion to approve the reappointment of Jess Walters, D istrict 4  to the Idaho 
State Historical Society Board of Trustees for a term beginning January 1st, 2009 
and ending December 31, 2014. 
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  
 
A m otion to approve t he appointment o f Jo hn R  Walker, Jr , D istrict 3,  to t he 
Idaho S tate H istorical S ociety Board o f Trustees for a t erm be ginning upon 
appointment and ending December 31, 2012. 
 
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  
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Jesse R. Walters, Boise (District 4), is a retired Idaho Supreme Court Justice.  Ju stice 
Walters was admitted to the Idaho Bar in 1963, the United States District Court of  the 
District of  I daho and the N inth C ircuit Federal Court o f Appeals.  Justice Walters has 
been a member of the American Bar Association for over twenty-five years. He served 
on t he B oard of D irectors of t he A merican Judicature S ociety an d o f t he I daho Law 
Foundation.  A fourth generation Idahoan and a Boise resident since 1963, he has been 
active i n m any community af fairs and was an i nstructor i n numerous continuing l egal 
and j udicial ed ucation pr ograms.  S ince hi s retirement, Ju stice Walters has been 
serving as a volunteer doce nt at  t he I daho S tate H istorical Museum an d as an 
interpreter and tour guide and the Old Idaho State Penitentiary.   
 
First term expires 12/31/2008. 
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EASTERN IDAHO TECHNICAL COLLEGE 
 
 
SUBJECT 

There are five vacancies on the EITC Advisory Council. 
 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Polices and Procedures IV.I. 
Section 33-2212, Idaho Code 

 
BACKGROUND/ DISCUSSION 

Consistent with Idaho Code 33-2212, the State Board for Professional-Technical 
Education may appoint an Eastern Idaho Technical College (EITC) Advisory Council 
consisting of not  less than twelve (12) or more than f ifteen (15) persons. State 
Board of  Education policy states that the EITC Advisory Council consists of the 
State D ivision of  P rofessional-Technical Education A dministrator and t he E ITC 
President as ex-officio members, and other members appointed by the State Board 
for Professional-Technical Education, each to a t erm of  t hree years. A  council 
member i s eligible f or r eappointment t o co nsecutive t erms.  In the ev ent t he 
incumbent is interested in reappointment, the Board may choose to reappoint the 
incumbent without soliciting other candidates.  For an open appointment the EITC 
Advisory Council is required to advertise the vacancy in regional newspapers.  The 
Advisory Council reviews all applications received and forwards only the most highly 
qualified applicants, in order of preference, to the Board for consideration. 

 
Five (5) people are presented by the current EITC Advisory Council to the State 
Board of Education for consideration in order to fill the vacancies that will be created 
January 1, 2009, by the resignation of two (2) Advisory Council members and the 
term completion of three (3) Advisory Council members.  Legal notices ran in three 
(3) area newspapers, the Rexburg Standard Journal, the Post Register, and the 
Jefferson Star. There were two respondents to the legal notices.   
 
Reappointments 
Terry Butikofer, Michael Clark, and Dr. Mary Girling to the EITC Advisory Council 
have all expressed their interest in being reappointed to the EITC Advisory Council. 
The Advisory Council recommends reappointment of these members. 
 
New Appointments 
Sylvia Medina and Maureen Parks are nominated by the EITC Advisory Council. 
The EITC Advisory Council requests the State Board of Education appoint Sylvia 
Medina and Maureen Parks. 

 
Their terms will begin immediately upon S tate Board of Education approval and 
continue through December 2011. 
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IMPACT 
This will bring the EITC Advisory Council membership to fifteen (15). 

 
ATTACHMENTS 

Attachment 1 - Legal Notice Page 3 
Attachment 2 - Sylvia Medina Resume Page 4 
Attachment 3 -  Maureen Parks Letter & Resume Page 5 
Attachment 3 - Terry Butikofer Letter & Resume Page 7 
Attachment 4 - Michael Clark Letter & Resume Page 10 
Attachment 5 - Dr. Mary Girling Letter & Resume Page 14 

 
BOARD ACTION 

Motion to approve the reappointment of Terry Butikofer, Michael Clark, and Dr. Mary 
Girling Eastern I daho T echnical College A dvisory Council f or a t erm beg inning 
January 1, 2009 and ending December 31, 2011. 

 
 

Moved by ___________ Seconded by __________ Carried Yes_____ No_____ 
 
A motion to appr ove t he appoi ntment of  S ylvia M edina t o t he E astern I daho 
Technical College Advisory Council for a term beginning immediately and ending 
December 31, 2011. 

 
 

Moved by ___________ Seconded by __________ Carried Yes_____ No_____ 
 
A motion to approve the appointment of Maureen Parks to the 
Eastern Idaho Technical College Advisory Council for a term beginning immediately 
and ending December 31, 2011. 

 
 
 

Moved by ___________ Seconded by __________ Carried Yes_____ No_____ 
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 Eastern Idaho Technical College 
 
On behalf of t he I daho S tate Board f or P rofessional T echnical E ducation, t he E ITC 
Advisory Council (EITCAC) is accepting applications from the public for membership on the 
EITCAC. T he C ouncil’s mission i s to provide adv ice and co unsel i n t he organization, 
establishment and co nduct of  Eastern I daho T echnical C ollege. T he t hree y ear 
appointment will be made by the Idaho State Board for Professional Technical Education. 
Members serve without salary and can expect to meet in Idaho Falls four times annually. 
Prospective members must have a high interest in professional technical education and a 
general understanding of the college mission. 

 
To be considered for appointment each applicant must submit a one page letter expressing 
his or her interest in membership, provide a resume of qualifications and identify his or her 
primary residence. A ll appl ications must be r eceived no l ater than July 31, 2008, and 
addressed as follows: 

 
Chairman 
EITC Advisory Council 
Eastern Idaho Technical College 
1600 South 25th East 
Idaho Falls, Idaho 83404-5788 
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Sylvia Medina  
President & CEO, North Wind, Inc.  

Ms. Sylvia Medina is the President and CEO of North Wind, Inc.  North Wind, Inc. is 
a woman owned SBA 8(a) business that provides a full suite of environmental services 
and selected traditional construction services.  

Ms. Medina began North Wind, Inc. with a clear vision for positively impacting the 
environment, developing impeccable customer relations, and employing highly 
skilled professionals with a passion for work in their areas of expertise.  Her 
technical and business insights have contributed to North Wind=s award-winning 
customer service and remarkable small business growth since its inception in 1997.  Celebrating its 11th 
year in business, North Wind has successfully launched business operations from more than 19 
independent office locations.  North Wind=s geographical coverage includes offices located in the 
majority of the western and southern United States, the East Coast, and Alaska.  North Wind=s net worth 
has experienced sustained growth since its inception, and revenues have more than tripled since 2003.  
This trend is due, in part, to the addition of patent-pending innovative technologies, research and 
development initiatives, significant investment in capital equipment and machinery required to self-
perform full-service programs, and persistent diversification of customer base.  

Now with over 18 years of experience serving the environmental industry as both a corporate executive 
and environmental engineer, Ms. Medina is recognized in the industry as a leader in small business 
innovation and unmatched customer responsiveness.  North Wind=s customers include Department of 
Energy, Air Force, Army, Army Corp of Engineers, Navy, Environmental Protection Agency, National 
Park Service, Bureau of Land Management, Forest Service, National Oceanic and Atmospheric 
Administration, as well as many contracts in the private sector.  

Sylvia grew up in northern Arizona and attended college at New Mexico Tech in Socorro, New Mexico, 
where she received Bachelor=s of Science degrees in Environmental Engineering and Biology.  After 
graduating from New Mexico Tech, Ms. Medina relocated to Idaho, where she made numerous 
contributions as an environmental engineer at the Idaho National Environmental Laboratory (INEL).  
During her five year employment period at the INEL, she returned to college at the University of Idaho 
and received her Master=s of Science degree in Waste Management with an emphasis in Chemical 
Engineering.   

In addition to her work in the environmental industry, she serves on the Board of Directors for several 
organizations, including:  

• Women Impacting Public Policy (WIPP), Washington, DC  
• Grow Idaho Falls  
• Idaho Falls Symphony  
• Idaho State University Foundation  
• Snake River Animal Shelter, LLC (President) 
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6930 Limousin Avenue 
Idaho Falls, ID 83404 
July 2, 2008 
 
 
 
Chairman 
EITC Advisory Council 
Eastern Idaho Technical College 
1600 South 25th East 
Idaho Falls, ID 83404-5788 
 
Dear Sir or Madam: 
 
The legal notice in the Post Register seeking applicants for membership on the Eastern 
Idaho Technical College Advisory Council (EITCAC) piqued my interest. I understand 
this is a three-year appointment made by the Idaho State Board for Professional-
Technical Education. With a good knowledge of, and high interest in, professional- 
technical education and an understanding of the college mission, I wish to be 
considered for the position. 
 
I have recently retired from the position of Region VI Tech Prep Coordinator where I 
worked to deliver the federal Tech Prep program to administrators, staff, and faculty in 
17 school districts (24 high schools). I am proud of the program that is currently offered 
to students to prepare them for lives beyond their high school experiences. 
 
In addition, my job responsibilities required me to work closely with the State Division of 
Professional-Technical Education in supporting its mission of providing youth and adults 
with the technical skills, knowledge, and attitudes necessary for successful performance 
in a highly effective workplace. 
 
I wish to be appointed to the Advisory Council and support EITC in its mission to 
provide superior educational services in a positive learning environment that supports 
student success and regional workforce needs. 
 
Thank you for your consideration. The enclosed resume will give you additional 
information. Please call me at 521-0976 to further discuss this appointment. 
 
Sincerely, 
 
 
 
Maureen Parks 
 
Enclosure 
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6930 Limousin Avenue 208-521-0976 
Idaho Falls, ID 83404 parks@ida.net 
 

Maureen Parks  
 
Position  Member, Eastern Idaho Technical College Advisory Council 

(EITCAC)  
   
Experience   May 2005 C June 2008 

Region VI Tech Prep Coordinator 
Eastern Idaho Technical College 
 
Was responsible for: 
$ administering federal Tech Prep program for 17 school districts 
(24 high schools) 
$ writing grants 
$ budgeting 
$ coordinating activities with Idaho Division of 
Professional-Technical Education and college personnel 
 
August 1989 C August 2005 
School District #91, Idaho Falls, ID 
Classroom teacher, Business Education, 16 years 
Professional-Technical Education Department Chairman, 14 years 

   
Education   Master of Education, Idaho State University, May 1998 

$ Major Occupational Training Management 
 
Bachelor of Science, Idaho State University, May 1989 
$ Major Education/Business Education/Office Occupations 

   
Qualifications  Strong writing and verbal communication skills 

Interpersonal and negotiating skills 
Experience setting long-term goals and working collaboratively to 
achieve them 
High interest in professional-technical education 
Understanding of the college mission 
Problem solver and decision maker 

   
References  Furnished upon request. 
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Jacque Larsen 
Eastern Idaho Technical College 
1600 S. 25th E. 
Idaho Falls, Idaho 83404-5788 
 
November 26, 2008 
 
Dear Jacque, 
 
I am interested in continuing my appointment to the Eastern Idaho Technical College’s 
advisory board.  I have enjoyed my association with others on the Council and with Eastern 
Idaho Technical College and feel that my membership has led to effective partnerships with the 
College.  I look forward to continuing this relationship.   
 
Thank you for your assistance in this matter. 
 
Sincerely,  
 
 
Terry Butikofer 

Terry L. Butikofer, Business Manager 
East-Central Idaho Planning and 

Development Association 
299 East 4th North, Rexburg, ID 83440 

Phone: (208) 356-4525, Ext. 311 
Fax: (208) 356-4544 
Cell: (208) 390-4946 

E-Mail: terry.butikofer@ecipda.net 
 
 
 



PLANNING, POLICY AND GOVERNMENTAL AFFAIRS 
DECEMBER 4-5, 2008 

 

PPGA TAB 5  Page 8 

   TERRY L. BUTIKOFER 
 
 482 Partridge Lane 
 Rexburg, Idaho 83440 
 (208) 356-4946 

E-mail: terry.butikofer@ecipda.net 
 
 
PROFESSIONAL PROFILE 
 
Successful planner who works effectively with people from diverse professional backgrounds 
and orientation; skilled developer and manager of projects and programs; accustomed to seeing 
projects completed on time and on budget; known as an organizer that pays attention to detail 
and follows through with tasks; effective team player with strong work ethic and sense of 
loyalty; proficient communicator with excellent platform skills; qualified computer user with 
working knowledge of networking, the Internet, electronic spreadsheets, word processing, 
data-base packages, and accounting software.  I have worked with the Eastern Idaho Technical 
College for the past 23 years in various workforce development activities.   
 
 
PROFESSIONAL EXPERIENCE AND SKILLS 
 
  The Development Company - Rexburg, Idaho        1985 - Present 
 

 Have worked with Cities and Counties to help conduct public facility studies, and 
develop public facility projects, benefiting communities in East-Central Idaho. 

 
 Have obtained and administered private and federal funding for numerous area 

Cities and Counties to assist in the funding of water and sewer projects, street 
projects, fire stations, community centers, senior citizen centers, and district health 
centers.   

 
 Have developed and implemented effective workforce development activities in the 

nine county area of East-Central Idaho.  Have coordinated local workforce 
development efforts as part of the State's Workforce Development efforts including 
rapid response to business closures and lay-offs.    

 
 Vice Chairman of Eastern Idaho Technical College’s advisory council. 

 
 Currently also working in the loan department to assist small businesses grow and 

expand throughout the region.  
 
 
 



PLANNING, POLICY AND GOVERNMENTAL AFFAIRS 
DECEMBER 4-5, 2008 

 

PPGA TAB 5  Page 9 

TERRY L. BUTIKOFER 
Page 2 

 
 

ComputerLand Corporation - Hayward, California      1984 -1985 
 

Training Coordinator / Trainer 
 

 Coordinated all corporate training classes for franchise owners and store managers. 
 

 Developed training materials for use in franchise owner and store manager training. 
 

 Trained and facilitated small groups from diverse professional backgrounds in 
various areas including; the use of computer hardware and software, and small 
business management. 

 
 

EDUCATION AND TRAINING 
 
 Rapport Leadership Institute 
 Atlanta, Georgia 
 Leadership Breakthrough I 
 

Grantsmanship Center 
Boise, Idaho 
Graduate, Program Planning and Proposal Writing 

 
Idaho State University 
Idaho Falls, Idaho  
Graduate Studies: Emphasis Corporate Training 

 
Brigham Young University 
Provo, Utah 
B.A., Training and Human Resource Development:  August, 1984



PLANNING, POLICY AND GOVERNMENTAL AFFAIRS 
DECEMBER 4-5, 2008 

 

PPGA TAB 5  Page 10 

05 November, 2008 
 
 
Frank Just 
Chairman,  
EITC Advisory Council 
1600 S 25th E 
Idaho Falls, ID 83404-5788 
 
 
Dear Mr. Just 
 
I would like to thank you and the college administration for the opportunity to work with 
the Eastern Idaho Technical College these past years. As my term on the council 
expires in December of this year, I would like to express my interest in continued 
service to the college through participation on the advisory council.  
 
 
 
 
      Sincerely 
 
 
 
 
      Michael L. Clark, P.E. 
 
 
 
 
 
 
Attachments: MLC-2008 Resume 
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  MICHAEL L. CLARK, P.E. 
 

EDUCATION 
 

• Master of Science, Mechanical Engineering, Utah State University, Logan, Utah. June 1993.   
   Thesis: “The Automation of Microbiological Analysis through the Application of Reflectance Colorimetry.” 
• Bachelor of Science, Mechanical Engineering, Utah State University, Logan, Utah.  June 1988. 
 

WORK EXPERIENCE 
 

• Advisory Engineer, Battelle Energy Alliance, LLC, Idaho Falls, ID. January 1990 - Present. 
- Project eng ineer f or R emote T reatment P roject ( RTP) at  MFC.  Responsible for 

coordination and integration of INL and subcontractor design efforts.  
- Mechanical design, analysis, fabrication, and testing of remote waste package vacuum 

and inerting, leak testing, non-destructive evaluation, and stress mitigation equipment 
for Yucca Mountain Project. 

- Mechanical/structural design, fabrication, and integration of sensor mounting hardware 
and modification of aircraft for DARPA research projects 

- Conceptual desi gn and sp ecification of  bag-out and w aste ca nister l oading/sealing 
system for the Sodium Bearing Waste facility proposed at INTEC. 

- Project lead responsible for mechanical process design, analysis, and system integration 
of a low-cost, public access liquid and compressed natural gas (LNG/CNG) refueling 
station.  Program lead for the INEEL alternative fuel vehicle component development 
program.  

- Project manager and technical lead for an automated laboratory technology development 
program. Duties included proposal generation, development and tracking of work scope 
and budget ($1.1M/yr), coordination of  mechanical, electrical, and software design, 
fabrication ef forts, and co ordination with development teams at five Department of 
Energy (DOE) and three university facilities. Responsible for hardware specification, 
development, evaluation, and documentation f or a nat ional aut omated l aboratory 
technology development program.  

- Technical advisor and sub-committee review chairman for Laboratory Directed Research 
and Development (LDRD) program.  Coordinate t echnical r eview of  r esearch and 
development proposals submitted for funding by INL researchers.  Provide ongoing 
technical oversight and review of research projects. 

- Project engineer for a wide variety of technology development programs.  Responsible for 
the design, analysis, fabrication, system integration, and testing of remote inspection 
vehicles, r emote dr um and packa ge handl ing eq uipment and r emote automated 
laboratory instrumentation. 

- Mechanical engineer providing component design, system integration, and analysis for 
remote waste facility support equipment, off-gas scrub solution recycling and sludge 
handling systems, and a high-pressure (60,000-psi) cryogenic fluid cutting and abrading 
system. 

- Proficient using Pro-engineer Wildfire 3 modeling/analysis package, AutoCAD, and most 
PC office software.  

- Laboratory Space Coordinator for leased l ab f acility.  R esponsible f or co ordinating 
research and dev elopment pr ojects in t he f acility.  R esponsible for ensuring 
implementation of  I ntegrated S afety M anagement S ystem (ISMS) in the facility. 
Responsible for authorizing work in laboratory areas.  Primary authorized employee for 
activities requiring lockout/tagout controls in the facility. 
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MICHAEL L. CLARK, P.E.  
Page 2 

 
- Received EG&G co rporate w aste r eduction aw ard, t hree Q uality I mprovement/Cost 

Reduction aw ards ($200K sa vings), ni ne Lockh eed M artin E xcellent Performance 
awards, and eight Bechtel P+ awards. 

- Member, INL Speaker's Bureau and INL Volunteer Tutor's Program, participating in many 
technology presentations to local and statewide schools and youth groups each year. 
 

• Patents 
- “Apparatus for Dispensing Compressed Natural Gas and Liquefied Natural Gas to Natural Gas Powered 

Vehicles” (Clark, Wilding, Palmer, Bingham) 
- "Analytical Liquid Test Sample Filtration Apparatus" (Lohnes, Clark, Klingler, Turner), 
- "Method and Apparatus for Processing a Test Sample to Concentrate an Analyte in the Sample from a 

Solvent in the Sample” (Clark, Klingler, Turner, Beller). 
- “Sonication Standard Laboratory Module” (Beugelsdijk, Hollen, Roybal, Errkila, Broniz, Clark) 
 

• Principle Project/Design Engineer, WESCOR INC., Logan, Utah.  June 1988 - Dec. 1989. 
- Mechanical and control system design and manufacturability development of the OmniSpec© Automated 

Bio-Burden Analyzer from initial concept to beta-test prototype 
 

• Designer/Draftsman, Space Dynamic Laboratories, Logan, Utah.  June 1987-June 1988.    
- Mechanical and structural design of  c ryogenic Dewar and c ryogenic f luid di stribution s ystems us ed in 

calibration and test equipment for atmospheric research satellites. 
 
• Subcontractor, Self-Employed, Logan, Utah.  June 1986 - August 1987.  
-  Installed and serviced residential HVAC systems. 

 
• Inventory Control, Logan Farm Equipment, Idaho Falls, Idaho. Summers 1981 - 1985.  
- Responsible for quality inspection of parts  
- Managed/controlled spare and production parts inventories. 
- Assisted with on-site service and repair.  
 

• Farmer, Rigby, Idaho. 1971 - 1985. (Indentured servitude) 
- Assisted in the operation of family-owned hay, grain and cattle farm. 

 
COMMUNITY 

 
• Advisory Council Member, Eastern Idaho Technical College Advisory Council. Serve in an advisory 

capacity to help develop the college mission and vision with respect to technical education. 
• Chairman, Jefferson County Planning and Zoning Commission, and Comprehensive Plan Development 

Committee. 
• City Councilman, Elected city council, Menan, Idaho. 1994 - 2002.  2 Terms. 
- First term, responsible for parks and recreation programs, including facilities maintenance. 
- Second term, responsible for municipal wastewater plant upgrades and operation. 
• Scoutmaster, Explorer Post Advisor, Varsity Scout Coach, Boy Scouts of America. 
• Chairman, Menan Community Fourth of July Celebration and Fireworks 
• Competition Judge, Annual Robo-Challenge robotics competition 
 

OTHER 
• Professional Engineer, Mechanical, State of Idaho  
• Certified Waste Water Operator, State of Idaho, Level I  
• Member, SAE Alternative Fuel Vehicle Standards Development Committee. 
• Department of Energy “Q” Security Clearance 
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MICHAEL L. CLARK, P.E.  
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• Selected to Outstanding Young Men of America, 1987. 
• Conversant in oral and written Spanish 

 
 

SELECTED PUBLICATIONS AND PAPERS 
 
• "A Modular Approach for Automated Sample Preparation and Chemical Analysis."  Clark, Turner, 

Klingler, and Pacetti.  “NASA Tech Briefs”, NASA Conference Publication 3249, Volume One.  
Presented paper at Technology 2003 Technology Transfer Conference.  1993 

• -  "Integrating a Broad Variety of Laboratory Modules into the CAA Architecture."   Pittsburgh Conference 
on Analytical Chemistry and Applied Spectroscopy, 1994.  Pacetti, Ferguson, Turner, Clark, and 
Klingler. 

• "Standard Laboratory Modules: Function and Design."  Laboratory Robotics and Automation”, Vol. 6, No 
2, April 1994.   Erkkila, Clark, Turner, and Dodson. 

• "Development and Integration of GPC and Drying Column Technologies into Standard Laboratory 
Modules.  ORNL DOE Conference on Analytical Chemistry in Energy Technology, October 1992.  
Presented paper. 

• "Remote Size Reduction for DOE, OTD Robotics Technology Development Program" Spectrum 92 
International Topical Meeting on Nuclear and Hazardous Waste Management, August 1992.  
Presented paper. 

• "Chemical Analysis Automation Standard Laboratory Module Paradigm: The High Volume Concentrator 
Module @ Pittsburgh Conference on Analytical Chemistry and Applied Spectroscopy, 1997.  Clark, 
Turner, Klingler, Shurtliff, Kinoshita and Young. 

• Real-Time Radioscopy Upgrade At The Idaho National Engineering And Environmental Laboratory 
Stored Waste Examination Pilot Plant.  Presented at Spectrum 2003, Croft, Davis, Clark, Gavalya, 
Carney, Weseman,  Zollinger, and  Galbraith 
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November 6, 2008 
 
 
Chairman 
EITC Advisory Council 
1600 S 25th E 
Idaho Falls, ID 83404-5788 
 
 
To Whom it may Concern: 
 
I would like the opportunity to continue my appointment on the Eastern Idaho Executive 
Advisory Counsel for the coming year. I will send a full statement and list of 
qualifications on November 6, 2008. Thank you very much for allowing me to serve.  
                                                                                               Mary E. Girling MD 
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Mary E. Girling, MD 
 
Career Objective: Part Time Practice in General Obstetrics and Gynecology 
Work Experience: Idaho Falls, Idaho 

General Obstetrics and Gynecology 
2002-present 
 
Lynchburg, Virginia 
Partner, General Obstetrics and Gynecology 
1999-2002 

Certification: Diplomat of the American Board of Obstetrics and Gynecology 
November 9, 2001-December 31, 2007 

Education: Medical College of Virginia, Richmond, VA 1995-1999 
Obstetrics and Gynecology Residency 
Chief Resident 1998-1999 
Richmond Symphony Chorale 1996-1999 
Bowman Gray School of Medicine,  
Winston-Salem, NC 1991-1995 
Degree:  Doctor of Medicine 
Honors:  Graduated Top Ten Percent of Class 
  McMiIlan Scholarship 
  PEO Woman’s Regional Scholarship 
  Parallel Curriculum 1991-1993 
Duke University

Research: 

, Durham, NC 1987-1991 
Degree:  Bachelor of Science of Engineering 
Majors:  Biomedical and Electrical Engineering 
Honors:  Tracy Leonard Scholarship 
  Honor’s Distinction in Biomedical Engineering 
Activities:  Duke Engineering Planning Board 
  Freshman Advisory Counselor 
  Delta Gamma Sorority: Rush Party Chair, Music  
  Ritual Officer 
  Duke University Chapel Choir 
  Duke University Chorale 
Medical College of Virginia, Chief Research and Presentation, 
Steroid Use in Clinical Stabilization of HELLP Syndrome. 
Duke University, Honors Thesis in Biomedical Engineering, 
Computer Modeling of Tropomyosin and Coiled-Coil Proteins 
Duke University

Licensure: 

, Research Assistant for assembly of cardiac implants, 
Measuring Cardiac Flow Parameters via Peizoelectic Crystals 
State of Idaho, State of Virginia 

NBME: Steps 1, II, and III 
Associations: ACOG Fellow, #0416847 

Idaho Medical Association 
Lynchburg Academy of Medicine 
Virginia Medical Society 
Ware-Dunn Honorary Society 

Honors: University of Utah, James R. Scott MD Award 
Personal: Married to Phillip Girling, MD for 10 years with 4 children Enjoys cooking, 

pets ( 3 dogs and 3 cats), piano and choral music 
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SUBJECT 
First Reading – Board Policy I.E.  Executive Officers 
 

REFERENCE 
April, 2007 Board approved the first reading of  Board Policy I .E. 

Executive Officers. 
 

APPLICABLE STATUTE, RULE, OR POLICY 
Idaho State Board of Education Governing Policies & Procedures, Sections I.E. 
Executive Officers. 
  

BACKGROUND/DISCUSSION 
Board Policy I .E.2.c. provides that t he B oard and  eac h chief ex ecutive o fficer 
shall si gn an ann ual l etter o f ag reement t hat documents the per iod of 
appointment, salary, and any  additional terms.  T hese annual letter agreements 
correspond to the state fiscal year, with effective dates beginning each July 1 and 
continuing through June 30 of the next succeeding year.  In an effort to improve 
and st rengthen t he B oard’s efforts in r ecruiting and r etaining highly qualified 
candidates, B oard P resident T errell has asked t he O ffice o f S tate B oard o f 
Education st aff t o pr opose a r evision t o Board P olicy t o per mit m ulti-year 
employment ag reements for its chief ex ecutive o fficers.  A pr oposed p olicy 
revision is outlined i n at tachment 1 .  N ote that t he B oard ap proved proposed 
revisions to Policy I.E. in June 2007, but those revisions have not received f inal 
Board approval.  B ecause of t he l ength of t ime t hat has passed si nce t hose 
proposed revisions were first approved, they are being submitted for re-approval 
as another first r eading, and i nclude t he additional P olicy r evision per mitting 
multi-year employment agreements with the institution presidents.  
 
In a ddition, st aff were r equested to pr ovide i nformation about structuring m ore 
competitive executive compensation and  ben efits packages for institutional 
presidents.  That information is contained in attachment 2. 
  

IMPACT 
Proposed r evisions to this policy would al low f or the B oard t o en ter i nto multi-
year contracts with the Board’s chief executive officers when deemed necessary 
for retention purposes.   
 

ATTACHMENTS 
Attachment 1 - Revised Governing Policy Section I.E. Page 3 
Attachment 2 – Executive Compensation – Additional Contractual Page 9 

Options (excerpt from “Presidential Compensation 
in Higher Education, AGP Press-2008 

 
STAFF COMMENTS AND RECOMMENDATIONS 

If the Board chooses to revise its Policy and to enter into multi-year employment 
agreements with its chief ex ecutive of ficers, t hen ca re sh ould be t aken t o 
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carefully cr aft appropriate terms and co nditions of employment, i ncluding 
compensation a nd be nefits, as well as provisions relating t o eva luations and 
separation.   
 
Board st aff r ecommends approval of  t he first r eading of  B oard P olicy I .E. as 
submitted. 
 

BOARD ACTION 
A m otion t o ap prove t he first r eading o f t he am endment t o B oard P olicy I .E. 
Executive Officers. 
 
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____ 
 

 



PLANNING, POLICY AND GOVERNMENTAL AFFAIRS 
DECEMBER 4-5, 2008 

PPGA TAB 6  Page 3 

Idaho State Board of Education    
GOVERNING POLICIES AND PROCEDURES   
SECTION: I. GENERAL GOVERNING POLICIES AND PROCEDURES 
SUBSECTION: E. Executive Officers     April 2002 February 2008 

E. Executive Officers 
 

 

This policy section shall apply to the Board’s chief executive officers, as defined in Section 
II. D. 2. b. This policy section does not apply to the executive director of the Idaho State 
Historical Society or the State Library Commission. 

1. Executive Director 
 

The Executive Director serves as the administrative extension of the Board director of the 
Board’s staff. Pursuant to Idaho Code 33-102A the Executive Director shall be under the 
direction of the Board and shall have such duties and powers as are prescribed by the Board. 
The Executive Director is charged with ensuring the effective articulation and coordination 
of the institutions, school, agency, and school, and statewide concerns and is advisor to the 
Board and the pPresidents/aAgency hHeads/Superintendent

 
 on all appropriate matters. 

2. Presidents/Agency Heads/Superintendent (also referred to as chief executive officers) 
 
 a. Responsibilities 
 

The President/Agency Head/Superintendent is the chief program and administrative 
officer of the institution, agency or school.  The President/Agency Head/Superintendent 
has full power and responsibility within the framework of the Board's Governing Policies 
and Procedures for the organization, management, direction, and supervision of the 
institution, agency or school and is held accountable by the Board for the successful 
functioning of the institution, agency or school in all of its units, divisions, and services. 
The President/Agency Head/Superintendent is employed by and serves at the pleasure of 
the Board unless the contract of employment specifies otherwise. 

 
For the higher education institutions, the Board expects the pPresidents to obtain the 
necessary input from the faculty, classified and exempt employees, and students, but it 
holds the pPresidents ultimately responsible for the well-being of the institutions, and 
final decisions at the institutional level rest with the pPresidents. 

 
 b. The Chief Executive Officer is held accountable to the Board for performing the 

following duties within his or her designated areas of responsibility: 
 
 (1) Relations with the Board 
 

 (a) Conduct of the institution, school or agency, or school

    

 in accordance with the 
Governing Policies and Procedures of the Board and applicable state and federal 
laws. 
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  (b) Effective communication among the Board, the Board office, and the institution, 
school or agency, or school

 
. 

(c) Preparation of such budgets as may be necessary for proper reporting and 
planning. 

 
(d) Transmittal to the Board of recommendations initiated within the institution, 

school or agency
 

, or school. 

(e) Participation and cooperation with the office of the Board in the development, 
coordination, and implementation of policies, programs, and all other matters of 
statewide concern. 

 
(f) Notification to Board President or Executive Director of any out-of-state absence 

exceeding one week. 
  
  (2)  Leadership of the institution, school or agency
 

, or school 

 (a) Recruitment and retention of employees 
 
 (b) Development of programs, in accordance with an evolving plan for the institution, 

school or agency, or school
 

. 

 (c) In cooperation with appropriate parties, the promotion of the effective and 
efficient functioning of the institution, school or agency, or school

 
. 

 (d) Development of methods that will encourage responsible and effective 
contributions by various parties associated with the institution, school or agency, 
or school in the achievement of the goals of the institution, school or agency, or 
school

 
. 

 (3)  Relations with the Public 
 
 (a) Development of rapport between the institution, school or agency, or school and 

the public that it each
 

 serves. 

 (b) Official representation of the institution, school or agency, or school

 

 and its 
Board-approved role and mission to the public. 

(c) The agency heads and superintendent are evaluated by the Executive Director, 
who makes recommendations to the Board with respect to future contracts and 
compensation. The Presidents are evaluated by the Board. The performance 
evaluation is based upon the duties outlined in the policy and mutually agreed 
upon goals. Final decisions with respect to future contracts are made by the 
Board. 
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 c.   Appointment
 

 Terms and Conditions 

Each chief executive officer is employed and serves at the pleasure of the Board as an at-
will employee. Appointments to the position of President of the higher education 
institutions and Executive Director of the Board are made by the Board. The Executive 
Director shall have authority to identify candidates and make recommendations for the 
appointment of the Agency Heads and superintendent, which must be approved and 
appointed by the Board. The Board and each chief executive officer shall sign an annual 
letter of agreement may enter into an employment agreement for a term of more than one 
(1) year but not more than five (5) years that documents the period of appointment, salary 
compensation, and any additional terms. The Board shall evaluate the performance of 
each chief executive officer pursuant to the Board’s evaluation policy

 

.  The Board’s 
Policies regarding Non-classified Employees, Section II, Subsection F, do not apply to 
the Board’s chief executive officers. 

d. 
 

Evaluations 

 

The Agency Heads and Superintendent are evaluated by the Executive Director annually, 
who makes recommendations to the Board with respect to compensation and employment 
actions. The Presidents and Executive Director are evaluated by the Board annually. The 
performance evaluation is based upon the term of any employment agreement, the duties 
outlined in the policy, and mutually agreed upon goals. Final decisions with respect to 
compensation and employment actions with regard to chief executive officers are made 
by the Board. 

 e.
 

 Compensation and Benefits 

The Each chief executive officer’s annual salary shall be set and approved by the Board. 
The chief executive officers shall not receive personal supplemental salary or benefits or 
supplements compensation from an affiliated institutional foundations or from any other 
affiliated organizations source except as allowed for that institutional pPresidents 
pursuant to may receive perquisites or benefits as permitted by

 

 topic 3, subtopic E, below 
and as such is specifically approved by the Board in each instance. Additionally, the 
Cchief Eexecutive Oofficer may not receive personal salary or benefits or supplements 
from other outside sources without prior Board approval.  

In addition to the salary referred to above, the each Cchief Eexecutive Oofficer shall 
receive the usual and ordinary medical, retirement, leave, educational, and other benefits 
available to all institutional, school and agency, and school
 

 employees. 

 
 

f. Termination 

 

In the event a chief executive officer’s appointment is terminated by Board action (for or 
without cause), then such individual shall only be entitled to compensation and benefits, 
if any, for which he or she may be eligible under the terms of his or her employment 
agreement.  

g. The Each Cchief Eexecutive Oofficer shall receive reasonable and adequate liability 
insurance coverage under the state's risk management program. In addition, the 
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institutional foundations and other affiliates shall provide the necessary directors and 
officers insurance for the Chief Executive Officer. 
 

 ei. Relocation and moving expenses incurred by the each

 

 chief executive officer will be paid 
in accordance with the policies and rates established by the State Board of Examiners. 

 

fh.  Each chief executive officer earns annual leave at a rate of two (2) days per month or 
major fraction thereof of credited state service. 

3. Institutional Presidents: Housing, Automobile, and 

 

Expense Reimbursement, and 
Termination Policy 

 a. The institutional pPresidents are responsible for hosting official functions to promote 
their respective institutions.  Three (3) institutions The University of Idaho and Lewis-
Clark State College each own homes that are the most suitable facilities available for this 
purpose.  At these institutions, the pPresidents of such institutions

 

 are required to live in 
the official residences provided. 

  To preserve the image of the institutions and to provide adequate maintenance of state-
owned property, the institutions shall provide support services for these residences. This 
support shall include maintenance and repairs, utilities, and grounds keeping. 

 
  In the event that the institution does not own an official residence, a housing allowance 

will be provided that is similar in value to living in the an

 

 official residence. In addition, 
this allowance shall cover reasonable maintenance and repair expenses related to the use 
of this home as the pPresident's official residence. 

 b. Each institutional

   

 pPresident shall be provided an automobile.  Maintenance, repairs, gas 
for business use, and insurance shall be provided for this vehicle. 

  If  a an institutional

 

 pPresident does not elect to use a vehicle provided by the institution, 
the institution will provide the pPresident a vehicle allowance in lieu of the cost of 
leasing, automobile maintenance, and insurance. Documented business travel will be 
reimbursed to compensate for gasoline costs. 

 c. The a institutional 

  

pPresidents shall receive reimbursement for official entertainment 
expenses. Public relations and other out-of-pocket expenses may be reimbursed if they 
are directly related to the function of the institution as determined by the President.  (See 
fiscal policy for entertainment and related expenses.)  

d. Termination 
 

In the event the president's appointment is terminated by Board action (for or without 
cause), the president shall be paid all compensation and benefits, under the terms of his or 
her employment agreement until the termination of said appointment. A President with 
tenure privileges may return to the college in the institution in which tenure was granted 
as an academic faculty member. 

 
ed. Foundation Provided Perquisites or Benefits 
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(1) Supplemental compensationPerquisites or benefits for the institutional pPresidents, 

such as country club or dining club memberships, may be provided by the 
institution’s affiliated foundation meeting all requirements of Section V, Subsection E 
of the Board’s Governing Policies and Procedures if 

 

approved by the Board on a 
case-by-case basis. Any such supplemental compensation or benefit must meet all 
requirements of this subtopic. 

(2) The funding for such supplemental compensation or benefits must be provided by the 
institution’s related foundation meeting all requirements of Section V, Subsection E 
of the Board’s Governing, Policies and Procedures. 

 
(3) The presidents shall, at the first knowledge of any proposed supplemental 

compensation or benefits, refer the foundation representatives to the Board President 
and the Executive Director. The Board President and the Chairman of the Board’s 
Business Affairs and Human Resources Committee, or their designee, shall direct the 
conduct of any and all negotiations with the foundations regarding any supplemental 
compensation or benefits agreements. 

 
(4) An agreement between the foundation, the President, and the Board must be created 

that details the nature and scope of the supplemental compensation and benefits. The 
agreement must contain a provision in which the foundation and president each agree 
to indemnify the institution and the Board from and against all claims arising from 
any supplemental compensation and benefits agreement. 

 
(5) Specific and prior Board approval is required for any supplemental compensation and 

benefits agreement and for any amendment thereto. 
  

4. Superintendent for the Idaho School for the Deaf and the Blind (ISDB): Housing and 
Automobile Policy 

 
 a. The superintendent for the ISDB is responsible for hosting official functions to promote 

the school. The ISDB owns a home that is the most suitable facility available for this 
purpose.  The superintendent for the ISDB is required to live in this official residence. 

 
  To preserve the image of the ISDB and to provide adequate maintenance of state-owned 

property, the ISDB shall provide support services for this residence. This support shall 
include maintenance, utilities, custodial, and grounds keeping. 

 
 b. The superintendent for the ISDB shall be provided an automobile. Maintenance, repairs, 

gas for business use, and insurance shall be provided for this vehicle. 
 
5.  President Emeritus/Emerita Designation  
 

The Board may choose to grant pPresident Emeritus/Emerita status to a retiring pPresident. 
President Emeritus/Emerita status should be reserved to honor, in retirement, a president who 
has made distinguished professional contributions to the institution and who has also served a 
significant portion of his/her career at the institution. The intent of conferring President 
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Emeritus/Emerita status is to bestow an honorary title in recognition of successful tenure in 
the pPresidential role.  

 
a.  Appointment Procedure An institution may forward a recommendation to the Board that 

this honorary title be conferred upon a pPresident that is retiring or has retired from the 
institution. Each institution shall provide for input into the recommendation from the 
campus community.  

 
b.  Rights, Privileges and Responsibilities Rights and privileges of such a distinction shall 

be, insofar as resources will allow, similar to those of active institutional staff, including 
such privileges as:  

 
(1) staff privileges for activities, events and campus facilities;  
 
(2) receipt of institutional newspaper and other major institutional publications and 

receipt of employee/spouse fee privilege (see Section V. R.). 
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*Summary from "Presidential Compensation in Higher Education, 2008, by Robert H. Atwell, AGP press
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PLANNING, POLICY AND GOVERNMENTAL AFFAIRS 
                         DECEMBER 4-5, 2008

PPGA TAB 6 Page 13

*Summary from "Presidential Compensation in Higher Education, 2008, by Robert H. Atwell, AGP press



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

THIS PAGE INTENTIONALLY LEFT BLANK 



PLANNING, POLICY AND GOVERNMENTAL AFFAIRS 
DECEMBER 4-5, 2008  

PPGA TAB 7  Page 1 

SUBJECT 
Second Reading - Board Policy III.P.  
 
REFERENCE 
October, 2008 Board a pproved t he first r eading of  amendments to 

Board Policy III.P. 
 

APPLICABLE STATUTE, RULE, OR POLICY 
Idaho State Board of Education Governing Policies & Procedures, Sections I.A.5. 
and III.P.7. 

 
BACKGROUND / DISCUSSION 

Current Board policy defines a "full-time” undergraduate student as any student 
carrying ei ght (8) or  m ore cr edits (or eq uivalent i n audi t and z ero-credit 
registrations) and  g raduate st udents on full appoi ntments ( instructional an d 
graduate assi stants), regardless of t he nu mber o f cr edits for w hich t hey ar e 
registered.  A  review of pol icy history indicates that this definition has not been 
revised in well over 10 years. 
 
The attached revision of Board policy will align the Board’s definition of a full time 
student with Federal Financial Aid Guidelines and reduce confusion to students.  
This definition is also consistent with WICHE and other national definitions. 
 

IMPACT 
This revision w ill align the Board’s definition o f a f ull-time st udent so t hat it  is  
consistent w ith the Federal F inancial A id de finition, as well as  with national 
standards.  These ch anges will increase t he num ber o f undergraduate credits 
from 8 to 12, in order to be considered a full-time student.  It will not limit the total 
number of credits that a s tudent can take and will not impact t he overload fee 
institutions can asse ss when st udents take a hi gher number of cr edits.  The 
Federal definition of a full-time undergraduate student is already required for al l 
federal r eports, and t herefore, t his change will h ave no i mpact at t he federal 
level. 
 

ATTACHMENTS 
Attachment 1 - Revised Governing Policy Section III.P. Page 3 

 
STAFF COMMENTS AND RECOMMENDATIONS 

There hav e bee n no additional co mments received or  changes made t o t his 
policy amendment between the first and second reading. 
 

BOARD ACTION 
A motion to approve the second reading of the amendment to Board Policy III.P. 
7. Definition of a full-time student. 
 
 
 
Moved ______ Seconded_______ Carried Yes ___________ No ___________ 
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Idaho State Board of Education    
GOVERNING POLICIES AND PROCEDURES   
SECTION: III. POSTSECONDARY AFFAIRS 
SUBSECTION:  P. STUDENTS    July 2003 December 2008 

P. Students 

7. Full-Time Students 
 

For f ee a nd t uition p urposes, a " full-time st udent" m eans any student carrying 
eight (8) or  m ore cr edits (or eq uivalent i n a udit a nd z ero-credit r egistrations) an d 
graduate st udents on f ull app ointments (instructional an d g raduate assistants), 
regardless of the number of credits for which they are registered. 
 
a.   Undergraduate Student 

 
For f ee and t uition p urposes, a “ full-time” undergraduate st udent m eans any 
undergraduate student carrying twelve (12) or more credits (or equivalent in audit 
and zero-credit registrations). 

 
ai. Student Body Officers and Appointees 
 
 For fee and tuition purposes, the president, v ice president, and senators of the 

associated st udent b ody g overnment ar e considered full-time s tudents when 
carrying at  l east t he following cr edit l oads: (a) president, t hree (3) cr edits and 
(b) vice president and senators, six (6) credits. 

 
bii. Editors 
 
 Editors of st udent-published n ewspapers are r ecognized as full-time st udents 

when ca rrying a t hree-credit load, and as sociate ed itors are r ecognized as 
full-time students when carrying a six-credit load. 

 
b.   Graduate Student 
 

For fee and t uition purposes, a “full-time” graduate student means any graduate 
student c arrying ni ne ( 9) or  m ore cr edits, or  any g raduate st udent on a f ull 
appointment as an instructional or graduate assistant, regardless of the number 
of credits for which such instructional or graduate assistant is registered. 
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SUBJECT 
Designation o f Board representatives to r eview and m ake a determination on  
residency appeals on behalf of the Board. 
 

REFERENCE 
November, 2007 Board approved H B 4 01 i n r esponse t o t he Ja nuary 

2004 OPE report. 
 
June 19, 2008 Board a pproved t emporary and pr oposed r ule 

changes to IDAPA 08.01.04. 
 
November 7, 2008 Board approved pending rule, Docket 08-0104-0801 
 

APPLICABLE STATUTE, RULE, OR POLICY 
Section 33 -105(1) E xecutive D epartment, I daho C ode.  Section 33-3717B 
Residency R equirements, I daho C ode.  Idaho A dministrative C ode, IDAPA 
08.01.04 – Rules Governing Residency Classification. 
  

BACKGROUND/DISCUSSION 
Idaho C ode § 37 17B and Idaho A dministrative C ode, I DAPA 0 8.01.04, Ru les 
Governing R esidency C lassification, set ou t t he r equirements a student must 
meet i n or der t o q ualify as an Idaho r esident for t uition p urposes. Idaho C ode 
§3717B(4) requires the Board to adopt residency rules, including procedures for 
review of  r esidency det erminations.  IDAPA 08. 01.04.103 outlines the review 
processes for residency determination.  Initial appeals are at the institution level.  
The decision of the campus based review committee is final unless the student 
elects to appeal to the Board. 
 
IDAPA 08.01.04.103.02 states that any student who contests the decision of the 
review co mmittee m ay appeal  t o t he B oard. I n su ch ca se, t he student m ust 
advise t he ch ief ex ecutive of ficer o f the i nstitution, i n w riting, of  his request t o 
submit an appeal. The ch ief executive o fficer must arrange for a review by the 
Board or  t he B oard’s designated representatives. T he decision o f t he B oard i s 
final and binding on all parties concerned, except that the student has a statutory 
right to appeal the final determination in a district court action (Idaho Code § 33-
3717B(5)). 
 
This item is for purposes of designating the Board’s representative for reviewing 
residency determinations on behalf of the Board.  The recommendation is for the 
board to designate the Chief Academic Officer to review residency appeals and 
to make recommendations to the Executive Director of the Idaho State Board of 
Education.  The E xecutive D irector will t hen m ake t he final r esidency 
determination. 
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IMPACT 
The Executive Director will serve as the Board’s designee for residency appeals. 
 

STAFF COMMENTS AND RECOMMENDATIONS 
Residency app eals are t ypically handl ed v ery ef fectively at  t he c ampus level.  
Instances of appeals t o t he B oard ov er t he pas t se veral y ears have bee n 
infrequent and the designation of the review by the Chief Academic Officer and 
final decision by the Executive Director will allow for efficient and timely review of 
residency appeals.  The Chief Academic Officer’s review will assure that student 
due pr ocess has been followed and t hat t he ca mpus-based decision i s in 
accordance with appl icable statute and rule.  T he recommendation of the Chief 
Academic Officer as well as a review of all related documents will form the basis 
of the final decision by the Executive Director. 

 
BOARD ACTION 

A motion t o designate t he Executive D irector as the B oard’s representative f or 
reviewing residency determinations and authorizing the Executive director, after 
such review, to issue the decision of the Board based on such review.  Any such 
appeal requests to the Board will be submitted to the Chief Academic Officer for 
review and det ermination of recommended act ion, and t hen forwarded t o t he 
Executive Director for a final determination. 
 
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____ 
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SUBJECT 
Rural Physicians Incentive Fund Oversight Committee 
 

APPLICABLE STATUTE, RULE, OR POLICY 
Section 33-3724 and Section 33-3725, Idaho Code 

 
BACKGROUND/DISCUSSION 

The State of Idaho assesses a fee to students preparing to become physicians in 
the f ields of medicine or  ost eopathic medicine and who are s upported by  t he 
state pursuant to an interstate compact for a professional education program in 
those fields. The fee may not exceed an amount equal to four percent (4%) of the 
annual av erage m edicine su pport f ee p aid by  t he st ate. The f ee m ust b e 
assessed by  t he boa rd and de posited i n t he r ural phy sician i ncentive f und 
established in section 33-3724, Idaho Code.  I daho Code Section 33-3724 also 
sets out t he au thority f or t he State B oard of E ducation t o appoint a oversight 
committee to assist in the administration of this fund. 

 
The i nitial ch arge of  t his committee is to dev elop by -laws and oper ational 
procedures for t he oversight co mmittee and t o dev elop t he pr ocess for 
distribution o f these f unds. O nce t hese pr ocesses have be en d eveloped, the 
committee will then submit them to the Board for approval. 
 
Board staff has been working to identify candidates for this initial committee.  At 
the t ime o f preparation o f this Board agenda item, only a few individuals have 
confirmed their intent to serve on the committee.  Additionally, as the committee 
works through recommendations with Board staff fo r by-laws and o perating 
procedures, it m ay be det ermined, that i n or der f or t he co mmittee t o hav e a  
balanced m ake u p o f stakeholders, that ad ditional m embers may need t o be 
added during this startup phase.  In order to expedite the process, Board staff is 
asking that appointment authority be delegated to the Executive Director. 
 

IMPACT 
Delegating t he appointment authority will al low t hose committee members who 
have been i dentified to start working with staff immediately, as well as allow the 
Executive D irector t o ap point new  m embers as willing i ndividuals desiring t o 
serve are identified.  Recommendations from this committee will be brought back 
to the Board for approval.  The formation of this committee will allow procedures 
to b e p ut i n pl ace by t he t arget date for di stribution o f t he R ural P hysician 
Incentive Funds in the Fall of 2009. 

 
ATTACHMENTS 

Attachment 1 – Section 33-3724 and 33-2725, Idaho Code Page 3  
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STAFF COMMENTS AND RECOMMENDATIONS 
Board staff recommends approval of the delegation of appointment authority for 
the Rural Physicians Incentive Fund Oversight Committee. 

 
BOARD ACTION 

A motion to delegate the authority of the Board for the appointment of the  Rural 
Physicians Incentive F und O versight C ommittee to t he B oard’s Executive 
Director.  A ny such appointments by the Executive Director shall be reported to 
the Board at its next regular scheduled meeting. 
 
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____ 
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 33-3724.  RURAL PHYSICIAN INCENTIVE FUND. There is hereby created the 
rural physician incentive fund in the state treasury. Money is payable into the fund as 
provided i n se ction 33-3723, I daho C ode. I ncome an d e arnings on the fund s hall b e 
returned to the fund. The state board of education shall administer the fund as provided 
by section 33-3725, Idaho Code. The state board of education shall identify an oversight 
committee m ade u p of knowledgeable i ndividuals or or ganizations to assi st i n t he 
administration of this fund. Members of this oversight committee should come from the 
Idaho hospital association, Idaho medical association, office of rural health, Idaho rural 
health ed ucation center, m edical st udent pr ogram a dministrators and others as 
appropriate 
 
 33-3725.  INCENTIVE P AYMENTS F ROM FUND. T he moneys in t he r ural 
physician incentive f und ar e h ereby appr opriated for t he us es of t he fund. The s tate 
board of education may use the moneys to pay: 
 (1)  The e ducational debts o f r ural physicians who pr actice pr imary ca re 
medicine i n medically un derserved ar eas of t he st ate t hat demonstrate a  ne ed for 
assistance in physician recruitment; and 
 (2)  The expenses of administering the rural physician incentive program. The 
expenses of ad ministering t he pr ogram sh all not  ex ceed t en p ercent ( 10%) of t he 
annual fees assessed pursuant to section 33-3723, Idaho Code. 
 The boar d, t hrough t he ov ersight co mmittee, sh all est ablish pr ocedures for 
determining the areas of  the state that qualify for assistance in physician recruitment. 
An eligible area must demonstrate that a physician shortage exists or that the area has 
been unsuccessful in recruiting physicians by other mechanisms. 
 A physician f rom a n area d etermined t o b e el igible und er t his section may 
apply to the board for payment of an educational debt directly related to a professional 
school. Physicians who have paid the fee authorized in section 33-3723, Idaho Code, 
shall be g iven a pr eference over ot her ap plicants. To receive t he ed ucational d ebt 
payments, the physician shall sign an annual contract with the board. The contract must 
provide that the physician is liable for the payments if the physician ceases to practice in 
the eligible area during the contract period. 
 The maximum amount of educational debt payment that a rural physician may 
receive i s fifty t housand dollars ($50,000) over a f ive (5) year per iod. The board may 
structure t he p ayment sch edule t o m ake g reater pay ments in t he l ater years. T he 
amount contractually committed in a year shall not exceed the annual amount deposited 
in the rural physician incentive fund. 
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SUBJECT 
Pending Rule IDAPA 08.02.03.105 – Graduation Requirements 
 

REFERENCE 
August 23, 2007 During the August 23, 2007 special Board meeting 

President Terrell recommended the State Department 
of Education gather feedback and make a 
recommendation whether 10th grade students in 2008 
must pass the science ISAT to graduate.   

 
October 11, 2007 Board approved the temporary rule making changes 

to IDAPA 08.02.03.105 and 08.02.03.107 postponing 
the requirement for passing the science portion of the 
10th grade ISAT for graduation purposes until 2012. 

 
August 6, 2008 Board approved the proposed rule combining IDAPA 

08.02.03.105 and 08.02.03.107. 
 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho Administrative code, IDAPA 08.02.03 – Section 105 through 107  
  

BACKGROUND/DISCUSSION 
 In 2003 the State Board of Education passed rules requiring students in grade 10 

to pass the Idaho Standards Achievement Test (ISAT) for graduation beginning 
with the class of 2006. The Department of Education submitted a temporary rule 
in October of 2007 postponing the requirement that students pass the science 
portion of the 10th Grade ISAT as a condition of graduation until the graduating 
class of 2012.  That temporary rule will be in effect until the close of the 
legislative session in 2009. If this pending rule is approved, it will become 
effective after the current temporary rule expires.  This new addition to the rule 
would require students entering 9th grade in the fall of 2009 (graduating class of 
2013) or later to pass the science portion of the ISAT in order to meet graduation 
requirements.  

 
During the 21-day comment period the Board Office received comments from 
parents, teachers, and school principals and district administrators requesting 
that the implementation of the science requirement either be postponed to 2013, 
to align with the new graduation requirement, or to be removed altogether.  There 
were no other comments received regarding the combination of the two sections.  
The Board office received 80 separate comments from individuals in 30 different 
school districts around the state asking that the Board not require passage of the 
science portion of the 10th grade ISAT for graduation purposes at all. 
 
Jim Reed, Superintendent from the Weiser School District, and Joe Kelly, 
Curriculum Director from the Meridian School District, have come as 
representatives from the Idaho Association of School Administrators to make a 
few short remarks regarding the proposed rule. 
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IMPACT 

Approval of this pending rule will postpone the requirement for passing the 
science portion of the 10th grade ISAT to 2013.  Students graduating in the class 
of 2013 or later will be required to meet proficiency on the science portion of the 
ISAT. Waiting to implement the requirement until 2013 allows for students and 
schools to prepare for this requirement as part of their preparation for the new 
graduation requirements, also being implemented for the graduating class of 
2013.  If the current temporary rule is allowed to expire without a new 
amendment in place, then students who entered 9th grade in 2006 (graduating 
class of 2010) would be required to pass all portions of the 10th grade ISAT, 
including science. 
 
Approval of this Pending rule will allow the rule to move forward to the legislature 
for review.   
 

ATTACHMENTS 
Attachment 1 – Pending Rule for IDAPA 08.02.03.105  Page 3 
Attachment 2 – Prepared Statement from the Idaho Association Page 6 

of School Administrators 
 

STAFF COMMENTS AND RECOMMENDATIONS 
Staff recommends approval of the rule as submitted. 

 
BOARD ACTION  

Motion to approve the pending rule, docket # 08-0203-0805, IDAPA 
08.02.03.105, Rules Governing Thoroughness, as submitted. 
 
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  
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THE FOLLOWING IS THE TEXT OF DOCKET NO. 08-0203-0805 

 
105. HIGH SCHOOL GRADUATION REQUIREMENTS. 
A student must meet all of the requirements identified in this section before the student will be eligible to graduate 
from an Idaho high school. The local school district or LEA may establish graduation requirements beyond the state 
minimum.  (        ) 
 
 01. Credit Requirements. The State minimum graduation requirement for all Idaho public high schools 
is forty-two (42) semester credits. The forty-two (42) semester credits must include twenty-five (25) semester credits 
in core subjects as identified in Paragraphs 105.01.a. through 105.01.f. All credit-bearing classes must be aligned 
with state high school standards in the content areas for which standards exist. For all public school students who 
enter high school at the 9th grade level in Fall 2009 or later, the minimum graduation requirement will be forty-five 
(45) semester credits and must include twenty-nine (29) semester credits in core subjects as identified in Paragraphs 
105.01.a. through 105.01.f. (        ) 
 
 a. Secondary Language Arts and Communication. Nine (9) semester credits are required that include 
eight (8) semester credits of instruction in Language Arts. Each year shall consist of language study, composition, 
and literature; including one (1) semester credit of instruction in communications consisting of oral communication 
and technological applications that includes a course in speech, a course in debate, or a sequence of instructional 
activities that meet the state high school communications standards requirements. 
   (        ) 
 
 b. Mathematics. Four (4) semester credits are required. Secondary mathematics includes Applied 
Mathematics, Business Mathematics, Algebra, Geometry, Trigonometry, Fundamentals of Calculus, Probability and 
Statistics, Discrete Mathematics, and courses in mathematical problem solving and reasoning. (        ) 
 
 i. If a student completes any required high school course with a grade of C or higher before entering 
grade nine (9), and if that course meets the same standards that are required in high school, then the student has met 
the high school content area requirement for such course. However, the student must complete the required four (4) 
credits of high school math in addition to the courses completed in middle school. (        ) 
 
 ii. For all public school students who enter high school at the 9th grade level in Fall 2009 or later, six 
(6) semester credits are required. For such students, secondary mathematics includes instruction in the following 
areas:   (        ) 
 
 (1) Two (2) semester credits of Algebra I or courses that meet Algebra I standards as approved by the 
State Department of Education; (        ) 
 
 (2) Two (2) semester credits of Geometry or courses that meet Geometry standards as approved by the 
State Department of Education; and (        ) 
 
 (3) Two (2) semester credits of mathematics of the student’s choice. (        ) 
 
 (4) Two (2) semester credits of the required six (6) semester credits of mathematics must be taken in 
the last year of high school. (        ) 
 
 c. Science. Four (4) semester credits are required, two (2) of which will be laboratory based. 
Secondary sciences include instruction in applied sciences, earth and space sciences, physical sciences, and life 
sciences.   (        ) 
 
 i. Effective for all public school students who enter high school at the 9th grade level in Fall 2009 or 
later, six (6) semester credits will be required. Secondary sciences include instruction in the following areas: 
biology, physical science or chemistry, and earth, space, environment, or approved applied science. Four (4) 
semester credits of these courses must be laboratory based. (        ) 
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 ii. If a student completes any required high school course with a grade of C or higher before entering 
grade nine (9), and if that course meets the same standards that are required in high school, then the student has met 
the high school content area requirement for such course. However, the student must complete the required number 
of semester credits of high school science in addition to the courses completed in middle school. (        ) 
 
 d. Social Studies. Five (5) semester credits are required, including government (two (2) semester 
credits), United States history (two (2) semester credits), and economics (one (1) semester credit). Current world 
affairs and geography will be integrated into all social studies instruction. Courses such as geography, sociology, 
world affairs, and world history may be offered as electives, but are not to be counted as a social studies 
requirement.  (        ) 
 
 e. Humanities. Two (2) semester credits are required. Humanities courses include instruction in 
interdisciplinary humanities, visual and performing arts, or world language. Other courses such as literature, history, 
philosophy, architecture, or comparative world religions may satisfy the humanities standards if the course syllabus 
is approved by the State Department of Education as being aligned with the Humanities Standards. (        ) 
 
 f. Health/Wellness. One (1) semester credit is required. Course must focus on positive health habits. 
   (        ) 
 
 02. Achievement Standards. Each student shall meet locally established subject area standards (using 
state content standards as minimum requirements) demonstrated through various measures of accountability 
including examinations or other measures. (4-2-08) 
 
 
 03. Proficiency. Each student must achieve a proficient or advanced score on the Grade 10 Idaho 
Standards Achievement Test (ISAT) in math, reading and language usage in order to graduate. For all public school 
students who enter high school at the 9th grade level in the Fall 20089 or later, each student must also achieve a 
proficient or advanced score on the science portion of the ISAT in order to graduate. A student who does not attain 
at least a proficient score prior to graduation may appeal to the school district or LEA, and will be given an 
opportunity to demonstrate proficiency of the content standards through some other locally established mechanism. 
All locally established mechanisms used to demonstrate proficiency will be forwarded to the State Board of 
Education for review and information. Districts with alternate measures on file with the Board on the effective date 
of this rule must re-submit their plans to the Board. Alternate mechanisms must be re-submitted to the Board when 
changes are made in their plans. (        ) 
 
 a. Before entering an alternate measure, the student must be: (4-2-08) 
 
 i. Enrolled in a special education program and have an Individual Education Plan (IEP); or (3-20-04) 
 
 ii. Enrolled in an Limited English Proficient (LEP) program for three (3) academic years or less; or 
   (3-20-04) 
 
 iii. Enrolled in the fall semester of the senior year. (3-20-04) 
 
 b. The measure must be: (        ) 
 
 i. Aligned at a minimum to tenth grade state content standards; (3-20-04) 
 
 ii. Aligned to the state content standards for the subject matter in question; 
   (        ) 
 
 iii. Valid and reliable; and (        ) 
 
 iv. Ninety percent (90%) of the criteria of the measure, or combination of measures, must be based on 
academic proficiency and performance. (3-20-04) 
 



PLANNING, POLICY & GOVERNMENTAL AFFAIRS 
DECEMBER 4-5, 2008 

PPGA TAB 10  Page 5 

 c. A student is not required to achieve a proficient or advanced score on the ISAT if: (        ) 
 
 i. The student received a proficient or advanced score on an exit exam from another state that 
requires a standards-based exam for graduation. The state’s exit exam must approved by the State Board of 
Education and must measure skills at the tenth grade level and be in comparable subject areas to the ISAT; (        ) 
 
 ii. The student completes another measure established by a school district or LEA and received by 
the Board as outlined in Subsection 105.03; or (        ) 
 
 iii. The student has an IEP that outlines alternate requirements for graduation or adaptations are 
recommended on the test; (        ) 
 
 iv. The student is considered an LEP student through a score determined on a language proficiency 
test and has been in an LEP program for three (3) academic years or less; (        ) 
 
 04. Foreign Exchange Students. Foreign exchange students may be eligible for graduation by 
completing a comparable program as approved by the school district or LEA. (4-11-06) 
 
 05. Special Education Students. A student who is eligible for special education services under the 
Individuals With Disabilities Education Improvement Act must, with the assistance of the student’s Individualized 
Education Program (IEP) team, refer to the current Idaho Special Education Manual for guidance in addressing 
graduation requirements. (4-11-06) 
 
 06. College Entrance Examination. (Effective for all public school students who enter high school at 
the 9th grade level in Fall 2009 or later.) A student must take one (1) of the following college entrance examinations 
before the end of the student’s eleventh grade year: COMPASS, ACT or SAT. Scores must be included in the 
Learning Plan.  (        ) 
 
 07. Senior Project. (Effective for all public school students who enter high school at the 9th grade 
level in Fall 2009 or later.) A student must complete a senior project by the end of grade twelve (12). The project 
must also include a written report and an oral presentation. (        ) 
 

(BREAK IN CONTINUITY OF SECTION 

107.  (RESERVED).  
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SUBJECT 
Amend Temporary and Approve Pending Rule, Docket 08-0111-0802 

 
REFERENCE 

April 18, 2007 Board approved Temporary rules IDAPA 08.01.11.  
 
April 17, 2008 Board appr oved T emporary/Proposed Rule D ocket 

08-0111-0802. 
 
November 7, 2008 Board ap proved Amendment t o Temporary and 

Pending Rule Docket 08-0111-0802 
 
APPLICABLE STATUTE, RULE, OR POLICY  
 Sections 33-107, 33-2402, and 33-2403, Idaho Code. 

Idaho Administrative Code, IDAPA 08.01.11. 
 

BACKGROUND/DISCUSSION 
During t he N ovember 7,  2008 Special B oard meeting t he Board approved 
amendments to t his temporary and pen ding r ule.  S ince t hat t ime i t has been 
brought to our attention that the definition of nonprofit as originally submitted was 
too narrowly defined by being limited to entities recognized as tax exempt by the 
IRS.  The broader d efinition i ncludes n ot-for-profit ent ities; and  comports with 
Statement of Financial Accounting Standards No. 116, and has been recognized 
by the Idaho Board of Tax Appeals.  The attached rule shows the amendments 
originally approved by the Board at the November 7, 2008 meeting as well as the 
new def inition o f n onprofit i n se ction 010, su b se ction 07.  A dditionally t he 
requirement for cr iminal hi story checks f or proprietary school agents to i nclude 
the F ederal B ureau o f I nvestigation (FBI) has been st ricken.  The FBI w ill n ot 
complete cr iminal history ch ecks for pr ivate co rporations.  T he cr iminal hi story 
check provision now  includes the S tate Bureau o f Identification a nd statewide 
sex of fender r egistry for eac h ag ent h aving direct co ntact w ith m inors in t he 
minor’s home or at secondary schools, prior to making application for the agent’s 
permit. 
 

IMPACT 
Approval of this Pending rule will allow the rule to move forward to the legislature 
for review.  Once approved by the legislature it will become codified, bringing the 
rule into alignment with current statute. 

 
The modified l anguage w ill better define n on-profit an d not-for-profit e ntities, 
clarifying the rule. 

 
ATTACHMENTS 
 Attachment 1-Temporary/Pending Rules Governing Registration     Page 3 
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STAFF COMMENTS AND RECOMMENDATIONS 

Board staff recommends the amendment of the temporary rule and approval of 
the pending rule as presented to bring IDAPA 08.01.11 in alignment with current 
statute.  
 
 
 

BOARD ACTION 
A motion to amend the Temporary Rule and approve the Pending Rule, Docket 
#08-0111-0802, Ru les Governing Residency C lassification, I DAPA 08.01.11. as 
submitted. 
 
 
 
Moved by____________ Seconded by___________ Carried Yes_____ No_____ 
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IDAPA 08 
TITLE 01 

CHAPTER 11 
  
08.01.11 - REGISTRATION OF POSTSECONDARY EDUCATIONAL INSTITUTIONS AND 
PROPRIETARY SCHOOLS 
 
000. LEGAL AUTHORITY.  
The following rules are made under authority of sections 33-105, 33-107, 33-2402, and 33-2403, Idaho Code, to 
implement the provisions of Chapter 24, Title 33, Idaho Code. (4-17-08)T 
 
001. TITLE AND SCOPE. 

01. Title. This rule shall be cited as IDAPA 08.01.11, “Registration of Postsecondary Educational 
Institutions and Proprietary Schools.”  (4-17-08)T 
 

02. Scope. This rule sets forth the registration requirements for postsecondary educational institutions 
that are required to register with the Idaho State Board of Education (“Board”) under Section 33-2402, Idaho Code, 
and for proprietary schools required to register with the Board under Section 33-2403, Idaho Code. In addition, this 
rule describes the standards and criteria for Board recognition of accreditation organizations, for registration 
purposes.  (4-17-08)T 
 
002. WRITTEN INTERPRETATIONS.  
There are no written interpretations of this rule.  (4-17-08)T 
 
003. ADMINISTRATIVE APPEALS.  
The Administrative Procedures Act, Chapter 52, title 67, Idaho Code, applies to any denial of registration of any 
postsecondary educational institution or proprietary school.  Hearings and appeals shall be governed according to 
the provisions of IDAPA 04.11.01, “Idaho Rules of Administrative Procedure of the Attorney General.”  (4-17-08)T 
 
004. INCORPORATION BY REFERENCE.  
There are no documents incorporated by reference.  (4-17-08)T 
 
005. OFFICE INFORMATION.  
 

01.  Office Hours. The offices of the Board are open from 8 a.m. to 5 p.m., except Saturday, Sunday 
and legal holidays.  (4-17-08)T 
  

02. Mailing Address. The mailing address of the Board is P.O. Box 83720, Boise, Idaho 83720-0037.  
  (4-17-08)T 
  

03.  Street Address. The offices of the Board are located at 650 W. State Street, Boise, Idaho. (4-17-08)T 
 

04.  Telephone. The telephone number of the Board is (208) 334-2270.  (4-17-08)T 
 

05.  Facsimile. The facsimile number of the Board is (208) 334-2632.  (4-17-08)T 
 

06.  Electronic Address. The electronic address of the Board is boardofed.idaho.gov. 
  (4-17-08)T 

 
006.  PUBLIC RECORDS ACT COMPLIANCE.  
This rule is subject to the provisions of the Public Records Act, Title 9, chapter 3, Idaho Code.  (4-17-08)T 
 
007. -- 009.  (RESERVED). 
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010.  DEFINITIONS.  

01. Accredited. Defined in Section 33-2401(1), Idaho Code, and means that a postsecondary 
educational institution has been recognized or approved as meeting the standards established by an accrediting 
organization recognized by the Board.  (4-17-08)T 
   

02. Agent. Defined in Section 33-2401(2), Idaho Code, and means any individual within the state of 
Idaho who solicits students for or on behalf of a proprietary school.  (4-17-08)T 

 
 03. Agent’s Permit. Defined in section 33-2401(3), Idaho Code, and means a nontransferable written 

document issued to an agent by the Board or its designee.  (4-17-08)T 
 
04. Course. Defined in Section 33-2401(5), Idaho Code, and means instruction imparted in a series of 

lessons or class meetings to meet an educational objective.  (4-17-08)T 
 
05. Course or Courses of Study. Defined in Section 33-2401(6), Idaho Code, and means either a 

single course or a set of related courses for which a student enrolls, either for academic credit or otherwise. A course 
of study is sometimes also referred to in this rule as a program.  (4-17-08)T 
  

 06.  Degree. Defined in Section 33-2401(7), Idaho Code, and means any academic, vocational, 
professional-technical or honorary title or designation, mark, appellation, series of letters, numbers, or words such 
as, but not limited to, “bachelor’s,” “master’s,” “doctorate,” or “fellow,” which signifies, purports, or is generally 
taken to signify satisfactory completion of the requirements of an academic, vocational, professional-technical, 
educational or professional program of study beyond the secondary school level or for a recognized title conferred 
for meritorious recognition, and an associate of arts or associate of science degree awarded by a community college 
or other public or private postsecondary educational institution or other entity which may be used for any purpose 
whatsoever.   (4-17-08)T 

  

 

07. Nonprofit.  Means either a nonprofit or not-for-profit entity that is recognized under applicable 
Internal Revenue Code and regulations as being tax exempt.  Means an entity that is recognized under the Internal 
Revenue Code and applicable regulations as being tax exempt, or an entity such as a not-for-profit organization that 
possesses the following characteristics that distinguish it from a business enterprise: (a) contribution of significant 
amounts of resources from resource providers who do not expect commensurate or proportionate pecuniary return, 
(b) operating purposes other than to provide goods or services at a profit, and (c) absence of ownership interests like 
those of business enterprises. 

 078.  Postsecondary Educational Institution. Sometimes referred to in this rule simply as an 
institution, is defined in Section 33-2401(8), Idaho Code, and means an individual, or educational, business or other 
entity, whether legally constituted or otherwise, which maintains a presence within, or which operates or purports to 
operate, from a location within, the state of Idaho and which provides a courses or programs courses of study 

  

that 
lead to a degree, or which provides, offers or sells degrees.  (4-17-08)T 

 089.  Proprietary School. Sometimes referred to in this rule simply as a school, is defined in Section 
33- 2401(9), Idaho Code, and means an individual, or educational, business or other entity, whether legally 
constituted or otherwise, which maintains a presence within, 

 

or which operates or purports to operate, from a 
location within, the state of Idaho and which conducts, provides, offers or sells a course or courses of study, but 
which does not provide, offer or sell degrees.   (4-17-08)T 

011. -- 099. (RESERVED). 
 
100.  RECOGNITION OF ACCREDITATION ORGANIZATIONS.  
 
Registration of Postsecondary Educational Institutions. For purposes of registration of postsecondary 
educational institutions, the Board recognizes the regional accreditation organizations listed in subsections 100.01. 
through 100.06., below. In addition, the Board recognizes institutional accreditation organizations which are also 
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recognized by and in good standing with both the United States Department of Education and by the Council for 
Higher Education Accreditation, and which accredit entire colleges or universities, and which do not accredit only 
courses or courses of study (such as specialized accreditation organizations). Further, the Board may recognize other 
accreditation organizations on a case-by-case basis.  A request for recognition of other accreditation organizations 
for purposes of registration should be made to the Board’s Chief Higher Education Academic Officer, who will 
review and evaluate the request with the input and advice of the Board’s Committee on Academic Affairs and 
Programs (CAAP).  The Board will make a final decision based on such evaluation and review.  (4-17-08)T 

 
01. Middle States Association of Schools and Colleges (MSA), Commission on Higher Education - 

Accredits institutions of higher education in Delaware, District of Columbia, Maryland, New Jersey, New York, 
Pennsylvania, Puerto Rico, and the U.S. Virgin Islands.  (4-17-08)T 

 
02. New England Association of Schools and Colleges, Commission on Institutions of Higher 

Education (NEASC-CIHE) - Accredits institutions of higher education in Connecticut, Maine, Massachusetts, New 
Hampshire, Rhode Island, and Vermont.  (4-17-08)T 

 
03. North Central Association of Colleges and Schools, The Higher Learning Commission (NCA-

HLC) - Accredits degree-granting institutions of higher education in Arizona, Arkansas, Colorado, Illinois, Indiana, 
Iowa, Kansas, Michigan, Minnesota, Missouri, Nebraska, New Mexico, North Dakota, Ohio, Oklahoma, South 
Dakota, West Virginia, Wisconsin, and Wyoming, including schools of the Navaho Nation.  (4-17-08)T 

 
04. Northwest Commission on Colleges and Universities (NWCCU) - Accredits postsecondary 

educational institutions in Alaska, Idaho, Montana, Nevada, Oregon, Utah, and Washington.  (4-17-08)T 
 
05. Southern Association of Colleges and Schools (SACS), Commission on Colleges - Accredits 

degree-granting institutions of higher education in Alabama, Florida, Georgia, Kentucky, Louisiana, Mississippi, 
North Carolina, South Carolina, Tennessee, Texas, and Virginia.   (4-17-08)T 

 
06. Western Association of Schools and Colleges, Accrediting Commission for Senior Colleges and 

Universities (WASC-ACSCU) - Accredits senior colleges and universities in California, Hawaii, the United States 
territories of Guam and American Samoa, the Republic of Palau, the Federated States of Micronesia, the 
Commonwealth of the Northern Mariana Islands, and the Republic of the Marshall Islands.  (4-17-08)T 
 
101. -- 199. (RESERVED). 
 
200.  REGISTRATION OF POSTSECONDARY EDUCATIONAL INSTITUTIONS.  
 

01. Registration Requirement.   
a. Unless exempted by statute or this rule, as provided herein, a postsecondary educational institution 

which maintains a presence within the state of Idaho, or which operates or purports to operate from a location within 
the state of Idaho, shall register and hold a valid certificate of registration issued by the Board. An institution shall 
not conduct, provide, offer, or sell a course or courses of study, or degree unless registered. An institution shall not 
solicit students on behalf of such institution, or advertise in this state, unless registered.  The Board shall maintain a 
register of approved postsecondary educational institutions pursuant to Section 33-107(6)(a), Idaho Code. (4-17-08)T 

b. Registration shall be for the period beginning on July 1 of any year and continue through June 30 
of the next succeeding year. For an institution that has not previously registered with the Board, registration shall be 
for the period beginning on the date of issue of an initial certificate of registration and continue through June 30 of 
the next succeeding year. A registered postsecondary educational institution must renew its certificate of registration 
annually, and renewal of registration is not automatic.  

c. Renewal of registration shall be for the period beginning on July 1 of any year, and continue 
through June 30 of the next succeeding year.   (4-17-08)T 

 
02. Idaho Presence. An institution shall be deemed to have a presence in Idaho, or to be operating or 

purporting to be operating from a location within the state of Idaho, if it owns, rents, leases, or uses any office or 
other type of physical location in Idaho, including a mailing or shipping center, or if it represents in any way, such 
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as on an electronic or Internet website, to have an Idaho street or mailing address, including a post office box in 
Idaho.  (4-17-08)T 
  
 

03. Institutions Exempt from Registration.  
 a. Idaho public postsecondary educational institutions. Section 33-2402(1), Idaho Code, provides 

that a public institution supported primarily by taxation from either the state of Idaho or a local source in Idaho shall 
not be required to register.  (4-17-08)T 

 b. Certain Idaho private, not for profit, postsecondary educational institutions. A private, nonprofit, 
postsecondary educational institution that is already established and operational as of the effective date of this rule 
and located within the state of Idaho, and that is accredited by an accreditation organization recognized by the 
Board, as set forth in Section 100 of this rule, shall not be required to register. A private, nonprofit, institution is 
located within the state of Idaho only if it has been lawfully organized in the state of Idaho and its principal place of 
business is located within the state of Idaho.  (4-17-08)T 

 
 04. Institutions That Must Register.  
 a. Out-of-state public postsecondary educational institutions. A public institution that is supported 

primarily by taxation from another state, or from a local source not within the state of Idaho, must register as 
provided herein.   (4-17-08)T 

b. Out-of-state private, nonprofit, postsecondary educational institutions. An out-of-state private, not 
for profit, postsecondary educational institution must register as provided herein.  (4-17-08)T 

 c. Certain Idaho private, nonprofit, postsecondary educational institutions. A private, not for profit, 
postsecondary educational institution that is located within the state of Idaho, but that is not exempt under 
Subsection 200.03.b. of this rule, must register as provided herein.   (4-17-08)T 

d. For-profit postsecondary educational institutions. A postsecondary educational institution that 
operates for profit, or which is an operating subsidiary of a publicly or privately held corporation that operates for 
profit, must register as provided herein.  (4-17-08)T 

 
05. Exception to Registration Requirement for Certain Postsecondary Institutions.  
a. A postsecondary educational institution that demonstrates to the satisfaction of the Board that its 

primary mission and objectives are to offer courses or courses of study that do not lead to the awarding of degrees, 
may instead register as a proprietary school, in accordance with Section 400 of this rule.   (4-17-08)T 

b. A request to register as a proprietary school must be submitted in writing to the Board by the first 
business day of December preceding a registration year. A decision on such request will be issued by the Board 
within thirty (30) days after it is received. A request to register as a proprietary school must be made on an annual 
basis.  (4-17-08)T 

 
06. Application. A postsecondary educational institution that is required to register under this rule 

must submit to the Board office an application for registration (either an application for initial registration, or 
renewal of registration, as applicable), on a form approved by the Board or its designee. The application must 
include a list of each course, course of study, and degree the applicant institution intends to conduct, provide, offer, 
or sell in Idaho during the registration year.   (4-17-08)T 
 

07. Registration Fees. The Board shall assess an annual registration fee for initial registration, or 
renewal of registration, of a postsecondary educational institution. The registration fee must accompany the 
application for registration, and shall be in the amount of one hundred dollars ($100) for each course that the 
institution intends to conduct, provide, offer or sell during the registration year, as set forth in the registration 
application, not to exceed two thousand dollars ($2,000). Registration fees are not refundable.   (4-17-08)T 
 

08. Deadline for Registration. An initial application for registration may be submitted to the Board at 
anytime. An institution should expect the Board’s review process for an initial registration to take approximately 
three (3) to five (5) months. An application for renewal of registration must be submitted to the Board on or before 
the first business day of May that precedes a registration year.   (4-17-08)T 
 

09. Information Required. Such application must include the information requested on the 
application form, as well as the following information:  (4-17-08)T 
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a. If an institution that is required to register under this rule is accredited by an accreditation 
organization recognized by the Board in Section 100 of this rule, such institution must submit documentation 
demonstrating that it has received accreditation status, and that it will maintain its accreditation from such agency 
during the entire registration year. An institution that is so accredited qualifies for a streamlined registration process, 
and will not be required to submit information and/or documentation that documents compliance with Standards I 
through VI, set forth in Subsections 200.10.a. through 200.10.f. of this rule. Such institution must submit the 
following information and/or documentation with its application for registration:  (4-17-08)T 

i.  Copy of most recent accreditation report;  (4-17-08)T 
ii.  Current list of chief officers - e.g. president, board chair, chief academic officer, chief fiscal 

officer;   (4-17-08)T 
iii.  Most recent copy of strategic plan;  (4-17-08)T 
iv.  Enrollment data for current and past two (2) years;  (4-17-08)T 
v.  Copy of annual audited financial statement;  (4-17-08)T 
vi.  Any additional information that the Board may request.  (4-17-08)T 
b.  All other institutions applying for registration must submit information and/or documentation with 

its application for registration that documents compliance with all of the Standards I through VI, set forth in 
Subsections 200.10.a. through 200.10.f. of this rule.  (4-17-08)T 

c.  The Board may, in connection with a renewal of registration; request that an institution only 
submit information that documents changes from the previous year, provided that the institution certifies that all 
information and/or documentation submitted in a previous registration year remains current. The annual registration 
fee, described in Subsection 200.07 of this rule, shall remain applicable.  (4-17-08)T 

 
201.  APPROVAL STANDARDS FOR POSTSECONDARY EDUCATIONAL INSTITUTIONS.  
Except as provided in Subsection 200.09.a, an institution applying for registration must meet, or demonstrate that it 
will meet, all of the following standards:  (4-17-08)T 

 
01.  Standard I - Legal Status and Administrative Structure. The institution must be in compliance 

with all local, state, and federal laws, administrative rules, and other regulations applicable to postsecondary 
educational institutions.  (4-17-08)T 

a.  The institution must have a clearly stated mission and objectives that are consistent with 
educational offerings under consideration for approval by the Board. The institution must demonstrate how its stated 
mission and objectives are being accomplished.  (4-17-08)T 

b. The governing board or the board of directors must be comprised of at least five (5) members who 
are selected to represent students, faculty, and other constituents of the institution. Board members must be given the 
responsibility for assuring that the mission and objectives are achieved, for establishing policies and overseeing their 
implementation, and for providing oversight for the entire institution, including the financial stability of the 
institution. Board members should generally not be affiliated with the institution from an employment, contractual, 
familial, or financial standpoint. Any affiliation or financial interest in the institution must be fully disclosed, and 
provisions must be made to address any conflicts of interest.  (4-17-08)T 

c. There must be sufficient distinction between roles and responsibilities of the institution’s 
governing board and the administration, faculty, and staff to ensure appropriate separation and independence. (4-17-08)T 

d. Each of the administrative officers must be appropriately qualified with educational credentials to 
ensure programs are of high quality and that the rights of students are protected. In particular, the chief academic 
officer of the institution must be academically prepared at least at the Master’s degree level, and have a minimum of 
five (5) years of postsecondary educational experience at an accredited institution.  (4-17-08)T 

e. Administrators must be paid a fixed salary. Commissions may not be used for any portion of the 
compensation or to supplement an administrative salary.   (4-17-08)T 

f. Policies must have been established to govern admissions, hiring procedures, and working 
conditions; evaluation/assessment of all employees and instructional offerings; awarding of credit and grades that 
are comparable to other institutions; academic freedom; student and faculty rights and responsibilities; grievance 
procedures; approval of the curriculum and other academic procedures, etc.; to ensure the quality of educational 
offerings.  (4-17-08)T 

g. The administration must establish procedures for evaluating the effectiveness of the entire 
institution and for assessing the quality of instruction through established and recognized methods of instructional 
assessment. Evaluation and assessment results must be used to improve institutional programs and services. 
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Evaluative/assessment processes must involve internal constituents from the institution and appropriate external 
representatives.    (4-17-08)T 

 
02.  Standard II - Educational Program and Curriculum. Instruction must be the primary focus of 

the institution, and all instructional activities must be clearly related to the achievement of the institution’s mission 
and objectives.   (4-17-08)T 

a.  The requirements for all instructional programs must be defined clearly, including applicable 
completion requirements for courses, credits, clinicals, etc. Faculty must be given the responsibility for developing 
the curriculum for all courses or courses of study or degrees, designing effective learning strategies for students, 
identifying and organizing all instructional materials and specialized facilities, identifying instructional assessment 
methods, and evaluating the effectiveness of the course offerings.  (4-17-08)T 

b. The institution must identify the number of credits required to earn a degree based on the 
following guidelines. Forty-five (45) clock-hours of student involvement are required for each semester credit, 
which includes a minimum of fifteen (15) student contact hours for each semester credit. Degrees are:  (4-17-08)T 

i.  Associate of Applied Science Degree: A credential awarded for completion of requirements 
entailing at least two (2) years, but less than four (4) years, of full-time professional-technical study with a minimum 
of sixty (60) semester credits (includes a minimum of sixteen (16) general education credits) and includes mastery of 
specific competencies drawn from requirements of business/industry;  (4-17-08)T 

ii.  Associate Degree: A credential awarded for completion of requirements entailing at least two (2) 
years, but normally less than four (4) years, of full-time academic work;  

  (4-17-08)T 
iii.  Baccalaureate Degree: A credential awarded for completion of requirements entailing at least four 

(4) years of full-time academic work;  (4-17-08)T 
iv.  Master's Degree: A credential awarded for completion of requirements entailing at least one (1) 

year, but normally not more than two (2) years, of full-time academic work beyond the baccalaureate degree, 
including any required research; and  (4-17-08)T 

v.  Doctoral Degree: A credential awarded for completion of requirements entailing at least three (3) 
years of full-time academic work beyond the baccalaureate degree, including any required research.  (4-17-08)T 

vi.  Written course descriptions must be developed for all courses and for all courses within a program 
or degree and include the following: course overview, learning objectives and outcomes, course content, assessment, 
and grading criteria. A written inventory must be maintained for all course descriptions, and course descriptions 
must be provided to the faculty. Faculty must be expected to follow course descriptions. A syllabus must be 
developed for each course and distributed to students at the beginning of the course.  (4-17-08)T 

vii. For each course or courses of study leading to a degree, the institution shall assure that such 
courses will be offered with sufficient frequency to enable students to complete the courses of study and degree 
within the minimum time for completion.  (4-17-08)T 

 
03. Standard III - Student Support Services. The institution must have clearly defined written 

policies that are distributed to students through a variety of print and electronic means. Polices must address 
students’ rights and responsibilities, grievance procedures, and must define what services are available to support 
students and instructional programs.   (4-17-08)T 

a. The institution must develop a written admissions policy. The admission of students must be 
determined through an orderly process using published criteria which must be uniformly applied. Admissions must 
take into account the capacity of the student to undertake a course of study and the capacity of the institution to 
provide instructional and other support services the student needs to complete the program.  (4-17-08)T 

b. There must be a clearly defined policy for the readmission of students dismissed from the 
institution for academic reasons. The readmission of students dismissed under this policy should be consistent with 
the recognized academic standards of admission to the institution.  (4-17-08)T 

c. The institution must establish and adhere to a clear and fair policy regarding due process in 
disciplinary matters, and publish this policy in a handbook, which must include other rights and responsibilities of 
the students and the grievance procedure. This handbook must be supplied to each student upon enrollment in the 
institution. The institution must provide the name and contact information for the individual who is responsible for 
dealing with student grievances and other complaints and for handling due process procedures.  (4-17-08)T 

d. The institution must provide an effective program of academic advising for all students enrolled. 
The program must include orientation to the academic program, academic and personal counseling, career 
information and planning, placement assistance, and testing services.  (4-17-08)T 
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e. The institution must provide students, prospective students prior to enrollment, and other 
interested persons with a catalog containing, at a minimum, the following information:  

i. The institution's mission;  
ii. Admissions policies;  
iii. Information describing the purpose, length, and objectives for the courses or courses of study or 

degrees offered by the institution;  
iv. Credit requirements for all courses or courses of study or degrees offered by the institution; 
v. Procedures for awarding credit for work completed outside the collegiate setting;  
vi. Policies for acceptance of transfer credit;  
vii. The schedule of tuition, fees, and all other charges and expenses necessary for completion of the 

courses or courses of study or degrees;  
viii. Cancellation and refund policies;  
ix. A definition of the unit of credit as it applies at the institution;  
x. An explanation of satisfactory progress, including an explanation of the grading/assessment 

system;  
xi. The institution's calendar, including the beginning and ending dates for each instructional term, 

holidays, and registration dates;  
xii. A complete listing of each regularly employed faculty member showing name, area of assignment, 

rank, and each earned degree held, including degree level, degree designation, and institution that awarded the 
degree;  

xiii. A complete listing of each administrator showing name, title, area of assignment, and each earned 
degree held, including degree level, degree designation, and institution that awarded the degree;  

xiv. A statement of legal control with the names of the trustees, directors, and officers of the institution 
or corporation or other entity;  

xv. A complete listing of all scholarships offered, if any; a statement describing the nature and extent 
of available student services;  

xvi. Complete and clearly stated information about the transferability of credit to other postsecondary 
educational institutions, including two-year and four-year colleges and universities; and  

xvii. Any such other material facts concerning the institution and the courses or courses of study as are 
reasonably likely to affect the decision of the student to enroll at the institution.  (4-17-08)T 

f. Accurate and secure records must be kept for all aspects of the student academic record including, 
at a minimum, admissions information, transcripts, and financial transactions. Standards established by the 
American Association of Collegiate Registrars and Admissions Officers (AACRAO) must be used as a basis for 
establishing, maintaining, securing, and retaining student records.   (4-17-08)T 

g. The institution must provide to each prospective student, newly-enrolled student, and returning 
student, complete and clearly presented information indicating the institution's current graduation rate by courses of 
study, and job placement rate by course of study.  (4-17-08)T 

 
04. Standard IV - Faculty Qualifications, Duties, and Compensation. Faculty qualifications must 

be clearly defined for each discipline and the assigned location for each faculty member must be identified. (4-17-08)T 
a. Faculty must be qualified through academic preparation appropriate to their assigned classes and 

degree level; i.e., for bachelor degree programs, faculty must have a master’s degree from an accredited institution; 
at the graduate level, a doctoral degree from an accredited institution. Relevant teaching experience or evidence to 
indicate they will be successful in the classroom must also be considered. Relevant work experience must also be 
considered. Transcripts for all faculty must be obtained, reviewed, and retained at the institution. Faculty must be 
recruited from a variety of institutions and backgrounds to enhance diversity and to avoid hiring a disproportionate 
number of individuals who are graduates of institutional programs.   (4-17-08)T 

b. There shall be a sufficient number of full-time faculty members to maintain the continuity and 
stability of academic programs and policies. At least one full-time faculty must be located in Idaho for each course 
or courses of study or degree, unless the institution can demonstrate specifically why this is not feasible, and identify 
what provisions have been, or will be, made to serve students effectively.  (4-17-08)T 

c. A group of faculty must be organized and given responsibility in conjunction with the institution’s 
chief academic officer for reviewing and approving all courses and courses of study and degrees offered by the 
institution. This group must also be responsible for overseeing instructional assessment activities and setting 
standards for program review/evaluation. The group must be of sufficient size to effectively represent a variety of 
instructional disciplines and faculty perspectives.  (4-17-08)T 
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d. The ratio of faculty to students in each course must be sufficient to assure effective instruction.  
  (4-17-08)T 
e. Faculty must be paid a fixed salary. Commissions may not be used for any portion of the 

compensation, to supplement faculty salaries, or be connected to recruitment or retention of students.  
  (4-17-08)T 
f. Procedures for evaluating faculty must be established, including provisions for promoting faculty 

and recognizing scholarly contributions to their academic discipline.  (4-17-08)T 
g. A faculty development program must be established to encourage professional advancement and 

to enhance one’s knowledge and instructional expertise.  (4-17-08)T 
 
05. Standard V - Resources, Financial Resources, and Facilities. The institution must have 

adequate financial resources to accomplish its educational mission and objective.  (4-17-08)T 
a. A financial officer in a managerial position must be designated for the institution and given 

responsibility for overseeing all of the financial aspects of the institution.   (4-17-08)T 
b. Adequate financial resources must be provided to accomplish the institutional mission and to 

effectively support the instructional programs, including teaching facilities (i.e., classrooms, labs), instructional 
materials, supplies and equipment, faculty, staff, library, and the physical and instructional technology 
infrastructure.   (4-17-08)T 

c. The institution must have sufficient reserves so that, together with tuition and fees, it is able to 
complete its educational obligations to currently enrolled students, even if it were unable to admit any new students. (4-17-08)T 

d. Financial records and reports of the institution must be kept and made separate and distinct from 
those of any affiliated or sponsoring person or entity. Financial records and reports at a public or not for profit 
institution must be kept in accordance with the most current guidelines from the National Association of College and 
University Business Officers. Financial records and reports of a for-profit institution must be kept in accordance 
with generally accepted accounting principles. A for-profit institution must organize its reports and records under 
categories or cost centers comparable to accounting funds identified in the most current guidelines from the National 
Association of College and University Business Officers.  (4-17-08)T 

e. An annual independent audit of all fiscal accounts of the educational institution must be authorized 
by the governing board, and must be performed by a properly authorized certified public accountant.  (4-17-08)T 

 
06. Standard VI - Library and Instructional Resources. The institution must obtain and properly 

catalog library and other learning resources and make these resources readily available to its students and faculty. 
These holdings must be of sufficient quality and depth to support its mission and achievement of student and faculty 
learning objectives.  (4-17-08)T 

a. The institution must have adequate library facilities for the library holdings, space for study, and 
workspace for the librarian and library staff.  (4-17-08)T 

b. Library services and resources must be available for student and faculty use with sufficient 
regularity, and at appropriate hours, to support the mission of the institution and its instructional offerings. 

  (4-17-08)T 
c. If the institution relies on other institutions or entities to provide library resources, or this is done 

through electronic means, the institution must demonstrate how these arrangements effectively meet the needs of 
students and faculty. These arrangements must be documented through written agreements. Student and faculty use 
must be documented and frequently evaluated to ensure quality services are being provided.  (4-17-08)T 

d. The library must be administered by professionally trained staff supported by sufficient personnel. 
  (4-17-08)T 
 
202. THE BOARD MAY NOTIFY THE POSTSECONDARY EDUCATIONAL INSTITUTION OF 
ADDITIONAL INFORMATION REQUIRED. 
 If the Board is unable to determine the nature and activities of an institution on the basis of the information 
provided by the institution under this rule, then the Board may notify the institution of additional information that it 
will be required to provide in connection with the application for registration.    (4-17-08)T 
 

01.  Verification of Information. The Board may verify the accuracy of submitted information by 
inspection, visitation, or any other means it considers necessary. The applicant institution shall be responsible for 
any costs the Board incurs, including travel, associated with this review.   (4-17-08)T 
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02.  Criteria for Approval or  Denial of Registration. To be approved for registration, the institution 
must demonstrate that it is in compliance with Chapter 24, Title 33, Idaho Code and this rule. An institution must 
remain in compliance for the registration year.   (4-17-08)T 

 
03.  Public Information. All information submitted to the Board in connection with the application is 

public information, and is subject to disclosure as set forth in the Public Records Act, Title 9, Chapter 3, Idaho 
Code.   (4-17-08)T 
 

04.  Certificate of Registration.  
 a.  A certificate of registration will be issued to a postsecondary educational institution that has paid 

its registration fee and has been approved under this rule. A certificate evidencing initial registration will be 
effective the date it is issued, and continue through June 30 of the next succeeding year. A renewal certificate will be 
for the period July 1 through June 30 of the next succeeding year. No institution that is registered with the Board 
shall advertise or represent in any manner that it is accredited by the Board. An institution may only represent that it 
is: “Registered with the Idaho State Board of Education.” Registration is not an endorsement of the institution. (4-17-08)T 

 b.  If an institution wishes to offer additional courses, courses of study, or degrees during the course 
of a registration year that were not included in its application to the Board prior to issuance of the certificate of 
registration, then the institution may submit a supplemental application to the Board, on a form approved by the 
Board and pay any additional registration fees that are applicable. If approved, the Board will issue a revised 
certificate of registration evidencing such approval.   (4-17-08)T 

 
05.  Disapproval and Appeal. If a postsecondary educational institution’s request for initial 

registration, or renewal of registration, is disapproved by the Board, then the institution may appeal such decision in 
accordance with Chapter 52, Title 67, Idaho Code. The request must be in writing and made to the office within 
thirty (30) days of the date the institution is notified of the disapproval.   (4-17-08)T 
 

06.  Withdrawal of Approval.  
a.  The Board may refuse to renew, or may revoke or suspend approval of, an institution’s registration 

by giving written notice and the reasons therefore to the institution. The institution may request a hearing relating to 
such decision under IDAPA 04.11.01, “Idaho Rules of Administrative Procedure of the Attorney General.” 

   (4-17-08)T 
 b.  Withdrawal of approval may be for one or more of the following reasons:   (4-17-08)T 
i.  Violation of Chapter 24, Title 33, Idaho Code or this rule;  (4-17-08)T 
ii.  Providing false, misleading, deceptive, or incomplete information to the Board;  (4-17-08)T 
iii.  Presenting to prospective or current students information about the institution which is false, 

fraudulent, misleading, deceptive, or inaccurate in a material respect; or  (4-17-08)T 
iv.  Refusing to allow reasonable inspection or to supply reasonable information after a written request 

by the Board has been received.  (4-17-08)T 
c.  If any information contained in the application submitted by the institution becomes incorrect or 

incomplete, then the registered institution shall notify the Board of such change within thirty (30) days. An 
institution that ceases operation during the course of a registration year shall immediately inform the Board of this 
event.    (4-17-08)T 
 
203 -- 299. (RESERVED). 
 
300.  REGISTRATION OF PROPRIETARY SCHOOLS.  
 

01.  Delegation. Section 33-2403, Idaho Code, provides that a proprietary school must hold a valid 
certificate of registration issued by the Board or its designee. The Board delegates authority to the Idaho Division of 
Professional-Technical Education (PTE) to register proprietary schools, in accordance with this rule.   (4-17-08)T 
 
 

02. Registration Requirement.   
a.  Unless exempted by statute or this rule, as provided herein, a proprietary school which maintains a 

presence within the state of Idaho, or which operates or purports to operate from a location within the state of Idaho, 
shall register annually and hold a valid certificate of registration issued by PTE. A school shall not conduct, provide, 
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offer, or sell a course or courses of study unless registered. A school shall not solicit students for or on behalf of 
such school, or advertise in this state, unless registered.  The Board shall maintain a register of approved proprietary 
schools pursuant to Section 33-107(6)(c), Idaho Code. (4-17-08)T 

b.  Registration shall be for the period beginning July 1 of any year and continue through June 30 of 
the next succeeding year. For a school that has not previously registered with PTE, registration shall be for the 
period beginning on the date of issue of a certificate of registration and continue through June 30 of the next 
succeeding year.  A registered proprietary school must renew its certificate of registration annually and renewal of 
registration is not automatic.  (4-17-08)T 

c. Renewal of registration shall be for the period beginning on July 1 of any year, and continue 
through June 30 of the next succeeding year.  (4-17-08)T 

 
03. Idaho Presence. A school shall be deemed to have a presence in Idaho, or to be operating or 

purporting to be operating from a location within the state of Idaho, if it owns, rents, leases, or uses any office or 
other type of physical location in Idaho, including a mailing or shipping center, or if it represents in any way, such 
as on an electronic or Internet website, to have an Idaho street or mailing address, including a post office box in 
Idaho.   (4-17-08)T 

  
034.  Exemptions from Registration. The following individuals or entities are specifically exempt 

from the registration requirements of this rule:   (4-17-08)T 
a.  An individual or entity that offers instruction or training solely a vocational or recreational in 

nature, as determined by the Board.   (4-17-08)T 
b.  An individual or entity that offers courses recognized by the Board which comply in whole or in 

part with the compulsory education law.  (4-17-08)T 
c.  An individual or entity that offers a course or courses of study sponsored by an employer for the 

training and preparation of its own employees, and for which no tuition fee is charged to the student.  (4-17-08)T 
d.  An individual or entity which is otherwise regulated, licensed, or registered with another state 

agency pursuant to title 54, Idaho Code.  (4-17-08)T 
e.  Aviation school or instructors approved by and under the supervision of the Federal Aviation 

Administration.  (4-17-08)T 
f.  An individual or entity that offers intensive review courses designed to prepare students for 

certified public accountancy tests, public accountancy tests, law school aptitude tests, bar examinations or medical 
college admissions tests, or similar instruction for test preparation.  (4-17-08)T 

g.  An individual or entity offering only workshops or seminars lasting no longer than three (3) 
calendar days.   (4-17-08)T 

h.  A parochial or denominational institution providing instruction or training relating solely to 
religion and for which degrees are not granted.  (4-17-08)T 

i.  An individual or entity that offers postsecondary credit through a consortium of public and private 
colleges and universities under the auspices of the western governors.  (4-17-08)T 

 
045.  Application. A proprietary school that is required to register under this rule must submit to PTE 

an application for registration (either an application for initial registration, or renewal of registration, as applicable), 
on a form approved by PTE. The application must include a list of each course or courses of study the applicant 
school intends to conduct, provide, offer or sell in Idaho during the registration year.  (4-17-08)T 
 

056.  Registration Fees and Costs. A registration fee shall accompany each application for initial 
registration or renewal of registration. The fixed portion of such annual registration fee shall be in the amount of one 
hundred dollars ($100) for each school. The variable portion of such annual registration fee shall be in the amount of 
one hundred dollars ($100) for each course to be offered by the school during the registration year. Fees are not 
refundable.  (4-17-08)T 
 

067.  Deadline for Registration. An initial application for registration may be submitted to PTE at 
anytime. A school should expect PTE’s review process for an initial registration to take approximately three (3) to 
five (5) months. An application for renewal of registration must be submitted to PTE on or before the first business 
day of May that precedes a registration year.  (4-17-08)T 
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078.  Information Required.  
a.  Such application must include the information requested on the application form. In addition, a 

school applying for registration must submit information and/or documentation with its application for registration 
that documents compliance with all of the Standards, I through V, set forth in Subsections 400.08.a. through 
400.08.e. of this rule.  (4-17-08)T 

b.  PTE may, in connection with a renewal of registration, request that a school only submit 
information that documents changes from the previous year, provided that the school certifies that all information 
and/or documentation submitted in a previous registration year remains current. The annual registration fee, 
described in Subsection 400.05 of this rule, shall remain applicable.  (4-17-08)T 
  
301.  APPROVAL STANDARDS FOR REGISTRATION OF PROPRIETARY SCHOOLS. The Board and 
its designee accepts the responsibility for setting and maintaining approval standards for proprietary schools that 
plan to offer courses or a set of related courses in or from Idaho in order to protect consumers and to ensure quality 
educational programs are provided throughout the state. A school must meet all of the standards prior to issuance of 
a certificate of registration and the school must provide required evidence to document compliance with the 
standards as identified in the application form. A certificate of registration may be denied if all of the standards are 
not met.  (4-17-08)T 

 
01.  Standard I - Legal Status and Administrative Structure. The school must be in compliance 

with all local, state and federal laws, administrative rules, and other regulations applicable to proprietary schools. (4-17-08)T 
a.  The school must have a clearly stated educational purpose that is consistent with the courses or a 

set of related courses under consideration for approval by PTE.  (4-17-08)T 
b.  The ownership of the school, its agents, and all school officials must be identified by name and 

title.    (4-17-08)T 
c.  Each owner, agent, and school official must be appropriately qualified to ensure courses are of 

high quality and the rights of students are protected.  (4-17-08)T 
d.  Policies must have been established to govern admissions, hiring procedures, and working 

conditions; evaluation/assessment of all employees and instructional offerings; student and instructor rights and 
responsibilities; grievance procedures; approval of the curriculum and other academic procedures to ensure the 
quality of educational offerings.  (4-17-08)T 

e.  Procedures for assessing/evaluating the effectiveness of instruction must be established. 
Evaluation and assessment results must be used to improve courses or courses of study.  (4-17-08)T 

 
02.  Standard II - Courses or Courses of Study. Instruction must be the primary focus of the school, 

and all instructional activities must be clearly related to the achievement of the stated instructional objectives. All 
courses or courses of study must prepare students to enter employment upon completion of the program or prepare 
them for self-employment.  (4-17-08)T 

a.  The requirements for each course or courses of study must be defined clearly including applicable 
completion requirements or other requirements such as practicum’s, clinicals, etc. Courses or courses of study will 
be designed using effective learning strategies for students, identifying and organizing all instructional materials and 
specialized facilities, identifying instructional assessment methods, and evaluating the effectiveness of the course 
offerings.   (4-17-08)T 

b.  Written course descriptions must be developed for all courses or courses of study including: 
course overview, learning objectives and outcomes, course content, assessment, and grading criteria. A written 
inventory must be maintained for all course descriptions and course descriptions must be provided to instructors. 
Instructors must be expected to follow course descriptions. A syllabus must be developed for each course and 
distributed to students at the beginning of the course.  (4-17-08)T 

c.  The school must assure that a course or courses of study will be offered with sufficient frequency 
to enable students to complete courses or courses of study within the minimum time for completion.  (4-17-08)T 

d.  The school must clearly state the cost of each course or courses of study and identify the payment 
schedule. This information must be provided in written form to students, and the refund policy must also be given to 
students in writing.  (4-17-08)T 

e.  All advertising, pamphlets, and other literature used to solicit students and all contract forms must 
accurately represent the purpose of the school, its courses or courses of study, job opportunities, and other relevant 
information to assist students in making an informed decision to enroll. The school must provide to each prospective 
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student, newly-enrolled student, and returning student, complete and clearly presented information indicating the 
school's current completion and job placement rate.   (4-17-08)T 

 
03.  Standard III - Student Support Services. The school must have clearly defined written policies 

that are distributed to students through a variety of print and electronic means. Polices must address students rights 
and responsibilities, grievance procedures, and define what services are available to support students.  (4-17-08)T 

a.  The school must develop a written admissions policy. The admission of students must be 
determined through an orderly process using published criteria which must be uniformly applied. Admissions must 
take into account the capacity of the student to undertake a course or courses of study and the capacity of the school 
to provide instructional and other support services the student needs to complete the program.  (4-17-08)T 

b.  There must be a clearly defined policy for the readmission of students dismissed from the school. 
The readmission of students dismissed under this policy must be consistent with the recognized standards of 
admission to the school.   (4-17-08)T 

c.  The school must establish and adhere to a clear and fair policy regarding due process in 
disciplinary matters, and publish this policy in a handbook, which must include other rights and responsibilities of 
the students and the grievance procedure. This handbook must be supplied to each student upon enrollment in the 
school. The school must provide the name and contact information for the individual who is responsible for dealing 
with student grievances and other complaints and for handling due process procedures.   (4-17-08)T 

d.  The school must provide written information to prospective students prior to enrollment to include 
the following: 

i. Information describing the purpose, length, and objectives of the courses or courses of study; 
completion requirements for the courses or courses of study;  

ii. The schedule of tuition, fees, and all other charges and all expenses necessary for completion of 
the courses or courses of study;  

iii. Cancellation and refund policies; an explanation of satisfactory progress, including an explanation 
of the grading/assessment system; 

iv. The calendar of study including registration dates, beginning and ending dates for all courses, and 
holidays;  

vii. A complete list of instructors and their qualifications;  
viii. A listing of available student services;  
ix. And other information about the courses or courses of study that are likely to affect the decision of 

the student to enroll in the school.  (4-17-08)T 
e.  Accurate and secure records must be kept for all aspects of the student record including, at 

minimum, admissions information, and the courses each student completed.  (4-17-08)T 
 
04.  Standard IV - Faculty Qualifications and Compensation.  (4-17-08)T 
a.  Instructor qualifications (training and experience) must be described and the assigned location for 

each instructor must be identified.  (4-17-08)T 
b.  There must be a sufficient number of full-time instructors to maintain the continuity and stability 

of courses.    (4-17-08)T 
c.  The ratio of instructors to students in each course must be sufficient to assure effective instruction.  

  (4-17-08)T 
d.  Commissions may not be used for any portion of the faculty compensation.  (4-17-08)T 
e.  Procedures for evaluating instructors must be established. Provisions for student evaluation are 

recommended.   (4-17-08)T 
 
 05.  Standard V - Resources, Finance, Facilities, and Instructional Resources.   (4-17-08)T 
a.  Adequate financial resources must be provided to accomplish instructional objectives and to 

effectively support the instructional program, including teaching facilities (i.e., classrooms, labs), instructional 
materials, supplies and equipment, instructors, staff, library, and the physical and instructional technology 
infrastructure.   (4-17-08)T 

b.  The school must have sufficient resources so that, together with tuition and fees, it is able to 
complete its educational obligations to currently enrolled students.  If the school is unable to fulfill its obligations to 
students, the school must make arrangements with another proprietary school to have students complete a 
comparable course or courses of study (a teach-out provision).  (4-17-08)T 
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c.  Financial records and reports of the school must be kept and made separate and distinct from those 
of any affiliated or sponsoring person or entity. Financial records and reports at a school shall be kept in accordance 
recognized financial accounting methods.  (4-17-08)T 

d.  The school must have adequate instructional resource materials available to students, either on site 
or through electronic means. These materials must be housed in a designated area and be available for students and 
instructors with sufficient regularity and at appropriate hours to support achievement of course objectives or to 
promote effective teaching.  (4-17-08)T 

e.  If the school relies on other schools or entities to provide library resources or instructional 
resources, the school must demonstrate how these arrangements effectively meet the needs of students and faculty. 
These arrangements must be documented through written agreements. Student and faculty use must be documented 
and frequently evaluated to ensure quality services are being provided.  (4-17-08)T 
 
302.  THE BOARD MAY NOTIFY THE PROPRIETARY SCHOOL OF ADDITIONAL 
INFORMATION REQUIRED.  
If PTE is unable to determine the nature and activities of a school on the basis of the information provided by the 
school under this rule, then PTE may notify the school of additional information that it will be required to provide in 
connection with the application for registration.  (4-17-08)T 
  

01.  Verification of Information. PTE may verify the accuracy of submitted information by 
inspection, visitation, or any other means it considers necessary. The applicant school shall be responsible for any 
costs PTE incurs including travel, associated with this review.  (4-17-08)T 
 

02.  Criteria for Approval or Denial of Registration. To be approved for registration, the school 
must demonstrate that it is in compliance with Chapter 24, Title 33, Idaho Code and this rule, including all of the 
standards described in Subsections 400.08.a. through 400.08.e. of this rule. A school must remain in compliance for 
the registration year.  (4-17-08)T 
 

03.  Public Information. All information submitted to PTE is public information, and is subject to 
disclosure as set forth in the Public Records Act, Title 9, Chapter 3, Idaho Code.  (4-17-08)T 
 

04.  Certificate of Registration.   
a.  A certificate of registration will be issued to a proprietary school that has paid its registration fee 

and been approved under this rule. A certificate evidencing initial registration will be effective the date it is issued, 
and continue through June 30 of the next succeeding year. A renewal certificate will be for the period July 1 through 
June 30 of the next succeeding year. No school that is registered with PTE shall advertise or represent in any manner 
that it is accredited by PTE. An institution may only represent that it is: “Registered with Idaho Division of 
Professional-Technical Education.” Registration is not an endorsement of the school.  (4-17-08)T 

 b.  If a school wishes to offer additional courses or courses of study during the course of a registration 
year that were not included in its application to PTE prior to issuance of the certificate of registration, then the 
school may submit a supplemental application to PTE, on a form approved by PTE, and pay any additional 
registration fees that are applicable. If approved, PTE will issue a revised certificate of registration evidencing such 
approval.   (4-17-08)T 

  
05.  Disapproval and Appeal. If a proprietary school’s request for initial registration or a renewal of 

registration is disapproved by PTE, then the school may appeal such decision in accordance with Chapter 52, Title 
67, Idaho Code. The request must be in writing and made to PTE within thirty (30) days of the date the school is 
notified of the disapproval.  (4-17-08)T 
 

06.  Withdrawal of Approval.  
a.  PTE may refuse to renew, or may revoke or suspend approval of a school’s registration by giving 

written notice and the reasons therefore to the school. The school may request a hearing under IDAPA 04.11.01, 
“Idaho Rules of Administrative Procedure of the Attorney General.”  (4-17-08)T 

b.  Withdrawal of approval may be for one or more of the following reasons:  (4-17-08)T 
 i.  Violation of Chapter 24, Title 33, Idaho Code or this rule.  (4-17-08)T 
 ii.  Providing false, misleading, deceptive, or incomplete information to PTE.   (4-17-08)T 
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iii.  Presenting to prospective or current students information about the school which is false, 
fraudulent, misleading, deceptive, or inaccurate in a material respect; or  (4-17-08)T 

iv.  Refusing to allow reasonable inspection or to supply reasonable information after a written request 
by PTE has been received.  (4-17-08)T 

c.  If any information contained in the application submitted by the school becomes incorrect or 
incomplete, then the registered school shall notify PTE of such change within thirty (30) days. A school that ceases 
operation during the course of a registration year shall immediately notify PTE of this event.  (4-17-08)T 

 
07.  Agent’s Permit. Each proprietary school shall ensure that its agents have a valid permit, and that 

all of its agents are in compliance with Section 33-2404, Idaho Code.  The school shall complete a criminal history 
check that includes the State Bureau of Identification, Federal Bureau of Investigation and statewide sex offender 
registry for each agent having direct contact with minors in the minor’s home or at secondary schools, prior to 
making application for the agent’s permit.   (4-17-08)T 

 
08.  Annual Agent’s Permit Fee. The annual fee for the agent’s permit shall be fifty dollars ($50.00). 

The agent’s permit must be renewed annually upon reapplication and proper qualifications, as required by Section 
33- 2404, Idaho Code.  (4-17-08)T 

 
09.  Surety Bond. Each proprietary school shall comply with the provisions in Section 33-2406, Idaho 

Code, relating to a surety bond.  (4-17-08)T 
 
10.  Student Tuition Recovery Account. Each proprietary school shall comply with the provisions of 

Section 33-2407, Idaho Code, relating to a student tuition recovery account.   (4-17-08)T 
 
303. –999.   (RESERVED). 
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BOISE STATE UNIVERSITY 
 
 
SUBJECT 

Boise S tate U niversity/College of  Western I daho Teach-Out M emorandum o f 
Understanding 

 
REFERENCE 
 April 2008 The Board approved the discontinuance and closure 

of the Selland College effective July 1, 2009. 
 
APPLICABLE STATUTE, RULE OR POLICY 

Idaho Administrative Code, IDAPA 55.01.02 — Rules Governing Postsecondary 
Program Reduction or Termination. 
State Board o f Education G overning P olicies and P rocedures, Section I II.G. 
Instructional Program Approval and Discontinuance. 

 
BACKGROUND/DISCUSSION 

Boise S tate U niversity ( BSU) ( with t he co ncurrence of t he S tate D ivision o f 
Professional-Technical Education, the College of Western Idaho and the College 
of S outhern I daho) r equests approval t o co ntinue aw arding P rofessional 
Technical Education (PTE) certificates and select AAS degrees until  M ay 2011 
to ensure the “ teach out” o f ex isting programs upon the closure of t he Selland 
College. 
 
On F ebruary 2 9, 200 8, the Board signed a non -binding memorandum o f 
understanding (“MOU”) w ith t he C ollege o f Western I daho ( “CWI”). T he M OU 
preliminarily appr oved a t ransfer o f B SU’s professional-technical pr ograms to 
CWI scheduled for July 1, 2009. At the same Board meeting, the Board approved 
the desi gnation o f CWI a s the pr ofessional-technical co llege for R egion I II 
(pursuant t o I daho Code §33-2201 et . seq.) i nstead o f BSU’s Selland College, 
pending final recommendation of the State Department of Professional Technical 
Education. At the April 16,  2008 Board meeting, the Board approved closure of 
the Selland College at Boise State University and di scontinuation of BSU’s PTE 
programs, both effective July 1, 2009. 
 
Closing t he S elland C ollege will r esult i n t he cl osure o f al l P TE programs and 
courses offered by BSU. Most of the students currently in the Selland College will 
be abl e t o s eamlessly co ntinue t heir pr ograms with C WI u nder t his plan. 
However, due to differences in the College of Western Idaho/College of Southern 
Idaho ( CWI/CSI) certificate and d esignated A AS deg ree r equirements, cer tain 
courses currently of fered by the Selland College will not  count toward CWI/CSI 
certificate and select AAS degree requirements. 
 
To r emedy t he si tuation, B SU, C WI and C SI hav e dr afted a “ teach out” 
agreement al lowing st udents who hav e co mpleted at  least 50%  of  t heir P TE 
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coursework while at  BSU ( by t he end o f Spring 09 se mester) t o t ake t heir 
remaining c ourses at CWI a nd t o transfer t hose co urses back  t o B SU for t he 
awarding of  their certificate and select AAS degree. BSU will continue to award 
PTE certificates and select AAS degrees to those students through May 2011. 
 

IMPACT 
CWI will offer the courses needed for a student to complete their BSU certificate 
and AAS degree requirements under the catalog the student entered under. This 
means that the required courses taken by a st udent in the Selland College will 
count toward their certificate and AAS degree. BSU would continue to award a 
limited number of P TE ce rtificates and A AS deg rees through M ay 2011 under 
this plan for students who need such to f inalize their program in which they are 
currently enr olled. O ther t han t his limited ar ea, n o professional-technical 
certificates or degrees will be awarded by BSU after July 1, 2009. 

 
ATTACHMENTS 

Attachment 1 – Teach Out Agreement with CWI             Page 3 
Attachment 2 – Teach Out Agreement Addendum   Page 5 

 
STAFF COMMENTS AND RECOMMENDATIONS 
 IRSA, C AAP, a nd B oard st aff r ecommends appr oval of  BSU’s request for a  

teach-out of professional-technical certificates and select AAS degrees until May 
2011.  

 
BOARD ACTION 

A motion to approve the Teach-Out of PTE certificates and select AAS degrees 
between Boise State University, the College of Western Idaho, and the College 
of S outhern I daho, i n su bstantial c onformance t o t he v ersion a ttached, a nd to 
authorize Boise S tate U niversity t o co ntinue t o aw ard pr ofessional-technical 
certificates and c ertain A AS degrees from July 1,  2009 until M ay 30,  2011 i n 
order to ensure the appropriate degree continuation for el igible Selland College 
students. 
 
 
Moved by ___________ Seconded by___________ Carried Yes ____ No ____ 
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COUNCIL ON ACADEMIC AFFAIRS AND PROGRAMS  
 
 
SUBJECT 

Formation of a Task Force to Examine Alternative Approaches for Placement of 
Students into First-Year Writing Courses (English 90, 101, and 102) 

 
APPLICABLE STATUTE, RULE OR POLICY 

Idaho State Board of Education Governing Policies and Procedures, Section I II 
Postsecondary Affairs, Subsection Q. Admissions Standards, 4.c.  

 
BACKGROUND/DISCUSSION 

The present placement practice for incoming students at all Idaho public colleges 
and uni versities into E nglish 90,  101,  or  102 i s based o n A CT/SAT sco res. 
Institutions also use  COMPASS sco res to pl ace st udents into 101 or 102 . 
Additionally, st udents ca n r eceive cr edit f or E nglish 101 b ased on t heir 
COMPASS and ACT/SAT score.   
 
The ch allenges of t he cu rrent placement system for E nglish h ave been of 
concern for some years to Idaho writing program administrators at all of Idaho’s 
public colleges and universities. These experts agree that Idaho college students 
can be placed more appropriately into first-year writing courses (English 90, 101, 
and 102) by research-based, pedagogically-sound placement systems.  

 
On Ju ne 5,  2 008 a p roposal w as brought f orward t o C AAP on behalf o f t he 
English Department C hairs and Writing Program A dministrators from al l o f 
Idaho’s public colleges and u niversities to cr eate a  t askforce t o explore 
alternatives or new  m ethods for pl acing st udents i n first-year w riting co urses 
(English 90, English 101, and English 102). The Council on Academic Affairs and 
Programs (CAAP) a pproved t he formation of a t ask force t o pilot pl acement 
options. Based on t he f indings, CAAP may recommend a p olicy amendment to 
the Board.  
 

Problems with the Current Placement System: 
  
        1.  Standardized test scores are not valid or reliable as placement instruments. 

Research on s tandardized t ests and pl acement i n w riting co urses has 
documented, time and again, that placement decisions almost never match with 
future performance. A recent white paper by a joint National Council of Teachers 
of English (NCTE) and Council of Writing Program Administrators (C-WPA) task 
force notes that “A single off-the-shelf or standardized test should never be used 
to make important decisions about students, teachers, or  curriculum.” Even the 
testing agencies for ACT, SAT and COMPASS advise that their test scores be 
used as only one piece of data on which to determine placementi.  
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2. Placement bas ed o n st andardized t ests misplaces students. A ccording t o a    
survey of  I daho E nglish dep artment c hairs and w riting pr ogram a dministrators 
who have been analyzing the effectiveness of the current system, this placement 
system al lows under-prepared st udents to t ake courses for which t hey ar e n ot 
ready and hi nders others from adv ancing t o co ursework for w hich t hey ar e 
prepared. S tandardized t ests prioritize sp eed an d e fficiency; how ever, t hey do  
not take into account either student’s reading and writing abilities or the first-year 
writing curriculum. S tudents who are inappropriately placed are often f rustrated 
when they are placed into a course for which they are not ready.  
 
3.  Standardized test scores have never been intended to be used as a basis for 
awarding co urse cr edit. N o st andardized t est m eaningfully r epresents the 
experience o f a full co llege writing co urse. N one o f t he t esting a gencies claim 
that their tests are valid or reliable indicators upon which to give course credit.  
 
4. Awarding co urse c redit base d o n st andardized t est sco re ( exception A P) 
inaccurately r epresents the co ntent o f c ollege-level co urses. A t a ll co lleges in 
Idaho, f irst-year writing co urses are t aken seriously and t aught w ith r igor and  
care. When students are able to take and re-take a  test (e.g., the COMPASS) 
that has nothing to do with the curriculum, the reputation of Idaho universities is 
harmed by  communicating t o students that one $5 g rammar and usage t est i s 
equivalent to an entire sixteen-week college-level writing course.  
 
5.  Using standardized tests for either placement or course credit does not reflect 
best practices or  cu rrent r esearch on  w riting. S eventy-seven percent o f t he 
English dep artment administrators in I daho u niversities and colleges are 
dissatisfied w ith t he A CT/SAT as  a placement method, a nd ni nety-two per cent 
are dissatisfied with the use of COMPASS. There are many other robust writing 
placement methods that better reflect recent understandings of first-year writing 
courses. P rogram administrators charged w ith pr oviding hi gh-quality f irst-year 
writing co urses for all i ncoming st udents view w riting placement as an 
opportunity for positive programmatic development that will directly enhance the 
educational experience of Idaho college students.  
 
To address these c oncerns, t he task force w as given a ch arge, del iverables,                                
membership, and timeline. See Attachment 1.  

 
The proposal is a way to close that gap between graduation rates at high schools 
and proper placement at the colleges/universities level because there will be an 
increased amount o f participation and discussion with high school counterparts 
and the English departments across the state at the college level.  

 
It should be noted that this is only a placement issue and that college admissions 
will not be affected by the proposal.  
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Each institution will participate in a voluntary pilot resulting in a r ich dataset that 
examines different pl acement models. The institutions will t hen share t his data 
with each other to form any proposed changes in policy.  

 
On October 17 -18, 2 008, t he E nglish P lacement Taskforce hel d a pl acement 
workshop i n B oise. T he P lacement Workshop w as designed t o begin 
conversations, enhance the task force’s understanding of the issues surrounding 
placement, and to provide some time for taskforce members to begin planning for 
pilot pl acement sy stems. The w orkshop w as facilitated by asse ssment ex perts 
Dr. P eggy O ’Neill of  Loyola C ollege an d D r. D iana K elly-Riley of W ashington 
State University. A report on the outcomes of this workshop was developed and 
shared with CAAP and is being forwarded to the Board as information.  

 
ATTACHMENTS 

Attachment 1 – Task Force Charge and Membership             Page 5 
Attachment 2 – Report on Placement Workshop   Page 7 

 
STAFF COMMENTS AND RECOMMENDATIONS 
 Board staff and CAAP support the formation of  the taskforce and have directed 

the task force to routinely report to CAAP on i ts progress. Board staff has also 
asked the taskforce to consider the larger context su rrounding placement tools 
and procedures so that additional barriers are not created for students trying to 
determine what they need to do to enroll in and complete degree requirements.  

 
BOARD ACTION 

This item is for informational purposes only. Any action will be at the Board’s 
discretion.  

 
i

                                                 
i  www.act.org; www.collegeboard.com  
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English Placement Task Force 
July 2008 

 
Charge:  The English Placement Task Force (EPTF) is charged with studying, piloting, and 
recommending new placement systems at Idaho colleges and universities.  The task force is 
guided by the understanding that all constituents—students, faculty, administrators—will be best 
served by placement systems that are valid, pedagogically reliable, and responsive both to best 
practices in writing placement and to local needs and contexts.  
 
The EPTF is charged with 

a) surveying current best practices in English placement at a range of institutions nation-wide; 
b) soliciting the input of writing placement experts to devise new placement systems; 
c) piloting new placement systems at identified volunteer institutions; 
d) assessing and reporting on those placement systems; 
e) presenting recommendations for English placement at Idaho public colleges and universities 

to CAAP. 
 
Membership:  The EPTF should have robust representation from a range of institutions and 
constituents.    
 
Faculty (note that the faculty listed by name have already volunteered): 
 

Heidi Estrem, Director of First-Year Writing; Boise State University 
Tom Peele, Associate Director of First-Year Writing; Boise State University 
Michelle Payne, English Dept. Chair, Boise State University  
Ken Bingham, Professor, Composition Director; College of Southern Idaho 
Jeff Fox, College of Southern Idaho English Department Chair 
Terry Engebretsen, English Dept. Chair, Idaho State University 
Up to 3 faculty representatives each from ISU, UI, LCSC, EITC, NIC and CWI (to be 
determined by Chief Academic Officer) 

 
Registrars and Academic Advising: 

Kimber Shaw, Advising and Academic Enhancement; Boise State University 
Kris Collins, Registrar; Boise State University  
Up to 2 professional staff or faculty representatives each from ISU, UI, LCSC, EITC, NIC 
and CWI (to be determined by Chief Academic Officer) 

 
Administration: 

Sharon McGuire, Associate Provost for Undergraduate Education; Boise State University 
Up to 1 administrative representative each from ISU, UI, LCSC, EITC, NIC and CWI (to be 
determined by Chief Academic Officer) 
Dana Kelly from Office of State Board of Education  
Liz Smith from Idaho State Department of Education  
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Timeline:   
AY 2008-9 
Fall 2008: 
 

 Explore benefits of current models for writing placement and related benefits for Idaho 
schools through written materials and through attending a placement workshop (see 
attached explanation and budget) 

 Consult with writing placement/assessment scholars during the placement workshop on 
current innovative and reliable models  

 Identify the appropriate placement programs for different kinds of institutions in Idaho 
 CAAP will inform and brief SBOE at the SBOE October 9-10 meeting in Lewiston 
 Establish an appropriate assessment plan for the placement models 
 Solicit institutions to host pilot placement programs 

 
Spring 2009: 

 Begin implementing pilot placement programs on a voluntary basis for incoming students  
 
AY 2009-10 

 Continue implementing pilot placement programs  
 Generate and interpret preliminary data on the pilot placement programs 
 Report on research and make a proposal for English placement to CAAP  

 
Deliverables to CAAP: 
January 2009 – Initial Writing Placement Report, detailing: 

 The placement programs that are being piloted and an explanation of how that placement 
model meets the charge for this task force 

 The placement programs considered and an explanation of why each institution chose to 
pilot the program 

 Projected benefits and challenges of each pilot placement program 
 Projected costs, if any 
 The assessment plan for each pilot program 

 
October 2009 – Preliminary Pilot Programs Report, detailing: 

 The results from each pilot program 
 Assessment of each pilot program 
 Actual costs, if any 
 Unexpected challenges and/or benefits. 

 
Spring 2010 – Recommendation Report for English Placement in Idaho Colleges and 
Universities, detailing: 

 Proposed recommendations for statewide English placement 
 Rationale for each placement program chosen 
 Budget proposal, if needed 
 Ongoing assessment plan for each placement program 
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To:   Sona Andrews, Boise State University Provost and Jeff Fox, College of Southern Idaho 
CAO 

 
From:  Whitney Smith, College of Southern Idaho and Heidi Estrem, Boise State University 

Co-Chairs, English Placement Task Force  
 
Date:   October 20, 2008  
 
Re:  Report on Placement Workshop, October 17-18, 2008  
 

With much thanks to CAAP, the English Placement Task Force met recently to discuss issues 
with placement in writing classes and to design placement pilots for interested institutions.  The 
two workshop facilitators, Peggy O'Neill of Loyola College and Diane Kelly-Riley of 
Washington State University, led an intensive 1.5 day workshop that built from best practices in 
writing assessment and that also allowed for significant collaboration and interaction. 

Results:  

The EPTF carefully considered both the current placement practices in Idaho and models for 
placement at other universities across the country.  In light of concerns about consistency across 
colleges and universities in Idaho, the EPTF designed and agreed upon a pilot placement 
program that will enable us to draw from a common framework and then refine that framework 
in light of each institution's needs.  The evidence-based placement pilot placement program will 
use multiple pieces of data, including: 

• Robust course information 
• Guided student self-assessment  
• Advising  
• Additional student data (might include writing samples, a diagnostic essay, high school 

GPA, and/or other test scores)  
• Standardized tests currently in use at Idaho colleges and universities (COMPASS, ACT, 

and/or SAT)  
 

The Pilot Program:  

The above model will provide a framework from which each institution will work and adapt as 
necessary to fit the needs of their students, faculty, and student services providers.  

The Evidence-Based Placement model draws from current best practices through expanding the 
number of data streams available to students as they (with advisors) consider various placement 
options.  

All students who participate in the pilot placement will be placed according to a combination of 
the various data streams listed above.  Initially, students will be given in-depth information about 
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the courses in question: course descriptions and syllabi, sample assignments, sample responses, 
and so on.  Then, they will complete a self-assessment, complete writing samples, and compile 
additional information.  Students will use this information to reflect on and determine which 
course best fits with their incoming abilities and tendencies as a student. Finally, students will 
have the opportunity to be advised about course selection; students will be encouraged to take 
the course that the majority of assessments indicate as correct.  

Course selection will take place after the above measures have been considered. Students will be 
able to work with their adviser to choose between the course into which they were initially 
placed by the standardized test score, the course “below” it, or the course “above” it. (For 
example, a student who initially places into English 090 would not be able to “skip” a course and 
place in English 102.) For the purposes of the pilot, students will not be forced to “move down”; 
for example, a student who places into English 101 can be strongly advised to take English 090 if 
the self-assessment, writing samples, and other data indicate that course is correct, but they will 
not be made to enroll.  

Student participation in the pilot will be voluntary. Student volunteers will be solicited at each 
institution through contacting students who have already committed to attending that institution.  
Each institution will aim to have 50 students complete the pilot placement process for students 
entering in the fall of 2009.  This will ensure that there is a reasonable amount of assessment data 
collected from each institution to guide later decisions. 

Institution-specific teams of EPTF members will meet in fall 2008 to develop the Evidence-
Based Placement pilot framework more completely for their university.  The pilot model aims to 
provide a cohesive, consistent approach to placement at all Idaho institutions while still 
encouraging each institution to develop site-specific placement procedures.  (As one small 
example: it is possible to do one-on-one advising sessions at some institutions but not at others.  
Local pilots of the Evidence-Based Placement framework will take such context-specific 
differences into consideration.)  

Assessment: 

The effectiveness of the placement pilot will be measured by the following at each institution (to 
be developed in fall 2008 and early spring 2009):  

• A survey of instructors, given in the second to third weeks of the semester, that asks 
instructors to assess each student's placement; 

• A student-satisfaction survey that asks if students feel they have been placed in the 
appropriate course;  

• Follow-up interviews with student pilot participants who have failed or dropped their 
class.  

Each institution will also generate additional assessment measures appropriate to their context 
and in collaboration with institutional research.  
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Participation:  

The following institutions have agreed to participate in the placement pilot:  

• Boise State University  

• College of Southern Idaho  

• College of Western Idaho  

• Idaho State University  

• Lewis Clark State College  

• North Idaho College  

• University of Idaho  

Timeline (in addition to the timeline outlined on the CAAP-approved English Placement 
Task Force charge):  

• Currently in progress: EPTF members meet with appropriate campus personnel and 
offices to begin discussing the pilot; EPTF members meet with institutional research 
offices to discuss subject participation and data gathering  

• November 30: pilot framework finalized  

• January 30: Institution-specific pilots drafted  

• March 15: Input gathered on proposed institution-specific pilots  

• April 1: Institution-specific pilots finalized  

• Spring and summer 2009: Recruit students for pilot  

• Fall 2009: Implement evidence-based placement pilots at volunteer institutions  
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SUBJECT 
South Central Local Operations Committee – Summary Report 

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies and Procedures 
Section III.G. Program Approval and Discontinuance 
Idaho State Board of Education Governing Policies and Procedures 
Section III.Z. Delivery of Postsecondary Education 

 
BACKGROUND/DISCUSSION 
 Higher educa tion d elivery i n I daho has been addressed t hrough a se ries of 

academic partnerships with si ster i nstitutions. The U niversity of  I daho, I daho 
State University, Boise State University, and the College of Southern Idaho (CSI) 
have partnered on the CSI campus for over a decade. In 2004 the south central 
Idaho operations committee was formed. A f ormal m emorandum of ag reement 
was signed on January 31, 2007. 

 
As collaborative centers were established in various regions across the state, a 
Local O perations Committee ( LOC), a C ommunity A dvisory Board, an d a n 
Oversight Council were created for each area.  LOC responsibilities included the 
day-to-day coordination, development o f policy, and pr ogram recommendations 
to the Oversight Council. In the past, the Oversight Council was comprised of the 
institutional pr esidents. In the sp ring o f 200 6, the i nstitutional pr esidents 
delegated t his responsibility to t he provosts. T his body pr ovides oversight f or 
local operations, policy direction, and approval. A coordinated schedule for these 
Oversight Council Meetings is distributed annually. 
 
The South Central Local Operations Committee has provided a pr ogress report 
on each institution’s collaborative efforts and services. A summary of cooperative 
efforts of t he u niversities with t he C ollege o f Southern I daho and among each  
other are highlighted in Attachment 1. 
 
This committee meets monthly and i ncludes representatives who have a m utual 
interest i n the c ommitment t o the educational pr ograms and s ervices offered 
throughout the Magic Valley. The committee addresses topics such as academic 
programs and r esearch opp ortunities, sp ace nee ds, sh ared st udent se rvices, 
articulation i ssues, opportunities for co llaboration and r esource s haring am ong 
and between institutions. The LOC has established operational procedures and 
guidelines such as voting pr ocedures an d ch airmanship a nd w ill hon or eac h 
institution’s designated role and mission in the region.   
 
An E xecutive C ommittee o f t he Loc al O perations Committee made up o f t he 
Outreach Vice Presidents, On-Site Directors, and Chief Academic Officers of the 
local par tnership w ill m eet t o s et ag endas, r esolve i ssues, an d pl an future 
directions.  The Executive Committee, as appropriate, will establish Management 
Councils and Operating Teams. 
 



INSTRUCTION, RESEARCH, AND STUDENT AFFAIRS 
DECEMBER 4-5, 2008 

IRSA TAB 3  Page 2 

ATTACHMENTS 
Attachment 1 – South Central Highlights     Page 3 

   
STAFF COMMENTS AND RECOMMENDATIONS 

Staff has no comments or recommendations. 
 
BOARD ACTION 

This item i s for i nformational purposes only.  A ny act ion w ill be at  t he Board’s 
discretion. 
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Collaborative Higher Education Regional Governance

History

Higher education delivery in Idaho has been addressed through a series of academic
partnerships with sister institutions. In 1998 Idaho State University and the University of
Idaho formalized an agreement to work together to serve Idaho Falls educational needs.
The University Place was established. Later Eastem Idaho Technical College joined the
agreement. The structure includes a Memorandum of Agreement for the delivery of
Educational Services. Two years later North Idaho College, Lewis-Clark State College,
University of Idaho, and Idaho State University entered a similar relationship to serve
baccalaureate to post-graduate needs in North Idaho.

Through strong leadership by the presidents the centers are moving beyond historical
"turf wars" among institutions. Overall, the centers are operating effectively and enjoy
strong support from the local communities. They share govemance and oversight while
remaining closely aligned and integrated with on-campus colleges and departments.

As collaborative centers were established in various regions across the state, a Local
Operations Committee (LOC), a Community Advisory Board, and an Oversight Council
were created for each area. LOC includes responsibility for the day to day coordination,
development of policy, and handles program recommendations to the Oversight Council.
In the past, the Oversight Council was comprised of the institutional presidents. In the
spring of 2006 the Oversight Council was handed to the Vice Presidents and is now
govemed by CAAP (Council on Academic Affairs and Programs). This body provides
oversight for local operations, policy direction and approval. A coordinated schedule for
these Oversight Council Meetings is distributed annually.

Higher Education Center Building on the CSI Campus
Over the years there have been efforts to fund a Higher Education Center building on the
College of Southern Idaho campus that would house the Twin Falls Centers for Idaho
State University, University of Idaho and Boise State University. As it became clear that
funding for the university's own building wouldpot be possible, other options were
considered. With the College of Southern Idaho obtaining financing to build a new
Heath Sciences and Human Services building, the Aspen building (where the HSHS are
currently housed) became an option to accommodate the universities. When construction
of the new Health Sciences and Human Services building is complete, plans are in place
to remodel the Aspen Building to suit the needs of a Higher Education Center with an
objective to have a common reception area with offices for each of the universities. The
College of Southem Idaho Foundation has pledged to support the remodeling of the
Aspen Building with a goal having the project complete in 2010.
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Establishment of a Magic Valley Local Operations Committee

The University of Idaho, Idaho State University, Boise State University, and the College
of Southern Idaho have enjoyed partnership on the CSI campus for over a decade. In
2004 the south central Idaho operations committee was formed. A formal memorandum
of agreement is in place and was signed on January 3I,2007. This committee meets
monthly and includes representatives who have a mutual interest in the commitment to
the educational programs and services offered through out the Magic Valley. The
committee addresses topics such as academic programs and research opportunities, space
needs, shared student services, articulation issues, opportunities for collaboration and
resource sharing among and between institutions. The LOC has established operational
procedures and guidelines such as voting procedures and chairmanship and will honor
each institutions designated role and mission in the region. Membership includes, but is
not limited to the following:

Local Program Coordinator - Boise State University
Local Program Coordinator - University of Idaho
Local Program Director - Idaho State University
Administrative Representative - College of Southern Idaho
Administrative Representative - Boise State University
Administrative Representative - University of Idaho
Administrative Representative - Idaho State University

An Executive Committee of the Local Operations Committee made up of the Outreach
Vice Presidents, On-Site Directors, Chief Academic Officers of the local partnership will
meet to set agendas, resolve issues, plan future directions. The Executive Committee as
appropriate will establish Management Councils and Operating Teams.
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(Professional-Technical Education Certification, M.S.,

M.Ed., Ed. Specialist)

Environmental Science (M.S.)*

Natural Resources (MNR)+

Fire Ecology Certificate*

Restoration Ecology Certifl cate*

Engineering Management (M. Engr)*

GIRISUmGI. [ntcr0n
(208)736-210r
Evergreen Building
vaagchri @ isu.edu

IS$||GMTOTS|!|IilGT
Respiratory Therapy

t[G[I]m ff lnrs/sGllltcl
"ar*^t 

*at*
Early Childhood Education (BA or BS)
Elementary Education
(BA or BS or certification)
Secondary Education (certification)
Special Education (certification)
Human Resource Training and
Development (BS)
Nursing (BS) completion program
Coursework leading to a degree in
Psychology

msiln 0tHruclil0ll
Educational Administration (M.Ed)
Instructional Technology (M.Ed)

IIISITR OTSGITilGT
Nursins (MSN)*

il[$TI[ 0tfiillllllG r
ff$t0PilrrT
Human Resource Training &
Development (MTD)

DOGIOI O]TDUGIIIOX
Educational Lradership (Ed.D)

*Online programs

wwtt.Gsi.GduIRSA TAB 3  Page 7



Collaborative Marketing Efforts

o Joint advertising billboard Campaign

. Joint advertisement in Images Magazine sponsored by the Chamber of

Commerce.

. Joint advertisement on local Twin Falls television stations emphasizing

the slogan of "Stay Near, Go Farther."

o Joint presentations describing programs and higher education

opportunities in South Central Idaho at local service organizations

including Blue Lakes Rotary, Kiwanis, Optimists, Twin Falls Rotary,

Lions, Castleford Men's Club.

o Mousepads with o'Stay Near, Go Farther" slogan.

Examples of the marketing efforts follow:

4
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Billboards:

Stay Near,

Get 4-Ymr Dqrees at [Slfrom

Ht*****'"*rr*

Stay Near,
h Go Further!

4-Year Dqrees at CSIfrom

* 

t* t*t';"*,*tyorrdaho

SOUTHERN IDAHO

Stay Near,
Go Further!

Get 4-Year Dqrees at CSlfrom
IDAHO STATE
U N I V T  R J I T Y

Uriwrsityorldaip

Mousepads:
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For more information on higher educational opportunities available in Twin Falls, please contact one ofthc following

BOIIIOITATI
UTI ITTT ITY

Idahq State
U N I V E R S I T Y

[hris Vaage, Director - l5U Twin Falls fenter
208-716-2101 . vaagchri@isu.edu

Un{versityorldaho
Bolse

Amanda Moore-Kriwox, [oordinator - Twin Falls Program
208-736-3600 or 866-B0l5E-Ul . www.uidaho.edu

5hari Stroud, [ooi'dinator - Twin Falls Program
208-712-6284 . stroud@csi.eduIRSA TAB 3  Page 10



+

Earn one of 18 degrees without
leaving the Magic Valley.

Subject areas include:
Accounting . Agricultural Science and Technology
Bilingual Education . Criminal Justice. Education
General Business Management. Nursing . Psychology
Respiratory lherapy. Iraining and Development

Available in Twin Falls:
.9 Bachelor's Degrees
. B Master's Degrees
. 1 Doctorate Program
. Over 100 accredited university-level classes
. 0n-site instructors and classrooms

Boise State University, the University of ldaho and
ldaho State University, along with the College of
Southern ldaho are working together to expand
your local educational options.

tM,,
t ^ *

Ur*€rsiVqrHafp
Bolse

Amanda Moore-Kriwox, (oordinator

208-736-3600 or 866-B0lSE-Ul . uidaho.edu

Stay Near,
Go'Further!

For more information, contact one
of our local offices located on the

(ollege of Southern ldaho campus.

BOIlI IpITATI
ur rY t ts r l l

Shari Stroud, Coordinator
208-732-6284 . sstroud@csi.edu

Idaho $tate
UNIVERSITY

Chris Vaage, Director
208-736-2101 . vaagchri@isu.edu
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HIGHLIGHTS OF
CSL BSU, UI, ISU

C ollaborative Efforts-Twin Falls

The presence of the senior universities at the College of Southern Idaho in Twin Falls,
in a typical semester, touches approximately 425 students in the South Central Idaho area. In
the past year academic year (2001-2008) over 125 bachelor's and master's degrees have been
awarded. These degrees have been earned, for the most part, without the students leaving
Twin Falls.

Below is a summary of the cooperative efforts of the senior universities with CSI as well as
with each other:

CSI/BSU/ISU/UI:

o There is a seamless transfer of CSI's AA and AS Degrees.
. Financial aid consortium agreements are in place for sfudents enrolled in two or more

institutions concurrently.
o Tuition waivers are available for full-time employees and their spouses.
o CSI offers the use of traditional classrooms to BSU/ISU/IJI at no cost.

o An effort is made to resolve student issues at the local level.

o The BSU/ISU/UI on-site directors/coordinators maintain a solid working relationship
with CSI advising center.

o BSU/ISUAJI students utllize CSI facilities such as the CSI testing center, library,
recreation center, and bookstore.

o Students needing lower division coursework are regularly referred to the CSI
Advisine Center.

BSU/ISU/UI:

. The BSU/ISU/UI on-site directors/coordinators maintain a solid working relationship
with each other.

o Room use is shared amongst BSU/ISUAJI.

o There is a collegial student referral system among institutions.

o The universities utilize each other's courses to fulfill degree requirements to best suit
the students'needs.

o The graduate student application fee is waived for UI students utilizing ISU courses.

. There is no application fee for non-degree seeking undergraduate students.

IRSA TAB 3  Page 12



BSU / CSI:

. On site transfer center since 1995 with student services that include admissions,
academic advising, registration, financial aid information, fee payments, photo ID's,
student orientation, and phone, mail, and fax services at no cost to students.

o The $40 undergraduate admissions application fee is waived for Boise State, Twin
Falls students.

o There is a seamless transfer from CSI to BSU as all lower division courses are alisned
for transfer.

o Regular attendance of BSU Coordinator at CSI Business Department meetings.
o Shared "2 plus 2" advertising campaigns.
. Waiver of the regulation that only 70 credits from a community college be used

toward a bachelor's desree for CSI transfers to Boise State.

ISU / CSI:

. On-site transfer center since 1992
o ISU office on CSI main campus offers one-stop student services, including

admissions and academic advising, registration, photo ID's,20 station
computer lab, new student orientation, financial aid and fee payment advising,
phone and mail service to Pocatello at no cost to students, 2 distance learning
classrooms. ISU delivers 60+ classes to Twin Falls each semester.

. Partnership between Nursing Departments
o Articulation Agreement waives 39 upper division credits for CSI Associate

Degree in Nursing (ADN) graduates.
o CSI transfers can complete Bachelor of Science in Nursing (BSN) in 3

semesters.
o Students can attend institutions concurrently to accelerate BSN program
o Early admission process for CSI transfers.
o Students able to progress from Certified Nursing Assistant (CNA) to a Master

of Science in Nursing (MSN) without leaving the Magic Valley.
. Articulation Agreement for Associate of Science Degree in Respiratory Therapy

o Students can complete RT program without leaving the Magic Valley.
General Education courses are offered by CSI; ISU delivers RT classes.

o Partnership between Education Departments
o 2+2Program. CSI Associate Degree in Education completes first 2 years of

Bachelor's program.
o 2 fuIl-time ISU College of Education faculty assigned to Twin Falls.
o Collaborative recruiting and advising: ISU/CSI regularly participate in

recruiting and advising functions together.
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o Students able to progress from Para-Educator program to Doctor of Education
in Educational Leadership without leaving the Magic Valley.

o Collaboration on Albertsons and National Science Foundation srants.

TzuO Services
o ISU and CSI work together to prepare high school students for success in post-

secondary institutions. TzuO is a federally funded student assistance program
directed at low-income, first generation college students, or those who are
physically disabled. CSI provides office space at no cost to 2 full-time ISU
TzuO employees.

Establishment of ISU office at CSI-Hailey Center in 2006.

Establishment of ISU office at CSI-Burley Center in2007.

UI / CSI:

o

o

Onsite transfer center since 1994.

UI office on the CSI main campus offers one-stop student services including
assistance with: admissions and academic advising, registration, student photo ID
cards, financial aid, scholarships, student health insurance, and phone, mail and fax
service at no cost to students.

Cooperative classroom agreement, shared classroom and equipment

Shared CALS/CSI Agricultural department recruitment efforts

Shared CALS/CSI Agricultural department advising efforts

Dual course listings for some agriculture courses

Partnership to provide in-service workshops to secondary agricultural science
instructors

o

o

o

a

o

BOIIIOITATI
U l . | I V T R S I T Y

$"1"4'l'tr-.
t lstvt':trgr"t"\ '

l 0
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Division of Extended Studies P.O. Box t 238 Twin Folls, ldoho 83303-1238BOI'E
ITATE
UNIVERSITY

Twin Folls Progrom
(ollege of Soulhern ldoho (ompus

onone 208-736'2161
Iox 208-736-2164

http://www. boisestote.edu/extendedstudies

Degree Program Highlights
Boise State University, Extended Studies

Twin Falls Program

. Classes offered in Twin Falls since 1995

. Four bachelor's degree programs offered:
I Accountancy (BBA)
' General Business (BBA)
' Criminal Justice (BS or BA)
. Bachelor of Social Work (BSW)

r Two Graduate Programs
. Bilingual/ESl Education (MEd)
r Master of Social Work (MSW)

. Total Enrollments in all programs-Fall2008: Total Enrollments---386, Headcount---153

. Graduates 2008: 26 Bachelor's Degree Graduates (4 Accountancy, l0 General Business, 12 CJ)
r Total Bachelor's Degree Graduates since 1998--233

Student Demographics:

. Average Age: 32

. Female:. 620/o

. Male: 38%

Courses are delivered to Twin Falls primarily by on-site instruction with tenured faculty of Boise
State University or adjunct faculty hired from the College of Southern ldaho or the Twin Falls
Community.
Some courses are offered via 2-way telecommunications or are internet-based.
All courses are offered in the evenings to allow students to work during the day while attending
classes in the evenings.

Facilities:

. Coordinator's office is located in the Taylor Administration Building Room 202 at CSI and is
shared with the College of Southern ldaho Community Education Center.

. Classes are held primary in the Shields building with 2-3 classes each evening Monday-Thursday.

Highlights BSU Briel-LOC Nov 2008.det
Updated October 21, 2008

!

t

1 l

Prosrsm Informution:
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BOISE STATE EXTENDED STUDIES

TWIN FALLS PROGRAM

SCHEDULE OF COURSES-FALL 2OO8

T2
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Classes offered in Twin Fal ls since 1960's
ISU off ices establ ished on CSI main campus
in 1992
81 ISLI-Twin Fal ls students graduated May
2008
1000+ graduates from Twin Falls programs
s ince  1992
265 undupl icated headcount fbr Fal l  2008
classes

Educat ion
Nursing
Respiratory Therapy
Human Resource Training

and Development
Psychology
General Studies

[ ' r r t t rsc  c l t r l i ' ,uV
Courses are delivered via distance learning
classrooms, on-site instruction and web-based
classes. 15+ ISU faculty teach on-site each
semester. Two full-time Education faculty are
assigned to Twin Falls.

f  :ac i l i t i e  s
Suite of 4 rooms for administrative offrces
2 Distance Learning Classrooms
20 station computer lab
Education Faculty offrce
2 TRiO offices

'rl
\ l l  )

a

a

Average age
Work full-time
Female
Undergraduate

4 2

8 5olo

7 5olo

TOolo

I J
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NURSING COLLEGE OF TECH., cont.
114490 BIOL 305 . . . .INTRO. TO PATHOBTOLOGY 156034 HRD 650 . . .THESIS
110782 TBA; 3 cr. Bunde, C. Website TBA; l-3 cr. Croker, R. TBA

II1306 NURS4O5 . . . . . .SOCIALTZATIONINTONURSING 156000 RESP2OO . . INTROTORESP.CARE&LAB
TBA; I cr. TBA Website M l:00P-3:50;4 cr. Swope, S Evgrn C-89

110574 NURS 424
TBA;3 cr. Renn, N. TBA

156018 RESP 211 . . . PHARMACOTHERAPY RESP THERA
T l:00P-2:50; 2 cr. Swope, S. Evgrn C-89

156081 NTJRS425 ... RNLEADERSHIPINCOMMPRACT. 156059 RESP232 ...... PATIENTASSESSMENTII
TBA;3 cr. Renn, N. TBA M 9:00-10:50; 2 cr. Swope, S. Evgrn C-89

156040 PHIL230 . . . . . .  BIOETHICS
T,H 4:00P-5:15; 3 cr. Skidmore, J. Evgm C-91

156060 RESP28O . .CASE MANAGEMENT I
T 9:00-10:50; 2 cr. Wood, L. Evgrn C-89

156063 RESP 330 . . . . .CLIN. PRACT TI{ERAP PROCED III
TBA; 5 cr. Wood, L.

COLLEGE OF TECHNOLOGY
IIO5II DENT2OI ...ESSENTIALSOFSURVEYING 8y photra, 736Jl0l; at ISU-Trvin Falts,

TBA;2 cr. Long, M. Website CSI Evergreen Bl-dg, #B40; or oa the ISLI w-ebsite. runnu"4+.ejf#

EEF,F: t-l o*Cits: $tr36,/r:ndergraduate credit; $2?6Jgrad- uedit.

St g*Stq {fi4 timS): S2,332 forrm&rgrada S!,?37 forgra&rates-
Tbe full-time fegs do not indude tLe @
et$574 (ouybe waivednittrproof of enisting iusrrance-)
Re&rced fee-g for mrptoyees and students over60; additional fees
foraon-resideots.

111442 FSA IO2 .......FIRE BEIIAVIOR& COMBUSTION
TBA;2 cr. -Mikitish, M Web Conf

III452 FSA 106 PRINCIPLES OF EMERGNCY SVC
TBA;2 cr. Mikitish, M. Web Conf

156020 GEMT 4OO. .. ......ESSENTIALS OF ST'RVEYING
F 3:00P-6:50; 3 cr. Wiss4 M. . EvgmC-89

ts6s4eHRD404/s04 ...... EVALUATToN rNcr ANDpTE I PAYI*ENTS/LATE FEES:
156588 M 7:00P-9:50; 3 cr. Buffaloe, D. Evgm C-91 Fees uuE Bv slzarcE

$$50 tgte iee rli[be chrged.August fO, e. $100.Iate-fFe

rdllbe "h?tFedifnotpaidbgthe 10th 4sry of clqss- Payrvith

TrurPay, chect or cash ar rhe IStLTwia- Falls offce. To pay*irh

uedit car4 ca$ ?82-2900-

15600I HPD 405/505 ..LEARNING STYLES FNDAMENTLS
156002 T 6:30P-9:20; 3 cr. Croker, R. Shields 109

I 10416 HRD 409/509 . . . . PROF READINGS AND WRITING
110446 TBA; 3 cr. Kolody, R.

156509 HRD 4571557 . .FACILITATING ADULT LEARNING For an
15653 I F 6:00P-8:50; 3 cr. Wilson-Scott, K. Evgrn C-91

apgtoiatnent with aqr advisor orfo,rruere irfornafion" cell ?3612101-

Beagal ID photos easr be taken in the I$U-Twin FaXls office-

ry*: 
Bachelsr's degrees are offeredin

Earf C}liiefihaad etrd Elenenr*4;' -S*rc.ario ra GsasrcJ,S.sdiss.

^FJuntan -ftss+ure-* Fin*lr:lg d Beue,foF $srt, afidl/&ruing.

Mqs tef ' s Desrees offered ia .Irarnnrg, d Ds-vei-to,prterr, and

:\iasar5, - AsFcciates Ilqgf e.es in -ftsspircrary' 3&erqe;r cnrj JE'er*

J=snr*ss.{d&eiilisfatial} - @ atre effet'ed to:c,'ard de*qrees in

Pqi.'c3r+Jogl.'.Sper.'ici$cfucrrf i*Earid.lf*sre.rs'rri.&c&*:rtfieri.

**Cl.a:*es een he e*,x.eel7edet arg' tfrrrelfor lae* qf ertrcli*te*r

156032 HRD 461/561 . DIRECTED STT]DIES
156035 TBA; l-4 cr. Croker, R,

158475 HRD 465 ... PRACTICUM IN CORP TRNG
TBA;3 cr. Wilson-Scotl K. TBA

156062 HRD 632 . . RESEARCH METHODS IN HRI)
H 6:30P-9:20: 3 cr. Wilson-Scott. K. Evrgn A-21

145630 HRD 635 . . . . .. .GRADUATE PRACTICUM IN HRD
TBA;3 cr. Wilson-Scott. K. TBA

156033 HRD645 . . . .FIELDRESEARCHPROJECT
TBA; l-3 cr. Croker. R. TBA

08J18/08
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Universityoyldaho
South Central ldaho Programs

Program Information
r Classes offered in Twin Falls since the early L980's
r Bachelor of Science in Agricultural Science and Technology offered on the CSI campus

since L994
r Distance Delivered Programs include:

r Psychology (Bachelor of Science)
r Adult & Organizational Learning and Leadership (Masters, Educational Specialist)
r AdministrativeEndorsement-Principalship,Superintendency
r Business & Marketing Education (Secondary Teaching Certificate, Masters)
r EducationalLeadership(Masters,EducationalSpecialist)
r Education (Doctorate)
r Professional-Technical &TechnologyEducation (Professional-Technical

Education Certif ication, Masters, Educational Specialist)
r Rehabilitation Counseling (special program for ldaho Division of Vocational

Rehabil itation em ployees)
r EnvironmentalScience (Masters)
r Masters of Natural Resources (MNR)
r Fire Ecology Certificate
r Restoration Ecology Certificate
r Engineering Management (M. Engr)

r Undergraduates- Fall 2008:29
r Graduates- Fall 2008: 39
r Non-degree-Fal l2008:37
r Course Delivery- courses are delivered via distance learning classrooms, on-site

instruction and the internet.

Extension
District lll Cooperative Extension offices are located on the College of Southern ldaho campus.
Non-formal educational programs that address crit ical issues, identif ied through local advisory
boards in each of the eleven counties are provided. Expertise areas include crop production,
horticulture, l ivestock, farm business management, community development, family and
consumer sciences, natural resources, youth development, leadership development and
volu nteer development.

Research and Facil it ies
One University institute and two research and extension centers are located in south central
ldaho. Plans are underway to establish a dairy research unit and to relocate the Caine
Veterinary Center in south central ldaho.

I6
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Aquaculture Research Institute - Hagerman Fish Culture Experiment Station
The Hagerman Fish Culture Experiment Station is internationally recognized for its scientific
expertise in conservation biology of salmon, fish feed technology and trout breeding for
improved performance on grain-based diets. A new 13,00Gsquare-foot building includes six
analytical laboratories, 14 offices, eight cubicles for technicians and graduate students and
two conference rooms wired for distance learning and videoconferencing. More than 45
scientists, faculty and staff are involved in the aquaculture laboratory research programs.
Ninety-two percent of the operatingfunds come from competitive and earmarked federal
funds and grants and contracts that scientists are awarded. The station brings in over S3.5
million a year.

Kimberly Research & Extension Center - The Kimberly Research and Extension Center has
approximately 180 acres of irrigated farm, four greenhouses, a dry bean research facility
complete with laboratories, a seed cleaning complex, seed warehouse, and a potato storage
research facility. In the early 1950's, the USDA Agricultural Research Service established
the Snake River Conservation Research Center, now known as the Northwest lrrigation
and Soils Research Laboratory, across the road from the University Farm. Many of the
research programs evolved into cooperative programs between the ARS research
scientists and the Ul scientists. Major program emphases include research in dry beans,
irrigation and water resources, and potatoes. Additionally, the center is home for the
Foundation Seed Program which produces and cleans foundation class seed for the state in
cooperation with the other research and extension centers.

Twin Falls Research & Extension Center - The Twin Falls Research and Extension Center is
located on the College of Southern ldaho campus in the Evergreen Building. The Twin Falls
Research and Extension Center office supports Cooperative Extension System and
agricultural research programs in south central ldaho. University of ldaho faculty and staff
from Agricultural Economics and Rural Sociology, Animal and Veterinary Science, Biological
and AgriculturalEngineering PlanL Soiland EntomologicalSciences and the College of
Natural Resources are housed in the facility. Major research and extension programs are
conducted on agriculture, natural resources, youth, family, community, and environmental
issues.

t7
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Universityolldaho
Fall 2008- Courses offered in Twin Falls
(Fall semester begins Aagust 25, 2008 und ends December 19, 2008)

r ADOL 410- Foundations of Human Resource Development (WWWI- CRN 32830

r AD0L 501- SEM: Foundations of Adult Basic Education (\tWVW)- CRN 27938

r ADOL 51.0- Foundations of Human Resource Development (VVVVW)- CRN 32660

r ADOL 573- Adult Learners: Foundations and Characteristics (VVVVW)- CRN 27316

r ADOL 575- Strategies for Facilitating Adult Learning (IvWyW)- CRN 30743

r ADOL 589- Critical Thinking (M 6:00 PM-9:00 PM, Evergreen A-21J- CRN 32882

r ACCT 201- Introduction to Financial Accounting (WVVW) Karin Diane Hatheway Dial- CRN 32763

r ACCT 202- Introduction to Managerial Accounting (WWWI Karin Diane Hatheway Dial- CRN 10004

r AGEC4Ll- TheWorldoflnternationalAgribusiness M3:30-5:20,EvergreenA-2l,RobertHagger'ty,

(Videoconferencing) - CRN 2 67 26

r AVS 330- Genetics of Livestock Improvement, TR 9:00-10:15, Evergreen A-21, Benton Glaze,

(Videoconferencing)- CRN 2 7576

t AVS 472- Dairy Cattle Management, MWF 8:30-9:20, UI Library, Amin Ahmadzadeh, (Videoconferencing)-

cRN 21251

r BUS 301- Financial Managemenf Thomas J. Liesz, (WWW)- CRN 10548

r BUS 31.1- Introduction to Management,lan Mason Rank, (\WVW)- CRN 10511

r BUS 321- Marketing, Michael L. Ahlstrom, (WVVW)- CRN 10553

r CASP 509- Psychometrics (Sept lltt and Sept 12th 8:30 AM- 5:20 PM TBAJ- CRN 32854

r CASP 510- Individual Appraisal I (Sept 13ft, Nov 27ft, Nov 29s 8:00 AM-5:30 PM)- CRN 32855

r Ed 510- Schools in Context (WWW)- CRN 28193

r Ed 574- Introduction to Qualitative Research (WWW)- CRN 30919

I EdAd 513- Administration of Special Education Law (WWW)- CRN 26t57 and3L284

r EdAd 525- Higher Education Accounting, Budgeting and Finance (W 6:00 PM-9:00 PM, Evergreen

Room A-21)- CRN 32696

r EdAd 533- Multicultural Diversity and Educational Leadership (WWW)- CRN 26607

r EdAd 586- Advanced School Finance (VVVVW)- CRN 28573

r EdAd 589- Critical Thinking (M 6:00 PM-9:00 PM, Evergreen A-21)- CRN 32859

r EdAd 594- Theory in Educational Administration (WVW)- CRN 27731

r FCS 435- Feeding Young Children in a Group Setting, fanice W. Fletcher & Laurel I. Branen,, [Video)- CRN

24320

r FCS 462- Eating Disorders, Laurel f. Branen, (W\ /V[)- CRN 29315

I PLSC 302- Golf and Sports Turf Management, TR 1:30-3:00, Evergreen A-21, Thomas A. Salaiz,

18IRSA TAB 3  Page 21



(Videoconferencing)- CRN 29620

r PLSC 334- Controlled Environment for Horticultural Production, MWF 9:10-10:00, Evergreen A-zL,3

credits, James Wilson Holden, (Videoconferencing)- CRN 31246

r PTTE 299- DS:Keyboarding and Document Preparation (WWW)- CRN 29262

r PTTE 404- ST:Biohazards (VVWW)- CRN 29310

r PTTE 404- ST:Using Microsoft Office 2007 (WWW)- CRN 32232

I PTTE 404- ST:ltuowledge Management and Transfer (WWWI- CRN 32567

r PTTE 412-Web Design using Dreamweaver (WVVW)- CRN 28014

I PTTE 415- MicrocomputerApplications (WWW)- CRN 28003

r PTTE 426- Occupational Analysis and Curriculum Development (W 5:00 PM-8:00 PM TBA)- CRN 28021

r PTTE 434- QualityAssurance Organization and Management (WWW)- CRN 31081

r PTTE 447- Diverse Populations and Individual Differences $a/!VW)- CRN 27424

r PTTE 461- Using Internet-Based Career Information in the Classroom (\WVW)- CRN 27427

r PTTE 464- Career Guidance and Transitioning to Work (WWW)- CRN 27436

r PTTE 472-Teaching and Learning in Occupation Education (T 5:00PM-8:00PM, TBA)- CRN 27677

r PTTE 495- Administrative Technologr Management and Procedures (\WVW)- CRN 28469

r PTTE 499- DS:Consumer Econ/Persnl Financ (WVVW)- CRN 30002

r PTTE 499- DS:Retail Merchandising (WWW)- CRN 30003

r PTTE 504- ST:Biohazards (WWW)- CRN 30091

r PTTE 504- ST:Knowledge Management and Transfer (WWVf)- CRN 32568

r PTTE 504- ST: Emergency Planning and Preparedness (WWW)- CRN 32964

r PTTE 507- The Future of Education and Work (VVWW)- CRN 29615

r PSYC 305- Developmental Psychology, Jamie Christel Nekich, (WWW)- CRN 26227

r PSYC 311- Abnormal Psycholory, Lori Lynn Meier & Richard Reardon, (W\,VW)- CRN 27863

r PSYC 320- Introduction to Social Psycholory, Traci Yvon Craig (WWW)- CRN 27578

r RNGE 221-Ecolog -Rangeland Ecology (WWW)- CRN 32502

r RNGE 459- Rangeland Ecology (VVVVW)- CRN 32525

Undergraduate Admissions Graduate Admissions Office
P.O. Box 444264 POBox 444266
Moscow, ID 838444264 phone: (208) 885-6326 Moscow, lD 83844266
toll free: I-88-88-UIDAHO Phone: (208) 8854001
fax: (208) 885-91 19 Fax: (208) 885-,f406
email: adnrappl(lDuidaho.edu Email: eadms(ri)uidaho.edu
Website: Website:
http://wrvw.uidaho.edu/futurestudents/adnrissions.aspx http://www.students.uidaho.edu/gradadmissions

Amanda Moore-Kriwox
Program Specialist tII-Twin Falls
CSI Campus, Evergreen Building, Room 8-56
Phone: 208-736-3624
Fax: 208-736-0843
E-mail: akriwox@uidaho.edu

Univensi$qnldaho

A complae listing of all University of Idaho classes can
be found at: http://www,uidaho.edry'schedulel
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INSTRUCTION, RESEARCH, AND STUDENT AFFAIRS 
DECEMBER 4-5, 2008 

IRSA  TAB 4 Page 1 
 

SUBJECT 
Federal A cademic Competitiveness Grant Program – Idaho’s proposal f or a  
rigorous high school program of study.  
 

REFERENCE 
June 14-16, 2006  Board approved Idaho’s proposal for a rigorous 

high school program of study.   
December 2007 Board r atified the pr oposal su bmitted t o t he 

Federal Department of E ducation in 200 6 as  
Idaho pr oposal for a r igorous high sch ool 
program of study. 

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho Code 33-110.1. Agency to Negotiate and Accept, Federal Assistance.  
Idaho State Board of Education Governing Policies and Procedures Section III. 
Postsecondary Affairs. Q. Admission Standards. 

 
BACKGROUND/DISCUSSION 
 The U .S. D epartment of Education ( DOE) implemented t wo new student g rant 

programs titled the Academic Competitiveness Grant Program (AC Grants) and 
the National Science and Mathematics Access to Retain Talent (SMART) Grants 
in F ebruary 2006 for implementation b eginning w ith t he 20 06-2007 ac ademic 
years. These federal programs are funded at $4.5 billion between 2006 and the 
2011 y ears. T hese pr ograms provide ai d t o l ow–income co llege st udents who 
meet g eneral P ell G rant pr ogram g uidelines, as well as additional sp ecified 
criteria. A C Grants are awarded to f irst and second-year co llege students who 
have successfully completed a rigorous secondary school program.  The SMART 
grants are awarded to third and fourth-year co llege students enrolled in el igible 
science, mathematics, and foreign language majors. 

 
The U.S. Department of Education identified four existing programs that they will 
accept as evidence of rigor in a se condary school program of study for the AC 
Grants. The DOE allows the S tate E ducational A gency ( SEA) t o r equest 
recognition for an alternative rigorous secondary school program of study for the 
2006-07 and 2007-08 school years. The DOE provided states with an additional 
opportunity t o make changes to the program of study i dentified as rigorous for 
the p urposes of q ualifying f or A C G rants in 2007 . This opportunity was again 
provided i n N ovember 2008.  States may chose t o a dd pr ograms per f ederal 
guidelines, delete programs, or retain the existing programs with no changes. 
 
A review of the student participation for the 2006-2007 academic year shows that 
students attending Idaho public and private institutions were awarded more than 
five million dollars in additional federal aid. Attachment 1 shows the distribution 
and participation of students in Idaho, and the data for the United States. 
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The Board, Admission Policy for Idaho’s Public College and Universities (Regular 
Admission P olicy) a ssists students in pr eparing f or co llege by  pr oviding t he 
minimum ad mission g uidelines for Idaho’s public four-year institutions. T he 
courses required by the Regular Admission Policy are more rigorous than current 
high sch ool g raduation r equirements for I daho. I n a ddition, t he co urse 
requirements in I daho’s Regular A dmission P olicy ar e si milar t o t he “ Set of 
course r equirements si milar t o t he S tate S cholars Initiative” appr oved by 
Secretary Spellings for the 2006-07 school year. 
 
Idaho made a n al ternative proposal based upon t he I daho C ollege A dmission 
Core. This was approved by the Secretary o f Education in 2006. Attachment 2 
shows Idaho’s Approved Program of Study.  In order for Idaho students to benefit 
from an al ternate proposal for Idaho, a proposal was developed, and presented 
to the Council on A cademic Affairs and Programs (CAAP) for the June 1, 2006 
meeting. Once approved by CAAP the proposal was submitted electronically to 
DOE. SBOE approved the proposal at the June 14-16, 2006 meeting. DOE has 
provided t he op portunity f or st ates to al ter t heir i nitial pr oposal by  addi ng 
programs, removing programs, or maintaining the current state proposal. At the 
November 6 , 2 008 CAAP meeting t he Provosts discussed t his issue and 
determined that it is currently in the best interest of Idaho students to retain the 
existing approved proposal. Using t he I daho A dmissions Core as  t he basi s for 
Idaho’s alternative proposal for the AC Grants is the minimum level of rigor that is 
acceptable.   
 

IMPACT 
These U.S. Department of Education grant programs provide funding to el igible 
students through the 201 1 academic year. Based on  20 06 data from t he U .S. 
Department o f Education, 4 2% of u ndergraduates in I daho ar e P ell r ecipients. 
First and se cond-year Pell s tudents w ho m eet t he eligibility r equirements may 
benefit f rom this additional f ederal grant. A q ualifying f irst-year st udent w ill 
receive $750  and second-year st udents will receive $1 ,300. Many of  t hese 
college bound students may qualify under Idaho’s alternative proposal that might 
not otherwise qualify. No additional state funds are required for Idaho students to 
participate i n t his federal pr ogram.  Institution staff m akes de terminations and 
monitors student eligibility as part of their federal financial aid program.  Eligible 
students receive addi tional federal funds to be used t oward t he cost o f t heir 
postsecondary education.  Staff recommends no changes to Idaho’s proposal. 
 

ATTACHMENTS 
Attachment 1 –Academic Competitiveness Grant and National           Page 5 

  SMART Grant Program summary for Idaho and 
                        the United States 
 
Attachment 2 –Proposal for Idaho Alternative Rigorous Secondary Page 13  
Attachment 3 –Comparison of ACG/SMART and Pell Eligibility  Page 15  
Attachment 4 – Board Policy III.Q. Admission Standards   Page 17 
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STAFF COMMENTS AND RECOMMENDATIONS 
Staff recommends that t he Board support retaining the Idaho Admission Policy 
for co nsideration of a r igorous program of st udy f or t he F ederal A cademic 
Competitiveness Grant program.  
 

BOARD ACTION 
A m otion to retain t he I daho S tate Board o f E ducation G overning P olicies and 
Procedures Section I II.Q., Admissions S tandards as  t he r igorous secondary 
school pr ogram o f st udy f or I daho t o m eet the r equirements for t he A cademic 
Competitiveness Grant program.  
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____ 
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Q. Admission Standards 
 
1. Coverage 
 

Boise State University, College of Southern Idaho, Eastern Idaho Technical College, Idaho 
State University, Lewis-Clark State College, North Idaho College and The University of 
Idaho are included in this subsection. The College of Southern Idaho and North Idaho 
College are exempted from certain provisions of this admission policy as determined by their 
local boards of trustees. 

 
2. Purposes 
 
 The purposes of the admission policies are to: 
 
 a. promote institutional policies which meet or exceed minimum statewide standards for 

admission to higher education institutions; 
 
 b. inform students of the academic and applied technology degree expectations of 

postsecondary-level work; 
 
 c. improve the quality of academic and applied technology degree preparation for 

postsecondary programs; 
 
 d. enhance student access to academic and applied technology degree programs; and 
 
 e. admit to postsecondary education institutions those students for whom there is a 

reasonable likelihood of success. 
 
3. Policies 
 

The college and universities must, with prior Board approval, establish institutional policies 
which meet or exceed the following minimum admission standards. Additional and more 
rigorous requirements also may be established by the college and universities for admission 
to specific programs, departments, schools, or colleges within the institutions. Consistent 
with institutional policies, admission decisions may be appealed by applicants to the 
institutional admissions committee. 

 
4. Academic College and University Regular Admission 

 
A degree-seeking student with fewer than fourteen (14) credits of postsecondary work must 
complete each of the minimum requirements listed below. (International students and those 
seeking postsecondary professional-technical studies are exempt.) 
 
a. Submit scores received on the ACT (American College Test) or SAT (Scholastic 

Aptitude Test) and/or other standardized diagnostic tests as determined by the institution. 
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These scores will be required of applicants graduating from high school in 1989 or later. 
Exceptions include applicants who have reached the age of 21. These applicants are 
subject to each institution's testing requirements. 

 
b. Graduate from an accredited high school and complete the courses below with a 2.00 

grade point average. Applicants who graduate from high school in 1989 or later will be 
subject to the admission standards at the time of their graduation. 

 

Subject 
Area 

Minimum 
Requirement 

Select from These Subject Areas 

English 8 credits Composition, Literature 
Math 6 credits A minimum of six (6) credits, including Applied Math I or Algebra I; 

Geometry or Applied Math II or III; and Algebra II. A total of 8 credits are 
strongly recommended. 
 
Courses not identified by traditional titles, i.e., Algebra I or Geometry, may 
be used as long as they contain all of the critical components (higher math 
functions) prescribed by the State Mathematics Achievement Standards. 
 
Other courses may include Probability, Discrete Math, Analytic Geometry, 
Calculus, Statistics, and Trigonometry. Four (4) of the required mathematics 
credits must be taken in the 10th, 11th, and 12th grade. 

Social 
Science 

5 credits American Government (state and local), Geography, U.S. History, and 
World History. 
Other courses may be selected from Economics (Consumer Economics if it 
includes components as recommended by the State Department of 
Education), Psychology, and Sociology. 

Natural 
Science 

6 credits Anatomy, Biology, Chemistry, Earth Science, and Geology. Physiology, 
Physics, Physical Science, Zoology. A maximum of two (2) credits may be 
derived from vocational science courses jointly approved by the State 
Department of Education and the State Division of Professional-Technical 
Education, and/or Applied Biology, and/or Applied Chemistry. (Maximum 
of two (2) credits). 
 
Must have laboratory science experience in at least two (2) credits. 
 
A laboratory science course is defined as one in which at least one (1) class 
period per week is devoted to providing students with the opportunity to 
manipulate equipment, materials, or specimens; to develop skills in 
observation and analysis; and to discover, demonstrate, illustrate, or test 
scientific principles or concepts. 

 

Subject 
Area 

Minimum 
Requirement 

Select from These Subject Areas 

Humanities 
Foreign 
Language 

2 credits Literature, History, Philosophy, Fine Arts (if the course includes 
components recommended by the State Department of Education, i.e., 
theory, history appreciation and evaluation), and inter-disciplinary 
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humanities (related study of two or more of the traditional humanities 
disciplines). History courses beyond those required for state high school 
graduation may be counted toward this category. 
 
Foreign Language is strongly recommended. The Native American 
Languages may meet the foreign language credit requirement  

Other 
College 
Preparation 
  
  

3 credits Speech or Debate (no more than one (1) credit). Debate must be taught by a 
certified teacher. 
 
Studio/Performing Arts (art, dance, drama, and music). 
 
Foreign Language (beyond any foreign language credit applied in the 
Humanities/Foreign Language category). 
 
State Division of Professional-Technical Education-approved classes (no 
more than two (2) credits) in Agricultural science and technology, business 
and office education, health occupations education, family and consumer 
sciences education, occupational family and consumer sciences education, 
technology education, marketing education, trade, industrial, and technical 
education, and individualized occupational training. 

 
c. Placement in entry-level college courses will be determined according to the following 

criteria.   
 

Placement Scores for English 
 

Class ACT English 
Score 

SAT English 
Score AP Exam COMPASS 

Score 
English 90 <17 >200 NA 0 - 67 

English 101 18-24 >450 NA 68 - 94 

English 101 Credit 
English 102 Placement 25-30 >570 3 or 4 

 
 

95 -99 
Credit English 101 and English 

102 >31 >700 5  

 

Placement Scores for Math 
 

Class ACT Math 
Score 

SAT Math 
Score 

COMPASS 
Score 

Math 123 
Math 127 
Math 130 

>19 >460 Algebra > 45 
 

Math 143 
Math 147 

Math 253-254 
>23 >540 Algebra >61 

Math 144 
Math 160 >27 >620 College Algebra >51 

Math 170 >29 >650 College Algebra >51 
Trigonometry >51 



Idaho State Board of Education   ATTACHEMENT 4  
GOVERNING POLICIES AND PROCEDURES   
SECTION: III. POSTSECONDARY AFFAIRS 
SUBSECTION:  Q. Admission Standards      April 2003 
 

IRSA  TAB 4  Page 20 
 

NOTES

a. Submit scores received on ACT (American College Test) or SAT (Scholastic Aptitude 
Test) prior to enrollment. Effective fall semester 1989. 

: 
 

In all cases, one credit is defined as a course taken with a minimum of 70 hours of 
classroom instruction. 
 
If a high school does not offer a required course, applicants may contact the institutional 
admission officer for clarification of provisional admission procedures. 
 
High school credit counted in one (1) category (e.g., Humanities/Foreign Language) may 
not count in another category. 

 
Each high school in Idaho has a list of approved courses, which count toward 
college/university admission. 
 

5. Academic College and University Conditional Admission 
 
It is the Board's intent that a student seeking conditional admission to any public 
postsecondary institution must take at least two (2) testing indicators that will allow the 
institution to assess competency and placement. 

 

 
b. Effective fall semester 1989, a degree-seeking applicant who does not qualify for 

admission based on 4.b above but who satisfies one (1) of the criteria below, may be 
asked to petition the institutional director for admissions. 
 
(1) A high school graduate from an accredited secondary school who has not completed 

the Board’s Admission Standards core and has a predicted college GPA of 2.00 based 
on ACT, SAT and/or ACT COMPASS at the institution to which the student is 
seeking admission. 

 
  (2) Students who graduate from non-accredited secondary schools or home schools must 

have a predicted college GPA of 2.00 based on the ACT or SAT at the institution to 
which the student is seeking admission. In addition, the student must have an 
acceptable performance on one (1) of the following two (2) testing indicators: (a) 
GED (General Educational Development) Test; or (b) other standardized diagnostic 
tests such as the ACT COMPASS, ASSET, or CPT. 

 
  (3) Deserves special consideration by the institution, e.g., disadvantaged or minority 

students, delayed entry students, returning veterans, or talented students wishing to 
enter college early. 

 
NOTE: Regarding the ACT/SAT, this requirement is for students who graduated from 
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high school in 1989 or later. Students who have graduated prior to 1989 or who have 
reached the age of 21 at the time of application are subject to each institution’s testing 
requirements for admission. 
 

c. If admitted, the student must enroll with conditional standing and is subject to the 
institutional grade retention/probation/dismissal policies; excepting that a student with 
conditional standing may change to regular admission status upon satisfactory completion 
of fourteen (14) baccalaureate-level credits, twelve (12) of which must be in four (4) 
different subject areas of the general education requirements of the institution the student 
is attending. Regular admission status must be attained within three (3) registration 
periods or the student will be dismissed, subject to institutional committee appeal 
procedures. 

 
6. Accelerated Learning Program Students 
 

Those secondary students who wish to be admitted under the Accelerated Learning Program 
(e.g., dual enrollment, Tech Prep, etc.) must follow the procedures outlined in the Board’s 
Policy on Accelerated Learning Programs. See Section III, Subsection Y. 

  
7. Transfer Admission 
 
 a. Effective fall semester 1989, a degree-seeking student with fourteen (14) or more 

semester hours of transferable baccalaureate-level credit from another college or 
university and a cumulative GPA of 2.00 or higher may be admitted. A student not 
meeting this requirement may petition the institutional director of admissions. If 
admitted, the student must enroll on probation, meet all conditions imposed by the 
institutional admissions committee, and complete the first semester with a 2.00 GPA or 
higher, or be dismissed. 

 
b. The community colleges work cooperatively with the college and universities to ensure 

that transfer students have remedied any high school deficiencies, which may have 
prevented them from entering four-year institutions directly from high school. 

 
8. Compliance and Periodic Evaluation 
 
 The Board will establish a mechanism for: 
 
 a. monitoring institutional compliance with the admission standards;  
 

b. conducting and reporting periodic analyses of the impact, problems, and benefits of the 
admission standards; and 

 
c. providing information as necessary and appropriate from the college and universities to 

the secondary schools and community colleges on the academic performance of former 
students. 
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9. Technical Education Admissions 
 
 a. Open Enrollment. 
 
  Idaho’s postsecondary institutions that deliver professional-technical education practice 

open enrollment in the technical programs.  Anyone who needs education services that 
can be provided by the institution is allowed to enter the system at some level.   

 
b. Admission Standards 
  
 Regular or Conditional admission standards apply to individuals who seek a technical 

certificate or Associate of Applied Science (A.A.S.) degree through a professional-
technical program. The admission standards and placement criteria do not apply to 
Workforce Development, Farm Management, Truck Driving, Apprenticeship, and Fire 
and Emergency Service courses/programs. 

 
c. Placement Tests 
 
 Placement test scores indicating potential for success are generally required for 

enrollment in a professional-technical program of choice. Placement score requirements 
vary according to the program. 

 
d. Professional-Technical Educational System 
 
 The professional-technical programs are offered at the following locations: 

 
  Region I Coeur d’Alene, North Idaho College 
  Region II Lewiston, Lewis-Clark State College 
  Region III Boise, Boise State University 
  Region IV Twin Falls, College of Southern Idaho 
  Region V Pocatello, Idaho State University 
  Region VI  Idaho Falls, Eastern Idaho Technical College 
 
 e. Purposes 
 

(1) Clarify the importance of career planning and preparation: high school students 
should be actively engaged in career planning prior to entering the 9th grade. Career 
planning assures that students have sufficient information about self and work 
requirements to adequately design an education program to reach their career goals. 

 
(2) Emphasize that professional-technical courses in high school, including tech prep and 

work-based learning connected to school-based learning, are beneficial to students 
seeking continued education in professional-technical programs at the postsecondary 
level. 
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(3) Clarify the kind of educational preparation necessary to successfully enter and 
complete postsecondary studies. Mathematics and science are essential for successful 
performance in many professional-technical programs. Programs of a technical nature 
generally require greater preparation in applied mathematics and laboratory sciences. 

 
  (4) Clarify that professional-technical programs of one or two years in length may require 

additional time if applicants lack sufficient educational preparation. 
 

 f. Professional Technical Regular Admission 
 

Students desiring Regular Admission to any of Idaho’s technical colleges must meet the 
following standards. Students planning to enroll in programs of a technical nature are also 
strongly encouraged to complete the recommended courses shown in shaded areas. 
Placement in a specific professional-technical program is based on the capacity of the 
program and placement requirements established by the technical college/program.  

 
   (1) Standards for high school graduates of 1997 and thereafter 

 
    (a) High School diploma with a minimum 2.0 GPA1

   (b) Placement examination

; and, 
 

2

(ii) Natural Science -- 4 credits (6 credits recommended, with 4 credits in 

 (CPT, ACT COMPASS, ACT, SAT or other 
diagnostic/placement tests as determined by the institution.  CPT or ACT 
COMPASS scores may also be used to determine placement eligibility for 
specific professional-technical programs.); and, 

 
   (c) Satisfactory completion of high school coursework that includes at least the 

following: 
 
    (i) Mathematics -- 4 credits (6 credits recommended) from challenging math 

sequences of increasing rigor selected from courses such as Algebra I, 
Geometry, Applied Math I,  II, and III, Algebra II, Trigonometry, Discrete 
Math, Statistics, and other higher level math courses. Two (2) mathematics 
credits must be taken in the 11th or 12th grade. (After 1998, less rigorous 
math courses taken in grades 10-12, such as pre-algebra, review math, and 
remedial math, shall not be counted.) 

 

                                                 
1An institution may choose to substitute a composite index placement exam score and high school GPA 
for the GPA admission requirement.  

2If accommodations are required to take the placement exam(s) because of a disability, please contact the 
College to which you are interested in applying. 
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laboratory science) including at least 2 credits of laboratory science from 
challenging science courses including applied biology/chemistry, principles of 
technology (applied physics), anatomy, biology, earth science, geology, 
physiology, physical science, zoology, physics, chemistry, and agricultural 
science and technology courses (500 level and above).  

 
(iii)English -- 8 credits.  Applied English in the Workplace may be counted for 

English credit. 
 
(iv) Other -- Professional-technical courses, including Tech Prep sequences and 

organized work-based learning experiences connected to the school-based 
curriculum, are strongly recommended. (High School Work Release time not 
connected to the school-based curriculum will not be considered.) 

 
  (2) Standards for others Seeking Regular Admission 
 

Individuals who graduated from high school, received their GED prior to 1997, or 
who are at least 21 years old and who desire Regular Admission to the technical 
colleges must complete: 

 
(a) High School diploma with a minimum 2.0 GPA 
    - or - 
(b) General Educational Development (GED) certificate3

(c) Placement examination (CPT, ACT COMPASS, SAT or other 
diagnostic/placement tests as determined by the institutions. CPT or ACT 
COMPASS scores may also be used to determine placement eligibility for 
specific professional-technical programs.) 

 
    - and - 

 
10. Professional Technical Conditional Admission 
 

Students who do not meet all the requirements for regular admission may apply to a technical 
program under conditional admission. Students who are conditionally admitted must 
successfully complete appropriate remedial, general and/or technical education coursework 
related to the professional-technical program for which regular admission status is desired, 
and to demonstrate competence with respect to that program through methods and procedures 
established by the technical college. Students desiring Conditional Admission must complete: 

 
a. High School diploma or GED certificate

                                                 
3Certain institutions allow individuals who do not have a high school diploma or GED to be admitted if 
they can demonstrate the necessary ability to succeed in a technical program through appropriate tests or 
experiences determined by the institution. 

3 
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- and -  
b. Placement examination (CPT, ACT COMPASS, SAT or other diagnostic/placement tests 

as determined by the institutions. CPT or ACT COMPASS scores may also be used to 
determine placement eligibility for specific professional-technical programs.) 

11. Professional Technical Early Admission 
 

High school Tech Prep students may also be admitted as non-degree seeking beginning in the 
11th grade. Diploma and placement exams are not required for regular or conditional 
admission until the student has completed the 12th grade. 

 
12. Professional Technical Placement Criteria:  Procedures for Placement into Specific 

Professional Technical Programs 
 

In addition to the requirements for admission to a technical program, students need to be 
aware that specific professional technical programs require different levels of competency in 
English, science and mathematics. Students must also be familiar with the demands of a 
particular occupation and how that occupation matches individual career interests and goals. 
Therefore, before students can enroll in a specific program, the following placement 
requirements must be satisfied: 
 

 a. Each technical program establishes specific program requirements (including placement 
exam scores) that must be met before students can enroll in those programs. A student 
who does not meet the established requirements for the program of choice will have the 
opportunity to participate in remedial education to improve their skills. 

 
b. Students should provide evidence of a career plan. (It is best if this plan is developed 

throughout high school prior to seeking admission to a technical college.)  
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SUBJECT 
 First Reading, Proposed Amendment to Board Policy III.D. Official Calendars 
 
REFERENCE 

December 6-7, 2007 The B oard reviewed the F irst R eading, 
Deletion of B oard P olicy I II.D. O fficial 
Calendars and asked that the policy be revised 
rather t han del eted t o require ca lendars be 
posted electronically. 

 
BACKGROUND/DISCUSSION 

The Board’s Governing Policies and Procedures Section III.D., Official Calendars 
currently requires that institutions submit to the Board office and share with Idaho 
institutions a copy of  t heir of ficial ca lendar. The sch edule i s reviewed and  
approved by the Chief Executive Officer of the institution “no later than October 
preceding the start of the planned academic year.” Changes made by the Chief 
Executive Officer in the Official Calendar are also distributed to Idaho institutions. 

 
The Council on Academic Affairs and Programs (CAAP) committee discussed at 
previous meetings, the pur pose o f t he pol icy and whether t he r equirement t o 
submit t he o fficial ca lendar w as still need ed g iven that t he c alendars are now 
posted to respective i nstitution websites. CAAP had determined at t hat t ime to 
recommend d eletion of  the pol icy because i nstitutions are al ready r equired t o 
have ca lendars publicly av ailable and easily acce ssible p er accr editation 
requirements of the Northwest C ommission on C olleges and U niversities 
(NWCCU). When the proposal was presented to the Board in December 2007, 
the Board elected not to delete the policy and rather requested that current policy 
be amended to require calendars be posted electronically so that the public has 
access to the information in a timely manner. 
 
The proposed amendments include language to require Idaho’s public institutions 
to post their official calendars to their respective websites prior to the start of the 
planned ac ademic year. In a ddition, l anguage was amended t o r equire 
institutions to not ify t he O ffice o f t he S tate B oard o f E ducation and I daho 
institutions via email when official calendars have been posted to websites. 
 

IMPACT 
The B oard will n o l onger require paper  copies of t he i nstitutional ca lendars be 
filed at the Board office. 

 
ATTACHMENTS 
 Attachment 1 – First Reading - Board Policy III.D            Page 3 
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STAFF COMMENTS AND RECOMMENDATIONS 
IRSA, C AAP, a nd Board st aff r ecommends approval of t he proposed 
amendments to Board Policy III.D. Official Calendars as presented. 

 
BOARD ACTION 

A m otion to a pprove the first r eading o f t he proposed a mendments to Board 
Policy III.D. Official Calendars as presented. 
 
 
Moved by___________ Seconded by___________ Carried Yes_____ No_____ 
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Attachment 1 
 
Idaho State Board of Education   
GOVERNING POLICIES AND PROCEDURES   
SECTION:   III. POSTSECONDARY AFFAIRS     
SUBSECTION:  D. Official Calendars      April 2005 
 
D. Official Calendars 
 
Each institution will shall prepare on an ongoing basis a schedule indicating significant 
dates and events (such as registration periods, vacations or holidays, and dates classes 
begin and end) occurring in the twelve-month period commencing with each institution’s 
the fall term. T his schedule m ust b e pr esented t o t he ch ief executive of ficer of  t he 
institution for " review and ac tion" no l ater t han O ctober preceding t he st art o f the 
planned academic year. This schedule will be designated the Official Calendar for the 
institution and will shall be distributed in October posted by each institution on its official 
website. to tThe O ffice o f t he State Board o f E ducation and t he I daho i nstitutions 
specified in Subsection A  shall be not ified promptly via e -mail when official ca lendars 
have been post ed to r espective w ebsites, but no t l ater t han t he beg inning o f a n 
institution’s fall t erm. Changes m ade by  the c hief ex ecutive o fficer i n the O fficial 
Calendar also will be di stributed as specified above will also be posted and institutions 
promptly notified as specified above
 

. 

Each se mester i ndicated i n t he O fficial C alendar o f an i nstitution w ill co nsist o f 
seventeen ( 17) w eeks with at  l east fifteen ( 15) f ull w eeks or se venty-five ( 75) 
instructional days of class work or its equivalent effort. 
 
Official ca lendars must indicate that classes will be h eld on state holidays designated 
for Columbus Day and V eterans Day and offices in the i nstitutions will be open,  w ith 
compensatory time provided at appropriate times within the academic calendar. 
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SUBJECT 
Approval of Appointments for the Council for the Education of Students who are 
Blind/Visually Impaired and Deaf/Hard of Hearing  
 

REFERENCE 
December 2005 IDSB Committee Recommendations  

Action: Accepted by the Board 
 
February 2006 Idaho School f or the Deaf an d t he B lind C ommittee 

Recommendations 
 Action: Approved by the Board  
 
October 2006 Deaf/Blind Education Workgroup Recommendations 
 Action: Approved by  t he Board; S taff di rected t o 

develop standards  
 
June 2007 Standards for t he D eaf/Hard o f H earing and 

Standards for the Blind/Visually Impaired 
Action: Approved by the Board 

 
August 2007 A service delivery model for the education of Blind or 

Visually I mpaired S tudents was proposed t o the 
Board on A ugust 9,  200 7. T he Board una nimously 
agreed t o pos tpone voting on t he se rvice del ivery 
model. 

 
October 2007 Pending Rule 08.02.03.004 Regarding S tandards for 

the D eaf and H ard of H earing a nd P ending R ule 
08.02.03.004 Regarding S tandards for t he Blind and  
Visually Impaired 

 Action: Approved 
 
June 2008 The State B oard of E ducation approved t he 

organization of a summit for the education of the blind 
or visually impaired or deaf or hard of hearing for July 
30-31 and Aug 1. 

 
August 2008 The S tate B oard o f Education was updated on t he 

outcome and recommendations from t he summit fo r 
the education of the blind or visually impaired or deaf 
or hard of hearing held July 30-31 and Aug 1. 

 
October 2008 The State B oard of Education approved a m otion to 

create an Advisory Council and a motion to develop a 
proposal for each of the summit recommendations for 
review by the State Board of Education.  
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APPLICABLE STATUTE, RULE, OR POLICY 

Section 33-101; 33-3401-3409, Idaho Code 
 
BACKGROUND/DISCUSSION 

At the October 2008 Regular Board meeting, the Board moved to create an ad-
hoc Advisory C ouncil f or t he E ducation o f Students who ar e blind/visually 
impaired or deaf/hard of hearing.  The Transition Coordinator of the Office of the 
State Board o f E ducation co llected nominations from s ummit par ticipants. 
Nominations were acc epted from i ndividuals, g roups, a nd self-nominations. All 
nominations were submitted to t he E xecutive Committee o f t he S tate Board of 
Education on N ovember 7,  20 08. The E xecutive C ommittee and t he Board 
Transition C oordinator hav e r eviewed t he application a nd make the f ollowing 
recommendations. 

 
The A dvisory C ouncil w ill work under  t he direction o f t he B oard. T he st aff of 
Idaho School f or the Deaf an d t he Blind will pl ay a cl ose and v ital r ole i n t he 
process as well.  
 
Nominees were chosen f or appointment b ased on qualifications and ov erall 
Council c omposition. C onsideration w as taken t o maximize di versity and 
representation of populations, issues, and needs of students.  

 
IMPACT 

The Advisory C ouncil will dev elop a proposal f or each  o f t he su mmit 
recommendations as directed by the State Board of Education.  

 
ATTACHMENTS 

Attachment 1 – Advisory Council Appointment Page 3 
 
STAFF COMMENTS AND RECOMMENDATIONS 

Staff recommends the Board approve the Advisory Council for the Education of 
Students who are blind/visually impaired or deaf/hard of hearing appointments as 
detailed.  

 
BOARD ACTION 

A m otion to appoint t he f ollowing individuals, listed i n at tachment 1 , to the 
Advisory Council for the Education of Students who are blind/visually impaired or 
deaf/hard of hearing.  
 
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  
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ATTACHMENT 1 
 

Advisory Council for the Education of Students who are Blind/VI or 
Deaf/HH 

Total Council Appointments: 22  

 Parents – 4 Total  

2 Parents of children who are Deaf/Hard of Hearing 

1. Jennifer Hirai 
2. Renee Higbee 

2 Parents of children who are Blind/Visually Impaired 

3. Deborah Stengel 
4. Sarah Sims 

Educators – 4 Total  

2 - for the Deaf/HH (Teacher of the Deaf) 

5. Sheila Robertson 
6. Patty Evans 

2 - for the Blind/VI (Teacher of the Visually Impaired) 

7. Susan McCoy 
8. Kim Thomas 

Related Service Providers – 2 Total  

1 - for the Deaf/HH (e. g. Audiologist, Speech-Language Pathologist) 

9. Kristin Negilski 
1 - for the Blind/VI (e. g. Certified Orientation and Mobility Specialist, Certified Vision 
Rehabilitation Therapist, or Low Vision Therapist, Certified Assistive Technology 
Specialist) 

10. Dusty Bauman 
Agencies – 6 Total 

1 - representative of the Council for the Deaf and Hard of Hearing 

Agencies for the Deaf/HH 

11. Steven Snow 
1 - representative of the Idaho Division of Vocational Rehabilitation  

12. Dr. Michael Graham 
Agencies for the Blind/VI 
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1 - representative of the Idaho Commission for the Blind and Visually Impaired  

13. Mary Ellen Halverson 

1 - representative of the Department of Health and Welfare 

Agencies Representing Both 

14. Mary Jones 
1 - representative of the Idaho Project for Infants and Youth with Deafblindness 

15. Robin Greenfield 
1 – Other 

16. Jason Hancock  -  State Department of Education  
Advocates – 4 Total 

 2 for the Deaf/HH: 

17. Steven Stubbs 
18. Ron Schow 

2 for Blind/VI: 

19. Dr. Jim Solem  
20. Mike Gibson 

University Preparation Program/Professional Preparation – 2 Total 

1 for the Deaf/HH: 

21. Emily Turner – Director of Teacher of the Deaf and Interpreter program, ISU 
1 Blind/VI: 

22. Mark Falconer 
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SUBJECT 
 Appointment of Naomi Shankel and Mark Heil to the Audit Committee 
 
APPLICABLE STATUTE, RULE OR POLICY 
 Idaho State Board of Education Governing Policies & Procedures, Section V.H. 
 Idaho State Board of Education Bylaws Section H.4. 
 
BACKGROUND/DISCUSSION 

Board policy V.H. states the Audit Committee (Committee) is appointed by the 
Board in fulfilling its fiscal oversight responsibilities. 
 
Bylaws H.4 states the Audit Committee members shall be appointed by the 
Board and shall consist of six or more members. Three members of the 
Committee shall be current Board members and three members shall be 
independent non-Board members who are permanent residents of the state of 
Idaho. Each Audit Committee member who is a Board member shall be 
independent, free from any relationship that would interfere with the exercise of 
independent judgment.  Appointments shall be for a three-year term. Terms will 
be staggered such that two members exit and two new members are added each 
year.  Resumes for both individuals are attached. 
 

IMPACT 
Appointing these two individuals provides the expertise and additional 
resources needed and brings the Audit Committee membership to five. 

 
STAFF COMMENTS AND RECOMMENDATIONS 

Questionnaires were used to ascertain independence.  The completed 
questionnaires and resumes were reviewed by staff and the Audit Committee.  
No issues were apparent. 
 
The Audit Committee recommends the Board appoint Naomi Shankel to a 3-year 
term and Mark Heil to a 2-year term.   

 
ATTACHMENTS 

 Attachment 1: Naomi Shankel resume     Page 3 
 Attachment 2: Mark Heil resume      Page 7 
 

BOARD ACTION 
A motion to approve the appointment of Naomi Shankel to the Audit Committee 
for a three year term ending December 31, 2012. 
 
 
Moved by__________ Seconded by__________ Carried  Yes_____ No_____
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A motion to approve the appointment of Mark Heil to the Audit Committee for a 
two year term ending December 31, 2011. 

 
 
 Moved by__________ Seconded by__________ Carried  Yes_____ No_____ 
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Naomi C. Shankel 
5617 E Gateway Drive                               (208) 890-
9046 
Boise, Idaho 83716                                           nshankel@cableone.net 

  

Experience 
Idaho Power 
Company Boise, Idaho 2001 – Present 

 
Vice President Compliance and Audit  
Responsible for developing compliance programs throughout the company.   
Areas of responsibility include: 

 Information Security 
 Physical Security  
 Environmental Compliance 
 Federal Energy Regulatory Compliance 
 Code of Conduct and Ethics 
 Sarbanes Oxley 
 Internal Audit 

Report compliance and audit findings and program progress to the Audit 
Committee of the Board of Directors. 
Responsible for providing and reporting an independent and objective 
assessment of the company’s compliance tone, processes and execution.  
 
Director of Internal Audit  
Developed the Company’s Sarbanes Oxley Section 404 processes. 
Prepared an annual risk assessment to identify and prioritize the annual audit 
plan 
Presented audit findings and results to the Audit Committee of the Board of 
Directors 
Coordinated and organized requirements of the Audit Committee of the Board of 
Directors to ensure compliance with the SEC and New York Stock Exchange 
requirements.  
 
 
Financial Analyst II  
Project lead for SEC reporting process. 
Prepared Managements, Discussion and Analysis in compliance with SEC 
requirements. 
Reviewed supporting schedules and footnotes for SEC filings. 
Interpreted and analyzed balance sheet and income statement fluctuations for 
CFO and other senior management. 
Prepared information for Board meetings, analyst telephone calls and debt 
covenant compliance. 
Advised business units throughout the company on implementation of GAAP and 
reporting standards. 
Management of the SEC reporting process to meet shorter filing deadlines a year 
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in advance and preserve accuracy of the reports. 
Managed and coordinated review process for SEC reports which includes 
communication with CFO, CEO and other senior management of the company, 
up to thirty individuals. 
Analyzed and communicated the impact of emerging SEC and FASB 
requirements to senior management on a quarterly basis. 
Liaison with external auditors and SEC attorney regarding GAAP and SEC 
reporting requirements. 
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Naomi C. Shankel                                                                            Page Two 

 Accountant II 
Filed SEC quarterly and annual reports timely and accurately. 
Compiled supporting schedules and footnotes for SEC filings. 
Prepared various reports for the Company’s shareowners, Federal Energy 
Regulatory Commission, state public utility commissions, Company Trustee and 
Bondholder Representatives on an annual, semi-annual, quarterly and monthly 
basis. 
 Identified opportunities to improve financial reporting including creating a 

project management tool and centralized collection of supporting documents. 
 Promoted to Financial Analyst II after one year of experience with the 

Company. 
 

 Deloitte & Touche, 
LLP 

Boise, Idaho 1996 – 2001 

 Lead Senior – Auditor 
Supervised 3 – 5 staff auditors in the execution of all audit processes, including 
planning, fieldwork and preparation of audit reports in accordance with auditing 
standards.   
Responsible for the development and motivation of engagement staff including 
providing staff evaluations for each completed audit report in a timely manner. 
Developed budgets to insure proper staffing and accurate client billing. 
Responsible for resolving any legal, regulatory and accounting issues that would 
arise during audit engagements. 
Analyzed client changes in account balances due to changes in market 
conditions, budgets, forecasts and prior year data. 
 Presented audit findings and recommendations to the client’s senior 

management, including Audit Committee members.  
 Provided audit services to the following industries:  Utility, Low-Income 

housing projects, Title & Escrow, Manufacturing and Property Management. 

Staff Auditor 
Performed and designed efficient testing procedures in accordance with auditing 
standards. 
Prepared and identified audit findings and recommendations.  
Compiled and reviewed financial statements in accordance with accounting 
standards. 
Reviewed and evaluated the adequacy of internal controls.  
  Leadership responsibilities earned after two years. 

 
 Ore-Ida Food, Inc. Boise, Idaho 1995 – 1996 

 Staff accountant and intern 
Created reconciliation process for proper intercompany reporting with Heinz 
Foods, Incorporated. 
Reconciled general ledger accounts. 
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Naomi C. Shankel                                                                          Page Three 
 

 Geri Gudgell, CPA Boise, Idaho 1995 
 

Tax Internship 
Organized client tax packages. 
Calculated partnership and corporate tax returns. 
 

Education 
Boise State 
University   

 
B.A., Business Administration: Accounting, 1995 
Masters, Business Administration, 2008 
  
Certified Public Accountant: State of Idaho, October 2000 
 
 

References 
 
Darrel Anderson, Senior Vice President Administration, Chief 
Financial Officer  
Idaho Power Company 
1221 W. Idaho Street 
Boise, Idaho 83702 
(208) 388-2650 
 
Tom Saldin, Senior Vice President, General Counsel  
Idaho Power Company 
1221 W. Idaho Street 
Boise, Idaho 83702 
(208) 388-2550 
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Resume’ of 

Mark J. Heil 
2921 E. Rivernest Court 
Boise, Idaho 83706 
(208)389‐4738 

 
 
Experience: 
1992 – Current   Micron Technology, Inc. 
 

  2001 – Current:  Finance Director and Corporate Controller, Micron Technology, Inc.   
Responsible for financial accounting and external financial reporting, including corporate 
accounting and eliminations, accounting policies, cost accounting and inventory valuation, 
accounts receivable, accounts payable and fixed asset accounting.  The global culture in the 
Accounting group is the relentless pursuit of cost efficiency while maintaining our high 
standard for accuracy in a highly effective control environment.  Additional direct 
responsibilities include: 

• oversee all accounting functions for Micron’s global operations, 
• oversee business unit finance support for Micron’s Digital Media Group,  
• design, implementation and maintenance of the company’s internal control 

environment (SOX compliance), which has been benchmarked as best in class for cost 
efficiency and effectiveness, 

• design and implementation of an effective performance management model for the 
Finance group, 

• manage the relationship with independent auditors ensuring efficient conduct of the 
company’s regular audit  

• plan, organize and conduct meetings of the company’s Audit Committee of the Board 
of Directors and ensuring the committee effectively discharges its responsibilities, 

• engage with the Securities and Exchange Commission during regular reviews of the 
company’s periodic reports and registration statements 

 
  1998 – 2001:   Controller of International Operations, Micron Technology, Inc.   
Responsible for broad finance functions, including accounting and financial planning and 
analysis for Micron’s non‐U.S. operations.  Additional direct responsibilities included: 

• integrated the finance functions acquired in the company’s purchase of the memory 
business of Texas Instruments, Inc.,   

• participated on the steering team for the company’s global implementation of SAP as the 
business systems platform, which was regarded as setting a new benchmark for effective 
implementations for large‐scale multinational operations 
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  1995 – 1998:  Finance Director and Corporate Controller, Micron Electronics, Inc. 
Responsible for broad areas of finance for this billion dollar personal computer manufacturer 
and contract manufacturing services provider.  Additional direct responsibilities included: 

• finance lead for the reverse acquisition transaction where Zeos International was 
acquired and combined with the company’s PC and contract manufacturing services 
subsidiaries,   

• delivered road show presentations in 1998 to potential investors and fund managers 
during a secondary offering of shares by the parent 

 
  1992 – 1995:  Finance Manager, Micron Technology, Inc.   
During this time, held several positions in the Finance department, including: 

• Manager, Internal Audit   
• Manager, External Reporting   
• Finance Marketing Liaison 

 
1987 – 1992  Coopers & Lybrand LLP 
 

Audit Manager 
Coopers & Lybrand is the predecessor firm to PricewaterhouseCoopers and continues to be 
recognized as one of the “Big” global accounting firms.  Began as entry‐level staff auditor and 
progressed to Audit Manager with primary responsibility for overall audit engagement 
management.  Recurring assignments in addition to Micron Technology included primarily 
manufacturing and financial clients.   
 
1983 – 1987  United First Federal Savings and Loan   
 

Operations Officer, Branch Administration 
United First was the largest savings and loan institution in Idaho with 17 branches statewide.  
Progressed through the management trainee program.  Served as Operations Officer for Branch 
Administration where I established policies and conducted training for branch operations 
personnel.   
 
Education and Professional Certifications: 

• BBA from Boise State University, 1985 
Majors in Accounting and Computer Information Systems 

• Active member of the Academic Advisory Board for the Department of Accounting in 
the College of Business and Economics at Boise State University  

• Active holder of a Certified Public Accountant license since 1985 
• Member of the Idaho State Board of Accountancy and the American Institute of Certified 

Public Accountants 
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TAB DESCRIPTION ACTION 

1 ITEM PULLED No action 

2 
BOISE STATE UNIVERSITY 
Employment Contract – Director of Athletics 

Motion to approve

3 
IDAHO STATE UNIVERSITY 
Employment Contract – Head Women’s Soccer Coach 

Motion to approve

4 
OFFICE OF THE STATE BOARD OF EDUCATION 
Permission to earn outside income by the Executive 

Director 
Motion to approve
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BOISE STATE UNIVERSITY  
 
 
SUBJECT 
 Addendum to the employment contract for Director of Athletics Gene Bleymaier  
 
REFERENCE 
 December 2005 Board approved second addendum to athletic 

 director’s employment contract 
 
APPLICABLE STATUTE, RULE OR POLICY 
 Idaho State Board of Education Governing Policies and Procedures, Section 

II.H.1.  
 
DISCUSSION 

In July 2005 the University requested and received Board approval of a second 
addendum to the employment contract for Director of Athletics Gene Bleymaier. 
If approved this agreement will replace that addendum and be in effect until 
2013.  

 
IMPACT 
 Addendum three provides for increases in performance incentives for overall 

performance, academic performance, conference championships and 
appearances, top 25 finishes, and BCS appearances.  The revisions also make 
the incentive subject to meeting the annual performance goals of the President. 
The revised terms of each performance incentive can be seen in the attached 
redline addendum. The addendum also reflects annual raises to the Athletic 
Director’s base salary since 2005 totaling $46,115 ($18,200 
appropriated/$27,915 athletic department funds). 

 
ATTACHMENTS 
 Addendum Three Page 3 
 Redline Addendum Page 7 
 
STAFF COMMENTS AND RECOMMENDATIONS 

As Bleymaier’s FY 2008 salary is $258,336, this addendum includes a 3% 
increase for FY 2009 to $266,115. The total amount of cumulative incentives 
allowed in section 7 increased from 25% to 40% of Salary including the following 
expectations: 

 
Current  Proposed 
Agreement  Agreement                      

Football Conference Championship  $10,000  1 month’s salary 
Basketball Conference Championship       10,000  1 month’s salary 
NCAA Sweet Sixteen or Higher      5,000   1 month’s salary 
NIT Third Round or Higher       3,000  1 month’s salary 
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One month’s salary would be over $22,000 in the proposed addendum.  
 
BOARD ACTION 
 A motion to approve Boise State University’s request to enter into Addendum 

Three to Employment Contract with Director of Athletics Gene Bleymaier as 
presented. 

 
 
 Moved by   Seconded by   Carried Yes  No  
   



 ATTACHMENT 1 

BAHR – SECTION I TAB 2  Page 3 

THIRD ADDENDUM TO EMPLOYMENT 

CONTRACT FOR GENE BLEYMAIER 
 
This document is intended to supplement the Employment Contract for Gene 
Bleymaier by Boise State University and replaces the “SECOND ADDENDUM 
TO EMPLOYMENT CONTRACT” that was effective July 1, 2005.  The following 
terms are considered a part of the Employment Contract and are incorporated 
therein by reference, with all other provisions of the Employment Contract not 
addressed herein remaining unchanged. The additional terms are as follows: 
 

1. Term. This is a five (5) year contract. The five (5) years will expire on June 
30, 2013. 

 
2. Salary. The total salary of $266,115 for each year of this contract is 

broken down as follows: 
 

A. $125,000   Appropriated Funds * 
B. $141,115 Athletic Department Non-State Funds*; from the 

following sources: 
    Foundation/BAA General Contribution Funds 

Media Contract Funds 
 
*   Any raises given over the life of this contract may increase this figure.  

Provided, however, that any such raises are at the sole discretion of 
the President of Boise State University and may be subject to the 
approval of the State Board of Education. 

 
3. All funds provided for in section 2 of this addendum shall be paid through 

the University’s normal bi-weekly payroll with the applicable withholdings 
as required by law and applicable deductions as directed by Mr. 
Bleymaier. 

 
4. Mr. Bleymaier is entitled to the use of a courtesy car through the athletic 

department tradeout program, if available, for his business use. 
 
5. The University shall provide Mr. Bleymaier with a country club 

membership during the term of this contract. 
 
6. Additional Expectations: 

 
A. Role of Athletic Director: Mr. Bleymaier is expected to devote 

himself fulltime to the effective management of the Athletic 
Department. Duties and responsibilities will be those customarily 
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associated with the position of an athletic director at a Division 1-A 
university. 

 
B. Mr. Bleymaier agrees to supervise and manage his department to 

insure, to the maximum extent possible, that all staff follow 
applicable University policies, State Board of Education policies, 
NCAA, and applicable conference rules and regulations at all times. 

 
C. Manage departmental fiscal areas consistent with State Board of 

Education policies and the policies of Boise State University. 
 

D. Maintain student athlete graduations within six (6) years at a rate 
equal to or better than the general BSU student body.  

 
7. Incentives. The President shall annually set forth goals for Mr. Bleymaier 

to achieve and, upon the successful achievement of such goals as 
determined at the sole discretion of the President, Mr. Bleymaier will be 
eligible for the supplemental compensation opportunities set forth below.  
Such annual goals shall be based upon the overall development of the 
intercollegiate athletics department; ticket sales; fundraising; outreach by 
Mr. Bleymaier to various constituency groups, including University 
students, staff, faculty, alumni and boosters; and any other factors, similar 
or dissimilar to the aforementioned, the President wishes to consider. 
 
The following annual incentives are available to Mr. Bleymaier conditioned 
upon (1) the successful completion of the Additional Expectations 
enumerated in section 6 above, (2) upon compliance with all terms of the 
Employment Contract, (3) upon meeting the annual goals referenced in 
the preceding paragraph, and (4) upon Mr. Bleymaier’s continued 
employment to the July following the year the below incentive criteria was 
met.  Further, all funds provided for in this section 7 shall be paid in one 
lump sum through the University’s payroll system with the applicable 
withholdings as required by law and applicable deductions as directed by 
Mr. Bleymaier.  All the below amounts in this section 7 are cumulative.  
Provided, however, that the total amount paid in these section 7 incentives 
in any one year cannot exceed 40% of the Salary set forth in section 2 
above. 

 
A. Overall Departmental Performance: 
 

NACDA Director’s Cup National Sports Award:   
 Top 25  =  $20,000 

Top 50  =  $15,000 
Top 100  =  $10,000 
Top 150  =  $  7,500 
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B. Academic Performance:  As long as the annual departmental 
average NCAA APR scores meet the following levels, the following 
applicable incentive payments will be paid by the University: 
 

Department APR Score    Incentive pay 
              940-944   $  7,500 

945-949    $10,000 
950-954     $12,500 
955-959     $15,000 
960-964     $17,500 
965-969     $20,000 
970 or above     $22,500    

 
C. Conference Championships: 
 

Football    one month’s base salary 
Basketball (Men or Women) one month’s base salary 
All other sports   $5,000 (per sport) 

 
D. If Not Conference Champions: 
 
Football Bowl Appearance     $10,000 
NCAA Basketball Tournament Appearance (Men or Women)

 $10,000  
NIT Basketball Tournament Appearance (Men or Women)

 $5,000 
 
E. NCAA or NIT Basketball Tournament Finish (Men or Women):  
 

NCAA “Sweet Sixteen” or Higher  one month’s base salary 
NIT Third Round or Higher   one month’s base salary 

 
F.  Top 25 National Finish by Any Sport Team:  $5,000/team 
 
G.  Conference Commissioner’s Cup Standings 
 
 1st Place     $15,000 
 2nd Place     $12,500 
 3rd Place     $10,000 
 4th Place     $7,500 

 
H.  BCS Game Incentive.  If the football team appears in a BCS 

football bowl game, the University shall pay Mr. Bleymaier an 
additional incentive pay of one month’s base salary.  In such case, 
the incentive payment for a football bowl appearance in section 
7.D. shall not be paid to Mr. Bleymaier.  This incentive payment, 
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and only this incentive payment, is exempt from the 40% of Salary 
cap and, if earned, shall be paid even if the 40% cap is reached by 
the other payments in this section 7. 

 
 

 
MR. BLEYMAIER    BOISE STATE UNIVERSITY 
 
 
           
Gene Bleymaier    Robert W. Kustra, President 
 
Date:       Date:      
 
Approved by the State Board of Education on the ___ day of _______, 
2008. 
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(((Redline Version to Existing Addendum))) 

THIRD ADDENDUM TO EMPLOYMENT 

CONTRACT FOR GENE BLEYMAIER 
 
This document is intended to supplement the Employment Contract for Gene 
Bleymaier by Boise State University and replaces the “SECOND ADDENDUM 
TO EMPLOYMENT CONTRACT” that was effective July 1, 2005.  The following 
terms are considered a part of the Employment Contract and are incorporated 
therein by reference, with all other provisions of the Employment Contract not 
addressed herein remaining unchanged. The additional terms are as follows: 
 

1. Term. This is a five (5) year contract. The five (5) years will expire on June 
30, 20102013. 

 
2. Salary. The total salary of $220,000 266,115 for each year of this contract 

is broken down as follows: 
 

A. $106,800 $125,000  Appropriated Funds * 
B. $113,200 Athletics$141,115  Athletic Department Non-State 

Funds*; from the following sources: 
    Foundation/BAA General Contribution Funds 

Media Contract Funds 
 
*  Any raises given over the life of this contract may increase this figure.  

Provided, however, that any such raises are at the sole discretion of 
the President of Boise State University and may be subject to the 
approval of the State Board of Education. 

 
3. All funds provided for in section 2 of this addendum shall be paid through 

the University’s normal bi-weekly payroll with the applicable withholdings 
as required by law and applicable deductions as directed by Mr. 
Bleymaier. 

 
4. Mr. Bleymaier is entitled to the use of a courtesy car through the athletic 

department tradeout program, if available, for his business use. 
 
5. The University shall provide Mr. Bleymaier with a country club 

membership during the term of this contract. 
 
6. Additional Expectations: 

 
A. Role of Athletic Director: Mr. Bleymaier is expected to devote 

himself fulltime to the effective management of the Athletic 
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Department. Duties and responsibilities will be those customarily 
associated with the position of an athletic director at a Division 1-A 
university. 

 
B. Mr. Bleymaier agrees to supervise and manage his department to 

insure, to the maximum extent possible, that all staff follow 
applicable University policies, State Board of Education policies, 
NCAA, and applicable conference rules and regulations at all times. 

 
C. Manage departmental fiscal areas consistent with State Board of 

Education policies and the policies of Boise State University. 
 

D. Maintain student athlete graduations within six (6) years at a rate 
equal to or better than the general BSU student body.  

 
7. Incentives. The President shall annually set forth goals for Mr. Bleymaier 

to achieve and, upon the successful achievement of such goals as 
determined at the sole discretion of the President, Mr. Bleymaier will be 
eligible for the supplemental compensation opportunities set forth below.  
Such annual goals shall be based upon the overall development of the 
intercollegiate athletics department; ticket sales; fundraising; outreach by 
Mr. Bleymaier to various constituency groups, including University 
students, staff, faculty, alumni and boosters; and any other factors, similar 
or dissimilar to the aforementioned, the President wishes to consider. 
 
7. The following annual incentives are available to Mr. Bleymaier 
conditioned upon (1) the successful completion of the Additional 
Expectations enumerated in section 6 above, conditioned(2) upon 
compliance with all terms of the Employment Contract, and conditioned 
upon his(3) upon meeting the annual goals referenced in the preceding 
paragraph, and (4) upon Mr. Bleymaier’s continued employment to the 
July following the year the below incentive criteria was met.  Further, all 
funds provided for in this section 7 shall be paid in one lump sum through 
the University’s payroll system with the applicable withholdings as 
required by law and applicable deductions as directed by Mr. Bleymaier.  
All the below amounts in this section 7 are cumulative.  Provided, 
however, that the total amount paid in these section 7 incentives in any 
one year cannot exceed 2540% of the Salary set forth in section 2 above. 

 
A. Overall Departmental Performance: 
 

NACDA Director’s Cup National Sports Award:   
 Top 25  =  $12,50020,000 

Top 50  =  $1015,000 
Top 100  =  $7,50010,000 
Top 150  =  $5,0007,500 
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B. Academic Performance: 
 

1.  For the first two years of this agreement (ending June 30, 2006 
and June 30, 2007), as  As long as the athletic department 
meets the NCAA Academic Progress Report (APR) minimum 
goal of 925, and if student athletes’ graduation rate exceeds the 
general student body’s rate by the following rates, then the 
following incentives will be earned: 

 
Graduation rates   Incentive pay 
 5%    $1,500 

10%    $3,000 
15%    $4,500 
20%    $6,000 
25%    $7,500 

   
2.B. For the remaining three years of this agreement (ending 

June 30, 2008, June 30, 2009 and June 30, 2010) the 
followingannual departmental average NCAA APR scores shall be 
used to determine the meet the following levels, the following 
applicable incentivesincentive payments will be paid by the 
University: 
 

Department APR Score    Incentive pay 
              940-944   $5,0007,500 

945-949    $6,50010,000 
950-954     $8,00012,500 
955-959     $9,50015,000 
960-964     $11,00017,500 
965-969     $12,50020,000 
970 or above     $15,00022,500    

 
C. Conference Championships: 
 

Football   $10,000one month’s base salary 
Basketball (Men or Women) $10,000one month’s base 

salary 
All other sports  $25,000 (per sport) 

 
D. If Not Conference Champions: 
 
Football Bowl Appearance  $7,500$10,000 
NCAA Basketball Tournament Appearance (Men or Women)

 $7,500$10,000 
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NIT Basketball Tournament Appearance (Men or Women)
 $3$5,000 

 
E. NCAA or NIT Basketball Tournament Finish (Men or Women):  
 

NCAA “Sweet Sixteen” or Higher $5,000one month’s base salary 
NIT Third Round or Higher  $3,000one month’s base salary 

 
F.  Top 25 National Finish by Any Sport Team: 

 $2,5005,000/team 
 
G.  Conference Commissioner’s Cup Standings 
 
 1st Place     $15,000 
 2nd Place     $12,500 
 3rd Place     $10,000 
 4th Place     $7,500 

 
H.  BCS Game Incentive.  If the football team appears in a BCS 

football bowl game, the University shall pay Mr. Bleymaier an 
additional incentive pay of one month’s base salary.  In such case, 
the incentive payment for a football bowl appearance in section 
7.D. shall not be paid to Mr. Bleymaier.  This incentive payment, 
and only this incentive payment, is exempt from the 40% of Salary 
cap and, if earned, shall be paid even if the 40% cap is reached by 
the other payments in this section 7. 

 
 

 
MR. BLEYMAIER   BOISE STATE UNIVERSITY 
 
 
          
Gene Bleymaier   Robert W. Kustra, President 
 
Date:      Date:      
 
Approved by the State Board of Education on the ___ day of _______, 
2008. 
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IDAHO STATE UNIVERSITY 
 
 
SUBJECT 
 A request by Idaho State University for approval of a multi-year employment 

agreement for Allison Gibson, Head Women’s Soccer Coach. 
 
APPLICABLE STATUTE, RULE OR POLICY 
 Idaho State Board of Education Governing Policies & Procedures, Section II.H.1. 
 
DISCUSSION 
 Idaho State University is requesting approval for a three-year, three-week 

employment extension agreement for Allison Gibson, Head Women’s Soccer 
Coach (see Attachment 1).  The employment agreement contains the duties, 
responsibilities and conditions of the employment.  A model contract matrix and 
red-line version of the employment agreement that identifies departures from the 
model contract form and provides justification for these changes is included as 
Attachments 2 and 3.  The position is funded by state appropriated funds. 

 
IMPACT 
 This contract will provide a stable coaching environment for the soccer program 

as well as stability and consistency for the Athletic Department as a whole. 
 
ATTACHMENTS 
 Attachment 1 Employment Agreement  Page 3 
 Attachment 2 Employment Agreement (red-line version) Page 15 
 Attachment 3 Model Contract Matrix Changes Page 31 
 
STAFF AND COMMENTS AND RECOMMENDATIONS 
 This contract extension amounts to a 4% increase. 
 
 Staff recommends approval.  
  
BOARD ACTION 
 A motion to approve the request by Idaho State University for a multi-year 

employment agreement as submitted for Allison Gibson, Head Women’s Soccer 
Coach (1.0 FTE). 

 
 
 Moved by   Seconded by   Carried Yes  No  
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HEAD COACH EMPLOYMENT AGREEMENT 
 
 
Allison Gibson   Attachments 1, 2, and 3 
Position Title  Head Women’s Soccer Coach 
FTE   1.0 
Term   36 months 
Term of Contract  January 1, 2009 – January 20, 2012 
Annual Salary  $55,640.00 
Funding Source  State Funds 
Area/Department of Assignment  Intercollegiate Athletics 
Supplemental Compensation   See Attachment 1, Article 3.2. 
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EMPLOYMENT AGREEMENT 

 
This Employment Agreement (Agreement) is entered into by and between Idaho State 
University (University) and Allison Gibson, Head Women’s Soccer Coach (Coach). 
 

ARTICLE 1 
 

1.1. Employment.  Subject to the terms and conditions of this Agreement, the 
University shall employ Coach as the head coach of its intercollegiate Women’s Soccer 
team (Team).  Coach represents and warrants that Coach is fully qualified to serve, and 
is available for employment, in this capacity. 

 
1.2. Reporting Relationship.  Coach shall report and be responsible directly to 

the University’s Director of Athletics (Director) or the Director’s designee. Coach shall 
abide by the reasonable instructions of Director or the Director's designee and shall 
confer with the Director or the Director’s designee on all administrative and technical 
matters. Coach shall also be under the general supervision of the University’s President 
(President). 

 
1.3. Duties.  Coach shall manage and supervise the Team and shall perform 

such other duties in the University’s athletic program as the Director may assign and as 
may be described elsewhere in this Agreement.  The University shall have the right, at 
any time, to reassign Coach to duties at the University other than as head coach of the 
Team, provided that Coach’s compensation and benefits shall not be affected by any 
such reassignment, except that the opportunity to earn supplemental compensation as 
provided in sections 3.2.1 through 3.2.7 shall cease. 
 

ARTICLE 2 
 

2.1. Term.  This Agreement is for a fixed-term appointment of three (3) years, 
three weeks, commencing on January 1, 2009, and terminating, without further notice to 
Coach, on January 20, 2012, unless sooner terminated in accordance with other 
provisions of this Agreement.  

 
2.2. Extension and Renewal.  This Agreement is renewable solely upon an 

offer from the University and an acceptance by Coach, both of which must be in writing 
and signed by the parties.  Any renewal is subject to the prior approval of University's 
Board of Trustees. This Agreement in no way grants to Coach a claim to tenure in 
employment, nor shall Coach’s service pursuant to this Agreement count in any way 
toward tenure at the University. 
 

ARTICLE 3 
 

3.1 Regular Compensation. 
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3.1.1 In consideration of Coach’s services and satisfactory performance 
of this Agreement, the University shall provide to Coach: 
 

a) An Annual Salary of $55,640.00 per year, payable in 
biweekly installments in accordance with normal University 
procedures, and such salary increases as may be 
determined appropriate by the Director and President and 
approved by the University’s Board of Trustees; 

 
b) The opportunity to receive such employee benefits as the 

University provides generally to non-faculty exempt 
employees; and 

 
c) The opportunity to receive such employee benefits as the 

University’s Department of Athletics (Department) provides 
generally to its employees of a comparable level. Coach 
hereby agrees to abide by the terms and conditions, as now 
existing or hereafter amended, of such employee benefits.  

 
d) Subject to availability, a courtesy car will be provided to 

Coach during employment as Head Women’s Soccer Coach 
through the Courtesy Car Program as assigned by the 
Director. 

 
3.2 Supplemental Compensation. 

 
3.2.1. Each year the Team wins the regular season Big Sky Conference 

Championship, the University shall pay to Coach one week’s pay of Coach’s Annual 
Salary.  

 
3.2.2 Each year the Team wins the Big Sky Conference Women’s Soccer 

Tournament and the subsequent NCAA Conference berth at the conclusion of the 
regular season, the University shall pay to Coach one week’s pay of Coach’s Annual 
Salary. 

 
3.2.3 In the event the Team, either by automatic qualification or as an at-

large choice competes in the NCAA College Cup Tournament, the University shall 
compensate Coach for advancing the tournament bracket as follows: 

 
  Round 1 64 teams 1st win  $ 1,000 
  Round 2 32 teams 2nd win $ 2,000 
  Round 3  16 teams  3rd win  $ 3,000 
  Round 4   8 teams 4th win  $ 4,000 
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  Round 5   4 teams 5th win  $ 5,000 
  Round 6   2 teams 6th win  $ 6,000 
  Possible bonus computation total  $21,000 
  for winning National Championship. 

 
 

  3.2.4 Coach will be eligible to receive supplemental compensation 
equivalent to one week’s salary for winning twenty (20) or more regular season soccer 
matches. 
 
  3.2.5   Each year Coach shall be eligible to receive supplemental 
compensation for the academic achievements of the Team members. The following 
incentives will be used following NCAA APR scores to determine the applicable 
incentives: 
 
   Team APR Score   Incentive Pay 
   940-944    $ 1,000 
   945-949    $ 1,500 
   950-954    $ 2,000 
   955-959    $ 2,500 
   960-964    $ 3,000 
   965-969    $ 3,500 
   970 or above    $ 4,000 

 
 

3.2.6 Summer Camp operated by University. Coach agrees that the 
University has the exclusive right to operate girls’ youth soccer camps on its campus 
using University facilities.  The University shall allow Coach the opportunity to earn 
supplemental compensation by directing or administrating University’s camps in 
Coach's capacity as a University employee.  Coach hereby agrees to direct the 
marketing, supervision, and general administration of said camps.  Coach also agrees 
that Coach will perform all obligations mutually agreed upon by the parties. In exchange 
for Coach’s participation in the University’s summer Women’s Soccer camps, the 
University shall pay Coach the net revenues resulting from each summer camp as 
supplemental compensation during each year of his employment as head Women’s 
Soccer coach at the University. This amount shall be paid within 30 days of the end of 
each summer camp.  Alternatively, Coach may direct that such net revenues be used to 
enhance the budget of the Women’s Soccer program. 

 
In the event of termination of this Agreement, suspension, or reassignment, University 
shall not be under any obligation to permit a summer youth camp to be held by the 
Coach after the effective date of such termination, suspension, or reassignment, and 
the University shall be released from all obligations relating hereto. 
 

3.2.7 Coach agrees that the University has the exclusive right to select 
footwear, apparel and/or equipment for the use of its student-athletes and staff, 
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including Coach, during official practices and games and during times when Coach or 
the Team is being filmed by motion picture or video camera or posing for photographs in 
their capacity as representatives of University.  Coach agrees that, upon the University’s 
reasonable request, Coach will consult with appropriate parties concerning company’s 
product’s design or performance, shall act as an instructor at a clinic sponsored in 
whole or in part by such company, or give a lecture at an event sponsored in whole or in 
part by such company, or make other educationally-related appearances as may be 
reasonably requested by the University. Notwithstanding the foregoing sentence,  

 
 

Coach shall retain the right to decline such appearances as Coach reasonably 
determines to conflict with or hinder his duties and obligations as head Women’s Soccer 
coach. In order to avoid entering into an agreement with a competitor of such company, 
Coach shall submit all outside consulting agreements to the University for review and 
approval by the director prior to execution.  Coach shall also report such outside income 
to the University in accordance with NCAA rules.  Coach further agrees that Coach will 
not endorse any athletic footwear, apparel, equipment, and products, including such 
company, and will not participate in any messages or promotional appearances which 
contain a comparative or qualitative description of athletic footwear, apparel or 
equipment products.   

 
  

3.3 General Conditions of Compensation.  All compensation provided by the 
University to Coach is subject to deductions and withholdings as required by law or the 
terms and conditions of any fringe benefit in which Coach participates. However, if any 
fringe benefit is based in whole or in part upon the compensation provided by the 
University to Coach, such fringe benefit shall be based only on the compensation 
provided pursuant to section 3.1.1, except to the extent required by the terms and 
conditions of a specific fringe benefit program. 

 
ARTICLE 4 

 
4.1. Coach’s Specific Duties and Responsibilities.   In consideration of the 

compensation specified in this Agreement, Coach, in addition to the obligations set forth 
elsewhere in this Agreement, shall: 
 

4.1.1. Devote Coach’s full time and best efforts to the performance of 
Coach’s duties under this Agreement; 

 
4.1.2. Develop and implement programs and procedures with respect to 

the evaluation, recruitment, training, and coaching of Team members which enable 
them to compete successfully and reasonably protect their health, safety, and well-
being; 
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4.1.3. Observe and uphold all academic standards, requirements, and 
policies of the University and encourage Team members to perform to their highest 
academic potential and to graduate in a timely manner; and 

 
4.1.4. Know, recognize, and comply with all applicable laws and the 

policies, rules and regulations of the University, the University's governing board, the 
conference, and the NCAA; supervise and take appropriate steps to ensure that 
Coach’s assistant coaches, any other employees for whom Coach is administratively 
responsible, and the members of the Team know, recognize, and comply with all such 
laws, policies, rules and regulations; and immediately report to the Director and to the 
Department's Director of Compliance if Coach has reasonable cause to believe that any 
person or entity, including without limitation representatives of the University’s athletic 
interests, has violated or is likely to violate any such laws, policies, rules or regulations.  
Coach shall cooperate fully with the University and Department at all times. The names 
or titles of employees whom Coach supervises are attached as Exhibit C. The 
applicable laws, policies, rules, and regulations include: (a) State Board of Education 
and Board of Regents of the University of Idaho Governing Policies and Procedures and 
Rule Manual; (b) University's Handbook; (c) University's Administrative Procedures 
Manual; (d) the policies of the Athletic Department; (e) NCAA (or NAIA) rules and 
regulations; and (f) the rules and regulations of the Big Sky Conference of which the 
University is a member. 
 

4.2 Outside Activities.  Coach shall not undertake any business, professional 
or personal activities or pursuits that would prevent Coach from devoting Coach’s full 
time and best efforts to the performance of Coach’s duties under this Agreement, that 
would otherwise detract from those duties in any manner, or that, in the opinion of the 
University, would reflect adversely upon the University or its athletic program. Subject to 
the terms and conditions of this Agreement, Coach may, with the prior written approval 
of the Director, who may consult with the President, enter into separate arrangements 
for outside activities and endorsements which are consistent with Coach's obligations 
under this Agreement. Coach may not use the University’s name, logos, or trademarks 
in connection with any such arrangements without the prior written approval of the 
Director and the President. 

 
4.3 NCAA Rules.  In accordance with NCAA rules, Coach shall obtain prior 

written approval from the University’s President for all athletically related income and 
benefits from sources outside the University and shall report the source and amount of 
all such income and benefits to the University’s President whenever reasonably 
requested, but in no event less than annually before the close of business on June 30th 
of each year or the last regular University work day preceding June 30th. The report 
shall be in a format reasonably satisfactory to University. In no event shall Coach accept 
or receive directly or indirectly any monies, benefits, or gratuities whatsoever from any 
person, association, corporation, University booster club, University alumni association, 
University foundation, or other benefactor, if the acceptance or receipt of the monies, 
benefits, or gratuities would violate applicable law or the policies, rules, and regulations 
of the University, the University's governing board, the conference, or the NCAA. 



ATTACHMENT 1 
 

BAHR – SECTION I TAB 3  Page 8 

 
4.4 Hiring Authority.  Coach shall have the responsibility and the sole authority 

to recommend to the Director the hiring and termination of assistant coaches for the 
Team, but the decision to hire or terminate an assistant coach shall be made by the 
Director and shall, when necessary or appropriate, be subject to the approval of 
President and the University’s Board of   Trustees    . 

 
4.5 Scheduling.  Coach shall consult with, and may make recommendations to 

the Director or the Director’s designee with respect to the scheduling of Team 
competitions, but the final decision shall be made by the Director or the Director’s 
designee. 

 
4.6 Other Coaching Opportunities. Coach shall not, under any circumstances, 

interview for, negotiate for, or accept employment as a coach at any other institution of 
higher education or with any professional sports team, requiring the performance of 
duties prior to the expiration of this Agreement, without the prior approval of the 
Director.  Such approval shall not be unreasonably withheld. 
 

ARTICLE 5 
 

5.1 Termination of Coach for Cause.  The University may, in its discretion, 
suspend Coach from some or all of Coach’s duties, temporarily or permanently, with or 
without pay; reassign Coach to other duties; or terminate this Agreement at any time for 
good or adequate cause, as those terms are defined in applicable rules and regulations.  

 
5.1.1 In addition to the definitions contained in applicable rules and 

regulations, University and Coach hereby specifically agree that the following shall 
constitute good or adequate cause for suspension, reassignment or termination of this 
Agreement: 
 

a) A deliberate and major violation of Coach’s duties under this 
Agreement or the refusal or unwillingness of Coach to perform such 
duties in good faith and to the best of Coach’s abilities; 

 
b) The failure of Coach to remedy any violation of any of the terms of 

this Agreement within 30 days after written notice from the 
University; 

 
c) A deliberate or major violation by Coach of any applicable law or 

the policies, rules or regulations of the University, the University's 
governing board, the conference or the NCAA, including but not 
limited to any such violation which may have occurred during the 
employment of Coach at another NCAA or NAIA member 
institution; 

 



ATTACHMENT 1 
 

BAHR – SECTION I TAB 3  Page 9 

d) Ten (10) working days' absence of Coach from duty without the 
University’s consent; 

 
e) Any conduct of Coach that constitutes moral turpitude or that 

would, in the University’s judgment, reflect adversely on the 
University or its athletic programs;  

 
f) The failure of Coach to represent the University and its athletic 

programs positively in public and private forums; 
 
g) The failure of Coach to fully and promptly cooperate with the NCAA 

or the University in any investigation of possible violations of any 
applicable law or the policies, rules or regulations of the University, 
the University's governing board, the conference, or the NCAA;  

 
h) The failure of Coach to report a known violation of any applicable 

law or the policies, rules or regulations of the University, the 
University's governing board, the conference, or the NCAA, by one 
of  Coach’s assistant coaches, any other employees for whom 
Coach is administratively responsible, or a member of the Team; or  

 
i) A violation of any applicable law or the policies, rules or regulations 

of the University, the University's governing board, the conference, 
or the NCAA, by one of Coach’s assistant coaches, any other 
employees for whom Coach is administratively responsible, or a 
member of the Team if Coach knew or should have known of the 
violation and could have prevented it by ordinary supervision. 

 
5.1.2 Suspension or termination for good or adequate cause shall be 

effectuated by the University as follows:  before the effective date of the suspension, 
reassignment or termination, the Director or his designee shall provide Coach with 
notice, which notice shall be accomplished in the manner provided for in this Agreement 
and shall include the reason(s) for the contemplated action. Coach shall then have an 
opportunity to respond. After Coach responds or fails to respond, University shall notify 
Coach whether, and if so when, the action will be effective.  

 
5.1.3 In the event of any termination for good or adequate cause, the 

University’s obligation to provide compensation and benefits to Coach, whether direct, 
indirect, supplemental or collateral, shall cease as of the date of such termination, and 
the University shall not be liable for the loss of any collateral business opportunities or 
other benefits, perquisites, or income resulting from outside activities or from any other 
sources. 

 
5.1.4 If found in violation of NCAA regulations, Coach shall, in addition to 

the provisions of Section 5.1, be subject to disciplinary or corrective action as set forth 
in the provisions of the NCAA enforcement procedures. This section applies to 
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violations occurring at the University or at previous institutions at which the Coach was 
employed. 
 

5.2 Termination of Coach for Convenience of University 
 

5.2.1 At any time after commencement of this Agreement, University, for 
its own convenience, may terminate this Agreement by giving ten (10) days prior written 
notice to Coach.  

 
5.2.2 In the event that University terminates this Agreement for its own 

convenience, University shall be obligated to pay Coach, as liquidated damages and not 
a penalty the Salary set forth in section 3.1.1(a), excluding all deductions required by 
law, on the regular paydays of University until the term of this Agreement ends or until 
Coach obtains reasonably comparable employment, whichever occurs first.   In addition, 
Coach will be entitled to continue her health insurance plan and group life insurance as 
if she remained a University employee until the term of this Agreement ends or until 
Coach obtains reasonably comparable employment, whichever occurs first. Coach shall 
be entitled to no other compensation or fringe benefits, except as otherwise provided 
herein or required by law.  

 
5.3  Termination by Coach for Convenience. 
 
 5.3.1 The Coach recognizes that her promise to work for University for 

the entire term of this Agreement is of the essence of this Agreement. The Coach also 
recognizes that the University is making a highly valuable investment in her employment 
by entering into this Agreement and that its investment would be lost were she to resign 
or otherwise terminate her employment with the University before the end of the 
contract term. 

 
 5.3.2 The Coach, for her own convenience, may terminate this 

Agreement during its term by giving prior written notice to the University. Termination 
shall be effective ten (10) days after notice is given to the University. 

 
 5.3.3 If the Coach terminates this Agreement for convenience at any time 

all obligations of the University shall cease as of the effective date of the termination. If 
the Coach terminates this Agreement for her convenience, she shall pay to the 
University, as liquidated damages and not a penalty, for the breach of this Agreement 
the following sum: (a) if the Agreement is terminated on or before January 19, 2010, the 
sum of $14,000.00; (b) if the Agreement is terminated between January 20, 2010, and 
January 19, 2011, inclusive, the sum of $12,000.00; and (c) if the Agreement is 
terminated between January 20, 2011 and January 19, 2012, inclusive, the sum of 
$10,000.00. The liquidated damages shall be due and payable within twenty (20) days 
of the effective date of the termination and any unpaid amount shall bear simple interest 
at a rate of eight (8) percent per annum until paid. 
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 5.3.4   Except as provided elsewhere in this Agreement, if Coach 
terminates this Agreement for convenience, she shall forfeit to the extent permitted by 
law her right to receive all supplemental compensation and other payments. 

 
5.4 Termination due to Disability or Death of Coach.   
 

5.4.1 Notwithstanding any other provision of this Agreement, this 
Agreement shall terminate automatically if Coach becomes totally or permanently 
disabled as defined by the University's disability insurance carrier, becomes unable to 
perform the essential functions of the position of head coach, or dies.  
 

5.4.2 If this Agreement is terminated because of Coach's death, Coach's 
salary and all other benefits shall terminate as of the last day worked, except that the 
Coach's personal representative or other designated beneficiary shall be paid all 
compensation due or unpaid, and death benefits, if any, as may be contained in any 
fringe benefit plan now in force or hereafter adopted by the University and due to the 
Coach's estate or beneficiaries thereunder.  

 
5.4.3 If this Agreement is terminated because the Coach becomes totally 

or permanently disabled as defined by the University's disability insurance carrier, or 
becomes unable to perform the essential functions of the position of head coach, all 
salary and other benefits shall terminate, except that the Coach shall be entitled to 
receive any compensation due or unpaid, and any disability-related benefits to which 
she is entitled by virtue of employment with the University. 

 
5.5 Interference by Coach.  In the event of termination, suspension or 

reassignment, Coach agrees that Coach will not interfere with the University’s student-
athletes or otherwise obstruct the University’s ability to transact business or operate its 
intercollegiate athletics program. 

 
5.6 No Liability.  The University shall not be liable to Coach for the loss of any 

collateral business opportunities or any other benefits, perquisites or income from any 
sources that may ensue as a result of any termination of this Agreement by either party 
or due to death or disability or the suspension or reassignment of Coach, regardless of 
the circumstances. 

 
5.7 Waiver of Rights.  Because the Coach is receiving a multi-year contract 

and the opportunity to receive supplemental compensation and because such contracts 
and opportunities are not customarily afforded to University employees, if the University 
suspends or reassigns Coach, or terminates this Agreement for good or adequate 
cause or for convenience, Coach shall have all the rights provided for in this Agreement 
but hereby releases the University from compliance with the notice, appeal, and similar 
employment-related rights provided for in the State Board of Education Governing 
Policies and Procedures Manual, and the University Faculty-Staff Handbook. 
 

ARTICLE 6 
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6.1 Board Approval.  This Agreement shall not be effective until and unless 

approved by the University’s Board Education and executed by both parties as set forth 
below.  In addition, the payment of any compensation pursuant to this Agreement shall 
be subject to the approval of the University’s Board of Education the President, and the 
Director; the sufficiency of legislative appropriations; the receipt of sufficient funds in the 
account from which such compensation is paid; and the Board of Education and 
University's rules regarding financial exigency.  
 

6.2 University Property.  All personal property (excluding vehicle(s) provided 
through the Courtesy Car Program), material, and articles of information, including, 
without limitation, keys, credit cards, personnel records, recruiting records, team 
information, films, statistics or any other personal property, material, or data, furnished 
to Coach by the University or developed by Coach on behalf of the University or at the 
University’s direction or for the University’s use or otherwise in connection with Coach’s 
employment hereunder are and shall remain the sole property of the University.  Within 
twenty-four (24) hours of the expiration of the term of this agreement or its earlier 
termination as provided herein, Coach shall immediately cause any such personal 
property, materials, and articles of information in Coach’s possession or control to be 
delivered to the Director. 
 

6.3 Assignment.  Neither party may assign its rights or delegate its obligations 
under this Agreement without the prior written consent of the other party. 

 
6.4 Waiver.  No waiver of any default in the performance of this Agreement 

shall be effective unless in writing and signed by the waiving party.  The waiver of a 
particular breach in the performance of this Agreement shall not constitute a waiver of 
any other or subsequent breach.  The resort to a particular remedy upon a breach shall 
not constitute a waiver of any other available remedies. 

 
6.5 Severability.  If any provision of this Agreement is determined to be invalid 

or unenforceable, the remainder of the Agreement shall not be affected and shall 
remain in effect. 
 

6.6 Governing Law.  This Agreement shall be subject to and construed in 
accordance with the laws of the state of Idaho as an agreement to be performed in 
Idaho.  Any action based in whole or in part on this agreement shall be brought in the 
courts of the state of Idaho. 
 

6.7 Oral Promises.  Oral promises of an increase in Annual Salary or of any 
supplemental or other compensation shall not be binding upon the University. 

 
6.8 Force Majeure.  Any prevention, delay or stoppage due to strikes, 

lockouts, labor disputes, acts of God, inability to obtain labor or materials or reasonable 
substitutes therefore, governmental restrictions, governmental regulations, 
governmental controls, enemy or hostile governmental action, civil commotion, fire or 
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other casualty, and other causes beyond the reasonable control of the party obligated to 
perform (including financial inability), shall excuse the performance by such party for a 
period equal to any such prevention, delay or stoppage. 

 
6.9 Confidentiality.  The Coach hereby consents and agrees that this 

document may be released and made available to the public after it is signed by the 
Coach. The Coach further agrees that all documents and reports she is required to 
produce under this Agreement may be released and made available to the public at the 
University's sole discretion.  

 
6.10 Notices. Any notice under this Agreement shall be in writing and be 

delivered in person or by public or private courier service (including U.S. Postal Service 
Express Mail) or certified mail with return receipt requested or by facsimile. All notices 
shall be addressed to the parties at the following addresses or at such other addresses 
as the parties may from time to time direct in writing: 

 
the University:  Director of Athletics 
     
    Campus Box 8173 
    Idaho State University 
    Pocatello, ID  83209-8173 
 
 
with a copy to:  President 
     
    921 South 8th Ave. Stop 8310 
    Idaho State University 
    Pocatello, ID  83209-8310 
 
 
the Coach:   Allison Gibson 
    Last known address on file with 
    University's Human Resource Services 
 
Any notice shall be deemed to have been given on the earlier of: (a) actual delivery or 
refusal to accept delivery, (b) the date of mailing by certified mail, or (c) the day 
facsimile delivery is verified.  Actual notice, however and from whomever received, shall 
always be effective. 
 
 6.11 Headings.  The headings contained in this Agreement are for reference 
purposes only and shall not in any way affect the meaning or interpretation hereof. 
 
 6.12 Binding Effect.  This Agreement is for the benefit only of the parties hereto 
and shall inure to the benefit of and bind the parties and their respective heirs, legal 
representatives, successors and assigns. 
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 6.13 Non-Use of Names and Trademarks. The Coach shall not, without the 
University's prior written consent in each case, use any name, trade name, trademark, 
or other designation of the University (including contraction, abbreviation or simulation), 
except in the course and scope of her official University duties. 
 
 6.14 No Third Party Beneficiaries.  There are no intended or unintended third 
party beneficiaries to this Agreement. 
 

6.15 Entire Agreement; Amendments. This Agreement constitutes the entire 
agreement of the parties and supersedes all prior agreements and understandings with 
respect to the same subject matter.  No amendment or modification of this Agreement 
shall be effective unless in writing, signed by both parties, and approved by University's 
Board Trustees. 
 

6.16 Opportunity to Consult with Attorney.  The Coach acknowledges that she 
has had the opportunity to consult and review this Agreement with an attorney and has 
not relied upon the advice of any legal counsel acting on behalf of the University. 
Accordingly, in all cases, the language of this Agreement shall be construed simply, 
according to its fair meaning, and not strictly for or against any party. 
 
 
 
 
 
UNIVERSITY      COACH 
 
 
              
Arthur Vailas, President  Date  Allison Gibson   Date 
 
 
 
Approved by the Board of Trustees,  on the ____ day of _____________, 20__. 
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EMPLOYMENT AGREEMENT 
 
This Employment Agreement (Agreement) is entered into by and between the 
___________________Idaho State University (College or University) and 
_____________ Allison Gibson, Head Women’s Soccer Coach (Coach). 
 

ARTICLE 1 
 

1.1. Employment.  Subject to the terms and conditions of this Agreement, the 
University shall employ Coach as the head coach of its intercollegiate 
_(Sport)______Women’s Soccer team (Team).  Coach represents and warrants that 
Coach is fully qualified to serve, and is available for employment, in this capacity. 

 
1.2. Reporting Relationship.  Coach shall report and be responsible directly to 

the University’s Director of Athletics (Director) or the Director’s designee. Coach shall 
abide by the reasonable instructions of Director or the Director's designee and shall 
confer with the Director or the Director’s designee on all administrative and technical 
matters. Coach shall also be under the general supervision of the University’s President 
(President). 

 
1.3. Duties.  Coach shall manage and supervise the Team and shall perform 

such other duties in the University’s athletic program as the Director may assign and as 
may be described elsewhere in this Agreement. A job description generally reflecting 
Coach's duties is attached as Exhibit A. Coach recognizes that this job description may 
change from time-to-time, but that the Director will consult with Coach concerning any 
contemplated changes. Attached as Exhibit B is University's current policy regarding 
student-athlete criminal behavior, which policy Coach shall comply with as it currently 
exists or may be amended from time-to-time.  The University shall have the right, at any 
time, to reassign Coach to duties at the Univeristy other than as head coach of the 
Team, provided that Coach’s compensation and benefits shall not be affected by any 
such reassignment, except that the opportunity to earn supplemental compensation as 
provided in sections 3.2.1 through 3.2.7 shall cease. 
 

ARTICLE 2 
 

2.1. Term.  This Agreement is for a fixed-term appointment of _______ three 
(3) years, three weeks, commencing on _________, January 1, 20__, 09, and 
terminating, without further notice to Coach, on _________, January 20, 20__, 12, 
unless sooner terminated in accordance with other provisions of this Agreement.  

 
2.2. Extensions and Renewals.  This Agreement may be extended or 

renewedis renewable solely upon an offer from the University and an acceptance by 
Coach, both of which must be in writing and signed by the parties.  Any extension or 
renewal may beis subject to the prior approval of University's Board _(Regents or 
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Trustees)__of Trustees, and, if so, such extension or renewal shall not be effective 
without such approval. This Agreement in no way grants to Coach a claim to tenure in 
employment, nor shall Coach’s service pursuant to this Agreement count in any way 
toward tenure at the University. 
 

ARTICLE 3 
 

3.1 Regular Compensation. 
 

3.1.1 In consideration of Coach’s services and satisfactory performance 
of this Agreement, the University shall provide to Coach: 
 

a) An Annual Salary of $__________ $55,640.00 per year, 
payable in biweekly installments in accordance with normal 
University procedures, and such salary increases as may be 
determined appropriate by the Director and President and 
approved by the University’s Board of __(Regents or 
Trustees)Trustees  ; 

 
b) The opportunity to receive such employee benefits as the 

University provides generally to non-faculty exempt 
employees; and 

 
c) The opportunity to receive such employee benefits as the 

University’s Department of Athletics (Department) provides 
generally to its employees of a comparable level. Coach 
hereby agrees to abide by the terms and conditions, as now 
existing or hereafter amended, of such employee benefits.  

 
d) Subject to availability, a courtesy car will be provided to 

Coach during employment as Head Women’s Soccer Coach 
through the Courtesy Car Program as assigned by the 
Director. 

 
3.2 Supplemental Compensation. 

 
3.2.1. Each year the Team is the conference champion or co-champion 

and also becomes eligible for a  (bowl game pursuant to NCAA Division I guidelines or 
post-season tournament or post-season playoffs)  , and if Coach continues to be 
employed as University's head ___(Sport)   coach as of the ensuing July 1st, the 
University shall pay to Coach supplemental compensation in an amount equal to 
___(amount computation, generally 1/13th)    of  Coach’s Annual Salary during the fiscal 
year in which the championship and   (bowl or other post-season)   eligibility are 
achieved.  The University shall pay Coach any such supplemental compensation in four 
consecutive biweekly installments on the regular paydays of the University beginning 
with the payday for the first full pay period following July 1st.wins the regular season Big 
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Sky Conference Championship, the Univeristy shall pay to Coach one week’s pay of 
Coach’s Annual Salary.  

 
3.2.2 Each year the Team is ranked in the top 25 in the   (national 

rankings, such as final ESPN/USA Today coaches poll of Division IA football teams)   , 
and if Coach continues to be employed as University's head    (Sport)    coach as of the 
ensuing July 1st, the University shall pay Coach supplemental compensation in an 
amount equal to  ___(amount computation, generally 1/13th)    of Coach's Annual Salary 
in effect on the date of the final poll. The University shall pay Coach any such 
supplemental compensation in four consecutive biweekly installments on the regular 
paydays of the University beginning with the payday for the first full pay period following 
July 1st.wins the Big Sky Conference Women’s Soccer Tournament and the 
subsequent NCAA Conference berth at the conclusion of the regular season, the 
University shall pay to Coach one week’s pay of Coach’s Annual Salary. 

 
3.2.3 Each year Coach shall be eligible to receive supplemental 

compensation in an amount up to  ___(amount computation, generally 1/13th)     based 
on the academic achievement and behavior of Team members and the overall 
academic development of the football program. The determination of whether Coach will 
receive such supplemental compensation and the timing of the payment(s) shall be at 
the sole discretion of the President in consultation with the Director. The determination 
shall be based on the following factors: grade point averages; difficulty of major course 
of study; honors such as scholarships, designation as Academic All-American, and 
conference academic recognition; progress toward graduation for all athletes, but 
particularly those who entered the University as academically at-risk students; the 
conduct of Team members on the University campus, at authorized University activities, 
in the community, and elsewhere; The determination of whether Coach will receive such 
supplemental compensation and the timing of the payment(s) shall be at the sole 
discretion of the President, who may consult with the Director.  Any such supplemental 
compensation paid to Coach shall be accompanied with a detailed justification for the 
supplemental compensation based on the factors listed above and such justification 
shall be separately reported to the Board of Regents as a document available to the 
public under the Idaho Public Records Act.In the event the Team, either by automatic 
qualification or as an at-large choice competes in the NCAA College Cup Tournament, 
the University shall compensate Coach for advancing the tournament bracket as 
follows: 

 
  Round 1 64 teams 1st win  $ 1,000 
  Round 2 32 teams 2nd win $ 2,000 
  Round 3  16 teams  3rd win  $ 3,000 
  Round 4   8 teams 4th win  $ 4,000 
  Round 5   4 teams 5th win  $ 5,000 
  Round 6   2 teams 6th win  $ 6,000 
  Possible bonus computation total  $21,000 
  for winning National Championship. 
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  3.2.4 Coach will be eligible to receive supplemental compensation 
equivalent to one week’s salary for winning twenty (20) or more regular season soccer 
matches. 

 
  3.2.5   Each year Coach shall be eligible to receive supplemental 
compensation for the academic achievements of the Team members. The following 
incentives will be used following NCAA APR scores to determine the applicable 
incentives: 
 
   Team APR Score   Incentive Pay 
   940-944    $ 1,000 
   945-949    $ 1,500 
   950-954    $ 2,000 
   955-959    $ 2,500 
   960-964    $ 3,000 
   965-969    $ 3,500 
   970 or above    $ 4,000 

 
3.2.4 The Coach shall receive the sum of   (amount)   from the University 

or the University's designated media outlet(s) or a combination thereof each year during 
the term of this Agreement in compensation for participation in media programs and 
public appearances (Programs). Each year, one-half of this sum shall be paid prior to 
the first regular season   (Sport)  game, and one-half shall be paid no later than two 
weeks after the last regular season   (Sport)   game or   (post-season)   game, 
whichever occurs later. University agrees to limit Coach's participation in Programs to a 
number which is reasonable so as not to interfere with Coach's head coaching duties.  
Agreements requiring the Coach to participate in Programs related to his duties as an 
employee of University are the property of the University. The University shall have the 
non-exclusive right to negotiate and contract with all producers of media productions 
and all parties desiring public appearances by the Coach. Any such contracts shall be 
subject to Coach's approval, which approval shall not be withheld unreasonably. Coach 
agrees to cooperate with the University in order for the Programs to be successful and 
agrees to provide his services to and perform on the Programs and to cooperate in their 
production, broadcasting, and telecasting. Coach shall retain the right to approve any 
and all promotions using his name, likeness, or biographical data.  It is understood that 
neither Coach nor any assistant coaches shall appear without the prior written approval 
of the Director on any competing radio or television program (including but not limited to 
a coach’s show, call-in show, or interview show) or a regularly scheduled news 
segment, except that this prohibition shall not apply to routine news media interviews for 
which no compensation is received. Without the prior written approval of the Director, 
Coach shall not appear in any commercial endorsements which are broadcast on radio 
or television that conflict with those broadcast on the University’s designated media 
outlets. 
 

3.2.5 Coach agrees that the University has the exclusive right to operate 
youth     (Sport)  camps on its campus using University facilities. University and Coach 
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agree to negotiate in good faith the scope of Coach's participation in youth   (Sport)   
camps and the supplemental compensation for such participation. 
 

3.2.6 Coach agrees that the University has the exclusive right to select 
footwear, apparel and/or equipment for the use of its student-athletes and staff, 
including Coach, during official practices and games and during times when Coach or 
the Team is being filmed by motion picture or video camera or posing for photographs in 
their capacity as representatives of University. Coach recognizes that the University is 
negotiating or has entered into an agreement with    (Company Name)   to supply the 
University with athletic footwear, apparel and/or equipment.  Coach agrees that, upon 
the University’s reasonable request, Coach will consult with appropriate parties 
concerning an    (Company Name)   product’s design or performance, shall act as an 
instructor at a clinic sponsored in whole or in part by    (Company Name)  , or give a 
lecture at an event sponsored in whole or in part by    (Company Name)  , or make other 
educationally-related appearances as may be reasonably requested by the University. 
Notwithstanding the foregoing sentence, Coach shall retain the right to decline such 
appearances as Coach reasonably determines to conflict with or hinder his duties and 
obligations as head    (Sport)   coach. In order to avoid entering into an agreement with 
a competitor of    (Company Name)  , Coach shall submit all outside consulting 
agreements to the University for review and approval prior to execution.  Coach shall 
also report such outside income to the University in accordance with NCAA (or NAIA) 
rules.  Coach further agrees that Coach will not endorse any athletic footwear, apparel 
and/or equipment products, including   (Company Name)  , and will not participate in 
any messages or promotional appearances which contain a comparative or qualitative 
description of athletic footwear, apparel or equipment products. 

3.2.6 Summer Camp operated by University. Coach agrees that the 
University has the exclusive right to operate girls’ youth soccer camps on its campus 
using University facilities.  The University shall allow Coach the opportunity to earn 
supplemental compensation by directing or administrating University’s camps in 
Coach's capacity as a University employee.  Coach hereby agrees to direct the 
marketing, supervision, and general administration of said camps.  Coach also agrees 
that Coach will perform all obligations mutually agreed upon by the parties. In exchange 
for Coach’s participation in the University’s summer Women’s Soccer camps, the 
University shall pay Coach the net revenues resulting from each summer camp as 
supplemental compensation during each year of her employment as head Women’s 
Soccer coach at the University. This amount shall be paid within 30 days of the end of 
each summer camp.  Alternatively, Coach may direct that such net revenues be used to 
enhance the budget of the Women’s Soccer program. 

 
In the event of termination of this Agreement, suspension, or reassignment, University 
shall not be under any obligation to permit a summer youth camp to be held by the 
Coach after the effective date of such termination, suspension, or reassignment, and 
the University shall be released from all obligations relating hereto. 
 

3.2.7 Coach agrees that the University has the exclusive right to select 
footwear, apparel and/or equipment for the use of its student-athletes and staff, 
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including Coach, during official practices and games and during times when Coach or 
the Team is being filmed by motion picture or video camera or posing for photographs in 
their capacity as representatives of University.  Coach agrees that, upon the University’s 
reasonable request, Coach will consult with appropriate parties concerning company’s 
product’s design or performance, shall act as an instructor at a clinic sponsored in 
whole or in part by such company, or give a lecture at an event sponsored in whole or in 
part by such company, or make other educationally-related appearances as may be 
reasonably requested by the University. Notwithstanding the foregoing sentence,  

 
Coach shall retain the right to decline such appearances as Coach reasonably 
determines to conflict with or hinder his duties and obligations as head Women’s Soccer 
coach. In order to avoid entering into an agreement with a competitor of such company, 
Coach shall submit all outside consulting agreements to the University for review and 
approval by the director prior to execution.  Coach shall also report such outside income 
to the University in accordance with NCAA rules.  Coach further agrees that Coach will 
not endorse any athletic footwear, apparel, equipment, and products, including such 
company, and will not participate in any messages or promotional appearances which 
contain a comparative or qualitative description of athletic footwear, apparel or 
equipment products.   
 

3.3 General Conditions of Compensation.  All compensation provided by the 
University to Coach is subject to deductions and withholdings as required by law or the 
terms and conditions of any fringe benefit in which Coach participates. However, if any 
fringe benefit is based in whole or in part upon the compensation provided by the 
University to Coach, such fringe benefit shall be based only on the compensation 
provided pursuant to section 3.1.1, except to the extent required by the terms and 
conditions of a specific fringe benefit program. 

 
ARTICLE 4 

 
4.1. Coach’s Specific Duties and Responsibilities.   In consideration of the 

compensation specified in this Agreement, Coach, in addition to the obligations set forth 
elsewhere in this Agreement, shall: 
 

4.1.1. Devote Coach’s full time and best efforts to the performance of 
Coach’s duties under this Agreement; 

 
4.1.2. Develop and implement programs and procedures with respect to 

the evaluation, recruitment, training, and coaching of Team members which enable 
them to compete successfully and reasonably protect their health, safety, and well-
being; 

 
4.1.3. Observe and uphold all academic standards, requirements, and 

policies of the University and encourage Team members to perform to their highest 
academic potential and to graduate in a timely manner; and 
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4.1.4. Know, recognize, and comply with all applicable laws and the 
policies, rules and regulations of the University, the University's governing board, the 
conference, and the NCAA (or NAIA); supervise and take appropriate steps to ensure 
that Coach’s assistant coaches, any other employees for whom Coach is 
administratively responsible, and the members of the Team know, recognize, and 
comply with all such laws, policies, rules and regulations; and immediately report to the 
Director and to the Department's Director of Compliance if Coach has reasonable cause 
to believe that any person or entity, including without limitation representatives of the 
University’s athletic interests, has violated or is likely to violate any such laws, policies, 
rules or regulations.  Coach shall cooperate fully with the University and Department at 
all times. The names or titles of employees whom Coach supervises are attached as 
Exhibit C. The applicable laws, policies, rules, and regulations include: (a) State Board 
of Education and Board of Regents of the University of Idaho Governing Policies and 
Procedures and Rule Manual; (b) University's Handbook; (c) University's Administrative 
Procedures Manual; (d) the policies of the Athletic Department; (e) NCAA (or NAIA) 
rules and regulations; and (f) the rules and regulations of the   (Sport) the Big Sky   
Cconference of which the University is a member. 
 

4.2 Outside Activities.  Coach shall not undertake any business,  or 
professional or personal activities or pursuits that would prevent Coach from devoting 
Coach’s full time and best efforts to the performance of Coach’s duties under this 
Agreement, that would otherwise detract from those duties in any manner, or that, in the 
opinion of the University, would reflect adversely upon the University or its athletic 
program. Subject to the terms and conditions of this Agreement, Coach may, with the 
prior written approval of the Director, who may consult with the President, enter into 
separate arrangements for outside activities and endorsements which are consistent 
with Coach's obligations under this Agreement. Coach may not use the University’s 
name, logos, or trademarks in connection with any such arrangements without the prior 
written approval of the Director and the President. 

 
4.3 NCAA (or NAIA) Rules.  In accordance with NCAA (or NAIA) rules, Coach 

shall obtain prior written approval from the University’s President for all athletically 
related income and benefits from sources outside the University and shall report the 
source and amount of all such income and benefits to the University’s President 
whenever reasonably requested, but in no event less than annually before the close of 
business on June 30th of each year or the last regular University work day preceding 
June 30th. The report shall be in a format reasonably satisfactory to University. In no 
event shall Coach accept or receive directly or indirectly any monies, benefits, or 
gratuities whatsoever from any person, association, corporation, University booster 
club, University alumni association, University foundation, or other benefactor, if the 
acceptance or receipt of the monies, benefits, or gratuities would violate applicable law 
or the policies, rules, and regulations of the University, the University's governing board, 
the conference, or the NCAA (or NAIA). 

 
4.4 Hiring Authority.  Coach shall have the responsibility and the sole authority 

to recommend to the Director the hiring and termination of assistant coaches for the 
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Team, but the decision to hire or terminate an assistant coach shall be made by the 
Director and shall, when necessary or appropriate, be subject to the approval of 
President and the University’s Board of   (Trustees or Regents)Trustees    . 

 
4.5 Scheduling.  Coach shall consult with, and may make recommendations 

to, the Director or the Director’s designee with respect to the scheduling of Team 
competitions, but the final decision shall be made by the Director or the Director’s 
designee. 

 
4.6 Other Coaching Opportunities. Coach shall notify the Director if another 

coaching opportunity is presented to the Coach as a   (Sport)   coach at any NCAA or 
NAIA member institution or with any football team participating in any professional 
league or conference in the United States or elsewhere, requiring the performance of 
duties prior to the expiration of this Agreement. Coach shall not, under any 
circumstances, interview for, negotiate for, or accept employment as a coach at any 
other institution of higher education or with any professional sports team, requiring the 
performance of duties prior to the expiration of this Agreement, without the prior 
approval of the Director.  Such approval shall not be unreasonably be withheld. 

 
4.7 University's Duties and Responsibilities.  University shall have the 

following duties and responsibilities: (a) provide a supportive academic program to 
further University's educational objectives; and (b) provide appropriate administrative 
assistance, including a compliance director, medical staff, training staff, necessary 
academic support, and training facilities to provide Coach a reasonable opportunity to 
achieve the objectives and comply with the terms and conditions set forth in this 
Agreement. 
 

ARTICLE 5 
 

5.1 Termination of Coach for Cause.  The University may, in its discretion, 
suspend Coach from some or all of Coach’s duties, temporarily or permanently, and 
with or without pay; reassign Coach to other duties; or terminate this Agreement at any 
time for good or adequate cause, as those terms are defined in applicable rules and 
regulations.  

 
5.1.1 In addition to the definitions contained in applicable rules and 

regulations, University and Coach hereby specifically agree that the following shall 
constitute good or adequate cause for suspension, reassignment or termination of this 
Agreement: 
 

a) A deliberate and major violation of Coach’s duties under this 
Agreement or the refusal or unwillingness of Coach to perform such 
duties in good faith and to the best of Coach’s abilities; 
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b) The failure of Coach to remedy any material violation of any of the 
terms of this Agreement within 30 days after written notice from the 
University; 

 
c) A deliberate and or major violation by Coach of any applicable law 

or the policies, rules or regulations of the University, the University's 
governing board, the conference or the NCAA (or NAIA), including 
but not limited to any such violation which may have occurred 
during the employment of Coach at another NCAA or NAIA 
member institution after February 1, 1996, unless otherwise 
required by NCAA rules; 

 
d) Ten (10) working days' absence of Coach from duty without the 

University’s consent; 
 
e) Any conduct of Coach that constitutes moral turpitude or that 

would, in the University’s judgment, reflect adversely on the 
University or its athletic programs;  

  
e)f) The failure of Coach to represent the Univeristy and its athletic 

programs positively in public and private forums; 
 
f)g) The unreasonable failure of Coach to fully and promptly cooperate 

with the NCAA (or NAIA) or the University in any investigation of 
possible violations of any applicable law or the policies, rules or 
regulations of the University, the University's governing board, the 
conference, or the NCAA (or NAIA);  

 
g)h) The failure of Coach to report a material known violation of which 

Coach had actual knowledge of any applicable law or the policies, 
rules or regulations of the University, the University's governing 
board, the conference, or the NCAA (or NAIA), by one of  Coach’s 
assistant coaches, any other employees for whom Coach is 
administratively responsible, or a member of the Team.; or  A list of 
employees for whom Coach is administratively responsible is set 
forth in Exhibit C; or 

 
h)i)  A material violation of any applicable law or the policies, rules or 

regulations of the University, the University's governing board, the 
conference, or the NCAA (or NAIA), by one of  Coach’s assistant 
coaches, any other employees for whom Coach is administratively 
responsible, or a member of the Team. A list of employees for 
whom Coach is administratively responsible is set forth in Exhibit C. 
if Coach knew or should have known of the violation and could 
have prevented it by ordinary supervision. 
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University specifically agrees that Coach's won-loss record cannot constitute good or 
adequate cause. 
 

5.1.2 Suspension or termination for good or adequate cause shall be 
effectuated by the University as follows:  before the effective date of the suspension, 
reassignment or termination, the Director or his designee shall provide Coach with 
notice, which notice shall be accomplished in the manner provided for in this Agreement 
and shall include the reason(s) for the contemplated action. Coach shall then have an 
opportunity to respond. After Coach responds or fails to respond, University shall notify 
Coach whether, and if so when, the action will be effective.  

 
5.1.3 In the event of any termination for good or adequate cause, the 

University’s obligation to provide compensation and benefits to Coach, whether direct, 
indirect, supplemental or collateral, shall cease as of the date of such termination, 
except as required by law, and the University shall not be liable for the loss of any 
collateral business opportunities or other benefits, perquisites, or income resulting from 
outside activities or from any other sources. 

 
5.1.4 If found in violation of NCAA (or NAIA) regulations, Coach shall, in 

addition to the provisions of Section 5.1, be subject to disciplinary or corrective action as 
set forth in the provisions of the NCAA (or NAIA) enforcement procedures. This section 
applies to violations occurring at the University or at previous institutions at which the 
Coach was employed since February 1, 1996, unless otherwise required by NCAA (or 
NAIA) rules. 
 

5.2 Termination of Coach for Convenience of University/Without Good or 
Adequate Cause.   

 
5.2.1 At any time after commencement of this Agreement, University, for 

its own convenience, may terminate this Agreement by giving ten (10) days prior written 
notice to Coach.  

 
5.2.2 In the event that University terminates this Agreement for its own 

convenience, University shall be obligated to pay Coach, as liquidated damages and not 
a penalty the Annual Salary set forth in section 3.1.1(a), excluding all deductions 
required by law, on the regular paydays of University for each year that Coach would 
have been employed under this Agreement but for University's termination.until the term 
of this Agreement ends or until Coach obtains reasonably comparable employment, 
whichever occurs first.    Furthermore, if the Team was the conference champion or co-
champion and was eligible for   (post-season play or tournaments, such as a bowl game 
pursuant to NCAA Division I guidelines)  , University shall pay Coach the supplemental 
compensation described in section 3.2.1, even if University terminates this Agreement 
for its convenience prior to the ensuing July 1st. Moreover, if the Team was ranked in 
the   (national rankings, such as the top 25 in the final ESPN/USA Today coaches poll 
of Division IA football teams)  , University shall pay Coach the supplemental 
compensation described in section 3.2.2, even if University terminates this Agreement 
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for its convenience prior to the ensuing July 1st. The aforementioned supplemental 
compensation shall be paid in the manner described in sections 3.2.1 and 3.2.2 
respectively but only for the fiscal year in which this Agreement is terminated. 
Additionally, if University terminates this Agreement for its own convenience after the 
first payment but prior to the second payment required under section 3.2.4, then 
University shall make the second payment as described in section 3.2.4, but only for the 
fiscal year in which this Agreement is terminated. The amount payable by University 
under this section 5.2.2 shall be reduced by gross sums earned by Coach from 
employment as a   (Sport)   coach at an NCAA Division I (or Division IAA or NAIA) 
institution or in a professional league. In addition, Coach will be entitled to continue his 
her health insurance plan and group life insurance as if she remained a University 
employee for as long as Coach would have remained employed under this Agreement 
but for University's termination, except that if Coach obtains reasonably comparable 
employer-provided health and/or life insurance Coach's University-provided health 
and/or life insurance shall terminate.until the term of this Agreement ends or until Coach 
obtains reasonably comparable employment, whichever occurs first. Coach shall be 
entitled to no other compensation or fringe benefits, except as otherwise provided 
herein or required by law.  

 
5.2.3 The parties have both been represented by legal counsel in the 

contract negotiations and have bargained for and agreed to the foregoing liquidated 
damages provision, giving consideration to the fact that the Coach may lose certain 
benefits, supplemental compensation, or outside compensation relating to his 
employment with University, or suffer harm to his professional reputation, which 
damages are extremely difficult to determine with certainty.  The parties further agree 
that the payment of such liquidated damages by University and the acceptance thereof 
by Coach shall constitute adequate and reasonable compensation to Coach for the 
damages and injury suffered by Coach because of such termination by University, 
unless University's termination was in bad faith. The liquidated damages are not, and 
shall not be construed to be, a penalty. 
 

5.3  Termination by Coach for Convenience. 
 
 5.3.1 The Coach recognizes that his her promise to work for University 

for the entire term of this Agreement is of the essence of this Agreement. The Coach 
also recognizes that the University is making a highly valuable investment in his her 
employment by entering into this Agreement and that its investment would be lost were 
he she to resign or otherwise terminate his her employment with the University before 
the end of the contract term. 

 
 5.3.2 The Coach, for his her own convenience, may terminate this 

Agreement during its term by giving prior written notice to the University. Termination 
shall be effective ten (10) days after notice is given to the University. 

 
 5.3.3 If the Coach terminates this Agreement for his convenience at any 

time as a result of obtaining employment as a   (Sport)   coach at an NCAA Division I (or 
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Division IAA or NAIA) institution or in a professional football league, all obligations of the 
University shall cease as of the effective date of the termination. If the Coach so 
terminates this Agreement for her convenience, she shall pay to the University, as 
liquidated damages and not a penalty, for the breach of this Agreement the following 
sum: (a) if the Agreement is terminated on or before January 31,19, 20__, 10, the sum 
of $3014,000.00; (b) if the Agreement is terminated between February January 20, 1, 
20__, 10, and January 3119, 20__, 11, inclusive, the sum of $2012,000.00;; (c) if the 
Agreement is terminated between January 20, 2011, and January 19, 2012, the sum of 
$10,000.00 . The liquidated damages shall be due and payable within twenty (20) days 
of the effective date of the termination and, to the extent permitted by law, shall be 
characterized as a charitable contribution to University.and any unpaid amound shall 
bear simple interest at a rate of eight (8) percent per annum until paid. 

 
 5.3.4 If University is placed on probation or loses five or more 

scholarships as a result of an NCAA (or NAIA) violation of someone other than Coach 
or one or more of the employees over whom Coach has supervisory responsibility, 
Coach may terminate this Agreement, and neither party shall have any further 
obligations hereunder.  Except as provided elsewhere in this Agreement, if Coach 
terminates this Agreement for convenience, she shall forfeit to the extent permitted by 
law her right to receive all supplemental compensation and other payments. 

 
 

 5.3.5 The parties have both been represented by legal counsel in the 
contract negotiations and have bargained for and agreed to the foregoing liquidated 
damages provision, giving consideration to the fact that the University will incur 
administrative and recruiting costs in obtaining a replacement for Coach, in addition to 
potentially increased compensation costs if Coach terminates this Agreement for 
convenience, which damages are extremely difficult to determine with certainty.  The 
parties further agree that the payment of such liquidated damages by Coach and the 
acceptance thereof by University shall constitute adequate and reasonable 
compensation to University for the damages and injury suffered by it because of such 
termination by Coach. The liquidated damages are not, and shall not be construed to 
be, a penalty.  This section 5.3.4 shall not apply if Coach terminates this Agreement 
because of a material breach by the University. 

 
 5.3.6 Except as provided elsewhere in this Agreement, if Coach 

terminates this Agreement for his convenience, he shall forfeit to the extent permitted by 
law his right to receive all supplemental compensation and other payments. 

 
5.4 Termination due to Disability or Death of Coach.   
 

5.4.1 Notwithstanding any other provision of this Agreement, this 
Agreement shall terminate automatically if Coach becomes totally or permanently 
disabled as defined by the University's then-existing disability insurance carrier, 
becomes unable to perform the essential functions of the position of head coach, or 
dies.  
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5.4.2 If this Agreement is terminated because of Coach's death, Coach's 

salary and all other benefits shall terminate as of the last day worked, except that the 
Coach's personal representative or other designated beneficiary shall be paid all 
compensation due or unpaid, including all compensation described in sections 3.2.1, 
3.2.2, 3.2.3 and 3.2.4, and death benefits, if any, as may be contained in any fringe 
benefit plan now in force or hereafter adopted by the University and due to the Coach's 
estate or beneficiaries thereunder. In addition, Coach's beneficiaries shall be entitled to 
participate in University's health insurance plan to the extent provided for by law. 
 

5.4.3 If this Agreement is terminated because the Coach becomes totally 
or permanently disabled as defined by the University's disability insurance carrier, or 
becomes unable to perform the essential functions of the position of head coach, all 
salary and other benefits shall terminate, except that the Coach shall be entitled to 
receive any compensation due or unpaid, including all compensation described in 
sections 3.2.1, 3.2.2, 3.2.3 and 3.2.4, and any disability-related benefits to which she is 
entitled by virtue of employment with the University. 

 
5.5 Interference by Coach.  In the event of termination,  or suspension or 

reassignment, Coach agrees that Coach will not interfere with the University’s student-
athletes or otherwise obstruct the University’s ability to transact business or operate its 
intercollegiate athletics program. 

 
5.6 No Liability.  The University shall not be liable to Coach for the loss of any 

collateral business opportunities or any other benefits, perquisites or income from any 
sources that may ensue as a result of any termination of this Agreement by either party 
or due to death or disability or the suspension or reassignment of Coach, regardless of 
the circumstances, unless University suspended Coach in bad faith. 

 
5.7 Waiver of Rights.  Because the Coach is receiving a multi-year contract 

and the opportunity to receive supplemental compensation and because such contracts 
and opportunities are not customarily afforded to University employees, if the University 
suspends or reassigns Coach, or terminates this Agreement for good or adequate 
cause or for convenience, Coach shall have all the rights provided for in this Agreement 
but hereby releases the University from compliance with the notice, appeal, and similar 
employment-related rights provided for in the State Board of Education and Board of 
Regents of the University of Idaho Rule Manual (IDAPA 08) and Governing Policies and 
Procedures Manual, and the University Faculty-Staff Handbook. 
 

ARTICLE 6 
 

6.1 Board Approval.  This Agreement shall not be effective until and unless 
approved by the University’s Board of   (Trustees or Regents)Education   and executed 
by both parties as set forth below.  In addition, the payment of any compensation 
pursuant to this Agreement shall be subject to the approval of the University’s Board of   
(Trustees or Regents)of Education  , the President, and the Director; the sufficiency of 
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legislative appropriations; the receipt of sufficient funds in the account from which such 
compensation is paid; and the Board of   (Trustees’ or Regents’) of Education  and 
University's rules regarding financial exigency.  
 

6.2 University Property.  All personal property (excluding vehicle(s) provided 
through the University vehicleCourtesy Car programProgram), material, and articles of 
information, including, without limitation, keys, credit cards, personnel records, recruiting 
records, team information, films, statistics or any other personal property, material, or 
data, furnished to Coach by the University or developed by Coach on behalf of the 
University or at the University’s direction or for the University’s use or otherwise in 
connection with Coach’s employment hereunder are and shall remain the sole property 
of the University.  Within twenty-four (24) hours of the expiration of the term of this 
agreement or its earlier termination as provided herein, Coach shall immediately cause 
any such personal property, materials, and articles of information in Coach’s possession 
or control to be delivered to the Director. 
 

6.3 Assignment.  Neither party may assign its rights or delegate its obligations 
under this Agreement without the prior written consent of the other party. 

 
6.4 Waiver.  No waiver of any default in the performance of this Agreement 

shall be effective unless in writing and signed by the waiving party.  The waiver of a 
particular breach in the performance of this Agreement shall not constitute a waiver of 
any other or subsequent breach.  The resort to a particular remedy upon a breach shall 
not constitute a waiver of any other available remedies. 

 
 

6.5 Severability.  If any provision of this Agreement is determined to be invalid 
or unenforceable, the remainder of the Agreement shall not be affected and shall 
remain in effect. 
 

6.6 Governing Law.  This Agreement shall be subject to and construed in 
accordance with the laws of the state of Idaho as an agreement to be performed in 
Idaho.  Any action based in whole or in part on this agreement shall be brought in the 
courts of the state of Idaho. 
 

6.7 Oral Promises.  Oral promises of an increase in Annual Salary or of any 
supplemental or other compensation shall not be binding upon the University. 

 
6.8 Force Majeure.  Any prevention, delay or stoppage due to strikes, 

lockouts, labor disputes, acts of God, inability to obtain labor or materials or reasonable 
substitutes therefor, governmental restrictions, governmental regulations, governmental 
controls, enemy or hostile governmental action, civil commotion, fire or other casualty, 
and other causes beyond the reasonable control of the party obligated to perform 
(including financial inability), shall excuse the performance by such party for a period 
equal to any such prevention, delay or stoppage. 
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6.9 Confidentiality.  The Coach hereby consents and agrees that this 
document may be released and made available to the public after it is signed by the 
Coach. The Coach further agrees that all documents and reports she is required to 
produce under this Agreement may be released and made available to the public at the 
University's sole discretion.  

 
6.10 Notices. Any notice under this Agreement shall be in writing and be 

delivered in person or by public or private courier service (including U.S. Postal Service 
Express Mail) or certified mail with return receipt requested or by facsimile. All notices 
shall be addressed to the parties at the following addresses or at such other addresses 
as the parties may from time to time direct in writing: 
 
the University:   Director of Athletics 
     
    (University Address)Campus Box 8173 
    Idaho State University 
    Pocatello, ID  83209-8173 
 
with a copy to:   President 
     
    (President’s Office)921 South 8th Ave. Stop 8310 
    Idaho State University 
    Pocatello, ID  83209-8310 
 
 
the Coach:   (Name)Allison Gibson 
    Last known address on file with 
    University's Human Resource Services 

 
 

Any notice shall be deemed to have been given on the earlier of: (a) actual delivery or 
refusal to accept delivery, (b) the date of mailing by certified mail, or (c) the day 
facsimile delivery is verified.  Actual notice, however and from whomever received, shall 
always be effective. 
 
 6.11 Headings.  The headings contained in this Agreement are for reference 
purposes only and shall not in any way affect the meaning or interpretation hereof. 
 
 6.12 Binding Effect.  This Agreement is for the benefit only of the parties hereto 
and shall inure to the benefit of and bind the parties and their respective heirs, legal 
representatives, successors and assigns. 
 
 6.13 Non-Use of Names and Trademarks. The Coach shall not, without the 
University's prior written consent in each case, use any name, trade name, trademark, 
or other designation of the University (including contraction, abbreviation or simulation), 
except in the course and scope of his her official University duties. 
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 6.14 No Third Party Beneficiaries.  There are no intended or unintended third 
party beneficiaries to this Agreement. 
 

6.15 Entire Agreement; Amendments. This Agreement constitutes the entire 
agreement of the parties and supersedes all prior agreements and understandings with 
respect to the same subject matter.  No amendment or modification of this Agreement 
shall be effective unless in writing, signed by both parties, and approved by University's 
Board of    (Trustees or Regents)Trustees  . 
 

6.16 Opportunity to Consult with Attorney.  The Coach acknowledges that she 
has had the opportunity to consult and review this Agreement with an attorney and has 
not relied upon the advice of any legal counsel acting on behalf of the Univeristy. 
Accordingly, in all cases, the language of this Agreement shall be construed simply, 
according to its fair meaning, and not strictly for or against any party. 
 
 
 
UNIVERSITY      COACH 
 
 
              
_______________, _Arthur Vailas, President  Date  ___________
 Allison Gibson   Date 
 
 
 
Approved by the Board of   (Trustees or  Regents)of Trustees    on the ____ day of 
_____________, 20__. 
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ATTACHMENT 3 
 
 

 
ALLISON GIBSON, HEAD WOMEN’S SOCCER COACH - MULTI-YEAR CONTRACT CHANGES 

 MODEL CONTRACT 
SECTION 

ISU CONTRACT SECTION JUSTIFICATION FOR MODIFICATION 

1 1.3  Duties 1.3 Duties Language added clarifying University’s right to reassign is independent of right to 
terminate for cause or to reassign duties. 

2 3.1.1  Regular 
Compensation 

3.1.1 (d)  Regular Compensation 
language added 

Additional language specifying courtesy car benefits to Coach through ISU’s Courtesy 
Car Program, subject to availability. 

3 3.2 Supplemental 
Compensation 

3.2 Supplemental Compensation  
Language modified 

Language specifies compensation for team performance and measurable academic 
achievement; NCAA APR scores used as incentive for academic achievement. 

4 3.2.6  Summer Camp 
Operated by University 

3.2.6  Summer Camp Operated 
by University;  language added 

University has decided to provide a University-operated summer camp only.  Coach 
has the right to direct net revenues from summer camps to be used to enhance the 
budget of the Women’s Soccer Program. 

5 5.1.1 Termination for Cause 5.1.1 (f) Added a subsection 
regarding cause for suspension, 
reassignment or termination 

Added language including “failure of Coach to represent the University and its athletic 
programs positively in public or private forums” as possible cause for employment 
action. 

6 5.2.2 Termination of Coach 
for Convenience of 
University 

5.2.2 Modified Language Modified and added language specifying Coach to be paid until end of contract term 
“or until Coach finds reasonably comparable employment, whichever occurs first.” 

7 6.16. Opportunity to Consult 
with Attorney 

6.16.  Opportunity to Consult 
with Attorney; language added 

Additional language added “and has not relied upon the advice of legal counsel acting 
on behalf of the University.” 

 



BAHR – SECTION I TAB 3  Page 32 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

THIS PAGE INTENTIONALLY LEFT BLANK 
  



BUSINESS AFFAIRS AND HUMAN RESOURCES 
DECEMBER 4-5, 2008 

 

BAHR – SECTION I TAB 4  Page 1 

SUBJECT 
 Executive Director Supplemental Income 
 
APPLICABLE STATUTE, RULE OR POLICY 
 Idaho State Board of Education Governing Policies and Procedures, Section I.E.  
 
DISCUSSION 
 Board policy Section I.E. states the Chief Executive Officer may not receive 

personal salary or benefits or supplements from other outside sources without 
prior Board approval. 

 
IMPACT 

The Executive Director for the State Board of Education sent a letter to the Board 
President on October 21, 2008 outlining his involvement in several outside 
activities that have the potential for resulting in supplemental sources of benefits 
or compensation to the Executive Director.  These activities do not conflict with 
his official duties and responsibilities to the Board.  The Executive Director 
requested that the letter be included with this agenda and that the Board formally 
authorize his involvement in such activities as to approve the receipt of any 
supplemental benefits or compensation derived there from. 

 
ATTACHMENTS 
 Attachment 1 – Letter to Board President Page 3 
 
STAFF COMMENTS AND RECOMMENDATIONS 
 Staff recommends approval.  
 
BOARD ACTION 
 A motion to authorize the Executive Director’s involvement in other outside 

activities that have the potential for resulting in supplemental benefits or 
compensation, and to approve the receipt of any supplemental benefits or 
compensation derived there from, as specified in the letter to the President as 
Attachment 1. 

 
 
 
 Moved by   Seconded by   Carried Yes  No  
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TAB DESCRIPTION ACTION 

1 
AMENDMENT TO BOARD POLICY 
Sections V.I, Real & Personal Property and V.K., 
Construction Projects - 2nd Reading 

Motions to approve

2 UNIVERSITY OF IDAHO 
Kibbie  Dome – Life Safety Improvement Project Motion to approve 

3 UNIVERSITY OF IDAHO 
Kibbie  Dome – Life Safety Construction Loan Motion to approve 

4 UNIVERSITY OF IDAHO 
Educational Broadcast Service Lease  Motion to approve 

5 UNIVERSITY OF IDAHO 
Research Dairy Progress Report Information item 

6 LEWIS-CLARK STATE COLLEGE 
Property Purchase – Clearwater Hall 

Motion to approve 

7 LEWIS-CLARK STATE COLLEGE 
Property Purchase – Parking Lot Motion to approve 

8 LEWIS-CLARK STATE COLLEGE 
Property Sale  Motion to approve 

9 COLLEGE OF WESTERN IDAHO 
Property Transition and Facilities Use Agreements Motion to approve 

10 COLLEGE AND UNIVERSITIES 
Ability to Submit Fee Increases in Excess of 10% Motion to approve 

 
 



BUSINESS AFFAIRS AND HUMAN RESOURCES 
DECEMBER 4-5, 2008 

 

BAHR – SECTION II  TOC Page ii 

TAB DESCRIPTION ACTION 

11 AMENDMENT TO BOARD POLICY 
Section V.W, Litigation – 2nd Reading Motion to approve 
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SUBJECT 
Second reading to amend Board policy V.I. Real and Personal Property Services 
and policy V.K. Construction Projects  
 

REFERENCE 
 August 2008 Board disapproved first reading 
 October 2008 Board approved first reading 
 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Section V.I.3.a 
and V.K.1-3. 

 
BACKGROUND / DISCUSSION 

In October, the Board approved the first reading to amend Board policy regarding 
capital project revisions and major purchases in order to clarify when an 
institution or agency needs to obtain approval from the Executive Director or the 
Board. 

 
IMPACT 

The attached revised policies will clarify when approvals need to be authorized 
and who needs to authorize the change. 
 

ATTACHMENTS 
Attachment 1 - Governing Policy Section V.I.3.a Page 3 
Attachment 2 - Governing Policy Section V.K.1-3 Page 9 
 

STAFF COMMENTS AND RECOMMENDATIONS 
The revised policies will assist the Board and Executive Director in maintaining 
their level of oversight while clarifying when approval is required.  There were no 
changes from the first reading. 
 

BOARD ACTION 
A motion to approve the second reading of the amendment to Board Policy V.I. – 
Real and Personal Property Services. 
 
 
Moved ______ Seconded_______ Carried Yes ___________ No ___________ 

 
 
A motion to approve the second reading of the amendment to Board Policy V.K. 
Construction Projects. 
 
 
Moved ______ Seconded_______ Carried Yes ___________ No ___________ 
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I. Real and Personal Property and Services 

1. Authority 
 
 a. The Board may acquire, hold, and dispose of real and personal property 

pursuant to Article IX, Section 2 and Article IX, Section 10, Idaho Constitution, 
pursuant to various sections of Idaho Code.  

 
 b. Leases of office space or classroom space by any institution, school or agency 

except the University of Idaho are acquired by and through the Department of 
Administration pursuant to Section 67-5708, Idaho Code.   

 
c. All property that is not real property must be purchased consistent with Sections 

67-5715 through 67-5737, Idaho Code, except that the University of Idaho may 
acquire such property directly and not through the Department of Administration. 
Each institution, school and agency must designate an officer with overall 
responsibility for all purchasing procedures.  

 
d. Sale, surplus disposal, trade-in, or exchange of property must be consistent with 

Section 67-5722, Idaho Code, except that the University of Idaho may dispose of 
such property directly and not through the Department of Administration.  

 
e. If the Executive Director finds or is informed that an emergency exists, he or she 

may consider and approve a purchase or disposal of equipment or services 
otherwise requiring prior Board approval. The institution, school or agency must 
report the transaction in the Business Affairs and Human Resources agenda at 
the next regular Board meeting together with a justification for the emergency 
action.   

 
2. Acquisition of Real Property 
 

a. Acquisition of a real property interest, other than a leasehold interest, with a 
purchase price between two hundred fifty thousand dollars ($250,000) and five 
hundred thousand dollars ($500,000) requires prior approval by the Executive 
Director.  A purchase exceeding five hundred thousand dollars ($500,000) 
requires prior Board approval. 

 
b. Any interest in real property acquired for the University of Idaho must be taken in 

the name of the Board of Regents of the University of Idaho.  
 

c. Any interest in real property acquired for any other institution, school or agency 
under the governance of the Board must be taken in the name of the State of 
Idaho by and through the State Board of Education. 
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d. This does not preclude a foundation or other legal entity separate and apart from 
an institution, school or agency under Board governance from taking title to real 
property in the name of the foundation or other organization for the present or 
future benefit of the institution, school or agency.   (See Section V.E.) 

 
e. Acquisition of a leasehold interest in real property by or on behalf of an 

institution, school or agency requires prior Executive Director approval if the cost 
exceeds five hundred thousand dollars ($500,000) over the term, or by the Board 
if the term of the lease exceeds five (5) years or if the cost exceeds one million 
dollars ($1,000,000) over the term. 

 
 f. Appraisal.  
 

An independent appraiser must be hired to give an opinion of fair market value 
before an institution, school or agency acquires fee simple title to real property.  

 
 g. Method of sale - exchange of property.  
 

The Board will provide for the manner of selling real property under its control, 
giving due consideration to Section 33-601(4), applied to the Board through 
Section 33- 2211(5), and to Chapter 3, Title 58, Idaho Code. The Board may 
exchange real property under the terms, conditions, and procedures deemed 
appropriate by the Board.  

 
 h. Execution.   
 

All easements, deeds, and leases excluding easements, deeds, and leases 
delegated authority granted to the institutions, school and agencies must be 
executed and acknowledged by the president of the Board or another officer 
designated by the Board and attested to and sealed by the secretary of the 
Board as being consistent with Board action. 

 
3.  Acquisition of Personal Property and Services 
 
 a. Purchases of equipment, data processing software and equipment, and all 

contracts for consulting or professional services either in total or through time 
purchase or other financing agreements, between two hundred fifty thousand 
dollars ($250,000) and five hundred thousand dollars ($500,000) require prior 
approval by the executive director. The executive director must be expressly 
advised when the recommended bid is other than the lowest qualified bid. 
Purchases exceeding five hundred thousand dollars ($500,000) require prior 
Board approval.  If the project budget for a purchase increases above the 
approved amount, then the institution, school, or agency may be required to seek 
further authorization, as follows: 
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Project Originally 

Authorized By 
Original Project Cost Cumulative 

Value of 
Change(s) 

Aggregate Revised 
Project Cost 

Change 
Authorized By 

Local Agency < $250,000 Any < $250,000 Local Agency 
Local Agency < $250,000 Any $250,000-$500,000 Executive Director 
Local Agency <$250,000 Any > $500,000 SBOE 
Executive Director $250,000-$500,000 <= $250,000 <= $500,000 Local Agency 
Executive Director $250,000-$500,000 Any >$500,000 SBOE 
SBOE > $500,000 < $250,000 Any Local Agency 
SBOE > $500,000 $250,000-

$500,000 
Any Executive Director 

SBOE > $500,000 >$500,000 Any SBOE 
 

All modifications approved by the Executive Director shall be reported quarterly to the Board. 
 
b. Acquisition or development of new administrative software or systems that materially 

affect the administrative operations of the institution by adding new services must be 
reviewed with the executive director before beginning development. When feasible, 
such development will be undertaken as a joint endeavor by the four institutions and 
with overall coordination by the Office of the State Board of Education.  

 
4. Hold of Personal Property 
 
 a. Inventory 
 

An inventory of all items of chattel property valued at two thousand dollars 
($2,000) or limits established by Department of Administration owned or leased 
by any agency, school or institution must be maintained in cooperation with the 
Department of Administration as required by Section 67-5746, Idaho Code.  

 
 b. Insurance 
 

Each agency, school and institution must ensure that all insurable real and 
personal property under its control is insured against physical loss or damage 
and that its employees are included under any outstanding policy of public 
liability insurance maintained by the state of Idaho. All insurance must be 
acquired through the State Department of Administration or any successor entity.  
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c. Vehicle Use 
 

Vehicles owned or leased by an institution, school or agency must be used solely 
for institutional, school or agency purposes. Employees may not, with certain 
exceptions, keep institutional vehicles at their personal residences. Exceptions to 
this policy include the chief executive officers and other employees who have 
received specific written approval from the chief executive officer of the 
institution, school or agency.  

 
5. Disposal of Real Property 
 
 a. Temporary Permits 
  

Permits to make a temporary and limited use of real property under the control of 
an institution, school or agency may be issued by the institution, school or 
agency without prior Board approval. 

 
 b. Board approval of other transfers 
 
  (1) Leases to use real property under the control of an institution, school or 

agency require prior Board approval - if the term of the lease exceeds five (5) 
years or if the lease revenue exceeds two hundred fifty thousand dollars 
($250,000). 

 
  (2) Easements to make a permanent use of real property under the control of an 

institution, school or agency require prior Board approval - unless easements 
are to public entities for utilities. 

 
 
  (3) The transfer by an institution, school or agency of any other interest in real 

property requires prior Board approval. 
 
6. Disposal of Personal Property  
  

Sale, surplus disposal, trade-in, or exchange of property with a value greater than 
two hundred fifty thousand dollars ($250,000) and less than five hundred thousand 
dollars ($500,000) requires prior approval by the Executive Director.  Sale, surplus 
disposal, trade-in, or exchange of property with a value greater than five hundred 
thousand dollars ($500,000) requires prior Board approval. All disposals approved 
by the Executive Director shall be reported quarterly to the Board. 
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a.  First Refusal  
 

When the property has a value greater than five thousand dollars ($5,000), the 
institution, school or agency must first make a good faith effort to give other 
institutions, school and agencies under Board governance the opportunity of first 
refusal to the property before it turns the property over to the Department of 
Administration or otherwise disposes of the property.  

 
 b. Sale of Services  
 

The sale of any services or rights (broadcast or other) of any institution, school or 
agency   requires prior approval of the Board when it is reasonably expected that 
the proceeds of such action may exceed two hundred fifty thousand dollars 
($250,000). Any sale of such services or rights must be conducted via an open 
bidding process or other means that maximizes the returns in revenues, assets, 
or benefits to the institution, school or agency.   

 
 c. Inter-agency Transfer 
 

Transfer of property from one Board institution, school or agency to another 
institution, school or agency under Board governance may be made without 
participation by the State Board of Examiners or the Department of 
Administration, but such transfers of property with a value greater than two 
hundred fifty thousand dollars ($250,000) require prior Board approval. 
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1. Major Project Approvals - Proposed Plans 
 

Without regard to the source of funding, before any institution, school or agency 
under the governance of the Board begin formal planning to make capital 
improvements, either in the form of renovation or addition to or demolition of existing 
facilities, when the cost of the project is estimated to exceed five hundred thousand 
dollars ($500,000), must first be submitted to the Board for its review and approval. 
All projects identified on the institutions’, schools or agencies’ six-year capital plan 
must receive Board approval. 

 
2.   Project Approvals 
 

Without regard to the source of funding, proposals by any institution, school or 
agency under the governance of the Board to make capital improvements, either in 
the form of renovation or addition to or demolition of existing facilities, when the cost 
of the project is estimated to be between two hundred fifty thousand dollars 
($250,000) and five hundred thousand dollars ($500,000), must first be submitted to 
the executive director for review and approval.  Without regard to the source of 
funding, proposals by any institution, school or agency under the governance of the 
Board to make capital improvements, either in the form of renovation or addition to 
or demolition of existing facilities or construction of new facilities, when the cost of 
the project is estimated to exceed five hundred thousand dollars ($500,000), must 
first be submitted to the Board for its review and approval.  Project cost must be 
detailed by major category (construction cost, architecture fees, contingency funds, 
and other).  When a project is under the primary supervision of the Board of Regents 
or the Board and its institutions, school or agencies, a separate budget line for 
architects, engineers, or construction managers and engineering services must be 
identified for the project cost.  Budgets for maintenance, repair, and upkeep of 
existing facilities must be submitted for Board review and approval as a part of the 
annual operating budget of the institution, school or agency.   

 
3. Fiscal Revisions to Previously Approved Projects 
 

If the project budget increases above the approved amount, then the institution, 
school, or agency may be required to seek further authorization, as follows:
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Project Originally 

Authorized By 
Original Project 

Cost 
Cumulative 

Value of 
Change(s) 

Aggregate Revised 
Project Cost 

Change 
Authorized By 

Local Agency < $250,000 Any < $250,000 Local Agency 
Local Agency < $250,000 Any $250,000-$500,000 Executive 

Director 
Local Agency <$250,000 Any > $500,000 SBOE 
Executive 
Director 

$250,000-$500,000 <= $250,000 <= $500,000 Local Agency 

Executive 
Director 

$250,000-$500,000 Any >$500,000 SBOE 

SBOE > $500,000 < $250,000 Any Local Agency 
SBOE > $500,000 $250,000-

$500,000 
Any Executive 

Director 
SBOE > $500,000 >$500,000 Any SBOE 

 
All modifications approved by the Executive Director shall be reported quarterly to the Board. 

 
4. Project Acceptance 
 

Projects under the supervision of the Department of Administration are accepted by 
the Department on behalf of the Board and the state of Idaho. Projects under the 
supervision of an institution, school or agency are accepted by the institution, school 
or agency and the project architect. Projects under the supervision of the University 
of Idaho are accepted by the University on behalf of the Board of Regents.  

 
5. Statute and Code Compliance 
  
 a. All projects must be in compliance with Section 504 of the Rehabilitation Act of 

1973 and must provide access to all persons. All projects must be in compliance 
with applicable state and local building and life-safety codes and applicable local 
land-use regulations as provided in Chapter 41, Title 39, and Section 67-6528, 
Idaho Code. 

 
 b. In designing and implementing construction projects, due consideration must be 

given to energy conservation and long-term maintenance and operation savings 
versus short-term capital costs.  
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UNIVERSITY OF IDAHO 
 
 
SUBJECT 

Capital Project Initial Construction Phase Authorization Request, ASUI Kibbie 
Activity Center (Kibbie Dome) Life Safety Improvements 
 

REFERENCE 
 First hearing for Capital Project Initial Construction Phase Authorization 
 

      August 2006 Information Item, Technical Assessment & Feasibility 
Study, Proposed University of Idaho Events Pavilion 
and ASUI Kibbie Activity Center Improvements. 

 
February 2007 Information Item, UPDATE: Technical Assessment & 

Feasibility Study, Proposed UI Events Pavilion and 
ASUI Kibbie Activity Center Improvements.   
Notification of the Immediate Code Compliance, 
Guest and Participant Safety Issues Documented in 
the Technical Assessment & Feasibility Study. 

       
April 2007 Capital Project Authorization, Replace Artificial Turf, 

ASUI Kibbie Activity Center. 
 
December 2007 Capital Project Design Phase Authorization, ASUI 

Kibbie Activity Center (Kibbie Dome) Life Safety 
Improvements. 

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Section V.K.1 
and Section V.K.2. 

 
BACKGROUND/ DISCUSSION 
 In 2006, the University initiated a Technical Assessment & Feasibility Study of a 

proposed Events Pavilion and of the ASUI Kibbie Activity Center (KAC).  A team 
of consultants headed by Opsis Architecture and Hastings-Chivetta conducted a 
technical evaluation of the facility and identified a series of life safety 
improvements necessary for the KAC.   

 
One element of safety improvement authorized by the Board in April 2007, and 
subsequently completed in September 2007, was the installation of a new turf 
play surface in the KAC.  Further improvements are needed to address the 
collection of code deficiencies identified in the report.   
 
A further series of amenity renovations identified as part of the technical 
evaluation will serve to give a ‘face-lift’ to the 35 year old facility, enhancing the 
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functionality and seating capacity of the facility, and improving spectator comfort 
through concession and seating upgrades.  These amenity renovations are 
separate from the Life Safety Improvements, funded by a separate source of 
funds, and are the subject of specific Board agenda items.  In the past, these 
improvements have been presented to the Board separately from the Life Safety 
Improvements, and the University will continue to present them separately as 
required. 

 
In December of 2007, the Board authorized the University to expend up to 
$2,000,000 to implement the design phase for the ASUI Kibbie Activity Center 
(Kibbie Dome) Life Safety Improvements. 
 
Subsequent to the Board’s authorization to implement the design phase for the 
ASUI Kibbie Activity Center (Kibbie Dome) Life Safety Improvements, the 
University issued a Request for Qualifications for A/E Services.  A team of 
consultants headed by Opsis Architecture, Hastings-Chivetta and Lombard 
Conrad Architects of Boise, Idaho was selected from a field of four candidate 
consulting teams in February of 2008. 
 
In April of 2008, the University and the design team met with representatives of 
the State Division of Building Safety (DBS) and the State fire Marshal to establish 
and verify goals and objectives for the project, and to ensure that all stakeholders 
were working towards a common end. 
 
The design team worked diligently through the course of the Spring and Summer 
developing the accurate foundational information needed upon which to base 
solid design decisions.  This information was presented to the University in 
September of 2008 and to DBS and the State Fire Marshal in October of 2008.    
 
The design team is currently working on Life Safety Improvements measures 
agreed to by all parties and prioritized in consultation with DBS and the Fire 
Marshal.  The design team is preparing biddable construction documents, 
performing cost estimation and value engineering services, and verifying 
constructability and sequencing issues with their specialty consultants.  In 
addition, the Life Safety subconsultant, Rolf Jensen Associates, is currently 
working on a computer generated, state-of-the-art fire and smoke model and a 
NFPA 101 Compliant Life Safety Analysis as requested by and agreed upon by 
DBS and the Fire Marshal. 
 
In addition, the university published a Request for Qualifications for Construction 
Management Services in October of 2008.  The intent is to identify a Qualified 
Construction Management Firm no later than early December 2008.  
 
At this time, the university has given direction to the design team to develop an 
initial construction package with an estimated total construction cost, to include 
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contingencies, of $10,000,000.  This package will be in alignment with the 
University’s proposed initial construction funding package.  
 
Overall Project Description 
As reported in December of 2007, the life safety improvements to be 
implemented include replacement of the two wood end-walls, installation of a 
smoke exhaust system, expansion of the fire sprinkler and alarm system, 
enhanced exiting systems and capacities, and improvements to the air handling 
and electrical distribution systems.  Code compliance improvements are also 
included for the north and south concourse restrooms.  The life safety project 
costs are estimated in the range of $16M to $17M, subject to refinement and 
improvement in the course of project design and development.    
 
Project Design 
As reported in December of 2007, the design phase for the life safety element as 
authorized then and now currently underway is anticipated to cost approximately 
$2,000,000. 
 
Phasing Strategy  
In previous reports to the board on this project effort, the University stated that it    
intends to proceed with correction of the life safety needs, fully funded through a 
bond measure.  The intent of the University was to approach the Board of 
Regents in December of 2008 with an Authorization Request package for both 
the full construction effort and a bond package of $17 million.  The current fiscal 
environment precludes the University’s ability to seek a $17 million bond at this 
point in time. 
 
Given the imperatives associated with this effort, the University has sought 
alternative strategies to keep the project moving forward.  At this time, the 
University has identified the ability to finance a $10 million initial construction 
phase.  The design team is currently working towards an initial package that 
would provide additional exiting capacity from the field level at the west end of 
the Dome and would replace the combustible, wood frame walls with non-
combustible construction.  The University has reviewed this initial phase scope 
with both the Division of Building Safety and the State Fire Marshal.  Both DBS 
and the State Fire Marshal are in agreement that this initial phase will make 
critically needed improvements to the Life Safety systems of the ASUI Kibbie 
Activity Center, and support the University’s strategy. 
 
Current Authorization Request 
Therefore, this current authorization request is for an initial construction phase of 
$10,000,000 to include west end field level exiting improvements and 
replacement of the east and west end walls with non-combustible construction.  
This authorization request is in addition to the existing $2,000,000 design phase 
authorization currently in place, and will bring the total project authorization to 
$12,000,000. 
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The University intends to proceed with this initial phase of construction, and 
return to the Board for additional authorization on the remaining scope as 
financing conditions allow. 
   
The tentative design and construction timeline for this initial phase of life safety 
construction is as follows: 
 
Milestone Proposed 

Date 
Actual 
Date 

SBOE Authorization for $2M Design Phase for Life Safety 
Improvements 

Dec 2007 Dec 2007 

Initiate RFQ and design process Dec 2007 Dec 2007 
Complete construction bid package Dec 2008  
SBOE Authorization for $10M Financing and Initial 
Construction Phase Contract 

Dec 2008  

Initiate Bid and Initial Construction Phase Process Jan 2008  
Initial Construction Phase Complete Dec 2009  

 
The projected timeline for life safety improvements is tentative and subject to 
change as the project is better defined through the design and construction 
process.   
 
This project directly supports the University’s strategic plan and its education and 
outreach goals.  It is fully consistent with the university’s Long Range Campus 
Development Plan (LRCDP), and the Campus Infrastructure Master Plan.  The 
KAC is an iconic structure which serves a wide variety of campus and community 
needs, supporting general education, recreational, athletic, and community 
events.  It also serves as a staging and response center in regional emergencies.   
 

IMPACT 
The immediate fiscal impact of this effort is $12,000,000.  As stated above, this 
consists of the $2,000,000 design phase authorization currently in place and a 
$10,000,000 initial construction phase authorization. 
 
 
Funding     Estimate Budget 
State   $                 0  Construction          $ 10,000,000* 
Federal (Grant): $                 0  A/E & Consultant Fees    $   2,000,000* 
Other (UI/Bond) $ 12,000,000  Contingency          $   inc. above 
Private  $                 0 
 
Total   $ 12,000,000  Total           $  12,000,000 

 
* Design and Construction Phase Contingency amounts are included in each line item respectively. 
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ATTACHMENTS 
Attachment 1 – Capital Project Tracking Sheet Page 7 

 
STAFF COMMENTS AND RECOMMENDATIONS 

The University is using a Construction Manager at Risk process which sets a 
maximum construction cost for the construction manager while allowing a 
potential savings to the University.  The University states this process is similar to 
that used in the University’s ESCO project and Boise State University’s Energy 
Performance Contract. 
 
The University provided the following characteristics of the CMAR methodology: 
• It brings a Construction Manager at Risk (CMAR) Consultant on board early 

in the process, during design. 
• The CMAR is identified and hired on a qualifications basis 
• The CMAR reviews the work of the Architect/Engineer, offering 

constructability review, sequencing review, cost estimation, etc 
• The CMAR issues a Guaranteed Maximum Price (GMP) at an agreed upon 

point in the design and construction document development phase.  This 
allows the owner to understand their costs exposure much earlier in the 
process 

• The CMAR then manages the buy-out process (bidding of the subcontractor 
packages).  All of the work is bid. 

• During the construction phase, the CMAR then acts and behaves more like a 
General Contractor, all of the subcontracts are held by the CMAR rather than 
the Owner. 

 
The advantages are: 
• The CMAR is identified via a qualifications basis – rather than “low bid Joe” 

being selected on the basis of a bid that may or may not have considered all 
project elements. 

• The CMAR has an investment in the design – and design development, they 
become a vested partner, rather than an adversary as can happen with 
design-bid-build.  

• The CMAR provides a GMP 
• The CMAR handles the buy-out 
• The entire project is bid out – It is bid out at a sub-contractor level 
• The CMAR holds all of the contracts with the sub-contractors, single point of 

contact for the Owner.  (Under a Construction Manager (CM) process, the 
individual contracts are held by the Owner. Having a single point of contact 
dramatically reduces the paperwork and administration load for the Owner.) 

• There is the potential that any savings under the GMP are directed back to 
the Owner 

 
Potential disadvantages: 
• The qualifications based selection has the potential for protest.   
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• The preconstruction services by the CMAR are compensated on a Fixed Fee 
Basis. 

• The construction phase services are compensated on a negotiated % of 
Construction Cost basis.  Some argue that this method is therefore more 
costly. 

 
This approach appears to provide advantages for project management and cost 
control, particularly for remodels.  Staff recommends that the process be carefully 
monitored by the University and that the University bring back lessons learned at 
the completion of the project for use by other institutions. 

 
BOARD ACTION  

A motion to approve the request by the University of Idaho to implement the 
Initial Construction Phase for the life safety improvements in the ASUI Kibbie 
Activity Center, at a cost not to exceed ten million dollars ($10,000,000), resulting 
in a total project authorization value up to twelve million dollars ($12,000,000).  
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  

 



ATTACHMENT 1

1 Institution/Agency: Project:

2 Project Description:

3 Project Use:
4 Project Size:

5
6
7 Total Total
8 PBF ISBA Other Sources Planning Const Other Uses
9 Design Phase Authorization  - 

Dec 2007
       $    2,000,000  $    2,000,000  $   2,000,000  $                 -    $                 -    $   2,000,000 

10 Initial Construction Phase 
Authorization - Dec 2008

 $  10,000,000  $  10,000,000  $                -    $  10,000,000  $                 -    $ 10,000,000 

11
12

13
14 Total Project Costs  $              -    $                   -    $  12,000,000  $  12,000,000  $   2,000,000  $  10,000,000  $                 -    $ 12,000,000 
15

16
17

History of Funding: PBF ISBA
Institutional

Funds 
(Gifts/Grants)

Student
Revenue Other Total

Other
Total

Funding
18 Initial Authorization Request - 

Design Phase, Life Safety Element -
Dec 07

 2,000,000$       2,000,000$     2,000,000$     

19 Authorization Request - Initial 
Construction Phase,  Life Safety 
Element - Dec 08

 10,000,000$     10,000,000$   10,000,000$   

20       

21     
22     

23 Total -$             -$                 12,000,000$   -$               -$              12,000,000$   12,000,000$   
24

Notes:
25
26

Capital Project Initial Construction Phase Authorization Request, ASUI Kibbie 
Activity Center (Kibbie Dome) Life Safety Improvements

University of Idaho

Office of the Idaho State Board of Education
Capital Project Tracking Sheet

As of October 24, 2008

History Narrative

Implement Life Safety Upgrades and Improvements to the Dome.  Life safety improvements include improvements to exiting 
systems and exiting capacity, replacement of light wood frame end walls with non-combustible construction, installation of a 
smoke exhaust and fire sprinkler system, and enhancements to the HVAC and electrical distribution systems. 

Corrects code deficiencies within the Dome.
N/A

2)   Design and Construction Phase Contingency amounts are included in each line item respectively.
1)  UI will seek construction authorization from the Regents prior to initiating construction for additional phases of the life safety improvements.

Sources of Funds Use of Funds

|---------------------  Other Sources of Funds---------------------|

Use of Funds 
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UNIVERSITY OF IDAHO 
 
 
SUBJECT 

Financing for ASUI Kibbie Activity Center (Kibbie Dome) Life Safety 
Improvements  
 

REFERENCE 
December 2007 Capital Project Design Phase Authorization, ASUI 

Kibbie Activity Center (Kibbie Dome) Life Safety 
Improvements. 

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Section V.F.   
Section 33-3804, Idaho Code 
  

BACKGROUND/DISCUSSION 
The University requests Regents approval for a non-revolving line of credit with 
the principal not to exceed ten million dollars ($10,000,000) and with a term of 24 
months with Wells Fargo Bank, N.A.  Interest only payments are due quarterly at 
an interest rate of the Wells Fargo Prime less .65%.  At agenda preparation time, 
the floating rate was 3.35%.  This financing will be used to fund Phase 1 Kibbie 
Life Safety improvements. 
 
As reported in December of 2007, the life safety improvements to be 
implemented include replacement of the two wood end-walls, installation of a 
smoke exhaust system, expansion of the fire sprinkler and alarm system, 
enhanced exiting systems and capacities, and improvements to the air handling 
and electrical distribution systems.  Code compliance improvements are also 
included for the north and south concourse restrooms.  The life safety project 
costs are estimated in the range of $16M to $17M, subject to refinement and 
improvement in the course of project design and development.    
 
In previous reports to the board on this project, the University stated that it    
intends to proceed with correction of the life safety needs that are fully funded 
through a bond measure.  The intent of the University was to approach the Board 
of Regents in December of 2008 with an Authorization Request package for both 
the full construction effort and a bond package of $17 million.  The current fiscal 
environment precludes the University’s ability to seek a $17 million bond at this 
point in time. 
 
Given the imperatives associated with this effort, the University has sought 
alternative strategies to keep the project moving forward.  At this time, the 
University has identified the ability to finance a $10 million initial construction 
phase.   
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The University has sufficient funding within the Student Facility Fee to make the 
quarterly loan payments estimated at $385,000 per year.  Loan repayment will be 
from the proceeds of the Kibbie Life Safety bond package of approximately $17 
million in calendar year 2010. 

 
IMPACT 

The University had anticipated the need to borrow for the Kibbie Life Safety 
project.  The University has an approved student fee for FY09 of $15 per 
semester facility fee for the purposes of debt repayment. 
 

ATTACHMENTS 
Attachment 1 – Ten Year Debt Projection Page   4 
Attachment 2 – Loan Agreement Page   5 
Attachment 3 – Promissory Note  Page 19 
Attachment 4 – Disbursement Request Page 25 
Attachment 5 – Authorizing Resolution Page 27  
Attachment 6 – Commitment Letter Page 31 
  

STAFF COMMENTS AND RECOMMENDATIONS 
 Pledged Revenues include student fees, sales and service revenues from 

auxiliary enterprises and educational activities, revenues received for facility and 
administrative cost recovery in conjunction with grants and contracts, various 
miscellaneous revenues, and certain investment income. 

 
Staff asked the University to explain what would happen if the bond market was 
not favorable in two years, would they need to renew the line of credit, and would 
there be any risk that the rates for the line of credit line could go up in the middle 
of the construction project?  According to the University, the bond market has 
thawed over the last few months, and rates are getting better and should 
continue to strengthen over the next year.  If the University cannot bond to repay 
the construction loan, there are several options.  The University can use the 
estimated $5 million in the facilities fee reserve to pay-off a portion of the loan 
and seek converting the remainder to a fully amortized loan with Wells Fargo or 
another bank.  They can seek a private placement or floating rate financing with 
the assistance of their underwriter.  The weekly floating rate market did not 
freeze up even though rates spiked for a short couple of weeks.  The rate risk is 
always a potential.  The University’s rate is based upon the Wells Prime Rate 
less 65 basis points.  Higher inflation pressures would need to occur before 
triggering a prime rate increase.  The University believes this risk is low over the 
next two years. 
 
Staff recommends approval. 
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BOARD ACTION  
A motion to approve the request by the University of Idaho for a non-revolving 
line of credit with a principal amount not to exceed ten million dollars 
($10,000,000) and with a term of 24 months, requiring payments of interest only 
at an interest rate set at the Wells Fargo Prime less .65%, and to authorize the 
President of the Board to sign the Authorizing Resolution and to further authorize 
the Vice President of Finance to execute the Loan Agreement and Promissory 
Note, all in substantially the same form as attached to the board materials under 
this agenda item, as well as such other associated documents necessary to carry 
out the Loan Agreement. 
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  

 
 

  
  



ATTACHMENT 1
Assumptions: University of Idaho

1.  Average annual operating budget growth of 2% 10 Year Debt Projection

11/11/2008

FY2009 FY2010 FY2011 FY2012 FY2013 FY2014 FY2015 FY2016 FY2017 FY2018

Est Debt

1 Projects Cost Financed Terms

2 Kibbie Dome Life Safety - Phase 1 $10,000,000 $10,000,000 24 mo variable r $192,500 $385,000 $192,500

3 Kibbie Dome Life Safety - Phase 1 & 2 $17,000,000 $17,000,000 30 yr / 5.25% $568,792 $1,137,584 $1,137,584 $1,137,584 $1,137,584 $1,137,584 $1,137,584 $1,137,584

4      New Money Financing $192,500 $385,000 $761,292 $1,137,584 $1,137,584 $1,137,584 $1,137,584 $1,137,584 $1,137,584 $1,137,584

5 Existing Projected Debt Service $12,827,493 $12,820,174 $12,318,062 $12,318,062 $11,400,154 $11,398,100 $11,644,036 $11,613,768 $9,465,475 $9,461,368

6 New Projected Debt Service $192,500 $385,000 $761,292 $1,137,584 $1,137,584 $1,137,584 $1,137,584 $1,137,584 $1,137,584 $1,137,584

7 Total Projected Debt Service $13,019,993 $13,205,174 $13,079,354 $13,455,646 $12,537,738 $12,535,684 $12,781,620 $12,751,352 $10,603,059 $10,598,952

8 Beginning Facilities Fee Reserve $2,465,273 $3,348,875 $4,575,774 $5,366,783 $5,810,704 $7,202,691 $8,625,325 $9,826,442 $11,093,784 $12,388,392

9      Debt Service -$13,019,993 -$13,205,174 -$13,079,354 -$13,455,646 -$12,537,738 -$12,535,684 -$12,781,620 -$12,751,352 -$10,603,059 -$10,598,952

10      Student Facility Fee (SFF) Revenue - Existing Fee Set $5,716,200 $5,830,524 $5,859,677 $5,888,975 $5,918,420 $5,948,012 $5,977,752 $6,007,641 $6,037,679 $6,067,867

11      Pledges for Debt Service $7,264,538 $7,257,548 $6,599,486 $6,599,486 $6,600,106 $6,599,106 $6,593,786 $6,599,853 $4,448,788 $4,448,788

12      Energy Savings $922,857 $1,344,000 $1,411,200 $1,411,200 $1,411,200 $1,411,200 $1,411,200 $1,411,200 $1,411,200 $1,411,200

13 Ending Facilities Fee Reserve $3,348,875 $4,575,774 $5,366,783 $5,810,798 $7,202,691 $8,625,325 $9,826,442 $11,093,784 $12,388,392 $13,717,296

14 Operating Budget $371,205,400 $378,629,508 $386,202,098 $393,926,140 $401,804,663 $409,840,756 $418,037,571 $426,398,323 $434,926,289 $443,624,815

15 Debt Service as % of Operating Budget 3.51% 3.49% 3.39% 3.42% 3.12% 3.06% 3.06% 2.99% 2.44% 2.39%
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THE OBLIGATIONS EVIDENCED BY THIS LOAN 
AGREEMENT SHALL NOT CONSTITUTE A DEBT, LEGAL, 

MORAL, OR OTHERWISE, OF THE STATE OF IDAHO. 

LOAN AGREEMENT 

THIS LOAN AGREEMENT (the “Agreement”), dated the 1st day of December, 
2008, is made by and between The Regents of the University of Idaho, a body politic 
and corporate and an institution of higher education of the State of Idaho (“Borrower”), 
whose address is Administration Building, Room 211, Moscow, Idaho 83844-3168, and 
Wells Fargo Bank, National Association (“Bank”), whose address is  221 South Main 
Street, Moscow, Idaho 83843. 

WITNESSETH: 

WHEREAS, Borrower desires to finance the costs of certain improvements to the 
Kibbie Dome in Moscow, Idaho (the “Kibbie Dome”), owned by the University of Idaho 
(the “University”); and 

WHEREAS, Borrower has requested Bank to make a loan to Borrower in the 
form of a non-revolving line of credit to finance improvements to the Kibbie Dome, 
including certain safety improvements as part of the Kibbie Life Safety Phase I Project 
(the “Improvements”) (the Kibbie Dome and Improvements are collectively referred to 
herein as the “Project”) upon the terms, covenants, and conditions hereinafter set forth. 

NOW, THEREFORE, in consideration of the premises and the mutual covenants 
and agreements hereinafter contained, the parties hereto do hereby covenant, contract, 
and agree to and with each other as follows: 

1. LOAN. 

1.1 Commitment.  Bank agrees to loan funds to Borrower to be used by 
Borrower to finance the Project.  The aggregate principal amount of such loan shall not 
exceed the amount of Ten Million and No/100 Dollars ($10,000,000.00) (the “Loan”).  It 
is understood that this commitment is not a revolving commitment and that, under the 
terms of the Note (defined in paragraph 1.2), Borrower may receive advances up to the 
Loan but may not reborrow any advances which have been repaid.  Nothing herein shall 
limit the Borrower’s right to prepay, without penalty, all or part of the indebtedness at any 
time. 

1.2 Promissory Note.  Borrower shall execute a promissory note (the 
“Note”) in the amount of Ten Million and No/100 Dollars ($10,000,000), in the form 
attached hereto as Exhibit A.  Interest on each of the advances, from time to time 
outstanding, will be payable at a variable rate, pursuant to Section 1.5 hereunder.  
Interest shall be payable quarterly in arrears.  The initial payment of interest from the 
date of the first advance shall be due on March 31, 2009.  Principal shall be due and 
payable upon maturity of the Note.  The Note is issued under the provisions of Title 33, 
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chapter 38, Idaho Code, for the purpose of financing the Project, and for the payment of 
expenses properly incident thereto and to the issuance of the Note. 

The Note is a limited obligation of the Borrower payable solely in 
accordance with the terms hereof and thereof and is not an obligation, general, 
special, or otherwise, of the State of Idaho, does not constitute a debt, legal, 
moral, or otherwise, of the State of Idaho, and is not enforceable against the 
State; nor shall payment thereof be enforceable out of any funds of the Borrower 
other than rental income and other revenues, fees, charges, and other monies 
legally available therefor. 

1.3 Method of Making Loan.  During the term of this Agreement, 
Borrower may request advances under the Note as needed.  Borrower may make a 
single request to include all costs related to the Project; however, the amount requested 
by Borrower may be advanced in several advances to meet the payment terms of the 
payments due with respect to the Project.  Each drawdown request shall be in the form 
of the Disbursement Request attached hereto as Exhibit B and shall be made to the 
Bank in writing, shall be signed by the required parties, and shall be supported by such 
other information as the Bank may reasonably request. 

1.4 Collateral.  Advances made hereunder will be unsecured. 

1.5 Interest Rate.   

(a) Bank Qualified:  The interest rate on the Note, which has 
been designated as a qualified tax-exempt obligation under Section 265(b)(3) of 
the Internal Revenue Code of 1986, as amended (the “Code”), and on each 
advance thereunder is a variable rate equal to the Bank’s prime rate less sixty-
five (65) basis points per annum.  Interest on the outstanding balance shall be 
calculated on the basis of a three hundred sixty-five/three hundred sixty 
(365/360) day year for the actual number of days elapsed.   

(b) Non-Bank Qualified:  In the event the Note becomes 
ineligible for designation as a qualified tax-exempt obligation under Section 
265(b)(3) of the Code, the interest rate on the Note shall be equal to the Bank’s 
prime rate less eight (8) basis points.   

(c) Taxable:  Upon a Determination of Taxability (as defined 
below), the Borrower agrees to modify this Note to provide for an interest rate 
equal to the greater of (i) five percent (5%), or (ii) the Bank’s prime rate plus one 
hundred (100) basis points (the “Taxable Rate”), effective as of the date of 
Determination of Taxability and the Borrower shall pay to the Bank on demand an 
amount equal to (a) the difference between the rate of interest paid on this Note 
and the Taxable Rate for the period from the date this Note became taxable to 
the date the principal amount hereof is repaid in full, and (b) the amount equal to 
the sum of (x) any interest and any penalties, additions to tax and additional 
amounts payable under Chapter 68 of the Code or any successor provisions 
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thereto which are payable to the United States as a consequence of the failure to 
include the interest on this Note in the federal gross income of the Bank, and (y) 
an amount equal to all taxes, fees or other charges attributable to the receipt by 
the Bank (calculated at the maximum rate applicable to the Bank) of the amounts 
under (x) that are not deductible for federal income tax purposes. 

“Determination of Taxability” means the final adoption of legislation or regulations 
or the rendering of a final decree or judgment of any court of competent 
jurisdiction or a final action of the Internal Revenue Service determining that the 
interest paid or payable on this Note is or was includable in the gross income of 
the owner thereof for federal income tax purposes under the Code; provided, 
however, that no decree or judgment by any court or action of the Internal 
Revenue Service shall be considered final unless (a) the Bank gives the 
Borrower prompt notice of the commencement of the proceedings which could 
result in any such decree, judgment or action and, if the Borrower agrees to pay 
all expenses and liabilities in connection therewith, offers the Borrower the 
opportunity to control the defense thereof and (b) either (i) the Borrower does not 
agree within thirty (30) days to pay such expenses and liabilities and to control 
such defense or (ii) the Borrower shall exhaust all available proceedings for the 
contest, review, appeal or rehearing of such decree, judgment or action. 

 

1.6 Term.  The Note of the Borrower shall mature December 31, 2010, 
irrespective of the date of the first advance. 

1.7 Conditions Precedent to Initial Draw on the Loan.  Prior to funding 
the initial draw on the Loan, which such initial draw shall equal $50,000 unless the 
conditions in Section 1.8 below have been satisfied, the Bank must have received on or 
before the day of, and as a condition to, the following duly executed or appropriately 
certified, in form and substance satisfactory to the Bank: 

(a) A completed Disbursement Request in the form attached 
hereto as Exhibit B; 

(b) A legal opinion from bond counsel in form acceptable to 
Bank’s counsel, addressing (i) authorization and validity of the Note and this 
Agreement; and (ii) the tax exempt status of the Note. 

(c) An executed copy of this Loan Agreement and the original 
executed Note. 

(d) An executed copy of the Resolution of the Borrower 
approving the Loan. 

(e) Project budget in a form satisfactory to the Bank. 

(f) Establishment of automatic withdrawal of interest payments 
and the principal at maturity from a checking account established at the Bank. 
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(g) Such other documents, instruments, financial statements of 
the Borrower, appraisals (in MAI format), cash flow projections for the Project, 
approvals of governmental agencies, or opinions as the Bank may reasonably 
request. 

1.8 Initial Draw in Excess of $50,000 and Additional Draws.  Prior to 
funding a draw on the Loan in excess of the initial draw of $50,000, the Bank must have 
received all documents required by Section 1.7 above and the audited financial 
statements for the Borrower for the year ending June 30, 2008, showing no material 
negative changes in the Borrower’s financial condition. 

Prior to any subsequent advance of funds under this Loan in excess of the 
$50,000 initial draw, the Borrower shall meet all conditions in Section 1.7 and 1.8 and 
shall submit to the Bank a request for such funds by providing to the Bank a completed 
Disbursement Request in the form attached hereto as Exhibit B at least two (2) days 
prior thereto with Bank’s approval contingent upon Borrower’s compliance with this 
Agreement. 

1.9 Loan Fee and Fee of Bank’s Counsel.  Borrower shall pay Bank a 
fee of $5,000 upon the first advance under the Note.  Borrower shall pay the fees of 
Bank counsel up to $7,500. 

1.10 Security Interest and Right of Setoff.  Notwithstanding the sections 
in the Note entitled Right of Setoff and Security Interest and Right of Setoff, the Bank’s 
right of setoff and security interest in the Borrower’s funds held by the Bank shall be 
limited to the Borrower’s unrestricted funds, which shall be determined by the Borrower 
in its reasonable discretion. 

2. GENERAL WARRANTIES OF BORROWER.  Borrower warrants, as a 
condition on a continuing basis precedent to each advance, that: 

2.1 Status and Authority.  The Borrower is an institution of higher 
education, a body politic and corporate and a separate and independent legal entity of 
the State of Idaho, validly organized and existing under the Constitution and laws of the 
State of Idaho.  Borrower has the power to execute, deliver, and carry out, as the case 
may be, the terms and provisions of this Agreement and the Note, and all documents 
and instruments in connection with or incidental hereto on their part, to be executed, 
delivered, or carried out, and has taken all necessary action to authorize the execution, 
delivery, and performance thereof, the borrowing hereunder, and the making and 
delivery of the Note and each and every other document or instrument delivered 
hereunder.  This Agreement, and the Note and other documents and instruments issued 
or to be issued hereunder when executed and delivered pursuant hereto, constitute and 
will constitute the authorized, valid, and legally binding obligations of Borrower in 
accordance with their respective terms under the substantive law of Idaho in the 
procedures and courts hereinafter described. 
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2.2 Financial Statements.  The financial statements of the Borrower for 
the fiscal year ending June 30, 2008, furnished to Bank by Borrower are true and 
correct to the best of Borrower’s knowledge and belief, and no substantial adverse 
change has taken place since the date thereof. 

2.3 No Default.  Borrower is not in default under any material provisions 
of any material agreement to which it is a party, and neither the execution and delivery 
of this Agreement or the Note, or other documents or instruments incidental thereto, nor 
the consummation of the transactions herein and therein contemplated, nor compliance 
with the terms and provisions hereof or thereof, will violate any material provision of law 
or any applicable regulation or adopted constitution, bylaw, ordinance, regulation, code, 
program, plan, custom, or contract of any order, writ, injunction, or decree of any court 
or governmental department, commission, board, bureau, agency, or instrumentality, or 
will conflict or will be inconsistent with or will result in any breach of any of the material 
terms, covenants, conditions, or provisions of, or constitute default under or result in the 
creation or imposition of (or the obligation to impose) any lien, charge, or encumbrance 
upon any of the property or assets of Borrower.  For purposes of this Section 2.3, 
“material” shall include only such facts, circumstances, or occurrences which taken as a 
whole would adversely affect the ability of the Borrower to repay the sums advanced 
under this Agreement and the Note.  No order, consent, approval, or authorization of 
any governmental or public entity or body, agency, commission, or board is necessary 
for the consummation of the transactions contemplated by this Agreement. 

2.4 No Litigation.  No action, suit, proceeding or investigation at law or 
in equity against the Borrower is pending, or to the Borrower’s knowledge threatened, 
against the Borrower in any court or administrative body contesting the due organization 
or valid existence of the Borrower or the validity, due authorization or execution of the 
Note, the Loan Agreement, or affecting the tax-exempt status of the interest on the Note 
or the proceedings or the authority under which the Note is issued. 

2.5 Project.  The Project shall constitute a “project” within the meaning 
of Idaho Code § 33-3802. 

3. AFFIRMATIVE COVENANTS.  Throughout the course of this Agreement 
and until the Note is fully and finally paid, Borrower agrees to: 

3.1 Compliance.  Comply with all of the terms, conditions, and 
provisions set forth herein and all instruments or agreements executed hereto, with or in 
favor of Bank. 

3.2 Maintenance of Insurance.  Borrower shall maintain, or cause to be 
maintained, general public liability insurance and fire extended coverage insurance on 
the Project in such form and amounts as are consistent with industry practice and as 
approved by the Bank.  The Borrower will furnish to the Bank such evidence of 
insurance as the Bank may require. 
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3.3 Books and Records.  Maintain adequate books and records of 
account on a consistent basis in accordance with generally accepted accounting 
principles (GAAP), permit any representative of Bank at any reasonable time to inspect, 
audit and examine books and inspect the property of Borrower.  At least annually, and 
more often if Bank deems it necessary, Bank examiners may examine and audit 
Borrower’s books and records. 

Before making the initial advance under this Agreement, Bank may verify, to the 
extent it deems necessary, through an examination and audit of Borrower’s books and 
records by Bank’s examiners, that Borrower is maintaining its respective books and 
records in accordance with GAAP and that Borrower’s representations contained in this 
Agreement with respect to financial records and reports and Borrower’s financial 
condition are true and correct as of the date of the examination. 

3.4 Compliance with Laws.  Borrower is in compliance with: 

(a) All laws, statutes, codes, acts, ordinances, rules, regulations, 
directions and requirements, including all environmental laws and the Employee 
Retirement Income Security Act of 1974, of all Federal, state, county, municipal 
and other governments, departments, commissions, boards, courts, authorities, 
officials and officers, domestic and foreign, applicable to it and where the failure 
to observe or comply would have a material adverse effect on the condition, 
financial or otherwise, of Borrower; and 

(b) All orders, judgments, decrees, injunctions, certificates, 
franchises, permits, licenses and authorizations of all Federal, state, county, 
municipal and other governments, departments, commissions, boards, courts, 
authorities, officials and officers, domestic and foreign, applicable to Borrower 
and where the failure to observe or comply would have a material adverse effect 
on the condition, financial or otherwise, of Borrower. 

3.5 Reports.  Borrower shall provide to Bank the following information 
at the following times: 

(a) Within one hundred eighty (180) days after the end of the 
Borrower’s fiscal year, Borrower shall provide to Bank an audited annual financial 
statement; 

(b) Borrower shall furnish such supplemental information or 
documentation with respect to its financial condition and operations as Bank may 
from time to time reasonably request, and shall report any and all material 
changes in accounting or reporting methods. 

3.6 Coverage of the Loan Balance.  As of each fiscal year end of the 
Borrower (the “Testing Date”), the Borrower shall demonstrate that it has Unrestricted 
Net Assets identified in the Statement of Net Assets in the Borrower’s audited financial 
statements in excess of the outstanding principal balance of the Loan.  In the interim 
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periods following each Testing Date, the Borrower shall be free to maintain such 
Unrestricted Net Assets at its discretion. 

3.7 Conduct of Business.  Borrower shall conduct its business and 
affairs in a prudent manner in compliance with all applicable federal, state, county, and 
municipal laws, rules, and regulations. 

3.8 Litigation.  Borrower shall promptly inform Bank of any litigation 
against Borrower or any other events which may adversely affect Borrower’s business 
operations or financial condition. 

3.9 Notice of Default.  Borrower will notify Bank immediately if it 
becomes aware of the occurrence of any event of default or of any fact, condition, or 
event that only with the giving of notice or passage of time, or both, could become an 
event of default, or of the failure of the Borrower to observe any of its undertakings 
hereunder. 

3.10 Preservation of Historical Data.  In all of its operations 
contemplated hereunder, the Borrower will comply with the applicable provisions of the 
National Historical Preservation Act of 1966.  In the event any historical or archeological 
items are discovered in the course of those operations, Borrower will cease operations 
in the area of the discovery and promptly report the discovery to Bank and proper 
authorities. 

3.11 Arbitrage: Special Tax Covenants.  The Borrower covenants and 
agrees not to take or fail to take any action which would cause the Note to become a 
private activity bond under Section 141 of the Code, and not to take any action or omit 
to take any action if such action or omission (i) would cause the interest on the Note to 
lose its exclusion from gross income from federal income tax purposes under Section 
103 of the Code, or (ii) would cause interest on the Note to lose the exclusion from 
alternative minimum taxable income as defined in Section 55(b)(2) of the Code except 
to the extent such interest is required to be included in the adjusted current earnings 
adjustment applicable to corporations under Section 56 of the Code in calculating 
corporate alternative minimum taxable income. 

The Borrower hereby further covenants that it will comply with the registration 
requirements of Section 149(a) of the Code so long as any portion of the Note is 
outstanding. 

The Borrower will execute and file an IRS Form 8038-G and will execute a 
Federal Tax Exemption Certificate as approved by the Bank’s counsel for the Note it 
issues within the times required by the Code. 

The Borrower has designated the Note and Loan Agreement as “a qualified tax-
exempt obligation” for the purposes of and within the meaning of Section 265(b)(3) of 
the Code.  The Borrower will not take any action to make the Note and Loan Agreement 
ineligible for such designation. 
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4. NEGATIVE COVENANTS.  Throughout the course of this Agreement and 
until the Loan is fully and finally paid, Borrower agrees that, without the written consent 
of Bank first had and received, such consent not to be unreasonably withheld, Borrower 
will not use the Loan proceeds for any purpose other than the financing of the Project 
for which the Borrower shall request advances hereunder. 

5. DEFAULTS. 

5.1 Events of Default.  The occurrence of any one or more of the 
following events will constitute an event of default hereunder: 

(a) Borrower’s failure to pay when due any installment of 
principal or interest or fee payable hereunder or under the Note. 

(b) Borrower’s failure to observe or perform any other obligation 
to be observed or performed by it hereunder or under the Note; except that in the 
event of a breach of the covenants under Section 3.11 hereof, the Bank, at its 
option, may convert the Loan to the alternate interest rates set forth in Sections 
1.5(b) or 1.5(c) hereof, as applicable. 

(c) Any financial statement, representation, warranty, or 
certificate made or furnished by Borrower to Bank in connection with this 
Agreement, or as inducement to Bank to enter into this Agreement, or in any 
separate statement or document to be delivered hereunder to Bank, is materially 
false, incorrect, or incomplete when due. 

(d) Borrower admits its inability to pay its debts as they mature 
or shall make an assignment for the benefit of any of its creditors. 

(e) The filing of proceedings in bankruptcy or for reorganization 
of Borrower or for the readjustment of any of its respective debts under the 
Bankruptcy Code, as amended, or any part thereof, or under any other laws, 
whether state or federal, for the relief of debtors, now or hereafter existing. 

(f) If a receiver or trustee be appointed for Borrower or for any 
substantial part of their respective assets, or if any proceedings be instituted for 
the dissolution or the full or partial liquidation of Borrower. 

(g) Borrower’s failure to pay a material (as defined in 
Section 2.3) judgment. 

5.2 Termination of Advances.  Immediately and without notice upon the 
occurrence of any event of default specified in Section 5.1 or at any time during the 
continuance of such default, Bank may, at its option, terminate all further advances 
under the Note and this Agreement. 

5.3 Acceleration.  Upon the occurrence of any event of default as 
specified in Paragraph 5.1 above or at any time during the continuance of such event, 
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Bank may give the Borrower notice of the default or defaults complained of.  Any such 
notice of default must be in writing and must specify the default or defaults complained 
of.  In the event Borrower fails to cure such default or defaults within fifteen (15) days of 
the date the written notice of default is given to Borrower, Bank may, at its option, 
without further notice to Borrower, declare all obligations incurred under this Agreement, 
including but not limited to the obligations under the Note, to be at once due and 
payable. 

5.4 Remedies.  After the acceleration, as provided for in Paragraph 5.3, 
Bank shall have, in addition to the rights and remedies given it by this Agreement and 
the Note, all those allowed by all applicable laws. 

6. GENERAL CONSTRUCTION.  The provisions of this Agreement, the Note 
or other evidence of such liability held by the Bank shall be construed as 
complementary to each other.  Nothing herein contained shall prevent Bank from 
enforcing any document in accordance with its respective terms. 

6.1 Further Assurance.  From time to time, Borrower will execute and 
deliver to Bank such additional documents and will provide such additional information 
as Bank may reasonably require to carry out the terms of this Agreement and be 
informed of Borrower’s status and affairs. 

6.2 Enforcement and Waiver by Bank.  Bank shall have the right at all 
times to enforce the provisions of this Agreement and the Note in strict accordance with 
the terms hereof and thereof, notwithstanding any conduct or custom on the part of 
Bank in refraining from so doing at any time or times.  The failure of Bank at any time or 
times to enforce its rights under such provisions, strictly in accordance with the same, 
shall not be construed as having created a custom in any way or manner modified or 
waived.  All rights and remedies of Bank are cumulative and concurrent and the 
exercise of one right or remedy shall not be deemed a waiver or release of any other 
right or remedy. 

6.3 Indemnity.  The Borrower will indemnify, defend, and hold harmless 
the Bank from and against all claims and causes of action (and any resulting liability, 
cost, or expense) that are asserted against the Bank and arise from or relate to the 
Borrower’s ownership, construction, or operation of the Project or the Borrower’s failure 
to comply with applicable laws and regulations. 

6.4 Waiver of Jury Trial.  The Borrower and the Bank hereby waive any 
and all right to trial by jury in any action or proceeding relating to the Note, the Loan 
Agreement, the obligations hereunder or thereunder, or any transaction arising 
therefrom or connected thereto.  The Borrower and the Bank each represents to the 
other that this waiver is knowingly, willingly and voluntarily given. 

6.5 Arbitration Agreement.  The Borrower agrees to comply with the 
Arbitration Agreement provisions of the Note. 
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6.6 Expenses of Bank.  Borrower will, on demand, reimburse Bank for 
all reasonable expenses, including the reasonable fees and expenses of legal counsel 
for Bank, incurred by Bank in connection with the enforcement of this Agreement and 
the Note, and the collection or attempted collection of the Note, whether any default is 
ultimately cured or whether Bank is obligated to pursue its remedies hereunder, 
including such fees and expenses incurred before legal action, during the pendency of 
any such legal action and continuing to all such fees and expenses in connection with 
any appeal to higher courts arising out of transactions associated herewith, except that 
if litigation is instituted and Borrower is the prevailing party in such litigation, Borrower, 
rather than Bank, shall be entitled to recover its reasonable attorney’s fees and costs of 
suit.  The obligations of this section shall survive the making of this Agreement and the 
Note, including any documents or amendments subsequently executed. 

6.7 Notices.  Any notices or consents required or permitted by this 
Agreement shall be in writing and shall be deemed delivered or given when delivered in 
person or when deposited in the U.S. Mail, certified mail, postage prepaid, return receipt 
requested, or sent by telegraph.  Notices shall be addressed as follows, unless such 
address is changed by written notice hereunder: 

If to Borrower:  Administration Building 
      Room 211 
      Moscow, ID  83844 

If to Bank:   221 South Main Street 
      Moscow, ID  83843 

6.8 Binding Effect, Assignment, and Entire Agreement.  This Agreement 
shall inure to the benefit of, and shall be binding upon, the respective successors and 
permitted assigns of the parties hereto.  Borrower has no right to assign any of the 
rights or obligations hereunder without the prior written consent of Bank.  This 
Agreement, and the documents executed and delivered pursuant hereto, constitute the 
entire agreement between the parties and may be amended only by a writing signed on 
behalf of each party. 

6.9 Severability.  If any provision of this Agreement shall be held invalid 
under any applicable laws, such invalidity shall not affect any other provision of this 
Agreement that can be given effect without the invalid provision and, to this end, the 
provisions hereof are severable. 

IN WITNESS WHEREOF, the parties hereto have duly executed this Agreement, 
in one or more counterparts, effective as of the day and year first above written. 
 

THE REGENTS OF THE UNIVERSITY 
OF IDAHO 

Date:  __________________________ By:   
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 Lloyd Mues, Vice President for 
 Finance and Administration 

 
WELLS FARGO BANK, NATIONAL 
ASSOCIATION 

Date:  __________________________ By:   
 John P. McCabe, Vice President 
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EXHIBIT A 
(Form of Note) 

 
 

(Attached) 
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EXHIBIT B 
(Draw Procedure and Form of Disbursement Request) 

Borrower shall complete the attached Disbursement Request and submit the 
same to the Bank at least two (2) days prior to the date that funds are needed.  The 
Bank will review the Disbursement Request and disburse to the Borrower the amount 
requested within the two (2) day period. 
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AUTHORIZING RESOLUTION OF THE BOARD OF  
REGENTS OF THE UNIVERSITY OF IDAHO 

 
 

A RESOLUTION OF THE BOARD OF REGENTS OF THE UNIVERSITY 
OF IDAHO, AUTHORIZING THE EXECUTION AND DELIVERY OF  
LOAN AGREEMENT AND A PROMISSORY NOTE WITH WELLS 
FARGO BANK, NATIONAL ASSOCIATION AND RELATED 
DOCUMENTS WITH RESPECT TO THE FINANCING OF CERTAIN 
IMPROVEMENTS TO THE KIBBIE DOME AT THE UNIVERSITY IN 
MOSCOW, IDAHO; AUTHORIZING THE EXECUTION AND DELIVERY 
OF DOCUMENTS REQUIRED IN CONNECTION THEREWITH; AND 
AUTHORIZING THE TAKING OF ALL OTHER ACTIONS NECESSARY 
TO THE CONSUMMATION OF THE TRANSACTIONS CONTEMPLATED 
BY THIS RESOLUTION. 

 
 
 WHEREAS, THE BOARD OF REGENTS OF THE UNIVERSITY OF IDAHO (the 
“University”), a body politic and corporate and institution of higher education duly 
organized, existing and authorized by the Constitution and laws of the State of Idaho, to 
borrow money and issue notes or bonds to finance the construction and acquisition of 
improvements to the Kibbie Dome in Moscow, Idaho (the “Project”); and 
 
 WHEREAS, the University desires to finance the Project through  a Loan 
Agreement (the “Agreement”) and Promissory Note (the “Note”) in the amount of 
$10,000,000 and at a variable rate of interest described in the Agreement and Note with 
Wells Fargo Bank, National Association (the “Bank”, evidencing a loan (the “Loan”) for 
the Project; 
 
 WHEREAS, in order to finance the Project, the University proposes to enter into 
the Loan Agreement, Note  and related documents with the Bank (the “Financing 
Documents”), the form of which have been presented to the Board of Regents at this 
meeting,; and 
 
 WHEREAS, the Board of Regents of the University deems it for the benefit of the 
University and for the efficient and effective administration thereof to enter into the 
Financing Documents on the terms and conditions therein provided; 
 
 NOW, THEREFORE, BE IT AND IT IS HEREBY RESOLVED BY THE BOARD OF 
REGENTS OF THE UNIVERSITY OF IDAHO as follows: 
 
Section 1. Approval of Documents. 
 
 The form, terms and provisions of the Financing Documents are hereby approved 
in substantially the forms presented at this meeting; and the Bursar of the University is 
hereby authorized and directed to execute the Financing Documents and to deliver the 
Financing Documents to the respective parties thereto. 
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Section 2. Other Actions Authorized. 
 
 The officers and employees of the University shall take all action necessary or 
reasonably required by the parties to the Agreement and all related documents to carry 
out, give effect to and consummate the transactions contemplated thereby and to take all 
action necessary in conformity therewith, including, without limitation, the execution and 
delivery of any closing and other documents required to be delivered in connection with 
the Agreement. 
 
Section 3. Severability. 
 
 If any section, paragraph, clause or provision of this Resolution shall for any 
reason be held to be invalid or unenforceable, the invalidity or unenforceability of such 
section, paragraph, clause or provision shall not affect any of the remaining provisions of 
this Resolution. 
 
Section 4. Repealer. 
 
 All bylaws, orders and resolutions or parts thereof, inconsistent herewith, are 
hereby repealed to the extent only of such inconsistency.  This repealer shall not be 
construed as reviving any bylaw, order, resolution or ordinance or part thereof. 
 
Section 5. Effective Date. 
 
 This Resolution shall be effective immediately upon its approval and adoption. 
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 ADOPTED AND APPROVED by the BOARD OF REGENTS OF THE 
UNIVERSITY OF IDAHO this ___th day of December, 2008. 
 
      THE REGENTS OF THE UNIVERSITY OF 
      IDAHO                 
 
 
 
      By:        
      Printed Name:     
  
      Title: President, State Board of Education and 
       Board of Regents of the University of 
Idaho 
 
 
 
      By: 
 ____________________________________ 
      Name:
 ____________________________________ 
      Title: Bursar 
ATTEST:       
 
 
 
By:       
Printed Name:      
Title: Secretary of The Board 
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UNIVERSITY OF IDAHO / IDAHO FALLS  
 
 
SUBJECT 

Approval of a lease to Digitalbridge Spectrum Corp. (DBSC) - Educational 
Broadcast Service (EBS) bandwidth  

 
REFERENCE 

December 1995 Board of Regents approved original lease to Teton 
Wireless Television of Instructional Television Fixed 
Service bandwidth.   

.  
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Section V.I.6.   
 

BACKGROUND/DISCUSSION 
In 1994, Teton Wireless Television began working with the University of Idaho, 
Idaho State University, Ricks College (now BYU/Idaho), and Hope Lutheran to 
obtain licenses from the FCC for Instructional Television Fixed Service (ITFS) 
stations capable of providing wireless television signals in Idaho Falls. ITFS 
licenses were issued by the FCC to institutions of learning to provide educational 
programming in the broadcast area, in this case Idaho Falls.  ITFS licensees are 
permitted to lease excess capacity on ITFS stations so long as minimum 
educational uses are provided as well.    
 
The Board of Regents for the University of Idaho approved the original lease with 
Teton Wireless Television in December, 1995. Teton Wireless paid a fee for the 
use of the excess bandwidth beyond what was used to broadcast the educational 
programming. Teton Wireless began broadcasting under this agreement in 1996 
under a temporary license granted by the FCC. The FCC granted a full ITFS 
license to the University of Idaho in August of 1998.  In November of 2006, 
Digital Bridge Communications Corp. (DBC), an affiliate of DBSC, acquired Teton 
Wireless and assumed the ITFS lease with the University.   
 
The FCC in 2005 generally re-evaluated the use of the ITFS bandwidth for 
television broadcasting of educational materials and changed the nature of the 
authorized communications service and the applicable technical rules to permit 
licensees to operate cellularized, two-way wireless broadband systems. The FCC 
changed the name of the service to the Educational Broadband Service (EBS), to 
recognize and incorporate the use of the Internet for educational purposes.  The 
revamping of EBS spectrum makes it possible for EBS users to provide their 
instructional services utilizing low-power broadband systems thereby providing 
the University and its students with high-speed internet access. The FCC still 
allows leases of excess capacity to other entities so long as educational use 
requirements are met.   
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The University’s original ITFS FCC license expired in August, 2008.  The 
University renewed the ITFS license, now under the EBS format in August, 2008, 
through August of 2018.  Simultaneously, the University assessed the market for 
the license, as the original lease to Teton Wireless, which had since been 
acquired by DBC, was set to terminate with the expiration of the original FCC 
license.  After determining that the market warranted a sole source process, the 
University extended the existing lease with DBC through the end of 2008, 
pending negotiation of a new lease.  Herein, the University is seeking approval of 
the new lease, which will be with Digitalbridge Spectrum Corporation (DBSC), a 
wholly owned subsidiary of Digital Bridge Communications Corp. (DBC).    
 
The new lease represents a migration from use of ITFS capacity for television 
transmissions to use by an Internet Service Provider. This lease will allow us to 
utilize the bandwidth for delivering class materials from the Idaho Falls campus to 
our students in the area and around the country. Current Internet connectivity for 
the University of Idaho at Idaho Falls returns back through the main campus in 
Moscow through two T1 lines. This lease will allow the Idaho Falls center to have 
a local connection for our students to access class content including streaming 
video, faculty web pages, and a course management system to help instructors 
to distribute classroom materials to their students. We will also be able to setup a 
couple of student project servers to allow students to share information about 
their projects. The financial rewards of this agreement, described below, will help 
us to gain much needed bandwidth through the Idaho Regional Optical Network 
(IRON) project.  
  

IMPACT 
The financial terms are set out in Sections 4.1, Annual Royalties, and Section, 
4.2 Inducement Royalty Payment. The terms include an initial inducement 
payment of $30,000 upon the FCC’s approval of the Long Term Lease 
Agreement, and an annual royalty of $22,144, which is prorated for 2008, and in 
future years scaled to increase based on the Consumer Price Index.  Combined, 
the total potential revenue for this license over its initial term of 15 years, plus the 
renewal term of 15 years, for a total potential 30 year term, is in excess of 
$600,000.  
 
The revenue generated from this lease primarily will be used for information 
technology improvements at the University of Idaho at Idaho Falls.  Such 
improvements include improving bandwidth and local connectivity to the IRON 
project, which is necessary for the University of Idaho at Idaho Falls to be an 
integral part of the research going on in the Idaho Falls area.   

 
ATTACHMENTS 

Attachment 1 – Proposed Lease Page 5  
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STAFF COMMENTS AND RECOMMENDATIONS 
According to the University, the thirty (30) year lease is necessary because 
companies seeking to deploy networks in the EBS band require the longest 
possible lease terms in order to make the investment in building the network, 
subsidizing development of a subscriber base, operating the system, and 
eventually obtaining a return on investment.  In the communication industry, 
whatever is the longest lease term allowed by the FCC becomes the de facto 
standard for term lengths.  The FCC began to allow 30 year terms in 2006, and 
virtually all leases being entered into now are 30 years. 
  
The market price is based on two factors – the population and household counts 
within the service area of the station, and the amount of competition for the 
lease.  In the case of the University of Idaho lease, the area served is relatively 
small in terms of population/household counts, and there is no significant 
competition among prospective wireless system operators driving up the price.  
The University believes this lease is within the expected range of fair market 
value for a market of this size.  
 
According to the University, various amounts of spectrum are available in 
different bands in various places across the US.  A commercial operator has to 
lease EBS spectrum, numerous individually negotiated leases are necessary to 
aggregate spectrum to run a system, the FCC requires a certain level of 
educational capacity reservation and use, and the leases run for set terms and 
then are at risk of not being renewed, etc.  EBS spectrum tends to go for 
considerably less than other spectrum bands on a per MHz/pop basis. DBC has 
acquired a spectrum position in this geographic area on EBS/BRS spectrum 
(BRS being the commercially licensed channels in this band), and it seeks to 
continue and augment that spectrum position in this band. 
 
This lease arrangement is advantageous to the University.  The University  
doesn’t have the resources to deploy a wireless broadband system on its own 
spectrum, and the coverage area of the University’s channels, by themselves, 
wouldn’t fulfill the University’s educational objectives.  One element of value of 
this lease is in obtaining access to DBC’s network that covers a wider area than 
the University could cover.   
 
According to the University, the University has facilities previously put into place 
by a predecessor of DBC that are capable of transmitting a single video signal to 
receiver sites.  These facilities, however, do not enable DBC or the University to 
provide wireless broadband service consistent with the FCC’s new rules for the 
EBS band or with the underlying intent of this license to move to wireless 
broadband service.  The facilities that need to be built out now are cellularized 
interconnected base stations and network control facilities that will provide wide 
area coverage for high speed two-way data services.  This will require DBC to 
build out at least these facilities by the FCC’s deadline of May 1, 2011, so that 
the University’s license can be preserved. 
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Staff inquired as to the methodology of increasing rates as outlined in Section 
3.9.  The University does not have any specific answer to this question.  DBC 
presumably will price its service in a manner to collect the greatest revenue 
consistent with developing and maintaining its customer base.   There are of 
course in some areas competitive alternatives to the DBC service (cable 
modems, DSL lines, etc.), and over time, the University expects that there will be 
new competitive alternatives that prevent DBC from raising prices 
indiscriminately (ie, LTE service by phone companies, broadband services by 
satellite companies, etc.) 
 
Section 7.3.f requires an education use review after fifteen (15) years and then a 
review every five (5) years.  This is a specific requirement of the FCC that, in 
leases over fifteen (15) years in length, there be a review of educational use at 
the fifteen (15) year point and each five years thereafter. 
 
Staff recommends approval. 
 

 BOARD ACTION  
A motion to approve the request by the University of Idaho to enter into a lease of 
its EBS FCC License to Digitalbridge Spectrum Corporation in substantially the 
same form as the attached lease and to authorize the Financial Vice President to 
execute all necessary related documents.   
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  
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UNIVERSITY OF IDAHO 
 
 
SUBJECT 

Progress Report on Idaho Center for Livestock and Environmental Studies 
(ICLES) – Information Item. 
 

REFERENCE 
October 2006 Regents approval of an additional Line Item for the 

Agricultural Research and Extension Service for FY 
2008 in the amount of $10 million General Funds, for 
a Research Dairy Facility.  

 
January 2007 Regents approval of the request by the University of 

Idaho to seek a one-time appropriation of general 
funds for Agriculture Extension Service for FY 2008 in 
the amount of $10 million from the Idaho Legislature, 
and to seek modification of the federal Morrill Act for 
the purpose of allowing the State of Idaho to apply 
real estate assets in the Agriculture College 
Endowment for acquisition real estate, buildings and 
fixtures for experimental farms and provide these 
assets to the University of Idaho for use as the 
endowment beneficiary.   

 
 April, 2007 Legislature appropriates $10 million for ICLES and 

joint ISDA/IDFG facilities – contingent upon revisions 
to Morrill Act to allow use of Ag Endowment assets, 
and requiring final recommendation from the 
Governor and approval from the Regents prior to 
release of funds. 

 
July, 2007 Congress passes revision to Idaho Admissions Act to 

allow use of Ag Endowment assets. 
 
January, 2008 Regents approval for planning expenditure and 

instruction to report on project progress at future 
meetings. 

 
April 1, 2008 Senate Bill 1498 passed by legislature and signed 

into law releasing the $10 million appropriation to the 
Board for application to the ICLES.   

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Section V.K. 
Construction Projects.   
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BACKGROUND/DISCUSSION 
 As part of the Regents’ approval for expenditure of planning funds, the University 

was instructed to report on the progress of the ICLES project at future meetings 
of the Regents. The University will update the Regents on the progress of the 
ICLES project to date.   

 
IMPACT 

This will be an informational item only.  There will be no fiscal impact.   
 

BOARD ACTION  
 This item is for informational purposes only.  Any action will be at the Board’s 

discretion. 
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LEWIS-CLARK STATE COLLEGE 
 
 
SUBJECT 

LCSC is negotiating to purchase a privately-owned residence facility  
 
REFERENCE  

October 2004 LCSC informed Board of shortage of residence hall 
space for Lewiston campus. 

December 2004 Board asked for needs analysis and competitive RFP. 
January 2005 Board asked LCSC to explore possibility of private 

enterprise building new residence halls, and/or 
advantages of self-financing without a lease. 

March 2005 Board approved sale of tax-exempt bonds to fund the 
construction of a residence hall; however, at Board 
request, LCSC postponed action until private firms 
had time to develop proposals. 

October 2005 After LCSC was contacted by two firms (each 
proposing to fund and build a residence hall), the 
Board approved the sale of lots to provide land for 
private development of (College Place) residence hall. 

June 2006 Board approved management agreement for the first 
of two privately-developed residence halls (College 
Place) located adjacent to Campus on 4th St. 

November 2006 Board approved management agreement for the 
second of two-privately developed residence halls 
(Clearwater Hall) located in downtown Lewiston. 

April 2008 Board authorized LCSC to make offer to purchase the 
residential portion of Clearwater Hall for the lower of 
$3.8M or appraised value. 

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Sections V.I.1. 
through V.I.2. (“Acquisition of Real Property”) 
 

BACKGROUND/DISCUSSION 
 The builders and current owners [College Town Development Idaho (CTDI)] of 

Clearwater Hall (the new residence facility which opened for operations in August 
2006) on Main Street in downtown Lewiston, have asked LCSC to purchase the 
residential portion of the property.  The investors in this private development 
project incurred operating losses as a result of not having been able to lease the 
commercial space on the street level of the facility and lower-than-expected 
revenues for the residential portion of the facility.   

 
CTDI’s investors assumed that commercial space on the ground floor of the 
building would be fully leased almost continuously, generating revenues of over 
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$120,000 per year, and that the 117 bed spaces in the residence hall portion of 
the building would be full 12 months each year.  In the two years since the 
building opened, no tenants have been placed in the commercial space, and 
occupancy rate in the upstairs residential units averaged less than 80% over the 
Fall and Spring semesters.  These lower-than-expected occupancy rates were 
due to a combination of factors including:   

1) Problems with missing or non-functioning equipment/services when the 
facility opened for its first year of operation, and; 
2) The simultaneous addition of two new residence halls (College Place 
and Clearwater Hall) which created temporary overcapacity (an 
instantaneous increase of approximately 200 beds). [This temporary 
housing glut was unanticipated—the College had experienced significant 
housing shortages in the 3-year period prior to the opening of the two new 
privately-developed halls—a period in which dozens of spillover students 
were housed each year under contract at the local Red Lion hotel.]  

 
LCSC’s current management agreement with the owners has limited the 
College’s exposure to financial risk for facility operations.  LCSC foregoes a small 
management incentive fee when occupancy rates drop below 85%, while the 
owners bear the financial risk in the event commercial space and residential 
space revenues are lower than anticipated.  Because of near-term cash flow 
problems and difficulties securing long-term financing, the investors wish to sell 
the property. 
 
In January 2008, after the owners urged LCSC to purchase the facility, the 
College analyzed the potential costs and benefits of assuming direct ownership 
of the residential space.  LCSC suggested that, based on an analysis of the 
value of the property based on revenues/costs that the College would incur, a 
ballpark figure of $3.8M to $3.9M would likely be the maximum amount the 
College and its Board of Trustees could offer (significantly less than the $5.2M 
the owners’ believed the College could/should pay for the facility).  After 
additional discussion/analysis, the owners agreed to consider LCSC taking a 
$3.8M to $3.9M proposal to the State Board for the residential portion (top three 
floors) only. 

 
 On April 17, 2008, the Board authorized LCSC to make an offer of $3.8M—or the 

appraised value of the property—whichever was lower [LCSC’s appraisal was 
still underway at the time of the April Board meeting.]   

 
 LCSC’s appraisal for the property, received in mid-July 2008, estimated that the 

“as is” commercial value of the property to another potential investor was $2.8M 
(a weighted average of a $2.48M “income approach” value, a $2.925M “sales 
comparison approach” value, and a $3.745M “cost approach” replacement 
value). 
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 In accordance with the Board’s guidance in its April 2008 decision, LCSC 
subsequently offered (Atch 2) CTDI $2.8M for the residential portion of the 
facility.  CTDI rejected LCSC’s offer, pointing out that the College’s appraisal of 
the property reflected only the value another outside business would be willing to 
pay for the facility to take CTDI’s place and work with LCSC under the current 
arrangements and past demand rates—rather than the expected value to LCSC 
if it were to become the owner/operator.  The owners maintained that a $3.8M 
price would be a bargain in light of the costs the State would incur to obtain a 
new facility.  CTDI stressed that it had invested over $6.2M in the property.  The 
Nez-Perce County Assessor (in April 2008) placed a $3.8M value on the 
residential portion of the property.  In conjunction with its rejection (Atch 3) of 
LCSC’s offer, the owners provided a copy of their investment bank’s independent 
appraisal of the property (Key Bank appraisal excerpts at Atch 4)—which they 
maintained supported a value to LCSC of over $3.5M, plus $300K value added in 
light of LCSC’s future occupancy growth, for a total counter offer of $3.8M.  The 
owners contend that the value of the residential portion of the building, if LCSC 
were to assume direct ownership (rather than manage on behalf of some other 
investor group assuming CTDI’s limitations under the current management 
agreement), is $5.3M.     

 
 Structural Assessment:  LCSC hired a structural engineer to examine the 

condition of the premises.  Two significant areas requiring attention were noted:  
installation of missing grout in bearing plates supporting some of the steel 
columns for the structure to increase seismic resistance, and repairing 
(“tuckpointing”) the mortar on the bricks for some of the original masonry on the 
older section of the building.  LCSC’s portion of the associated repair costs are 
estimated to be less than $100K (and the more serious of the structural 
concerns, the repair of the bearing plates, has already been completed).   

 
 Financing:  The College has been working closely with financial advisors to 

analyze possible financing options for the purchase.  The College’s offer of 
$4.5M for the entire facility assumes an amortization period of 27 years, based 
on financing via a 4.9% secured note, with a balloon payment after 15 years.  
Potential revenues for the residential portion of the facility are projected at an 
80% average annual occupancy rate during the regular academic year over the 
life of the investment, with only token revenue projected for summer months.  
LCSC’s offer price includes purchase of all furniture (new condition) already in 
place in the facility.     

  
IMPACT 
 During the period of the owners’ financial difficulties, and despite high turnover of 

personnel at CTDI, the College has been able to sustain normal operations at 
Clearwater Hall. As of the time of writing, Clearwater Hall is full (over 90% 
occupancy), and there is a waiting list of students temporarily housed in make-
shift dorm quarters ready to move into the facility at the beginning of the Spring 
semester. Occupancy rates have increased over 19% compared to Fall 2007.  If 
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a suitable purchase arrangement cannot be worked out, LCSC students now 
living in (or programmed to backfill future openings in) Clearwater Hall may have 
to be relocated.  A timely purchase would minimize disruptions to LCSC students 
and recruiting efforts and would channel revenue streams immediately to LCSC.   

 
The Board strongly encouraged the private-public partnership approach as a 
method of quickly and inexpensively expanding residence space at LCSC.  A 
good faith effort to sustain this existing residence hall would help support LCSC’s 
students and the College’s relations with other partners and the local community.  
Acquisition of the downstairs space would eliminate potential coordination 
problems with future commercial tenants, and would provide LCSC with 
additional space to support expanding programs. 
 
If the Board approves LCSC’s request to offer $4.5M for the facility, and if the 
offer is accepted by the owners, the College will proceed immediately to secure 
financing to lock in favorable interest rates, under the approach outlined above.  
The College assesses that the purchase of the entire facility lies within the 
financial means of the institution and, under conservative assumptions, the 
business model would result in positive net cash flows to the College within 
approximately 10 years for the residential portion of the facility, and that 
acquisition of the 14,000 square foot first-floor space is a sound investment for 
approximately $800,000.  Ownership of the facility would enable LCSC to 
improve services for its growing population of student residents, decommission 
decrepit residence facilities, and improve utilization rates and quality factors for 
the College’s residential program as a whole.   
 

ATTACHMENTS 
 Attachment 1 – AGNW (“Sprute”) Appraisal (excerpt)  Page     7  

Attachment 2 – LCSC letter proposing $2.8M purchase price Page   47 
Attachment 3 – CTDI rejection and $3.8M or $5.1M counter offers Page   49 
Attachment 4 – Key Bank (“Lembeck”) Appraisal (excerpt) Page   55 
Attachment 5 – 10 year Financial Pro Forma  Page 135 
 

STAFF COMMENTS AND RECOMMENDATIONS 
The facility has over 90% occupancy, there is a waiting list of students, and 
occupancy rates have increased over 19% compared to Fall 2007.  It appears 
that the college needs this or a similar facility to meet student housing needs.  If 
this facility were lost to another buyer, it could cost LCSC between $5.25m and 
$6.9m to build a similar student housing facility.  It appears the purchase price of 
$4.5 million for the entire facility is favorable to building a new facility. 
 
Attachment 5 shows the 10-year financial pro forma for the residential portion of 
the facility.  This shows the revenues and full costing of the facility based on 80% 
occupancy.  Purchasing the commercial space would add an estimated $54k 
payment per year under a similar loan, but the purchase price of approximately 
$61 per square foot would be a benefit to the College. 
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Purchasing the residence and commercial space would give the College 
ownership of the land for unencumbered use by students, maintenance and utility 
needs.   
 
Staff recommends approval.    

 
BOARD ACTION  

A motion to approve the request by Lewis-Clark State College to offer $4.5M to 
College Town Development Idaho, for the purchase of Clearwater Hall; and, if 
accepted, to seek financing for the purchase through a secured note, subject to 
future Board approval of finance terms. 
 
 
Motion by ______________ Seconded by ____________ Carried Yes ___No___  
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Appraisal Group NorthWest 
Real Estate Appraisers & Consultants 

 

1225 N. Argonne Rd., Suite B· Spokane Valley, WA 99212 

 
June 6, 2008 
 
Kent Kinyon 
Controller 
Lewis-Clark State College 
500 8th Avenue, Controller’s Office 
Lewiston, ID  83501 
 
RE: Complete Appraisal-Summary Report 
 Clearwater Apartments 
 402-418 Main Street 
 Lewiston, Idaho 
 
Dear Mr. Kinyon: 
 
At your request, I have analyzed the real property referenced above to estimate the market value of the 
Fee Simple Interest as it appeared on April 15, 2008, the date of inspection.  This appraisal is described 
in detail in the attached Complete Summary report that consists of 44 pages and Addenda. 
  
This appraisal report has been prepared in accordance with the Standards of Professional Practice and 
Code of Ethics of the Appraisal Institute, the Uniform Standards of Professional Appraisal Practice of 
the Appraisal Foundation and my interpretation of the current reporting requirements of federally 
regulated lending institutions.  No required approach was omitted and the analysis developed for each is 
adequate.  
 
On April 8, 2008, and at other times since, I personally inspected the subject property and investigated 
the market for this type of property and other pertinent facts affecting value.  The subject property is a 
two and three story, ±34,314sf, 32-suite student housing facility with 117 bedrooms above a main floor 
of commercial space on a ±19,500sf useable site in downtown Lewiston.  I have also talked with well-
informed brokers, other appraisers, assessors and other property owners in the community for the 
purpose of forming an opinion of value. 
 
I have prepared an opinion of the market value as of the date of inspection.  Based on my examination 
and study of the property and the market, and subject to the assumptions and limiting conditions 
contained in this report, the estimated market value of the Fee Simple Interest in the subject property is 
$2,800,000, “AS IS” with $2,600,000 attributed to the real property and $200,000 for the furniture, 
fixtures and equipment.  
 
Respectfully, 

 
Michael J. Sprute, MAI 
Idaho State Certified General Appraiser 
Cert.  No. CGA-163 
  

(509) 324-3555 • FAX:  (509) 534-2021 
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SUBJECT PHOTOS 

View Southeast of the older west half from Main Street 

View southeast of new 4-Story building from Main Street 
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SUBJECT PHOTOS 

View southwest from 5th Street and Main Street 

View westerly from across 5th Street 
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SUBJECT PHOTOS 

View northerly from the 5th Street hill. 

View north of the new building from the top of the steep hill to the south. 
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SUBJECT PHOTOS 

View northerly of the older building from the steep hill to the south. 

View west along Main Street from east of 5th.
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SUBJECT PHOTOS 

Typical bathroom 

 Shower/toilet area      Typical shower
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SUBJECT PHOTOS 

Common area in central core by the elevator. 

Laundry room. 
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SUBJECTPHOTOS

Study Room 

Maintenance Room 
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The following Complete Appraisal, Summary Report is intended to comply with the reporting 
requirements as set forth under standards rule 2-2(b) of the Uniform Standards for Professional Appraisal 
Practice (USPAP).  It contains an adequate discussion of the data, reasoning, and analyses that were used 
to develop the opinion of value.  It also includes an adequate description of the subject property, the 
property’s locale, the market for the property type, and the appraiser’s opinion of highest and best use. 
All data, reasoning, and analyses used to arrive at an opinion of value are contained in this report.  The 
depth of discussion is sufficient for the need of the client, and for the intended use as stated herein.

This report is prepared for the sole use and benefit of the client and is based, in part, upon documents,
writing, and information owned and possessed by the client.  Neither this report, nor any of the 
information contained herein shall be used or relied upon for any purpose by any person or entity other 
than the client. The appraiser is not responsible for the unauthorized use of this report. 

CLIENT: Lewis-Clark State College 
Kent Kinyon, Controller 

PROPERTY APPRAISED: Clearwater Apartments, 117 cluster style bedrooms in 32 suites
above a main floor retail space not included.

PROPERTY LOCATION: 402 & 410 Main Street, Lewiston, Idaho 

PURPOSE OF THE APPRAISAL: Estimate Market Value AS IS. 

INTENDED USE OF THE APPRAISAL: Purchase & Mortgage Loan Considerations. 

PROPERTY RIGHTS APPRAISED: Fee Simple Interest

IMPORTANT DATES: 
Date of Inspection: April 8, 2008 
Date of Report: June 24, 2008 

SITE DESCRIPTION: 
Size: ±39,100sf gross with ±19,500sf useable. 
Access: Good frontage on Main Street and 5th Street. 
Topography: Nearly level for the building site to a very steep hillside. 
Zoning: Commercial in Lewiston. 

IMPROVEMENT DESCRIPTION: 
Type & Construction: Average to good quality, wood and steel frame with 

concrete, brick and dryvit exterior.

Size: 34,314sf gross on two and three floors.  117 bedrooms, 32 
suites.

Year Built: West half built in 1910 and remodeled in 2006. East half 
is new in 2006. 

Quality & Condition: Average to good quality and condition. 

HIGHEST and BEST USE: College apartments as developed. 

402-418 Main Street, Lewiston Appraisal Group NorthWest        Page 10 
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

SUMMARY OF CONCLUSIONS 

LAND VALUE: 
Size 32 UNITS
Rate/Unit $10,000
Indicated Value, Rounded $320,000

COST APPROACH 
Total Cost New ±34,314sf @ $143.20 $4,913,940
Depreciation from all Causes 1,474,180
Depreciated Cost $3,439,760
Land Value $320,000
Total Indicated Value, Rounded $3,745,000

INCOME APPROACH: 
Total Effective Gross Income $402,358
Expenses $201,001
Net Operating Income $413,712
Overall Capitalization Rate 7.50
Indicated Value $2,551,513
Less Adjustments $70,000

Income Approach Conclusion, Rounded $2,480,000

SALES COMPARISON APPROACH: 

Price/Unit:  $85,000 x 32 $2,720,000
Price/sf:  $80.00 x 34,314 $2,745,000
Price/Bedroom:  $25,000 x 117 $2,925,000
Effective Gross Income Multiplier:
  8.25 x $402,358 $3,320,000

Sales Comparison Approach Conclusion, 
Rounded

$2,925,000

“AS IS” VALUE CONCLUSION $2,800,000

EXPOSURE PERIOD ESTIMATE: 
MARKETING PERIOD ESTIMATE: 

Critical Issues & Important Considerations 

The subject property is the second through fourth floors of a three and four story facility built in 2006 
with about 13,350sf of lobby and retail on the main floor.  There has not been a condominium
declaration or documents prepared for transferring the ownership of these upper floors.  This appraisal 
assumes that the final condo documents will include the basic areas outlined in this report with common
area access to the main floor lobby/elevator/stairwell area.   There are no atypical appraisal problems,
except that this type of facility rarely sells.  This appraisal assumes that there is no significant hazardous 
contamination and the opinions of value are predicated on a “clean” site.

Delineation of Title 

In 2004-05, Clearwater Historic Development, LLC acquired 402 Main, a three-story brick building 
know as the Adams Building and 410 Main, a vacant parcel that had been developed with a three story 

402-418 Main Street, Lewiston Appraisal Group NorthWest        Page 11 
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

building that was destroyed by fire.  Clearwater designed, remodeled and built the existing buildings in 
2006.  On April 26, 2006, the subject parcels were transferred to College Town Development Idaho, 
LLC by Quit Claim Deed. 

Purpose and Intended Use 

The purpose of this appraisal is to estimate the market value of the fee simple interest in the subject 
property "As Is" on April 8, 2008.  The function and intended use of this appraisal is to provide the 
client with value estimates as a basis for purchase and collateral loan purposes.

Real property includes the interest, benefits and rights inherent in the ownership of physical real estate, 
subject to the four powers of government; that is, taxation, eminent domain, police power and escheat. 
A fee simple estate is an estate without limitations or restrictions.  A leased fee estate is a property held 
in fee with the right of use and occupancy conveyed by lease to others. 

Scope of the Analysis 

To estimate the market value of the fee simple interest in the subject parcels, I have investigated the 
market in which the subject is situated and attempted to identify and analyze all relevant data that may
affect or indicate property value.  These data include economic and demographic trends, comparable
sales data, absorption rates, rental information including vacancy and expenses, and significant rates 
and ratios relating to value.  In my research, I interviewed sellers, purchasers, brokers and other 
individuals familiar with value, sales and trends in the market.

In developing this appraisal, I have attempted to be aware of, understand, and correctly employ the 
recognized methods and techniques necessary to produce a credible appraisal.  Each appraisal 
generally includes the Cost Approach, Sales Comparison Approach and Income Approach to Value. 
This is a complete summary appraisal that includes a sufficient analysis of the Cost, Sales and 
Income approaches.

I performed a physical inspection of the subject property, including the site and exterior and interior of 
the improvements.  The local and regional market was surveyed and researched for data and factors that 
relate to and impact the value of the subject property.  The local and regional market was investigated 
and researched for similar comparable sales and rental data so that an estimate of value by the Sales 
Comparison and Income Approaches could be made. When possible, sales data were verified by the 
buyer, seller, or broker.  A rental survey was also made to identify both market rent levels and 
vacancies for the Income Approach.  In my opinion, the complete appraisal process per USPAP 
requirements was performed.

For the purpose of this assignment, I have considered the Cost, Income and Sales Comparison
Approaches to Value.  I have gathered data from the Cities of Lewiston and Clarkston, Nez Perce 
County, State of Idaho, various brokers and sales people, as well as buyers and sellers in the county in 
order to compile sufficient information from which to form an opinion of value on the subject property. 

Definition of Value 

Market Value is defined 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 is the consummation of a sale as of a specified date and the passing of title from seller to 
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CLEARWATER APARTMENTS
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buyer under conditions whereby: 

1. Buyer and seller are typically motivated;
2. Both parties are well informed or well advised, and both acting in what 

they consider their own best interest; 
3. A reasonable time is allowed for exposure in the open market;
4. Payment is made in terms of cash in United States dollars and in terms of

financial arrangements comparable thereto; and 
5. The price represents the normal consideration for the property sold, 

unaffected by special or creative financing or sales concessions granted 
by anyone associated with the sale.1"

Conformity with the USPAP and Competency Provision

This appraisal has been developed to conform to the Uniform Standards of Professional Appraisal 
Practice (USPAP) adopted by the Appraisal Standards Board of the Appraisal Foundation, and with the 
Standards of Professional Practice and Code of Ethics of the Appraisal Institute.  I have not departed 
from the USPAP.  The appraisal is reported in a summary format.  In my opinion, all significant 
information necessary to reach a reasonable value conclusion has been disclosed in the report. 

I am familiar with the appraisal of this type of property and with the locale in which the subject is 
located.  I believe I have sufficient education and experience to appraise the subject property.  I have 
not appraised any similar apartment style cluster housing, however, I have appraised college apartments
over the last eight to ten years.  I have researched the market for sales and consulted other 
knowledgeable appraisers regarding the appraisal of similar facilities.  Consequently, I found no need to 
take special measures to conform to the competency provision of the USPAP. 

No information that was required or considered necessary for the completion of the appraisal is 
unavailable.  Adequate information was gathered from which to form an opinion of value.  However, if 
in the future additional pertinent information becomes available, I reserve the right to consider the 
information and its impact on the value estimated herein.  Such review and consideration may be at an 
additional fee. 

Reasonable Exposure/Marketing Period 

The exposure period is the length of time the subject property would have been offered for sale prior to 
the date of the appraisal at a price that would have resulted in a sale at the estimated value on the date of
the appraisal.  The marketing period is the time required for the sale of the subject property as of the 
date of value, recognizing its characteristics and the market conditions.  The subject property is of a size 
and quality that would be attractive to many investors.  It is located in an attractive downtown area with 
good exposure and access.  Most of the sales used in the Sales Comparison Approach were of 
comparable properties with an exposure /marketing time of generally less than one year. 

1
Office of the Comptroller of the Currency under 12 CFR, Part 34, Subpart C-Appraisals, 34.42, Definitions (f).
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The subject parcels are located in the central downtown area of the city of Lewiston in the Lewis-Clark 
Valley, which is bisected by the Washington and Idaho borders formed by the Snake River.  The 
“sister-cities” of Lewiston and Clarkston are located on opposite sides of the Snake River, at its 
confluence with the Clearwater River in a deep valley formed by these two rivers.  Lewiston and 
Clarkston are located approximately 335 miles southeast of Seattle, 350 miles east of Portland, 211 
miles southwest of Missoula, 271 miles northwest of Boise, and 114 miles south of Spokane.  Lewiston 
is the county seat of Nez Perce County. Clarkston is located in Asotin County, and the city of Asotin is 
the county seat.

The Lewis Clark valley, including Nez Perce County, ID and Asotin County, WA, has a combined
population of near 60,000 people.  Nearly 90% of the area’s population lives within the city limits of 
the two primary urban areas. The valley population has grown only about 1.5% over the last five years 
while the State of Idaho has grown 10.5%.  There has been little in-migration and expansion of the 
employment base.  However, unemployment remains fairly low with an average unemployment of less 
than 4%. 

Lewiston and the Moscow/Pullman area, located about 30 miles to the north, are rivals for regional 
shopping in North Central Idaho, Southeastern Washington, and the Northeastern Oregon area. 
Lewiston has long been the dominant supply and financial center of the region, however, in recent 
years, Moscow/Pullman has proven serious competition with two shopping malls.  A new shopping 
center, including a Payless Drug Store and a Safeway grocery store, was completed a few years ago in 
Pullman. Both communities have added Wal-Marts with the Lewiston-Clarkston Valley now having the 
only Costco.  Moscow and Pullman are the locations of the University of Idaho and Washington State 
University, respectively. 

The most important economic base to the Lewiston-Clarkston area in addition to the Potlatch 
Corporation is the most easterly extension of the Columbia-Snake Inland Waterway.  With the 
completion of the Lower Granite Dam in 1975, slack water navigation reached the area continuing to 
expand the economy and creating several ports.  The main products being shipped downstream are logs 
and grain from the Ports of Clarkston, Wilma and Lewiston.  Chips are being shipped to U.S. Ports of 
the West Coast, while logs are being shipped as far as the Orient.  Finished paper products from the 
Potlatch Corporation are also being shipped from Lewiston to ports all over the world. 

The major employer in the area is Potlatch Corporation with ±2,100 employees and a pulp and paper 
mill located east of the Lewiston city limits.  Potlatch continues to operate two plywood mills at two 
other North Idaho locations.  It has shut down several sawmills in other communities in recent years; 
however, their pulp and paper mill remains profitable and is the dominant industry in the area. 
Regence-Blue Shield of Idaho employs ±1,000 in the region and ATK (formerly Blount/Omark),
employs ±680 and constructed a new plant in the Lewiston Orchards providing 40 new jobs.  Bennett 
Lumber Products (sawmill) is the largest employer in Clarkston.  St. Joseph Medical Center with ±808 
employees, Lewiston School District with ±710, Lewis-Clark State College with 720 and Clarkston 
School District with 350 employees are other large employers in the area. 

Recent additions to the retail market include Wal-Mart and Costco who each developed 155,000 square 
foot outlets respectively in Lewiston and Clarkston.  Other relatively recent projects have included a 
Big 5 Sporting Goods, Home Depot, Staples, and Petco.  Several banks, small retail centers and 
restaurants as well as a new Safeway have opened in recent years.  Though the new stores have created 
hundreds of jobs, many of them were simply transfers from the smaller retail outlets no longer able to 
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CLEARWATER APARTMENTS
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compete with these giants.  The demand for older/smaller commercial properties is less than the current 
supply, and a high vacancy rate, particularly among older buildings in secondary locations is occurring. 

The local economy is expected to be stable, with a slow growth pattern fueled by normal population 
increases.  The outlook for most secondary and older real estate is for limited demand in the short term
and a stable pattern over the long term.  Until the demand for goods and services increases to a level 
that will support the occupancy of the available space, the vacancy rates will remain relatively high and 
real estate sales and leases will continue at a sluggish pace. 

NEIGHBORHOOD DESCRIPTION 

Neighborhood Map 
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MSN Aerial looking South. 

The subject properties are located at the southwesterly corner of Main Street and 5th Street near the 
core of the downtown area.  The “central business district” is that area south of the Clearwater River 
from roughly a few blocks west of the Highway 12 bridge on the east to the Snake River on the west. 
This is a ±three to five block wide area running along the north side of a steep bluff upon which the 
remainder of Lewiston is constructed. 

The neighborhood is generally one to three story commercial facilities including general office, 
banks, general retail and some entertainment businesses such as lounges and restaurants.  The 
original commercial improvements were built in the early 1900’s with some construction in the 
1970’s and 1980’s.  There has been little new construction over the past ±20 years, although there 
has been some major remodeling projects.

Main Street is a one-way, two lane arterial through the westerly ±10 blocks of the downtown area, 
coupled with D Street, one block north.  Across 5th Street to the east of the subject is a two-story, 
multi-tenant, mixed use retail and office complex with street level entries on both levels from Main 
and F Streets.  In the block to the east is mostly two story buildings with mostly retail uses on the 
main floor and office uses above.  Across Main Street from the subject property is an older, two-
story brick building housing some Lewis-Clark State College outreach facilities.  Further west are 
one and two story retail and office buildings including some lounges and restaurants.

Because of the steep bluff south of the downtown area, north/south access to and through the area is 
limited to just a few streets including 5th Street, 8th and 14th.  The downtown streets are mostly two 
lane, with traffic lights at major intersections.  East/west access is via D and Main Streets and a 
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Dyke Bypass route along the Clearwater River.  The majority of the rest of the streets in the 
neighborhood are paved, two lane city streets with curbs and sidewalks.  All utilities are available 
throughout the neighborhood.  Electricity, natural gas and telephone service are provided by private 
companies.  Municipal water and sewer is available from the City of Lewiston.

The subject remodel and new construction is one of a very few new projects in the downtown area 
over the past ten years.  The downtown area is mostly older buildings with generally smaller retail 
users and office tenants.  Most new retail and restaurant construction has been along 21st Street and 
Thain Road in southeast Lewiston.  Recent construction has included a large Wal-Mart, Home Depot 
and similar facilities.

The downtown area remains a stable identifiable commercial district with a good mix of 
commercial, retail, office and service businesses.  It is the location of the County Courthouse 
complex, City offices and police department.  The general outlook is continued stability, but with 
slow to moderate growth.  There is a substantial amount of vacant storefronts in the downtown area, 
some of which have been vacant for a few years.  There has been little demand for space by new 
retail tenants because the new growth and development has been along 21st, Thain Road and other 
suburban arterials.  The downtown has been is a slow decline for decades with some changes to a 
lower intensity use for many buildings.  The population growth is projected at less than 1% per year, 
and it could be a few years before the present supply of commercial buildings in the downtown 
Lewiston area is absorbed.

PROPERTY DESCRIPTION 
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Size and Topography:  The subject site is an irregular parcel with ±198ft on Main Street and a 
maximum depth of ±260ft on 5th Street with a minimum width of ±155.02ft on the west.  The total 
site area is ±39,100sf, according to my measurements of the above plat map.  The useable area is 
±19,500sf because of the steep hillside in the south half of the site.  No soil survey was taken, but the 
site appears to be of a sandy clay loam with some rock outcroppings typical of the Lewiston area 
with no major construction problems evident in the surrounding, older buildings.  The property does 
not appear to be within a Federally Identified Flood Hazard Area and is in Zone C on FIRM 
CP1601040001B, effective 1/20/1982. 

Access:  Almost all of the entire useable area of the site is developed with the building improve-
ments with vehicle access off 5th Street at the southeast corner of the useable portion of the site.  If 
vacant, the parcel could presumably be developed with some vehicle access from Main Street.  Both 
Main and 5th are arterials providing the site with good access to most areas of Lewiston and 
Clarkston.

Services:  The City of Lewiston provides water and sewer service.  Refuse service; electricity, 
natural gas, and cable television services are available from private purveyors.  Police and fire 
protection are good with no public bus service currently available.

Hazardous Materials: No Phase 1 Environmental Site Assessment was provided for this appraisal. 
I am not qualified to detect or evaluate the inappropriate storage or disposal of hazardous material or 
products, although no suspicious containers or leaks were observed.  The client should seek a Level 1 
site assessment from a qualified provider if they so desire.  The appraiser’s conclusions of values 
assume that the property is free of any significant contamination.  I reserve the right to re-analyze the 
value conclusions if significant contamination is found.  Presumably any site remediation was done 
before the new building was constructed in 2006. 

Zoning: The subject parcels are zoned C-4, General Commercial in the City of Lewiston.  This zone 
allows a wide variety of commercial uses including retail sales and services, service stations, eating and 
drinking establishments, offices, banks and personal service uses.  The existing use is allowed under this 
zone.  Parking standards vary depending upon the use.  The subject property is within the boundaries of 
the Central Business District where parking requirements do not apply.  If not within the CBD, the 
subject facility would need 95 parking spaces. 

Easements and Encroachments:  A preliminary title report was not provided for this appraisal. 
Only the typical utility easements are assumed to encumber the subject parcels.  Based on a visual 
inspection of the subject parcels, there does not appear to be any easements or encroachments that 
adversely affect the subject's use and utility.  According to the plans furnished for this assignment,
some of the brick facing on the existing west building may be in the right of way for Main Street. 
This is not uncommon for old buildings in the downtown area. 

Assessed Valuation and Taxes: The subject parcels are assessed under Nez Perce County Assessor's
Parcel No.’s RPL0360029002AA, RPL 03600290010A and RPL0360029002BA.  The total current 
assessed value is $100,650 for the land and $4,153,921 for the improvements for a total of 
$4,254,571.  2007 taxes were $78,971.26.
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

Improvement Description

The westerly ±90ft of the subject property is improved with a three-story building constructed in 1910 
and formerly known as the “Adams Building”.  It has a concrete foundation and is of concrete, steel and 
brick construction with brick exterior walls.  It was remodeled in 2006 in conjunction with the 
construction of the new four-story building attached to the east.  Exterior windows were replaced with 
fixed, vinyl, double and single hung, thermo-pane with low e glass.  The interior second and third floors 
have mostly wood frame partitions with painted drywall walls and ceilings.  Interior finish is the same as 
the new building and described below.

The new structure has a reinforced concrete foundation, a steel frame and has a combination of brick 
veneer and hardi-lap siding for the second through fourth floors above a first floor of reinforced concrete. 
It has vinyl windows, with steel and safety glass exterior doors.  The roof is single ply membrane over 
tapered, rigid insulation up to R-38 on a steel deck.  Exterior walls have R-21 batt insulation.  The 
second floor is 6” composite concrete on a steel deck with steel floor joists. The third and fourth floors 
are 1.5” concrete on a plywood deck with wood TJI joists.  Interior construction is 6” metal stud partition 
walls with painted drywall walls and ceilings.  Floors are mostly commercial grade carpet with sheet 
vinyl in kitchenette and bathroom areas as well as the laundry area and some sealed concrete in storage 
and maintenance areas.

The interior of the old building is remodeled into two, four-bedroom suites and two, five-bedroom suites 
per floor with a laundry facility on the second floor and a study room on the third floor.  Each suite has a 
small common room with limited kitchenette of ±4ft or 5ft counter space, small refrigerator and wall-
mounted microwave.  The five bedroom suites have two bathrooms each with a 4ft and 5ft vanity, 36” 
square, fiberglass shower stall and toilet area. Each bedroom has a lock-off door, and motel style, 
electric, through-the-wall or ceiling mounted HVAC system.  Each floor has a handicap accessible 
restroom in the hallway next to the entry to the new building. 

The interior of the new building contains six, 4-bedroom, one bath suites and one 2-bedroom, one bath 
suite on the second floor and five, 4-bedroom, one bath suites and two, 3-bedroom, one bath suites on the 
third and fourth floors.  Each floor also has a one-bedroom, one bath suite for the resident assistant. All 
of the suites have a ±4ft vanity with single sink and about half of the suites have ±5ft feet of kitchenette 
counters and the others have ±4ft.  All have a 36” square, fiberglass shower stall and toilet area.  Each 
bedroom has a lock-off door, and motel style, electric, through-the-wall or ceiling mounted HVAC 
system.

The central common area between the two buildings has a lounge area, elevator access and stairwell. 
Each building has a second central stairwell providing access to Main Street for the old building and off 
the second level to the rear of the new building. 

Site Improvements: The buildings occupy most of the useable portion of the subject parcels.  There are 
retaining walls and chain link fencing along the south line of the useable portion.  There are four ft, six ft 
and 8ft wide sidewalks leading from the rear of the second floor of the new building and used as primary
pedestrian access to the complex.  There is also a small amount of lawn, crushed rock landscaped area 
and a concrete maintenance vehicle parking pad in front of a fenced dumpster area.
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

Quality and Condition:  The improvements are of average to good quality and appeal.  The existing 
building was completely gutted and rebuilt with new windows, insulation, electric wiring, plumbing and 
roof cover as well as new partition walls and interior finish.  The effective age of all of the improve-
ments is about two years. 

Functional Utility: The improvements have adequate functional utility for their intended use as student 
housing in conjunction with Lewis-Clark State College.  The floor plans are functional, although 
common area kitchenette/living rooms and toilet/shower areas are small.  Clearance is 3ft past the 
showers and 2.75ft in the toilet area.

Personal Property, Fixtures, and Equipment 

Each suite is equipped with a refrigerator, microwave, table and two chairs as well as single beds, 
small desks with chairs and wardrobe closets in each bedroom.  There is also common area furniture, 
washers and dryers in the laundry room and study room tables and chairs.  All of these items are 
needed for the facility to function as student housing and included in the valuation of the facility. 

Occupancy and Use of Subject 

The subject facility is leased to Lewis-Clark State College for use as student housing.  They lease 
only the second through fourth floors and access through the common lobby with elevator and 
stairwell on the main floor between the two buildings.  The lease will be discussed in the Income
Approach section of this report. 
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Site Topographic Plan 
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First and Second Floors (only lobby of first floor considered) 
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Third and Fourth Floor Plans
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

HIGHEST AND BEST USE 

Definition

Highest and best use is defined as follows:  "The most profitable and likely use to which a property can 
be put.  The opinion of such use may be based on the highest and most profitable continuous use to 
which the property is adapted and needed, or likely to be in demand in the reasonably near future. 
However, elements affecting value that depend upon events or a combination of occurrences that, while 
within the realm of possibilities are not fairly shown to be reasonably probable should be excluded from
consideration.  Also, if the intended use is dependent upon an uncertain act of another person, the 
intention cannot be considered." 

"That use of the land which may reasonably be expected to produce the greatest net return to land over a 
given period of time.  That legal use which will yield to land the highest present value; sometimes
called optimum use."2

The following tests must be passed in determining highest and best use.  The use must be legal.  The use 
must be probable, not speculative or conjectural.  There must be a demand for such use.  The use must
be profitable.  The use must be such as to return to land the highest net return.  The use must be such as 
to deliver the return for the longest period of time.

The Subject Parcels As Vacant

Physical Uses:  The useable area of the subject parcels is ±19,500sf with good frontage and visibility 
along Main Street at 5th Street in nearly the center of the downtown area.  A variety of uses are 
physically possible including most commercial uses of the surrounding properties.  Typical buildings in 
the general area are one to three stories with a scattering of older, taller buildings.

Legal Uses:  The subject parcels are zoned C-4, General Commercial under the current Zoning 
Ordinance.  This zone allows for a wide variety of commercial uses.  Surrounding uses include boutique 
retail, offices, banks and general commercial uses. 

Reasonable and Probable Uses:  Because of their size, location and accessibility, the most reasonable 
and probable uses of the subject parcels, if vacant, would be for development with two-story, mixed-
use, general commercial buildings with adequate access, landscaping and some parking.  This location 
is near the center of the downtown area of Lewiston.  There has been limited demand for new 
commercial and office uses in the general area with most new development outside of the downtown 
area partly due to a lack of onsite or adjacent parking in the downtown area.  Many of the typical 
downtown tenants, including commercial banks have moved to the suburbs.  The sites could 
accommodate a wide variety of mixed commercial uses.  Single or multi-tenant buildings of up to 
±55,000sf could be developed on four floors including parking.  One possible scenario would be to 
develop the ground floor with retail with the next two levels for parking and two levels of office and/or 
apartments above. 

Conclusion - Highest and Best Use as if Vacant:  In my opinion, the highest and best use of the 
subject parcels as vacant would be for single or multi-tenant, mixed use commercial buildings of two to 

2

American Institute of Real Estate Appraisers - Appraisal Terminology and Handbook 
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three stories.  Demand for new buildings has been slow with no new buildings in the last twenty or 
more years.  Most new construction has been to the southeast of the subject parcels along 21st Street, 
Thain Road and in the Orchards area.  It may be several years before a large mixed-use project would 
be feasible.  Unless a buyer with a specific use was found, the likely purchaser if the parcels were 
vacant would be a speculative investor willing to hold the parcels for future development.

The Subject Site as Improved

The subject parcels are improved with a three and four story development with retail space on the Main 
Street level and two and three levels of resident suites above.  This appraisal is only of the upper level 
resident suites.  The total gross area is ±34,314sf above a ±13,392sf first floor that is unfinished retail. 
There are 32 suites with 117 bedrooms.

Before the subject facility was constructed in 2006, Lewis-Clark State College, LCSC was having to 
rent rooms in the Red Lion Motel on 21st Street about 1.5 miles from campus.  Beginning in the fall of 
2003, the College rented 23 rooms with steady increases each fall to 47 rooms for the fall of 2005. 
During 2005 and early 2006, the subject facility was constructed along with the 88 bedroom, College 
Place located across 4th St from the campus.  This created an abundance of student housing.  The 
College has tried to balance occupancy between the two new facilities, but the overall occupancy rate 
for all student housing has declined to 85% to 88% for the fall enrollment and 64% to 66% for the 
spring semester.

Because two projects were built when only one was needed, the supply far exceeds the demand at the 
present time.  As a result, overall occupancy is less than desirable for both College Place and the subject 
Clearwater Hall.  Although the College may eventually remove some older facilities from the housing 
pool, overall occupancy will still remain below desirable levels for the next few years.  The College 
closed Talkington, a 95 room facility for the fall of 2006 that substantially helped increase occupancy 
for the subject and College Place and may close the 29 room Parrish House next year.  That would also 
boost occupancy for the subject by an average of 10 rooms per semester.  However, overall occupancy 
will still be below 60% because of the slow summer months.

The rental market in Lewiston is not very strong and there has been no new construction of large 
apartment complexes greater than 10 units for several years.  The College is unable to demand that 
students rent or reserve rooms during the summer months and is trying to increase occupancy by renting 
blocks of rooms for a variety of activities including sports camps, music camps and even family
reunions.  Occupancy during the summer months will be fairly slow for the next few years and may not 
approach 20% or 20 to 25 rooms per month for a couple of years.

In my opinion, the subject facility is a special use limited primarily to student housing because of its 
design and lack of additional onsite amenities such as parking.  Parking appears to be a limiting factor 
for the retail space on the main level that is not a part of this appraisal. The retail space has been 
offered for lease for two years and is still vacant.  It is competing with space along 21st and Thain Road 
that has adequate, drive-up parking for customers as well as employees.  Other buildings in the 
downtown area also appear to suffer from the lack of parking with vacancy levels higher than in the 
outlying areas.  Parking would also help if the subject student housing were to be converted to another 
use such as offices or senior housing.

In my opinion, it would not be cost effective to convert the subject facility from student housing to 
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senior housing.  It is possible to convert the units, however, the bathroom areas are too narrow for 
access by walkers, people with canes or wheelchairs.  The toilet areas are even narrower and would be 
tight for handicap rails or pull bars.  It would be expensive to remodel the bathrooms to be acceptable 
for elderly housing.  Most of the bedrooms are designed for a single bed and do not have built-in closets 
or room for additional furniture.  The community facilities needed for a senior housing facility would 
have to be constructed on the main floor of the subject building that is not a part of this appraisal. 
Senior housing generally has large community rooms, game rooms, exercise rooms and community
eating areas as well as a commercial kitchen.  These would all have to be developed on the main floor. 

It is beyond the scope of this appraisal to assess the demand for senior housing in downtown Lewiston. 
Lewiston is a retirement area for the surrounding farming communities in north central Idaho, but new 
facilities are mostly one-story and located in the suburban areas closer to new shopping areas and 
medical and dental offices.  A 42 unit facility was built in 2007 on Bryden.  The lack of convenient 
parking would again be a detriment for any senior facility that would be competing with new suburban 
facilities.  The small rooms and shared bathrooms would also be less than desirable.

There does not appear to be a strong demand for new office space in the downtown area, again, due in 
part to a lack of convenient parking.  It would be less expensive to convert the apartment suites into 
office suites.  Most of the suites could be utilized as they are with the living/kitchenette areas used for
reception and the bedrooms for private offices.  The restrooms would also not need to be upgraded 
because each floor has a handicap accessible restroom in the hallway.  The biggest drawback would be 
lack of demand for office space without convenient parking.  Also, office suites would be limited to the 
size of the existing apartment suites without substantial remodeling.  There would also be a lack of large 
executive offices without remodeling.

In my opinion, the subject is a special use facility limited to student housing in bedroom suites with the 
existing layout without substantial expense to convert to another use.  There does not appear to be a 
strong demand that would absorb ±34,314sf of office space or other uses that would be feasible. 

SUMMARY OF VALUATION ANALYSIS 

The subject property is the second through fourth floors of a two building complex connected by a 
common lobby/elevator/stairwell area.  No condominium declaration or other documents have been 
prepared, however, I assume that the necessary documents will be drawn to closely reflect the property as 
described.  Because the subject improvements are a two-year, special purpose facility, the Cost Approach 
is considered as an indication of the value before any deductions for being an over improvement.  Recent 
land sales have been analyzed to estimate the contributory value of the subject site for the subject 32 
units.  No sales of newer dormitories or apartment project similar to the subject were found in the 
Washington, Idaho or Oregon area.  I have uses sales of improved apartment properties in Moscow and 
Pullman in order to derive some indications of value by the Sales Comparison Approach was concluded. 
A rental survey was conducted to identify market rent, vacancies, and expenses, and to provide the basis 
to estimate the net operating income for the subject.  Capitalization rates were derived from the 
comparable investment properties, and a value estimate by the Income Approach was concluded. 
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COST APPROACH 

The Cost Approach normally involves estimating the cost new of the improvements and depreciation 
from all sources.  This is added to the estimated land value as if vacant and ready for development to 
its highest and best use.  Because this is a special use facility, the Cost Approach will be a primary
method in forming an opinion of value. 

LAND VALUE 

The market value of the subject site, as if vacant, is estimated by direct comparison with recent sales of 
land similar to the subject site in terms of physical and locational features, and Highest and Best Use. 
Since the subject property is valued as a condominium above retail space on Main Street, I have 
attempted to form an opinion of value of the contributory value of the land on a price per unit basis, 
based upon what a developer would pay to develop an apartment complex or senior housing center of 
similar size.

Only two sales of larger apartment complexes were found in the Lewiston area over the past two years. 
A 24, 920sf site at 5th & Linden was purchased for a 10 unit apartment in February 2007 for $85,000 or 
$8,500/unit.  A 140,575sf parcel at 906 Bryden was purchased in January 2007 for $425,000 for a 42 unit 
senior housing center or $10,119/unit.  A 10 unit apartment site of 48,730sf was purchased in May 2003 
at 1st Street and 19th Avenue for $95,000 or $9,500/unit.  A 66,952sf site at 230 Baker Street in Moscow, 
Idaho was purchased in March 2008 for $301,282 or $8,369/unit for a 36 unit apartment complex.

Land Value Conclusion 

The subject parcels are in a good location but not as good as some of the comparables for apartment
development.  The sales summarized above show a range of ±$8,500 to $10,100/unit for typical 
apartment projects in the Lewiston area.  In my opinion, a rate of $9,500/unit would be reasonable for the 
subject project.  This rate applied to the 32 units results in a value indication of $304,000.

IMPROVEMENT VALUE 

The subject project was reportedly constructed for a cost of ±$6,000,000 in 2005-06 including the 
±13,392sf main floor.  The total overall cost for the ±47,706sf was ±$125.77/sf including the land and 
site improvements.

The Marshall Valuation Service Cost Handbook indicates a current cost for an average quality, Class A, 
steel frame, dormitory facility similar to the subject with brick, steel or concrete panel exterior walls with 
some ornamentation, interior walls and ceilings of drywall and carpet floors, one bath per three students, 
and average electric service of $121.77 after allowances for local cost adjustments.  This description best 
fits the subject improvements.

A ±44,000sf, three-story, brick and steel, 160 bed dormitory is under construction at Whitworth College 
in Spokane at a reported cost near $7,000,000 or $159.09/sf.  This facility will include lounge areas and a 
large kitchen area as well as more bathrooms than the subject facility.  The cost is approximate and 
included demolition of two small, older dorms.  It is supportive of the cost indicated by the cost service. 

For this analysis, I have used a building cost of $120.00/sf including plans, engineering, permits and 
sewer connection.  This cost includes all soft costs except financing costs and developer's profit.
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The site improvements of paving, landscaping, sidewalks, fencing, retaining walls and exterior lighting 
have been added in at $100,000, which is about $2.91/sf including a pro-rata share of soft costs.  These 
costs are based on the Marshall Valuation Service and the known costs for local site improvements.

Entrepreneurial Profit & Financing Costs 

Entrepreneurial profit is the measure of a fee that a developer will earn upon the sale of an investment
property that compensates him for putting together the various elements required in a successful real 
estate investment project.  These elements include the acquisition of the land, construction of the building 
and the leasing of the project to appropriate tenants at a market rental rate.  In my opinion, 
entrepreneurial profit of 8% would be reasonable for the subject property.  Financing costs include 
interest during construction and the financing fee.  Based on a loan of $4,000,000 and a 6.25% interest 
rate, construction interest for one year is estimated at $250,000 and the financing fee at $60,000. 

DEPRECIATION

Depreciation may occur in three basis forms; physical, functional, or from external forces.  Physical 
depreciation includes such things as the age of the improvements, general wear and tear, and deferred 
maintenance.  This depreciation may be curable or incurable.  Functional obsolescence is present if the 
design and/or building characteristics are not well conceived or well utilized.  External obsolescence is 
when forces outside the subject property cause an adverse influence.  This could occur through depressed 
market conditions, certain legislative actions, neighborhood transitions, adverse adjacent property 
influences, or various other reasons. 

The subject improvements are about two years old and have been reasonably maintained with no extra-
ordinary wear or abuse noted on inspection.  Based on a normal economic life of ±40 years, physical 
depreciation of 5% would be reasonable for general wear.  The subject improvements are functional for 
their intended use as student housing with little wasted space and serviceable floor plans.  The bedrooms
are of adequate size, the bathrooms are utilitarian and the common areas are somewhat small but 
functional.  There is no basis for any additional charge for functional obsolescence in my opinion.

The subject facility was built at the same time that a competing facility was built with 88 rooms across 
from the College.  As a result, both facilities have suffered some economic loss due to an over supply of 
student housing for the next several years.  In the Sales Comparison Approach analysis, I have estimated
an adjustment of 25% for the economic loss.  This is primarily due to the vacancy in the units during the 
summer months, although, occupancy during the school year is also lower than the typical ±95% 
occupancy expected for competing apartment units.  Occupancy is expected to increase over the next few 
years and a long-term allowance for external obsolescence of 25% appears reasonable.
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Cost Approach Summary 

Cost New 
Building ±34,312sf @ $120/sf  $4,117,440 
Exterior Site Improvements Lump Sum $100,000

Total Hard Costs $4,217,440
Construction Interest and Financing $310,000
Developer’s Profit @8% $386,500

Total Cost New $4,913,940
Depreciation from all Causes @30% $1,474,180

Depreciated Cost $3,439,760
Land Value 32 units @ $9,500/unit $304,000
Cost Approach Value Indication $3,743,760

Rounded to $3,745,000

The indicated value by the Cost Approach is $3,745,000

SALES COMPARISON APPROACH 

The Sales Comparison Approach to Value is based on the premise that a knowledgeable purchaser would 
pay no more for a property than the cost of obtaining another equally desirable property of similar
functional utility.  To employ the Sales Comparison Approach, the market is researched for recent sales 
of improved properties similar to the subject.  These comparable sales are then compared to the subject 
for physical, functional, and economic differences. 

IMPROVED SALES 

To value the subject property via the Sales Comparison Approach, the general Inland Northwest area was 
researched for sales of similar, newer, student housing or dormitories.  I have researched the Eastern 
Washington and North Idaho area for sales of similar facilities.  My research included perusing national 
sales data basis including Costar and LoopNet, calling various other appraisers in North Idaho and 
Eastern Washington, as well as Assessor’s offices in several counties.  I was not able to find any 
comparable sales of similar dormitories or student housing.

In order to form some opinion of the value of the subject improvements, I analyzed eight sales of newer 
apartment complexes in the Moscow, Idaho and Pullman, Washington area.  These are larger college 
towns, home to the University of Idaho and Washington State University, respectively.  The apartment
market in both cities is generally driven by the demand for student housing.  As a result, I have analyzed 
the sales on a price per bedroom as well as the more traditional price per unit, price per square foot and 
gross rent multiplier.
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 SALES COMPARISON APPROACH SUMMARY

SALE 1 2 3 4 5 6 7 8
DATE 2/14/2008 1/1/2007 8/31/2006 8/10/2006 3/8/2006 1/15/2005 12/15/2004 4/29/2004
ADDRESS 1531&79 Lenter 1137 &53 A 1424-1536 621-703 Taylor 1435-43 100 NW 215-235 NW 705 N. Jefferson

Moscow, Id Moscow, Id Northwood Moscow, Id Northwood Terre View Terre View Moscow, Id
Moscow, Id Moscow, ID Pullman, WA Pullman, WA

SALE PRICE $1,350,000 $2,152,500 $1,726,700 $2,095,000 $1,300,000 $3,860,000 $1,105,000 $2,985,000
YEAR BLT 1995 2001 92-94 1997 1994 1992 1996 2003
# UNITS 24 24 36 23 24 60 14 40
# BEDROOMS 48 84 72 77 48 158 40 88
SIZE 20,640sf 27,360 32,400 23,416 24,000 61,570 14,948 39,509
P/UNIT $56,250 $89,688 $47,964 $91,087 $54,167 $64,333 $78,929 $74,625
P/BEDROOM $28,125 $25,625 $23,982 $27,208 $27,083 $24,430 $27,625 $33,920
P/SF $65.41 $78.67 $53.29 $89.47 $54.17 $62.69 $73.92 $75.55
EGRM 7.71 8.8 7.53 9.05 7.56 7.92 8.84 9.46
ADJUSTMENTS
MKT CNDTNS 1% 6% 8% 8% 11% 17% 18% 21%
AGE/COND 16.50% 6.00% 16.50% 12.00% 15.00% 16.50% 9.00% 0.00%
LOCATION -25% -25% -25% -25% -25% -25% -25% -25%

VALUE INDICATIONS
P/BEDROOM $26,181 $22,826 $23,871 $26,004 $27,329 $26,344 $28,101 $32,835
P/SF $60.89 $70.08 $53.04 $85.51 $54.66 $67.60 $75.19 $73.13
P/UNIT $52,362 $79,890 $47,743 $87,057 $54,659 $69,372 $80,290 $72,237
EGIM 7.71 8.8 7.53 9.05 7.56 7.92 8.84 9.46

SALES ANALYSIS 

All sales were of the fee simple interest and do not require adjustments for property rights or financing 
terms.  The sales are adjusted for seller contracts, below market financing, cash equivalency and 
conditions of sale.  The resulting analysis price is the basis for additional adjustments for differences in 
physical features.  Each sale has differing building sizes, number of units, bedrooms and bathrooms.  The
sales span a time period of about four years.  During this time, the market for residential income
properties has been relatively strong in Nez Perce County, North Idaho and Eastern Washington.  A 
market conditions adjustment of 5% per year was made for the sales.

The most significant adjustment is for the location of the subject facility in Lewiston where the 
occupancy rate is reduced because of the oversupply of student housing caused by the construction of 
two competing projects at the same time with nearly twice as many units as were needed, although the 
College did close a 95 room older dormitory to offset some of the oversupply.  During the first full year 
of occupancy, the subject facility averaged 45.7% for the 12 months to the end of August 2007.  Average 
occupancy for the nine-month school year was 61%. For the next nine months, the average occupancy 
was 61.7% through May 2008.  Occupancy during the school year should gradually increase over the 
next couple of years to ±75%.  The College has always had a problem with spring quarter enrollment and 
occupancy with a differential of ±20% to 25% between the fall semester and the spring semester for most
years from 2001 through 2008. (See chart and graph on Page 46) The differential has been narrowing 
over the last two years, declining from 38% to 48% in 2003 and 2004.

In my opinion, occupancy levels should stabilize at 85% average for the nine month school year within a 
few years and 25% during the summer months.  This would result in an average annual occupancy rate of 
70% compared to a ±95% average occupancy rate for the comparable sales.  I have used an adjustment of 
25% for location, which is the difference in the average occupancy rate. 
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

SALES COMPARISON APPROACH CONCLUSION 

The sales produced adjusted rates of $53.04/sf to $85.51/sf.  The subject has more bedrooms per unit 
and is larger than most of the comparables.  In my opinion, a value rate toward the high end of the 
range would be appropriate.  At $80/sf the 34,314sf of gross area has an indicated value of 
$2,745,120.  The sales produced a range of $47,743/unit to $87,057/unit.  At $85,000/unit, the 32 
units have an indicated value of $2,720,000.  The indicated range per bedroom was $22,826 to 
$32,835, with six sales indicating a narrower range of $23,871 to $28,101.  The subject has fewer 
bathrooms and less kitchen amenities than the comparables and a rate towards the middle of the 
range would be reasonable. At $25,000/bedroom, the indicated value for the 117 bedrooms is 
$2,925,000.  At an effective gross rent multiplier of 8.25, the stabilized effective gross income of 
$402,358 has an indicated value of $3,319,454.

In my opinion, the indicated value of the subject complex is $2,925,000 by the Sales Comparison
Approach.

INCOME APPROACH 

The Income Approach to Value is based on the premise that a knowledgeable purchaser would pay 
no more for the property than the cost of obtaining an equally desirable, similar property as an 
investment, providing similar risk and opportunities for return on and return of the investment.

This approach analyzes the value of the property through the eyes of a typical investor.  The gross 
income the property can generate is estimated by comparison with competitive properties. 
Deductions are made for expenses paid by the owner, resulting in an indication of net income.  Net 
income is then capitalized into a value estimate at a rate that is commensurate with the risks inherent 
with the ownership of the property. This approach is most appropriate where there is an active rental 
and investor-driven market for the type of property being appraised. 

Lewis-Clark State College (LCSC) has a management agreement with College Town Development
Idaho, LLC through the State of Idaho, acting by and through the State of Idaho Board of Education 
as Board Trustees for LCSC.  The initial term is 120 months (10 years) beginning August 23, 2006. 
The agreement contains a voluntary termination clause by providing the other party with written 
notice on or before March 1st of any year with termination on August 14th of the then applicable 
calendar year.

LCSC will manage the day-to-day operation of Clearwater Hall including collecting all rents, paying 
all bills and maintaining all areas except the first floor retail spaces.  The owner will pay real 
property and personal property taxes, real estate and liability insurance, and all utilities and will 
reimburse LCSC for all maintenance costs, except lawn mowing, trimming of shrubbery and other 
routine lawn maintenance.  LCSC uses their general facilities maintenance crew to maintain the 
subject property. 

The initial minimum monthly rent for the first lease year was $390/residence unit (bedroom),
inclusive of the cost of local telephone and basic cable TV in the common room of each pod and 
broadband internet service in each residence unit.  The rent has been renegotiated for 2007-08 to 
$365/residence unit except for $335 for two small bedrooms and $395 for four large bedrooms.
LCSC owes rent on a unit if occupied on the first day of the month, regardless of whether a student is 
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

leaving.  The agreement provides for annual escalations of the minimum rent of not less than 3% per 
year, however, because of the vacancy rate in the project, this provision has not been utilized.

LCSC is to receive a management fee of 2% of rent installments paid if the amount is between 85% 
and 90% of potential gross rent, 3% if between 90% and 95% and 4% if 95% or higher.  At the 
current occupancy levels, no management fee is due.

There have been few management agreements similar to the subject.  College Place has an agreement
modeled after the subject agreement, according to LCSC staff.  There rental payment was $375/unit 
for fiscal 2008.  The units are slightly larger and located across from the college with some on-site 
parking.

Brewster Hall at Eastern Washington University in Cheney, Washington was constructed in 2002 and 
master leased to the University.  It is 4-stories with a main floor of retail and located on a secondary 
street in downtown Cheney, at 410 2nd Street, one block north of the main street.  It has 135 rooms of 
similar construction to the subject.  Eastern is a much larger campus with enrollment over 7,500. 
The 2009 school year rate for Brewster Hall is $527.89/month.

Vacancy

For the first nine months of occupancy, the average occupancy was 61.0% with no summer
occupancy leaving a 12 month occupancy rate of 45.7% with the fall semester at 78.0% and the 
spring at 47.4%.  For the past nine month school year, the occupancy level increased slightly to 
61.7% with overall 12 month occupancy at 46.3% if no activity during the summer months.  If 
summer occupancy averages 15 rooms per night, overall occupancy will increase to 49.5%. 
Occupancy during the school year should gradually increase over the next couple of years to ±75%. 
Fall semester occupancy was 73.3% and the spring 2008 semester was 52.5%, after allocating 60 
rooms for May. 
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

Room Occupancy per LCSC 

Lewis-Clark Residence Halls with average semester occupancy. 
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

Fall Semester Enrollment

The residence halls have had fluctuating occupancy over the past six years with gradually increasing 
levels peaking when the College had to lease rooms from the Red Lion until the subject property and 
College Place were built in 2006.  In 2006, the College closed the ±95 room Talkington Hall and is 
considering closing or selling Parrish Hall eliminating another 29 rooms.  This would increase 
occupancy in College Place and Clearwater Halls.

Enrollment has gradually been increasing over the past six years.  The total enrollment includes the 
Coeur d’Alene, Idaho center with 367 in 2005, 358 in 2006 and 341 in 2007.  Lewiston enrollment
was 3,084 in 2005, 3,036 in 2006 and 3,271 in 2007.  Overall FTE enrollment has increased ±1% 
annually over the last four years. 

In my opinion, a long-term vacancy and collection loss allowance of 30.0% would be reasonable for 
the subject property.  This is equivalent to an occupancy rate of 95% for the fall semester, 75% for 
the spring semester and 25% for the summer months.  Occupancy for the spring semester has always 
been a problem with a differential of up to 38% to 40% in 2002 and 2003 declining to 21% and 22% 
in 2006 and 2007.  It is possible that spring enrollment will continue to increase, however, I have 
already projected a healthy increase in summer usage that will be hard to achieve in the next few
years.  In the following summary, I have projected stabilized occupancy of 70% in about two years. 

Expenses/NOI

I have been furnished with the income and expenses for the subject property for the last 2-plus years 
and have included them in the Addenda.  I have included professional management expenses at 
5.0%, which is not currently being charged.  Professional management fees for apartment projects 
are generally from 5% to 7%.  A more competitive rate may be around 6%, however, with the 
changes taking place and the higher than normal vacancy rate, a rate of 5.0% appears reasonable.
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

Current real estate taxes are $78,972 based on a total assessed value of $4,254,571 including the 
main floor retail space.  In my opinion, the assessed value for the subject portion of the project could 
be reduced because of the decreased occupancy projections.  I have estimated real estate taxes at 
$54,000 based on an assessed value of $2,900,000.  Personal property taxes are currently $5,262 
based on a value of $283,434 and have been included at $5,300.  Property and liability insurance has 
been estimated at 15¢/sf or $5,150. 

Water/sewer/garbage and electricity was ±$30,500 for the past twelve months and have been 
increased in the second and third years to account for the increased occupancy.  Elevator 
maintenance was estimated at $1,900, telephone and internet service at $29,0000 and cable TV at 
$11,170 but have only been increased at 2.5% because they are more fixed and do not fluctuate with 
occupancy.

Repairs and maintenance were less than ±$3,000 for the past twelve months because the project is 
nearly new.  I have used an allowance of 12¢/sf or $4,120 for normal repairs and maintenance.
Although there will be periodic replacement of some shorter life building components such as carpet 
and HVAC units, a replacement allowance has not been included.  Buyers of residential rental 
property know that these costs will occur and the allowance is reflected in the overall capitalization 
rate used, since the comparable sales do not include any allowance. 

Typical salaries and wages would be for an on-site manager during half of the working day and a 
half-time maintenance/repair employee.  I have allocated an expense of $24,000 for two part-time
employees including some benefits allowance.  I have included miscellaneous expenses of 
$2,400/year for audits, professional fees, etc. 

Direct Capitalization

Direct capitalization converts the estimate of net annual income into an indication of value. 
Capitalization rates are derived from comparable sales of similar grade investment properties that 
appeal to the same level of investor as the subject property.  The eight sales included had overall 
capitalization rates of 8.0%, 7.5%, 7.6%, 7.1%, 7.8%, 7.7%, 7.3%, and 7.3%, respectively.  The 
most recent sale indicated the highest rate.  Overall rates had been declining for the past few years 
but have begun to increase due to the changing economy and shortage of available money.  The 
recent national housing crisis has caused many traditional lenders to reconsider the types of 
properties they are willing to lend on.  Also, investors have turned to investments other than real 
estate, causing a further erosion of available money.  In my opinion, these sales support an overall 
rate of 7% to 8% as reasonable in the Lewiston area.  Rates for residential income property in the 
Kootenai County and Spokane County area have been closer to 7% with some below.  For this 
analysis, I have used an overall capitalization rate of 7.50%. 

Below is a summary of the Income Approach. 
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

CLEARWATER HALL
`` INCOME APPROACH SUMMARY

FIRST SECOND THIRD
YEAR/MO ANNUAL YEAR/MO ANNUAL YEAR/MO ANNUAL

GROSS INCOME
STANDARD ROOMS 110 $375 $495,000 $385 $508,200 $400 $528,000
SMALL ROOMS 5 $345 $20,700 $355 $21,300 $370 $22,200
LARGE CORNER 2 $405 $9,720 $415 $9,960 $430 $10,320

TOTAL GROSS INCOME-UNITS 117 $525,420 $539,460 $560,520

VACANCY & COLLECTION LOSSES 38.0% $199,660 33.33% $179,802 30.0% 168,156$

EFFECTIVE GROSS INCOME-UNITS $325,760 $359,658 392,364$
MISCELLANEOUS INCOME

DEPOSITS RETAINED $5,000 $5,750 $6,325
LAUNDRY $2,250 $2,588 $2,846
VENDING COMMISSI0NS $650 $748 $822

SUBTOTAL $7,900 $9,085 $9,994
TOTAL GROSS INCOME $333,660 $368,743 $402,358
EXPENSES

MANAGEMENT 5% 16,683$ 5% 18,437$ 5% 20,118$
REAL ESTATE TAXES 54,000$ 55,350$ 56,734$
PERSONAL PROPERTY TAXES 5,300$ 5,433$ 5,568$
PROPERTY & LIABILITY INSURANCE 5,150$ 5,279$ 5,411$
SALARIES & WAGES 24,000$ 24,600$ 25,215$
REPAIRS & MAINTENANCE 4,120$ 4,223$ 4,329$
ELECTRICITY & GAS 21,000$ 23,100$ 25,410$
WATER & SEWER 9,500$ 10,450$ 11,495$
CABLE TV 11,170$ 11,449$ 11,735$
TELEPHONE & INTERNET 29,000$ 29,725$ 30,468$
ELEVATOR MAINTENANCE 1,900$ 1,948$ 1,996$
MISCELLANEOUS 2,400$ 2,460$ 2,522$

TOTAL EXPENSES $184,223 $192,453 $201,001

NET OPERATING INCOME $141,537 $167,205 $191,363

OVERALL CAPITALIZATION RATE 7.50% 7.50% 7.50%

INDICATED VALUE 1,887,165$ 2,229,398$ 2,551,513$

The indicated value at stabilized occupancy in the third year is $2,551,513, rounded to $2,550,000. 
From this value, I have deducted the lost income less the 5% management of $47,335 for the first 
year and $22,950 for the second year or a total of $70,000, rounded to arrive at a current value of 
$2,480,000.
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CLEARWATER APARTMENTS
COMPLETE APPRAISAL-SUMMARY REPORT As of April 8, 2008 

RECONCILIATION & VALUE CONCLUSION 

Method Value Indication
Cost Approach $3,745,000
Sales Comparison Approach $2,925,000
Income Approach $2,480,000

In the process of analyzing income-producing properties, the Income Approach to Value is normally
given more weight than when analyzing owner-occupied properties.  Consideration should be given to 
this approach because this is a special purpose, student housing facility that does not have any good 
comparable sales from which to derive a value indication.  The sales used in the Sales Comparison
Approach were all of apartments in the university cities of Moscow, Idaho and Pullman, Washington.
The Effective Gross Profit Multiplier indication of $3,320,000 is higher than the Sales Comparison
Approach but lower than the Cost Approach.  The income and expenses derived were based on current 
expenses for the most part and appear to be reasonable.  The overall capitalization rate of 7.5% was 
bracketed by the sales used.  In my opinion, this approach should be given equal weight with the other 
two approaches.

The Sales Comparison Approach indication of $2,925,000 was derived by comparing recent sales of 
apartment complexes in the Moscow, Idaho and Pullman, Washington area.  This approach should be 
given supporting consideration in the final value estimate because the sales were not of college housing 
similar to the subject, although the analysis on a per bedroom basis was reasonably reflective of the 
subject facility.  The price per unit indication of $85,000/unit or $2,720,000 and per square foot 
indication of $80/sf or $2,745,000 were on the high side of the adjusted range of the comparables but 
reasonably well supported.

The Cost Approach indication of $3,745,000 is an estimate of the cost new including soft costs and 
developer’s profit with an estimate of overall depreciation due primarily to the lower than typical 
occupancy levels compared to apartments.  This approach should set the lower limit of value if the 
project is successful.  The undepreciated cost should set the upper limit of value. 

In final analysis, I believe that all three approaches have some validity, however, the most weight should 
be given to the Income Approach indication.  Therefore, it is my opinion that the estimated market value 
of the fee simple interest in the subject resident student housing facility “As Is” is:

TWO MILLION EIGHT HUNDRED THOUSAND DOLLARS . . . . $2,800,000 
Including Fixtures and Equipment 

FIXTURES AND EQUIPMENT ALLOCATION

The value is allocated between real estate, furniture, fixtures, and equipment to comply with USPAP 
requirements.  The real estate is identified as the building improvements, asphalt paving, concrete, 
landscaping, land, etc.  The furniture, fixtures and equipment (F,F&E) are the common area 
furniture, beds, desks, wardrobe closets, refrigerators, microwaves, tables, chairs, etc. to furnish the 
complex for student housing.  The total new value of the FF&E is ±$285,000.  I have allocated the 
same depreciation of 30% to arrive at a current value of $200,000.  The allocation between real 
estate and fixtures is shown below. 
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“As Is”
Land, Building & Site Improvements $2,600,000
Furniture, Fixtures and Equipment $200,000

Total Indicated Value $2,800,000
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July 23, 2008 
 
 
 
Fred M. DiCosola  
College Town Development Idaho, LLC 
2222 Harvard Avenue East 
Seattle WA 98102 
 
Re: Offer for Clearwater Hall Residential Space 
 
Dear Fred:  
 
Following up on our recent discussions, this letter confirms that we are prepared to offer you 
$2.8M for the residential space in Clearwater Hall.  This offer complies with the guidance we 
received from our board of trustees (State Board of Education), stipulating that we could make 
an offer equal to the lower of $3.8M or the appraised value of the facility.  The $2.8M figure 
corresponds to the “as is” value conclusion in the recently-completed appraisal by Michael 
Sprute (Appraisal Group Northwest). 
 
We continue to be very interested in acquiring the residential space in the building as 
expeditiously as possible, and I look forward to your response.  
 
Please call if I can assist with additional information. 
 
Sincerely, 
 
 
 
Chet Herbst 
Vice President for Finance and Administration 
 
 
Cc:  Dene K. Thomas (President) 
 



BUSINESS AFFAIRS AND HUMAN RESOURCES 
DECEMBER 4-5, 2008 
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July 29, 2008      Via U.S. Mail & E-Mail with Attachment 
 
 
Chet Herbst 
Vice-President for Finance and Administration  
Lewis-Clark State College  
500 8th Ave  
Lewiston, ID 83501 
 
Re: Offer for Clearwater Hall Residential Space 
 
Dear Chet: 
 
Thank you for your offer of July 23, 2008.  Based upon the reasons outlined in our letter of July 16, 2008, as well as 
additional information provided herein, we cannot accept your offer price if $2.8 million. 
 
As a counter proposal, we offer the following three alternatives.  These alternatives are significant compromises on 
our part; and accordingly, they are offered in good faith, as a potential solution to the issues we have expressed to 
you in all of our meetings and correspondences to date. 
 
Purchase of Clearwater Hall Residential Space 
 
We will accept an “as is” purchase price of not less than $3.8 million for the residential space only; or 
 
Purchase of Entire Facility Including First Floor Commercial Space 
 
We will accept an “as is” purchase price of $5.1 million for the entire facility including the first floor commercial space; 
or 
 
Master Lease of Residential Space 
 
We will accept a master lease for the residential space as follows.  The lease rate shall be $28,000 paid monthly 
each and every calendar month.  The lease rate shall be triple net, and all taxes, utilities, insurance, telephone, cable 
and other related expenses specific to the residential space, shall be paid by the LCSC.  The term of the lease shall 
be five years, with three successive five year options to renew at the then-fair market lease rate. 
 
Justification for Counter Offer Purchase Price 
 
Low student occupancy rates comprise the sole reason for the discounted valuation of the Sprute appraisal.   The 
appraisal acknowledges that the current Management Agreement actually diminishes the value of the property; and 
the appraisal gives inadequate consideration to the fact that LCSC is capable of fully utilizing this space. 
 
The Sprute appraisal assumes that LCSC will experience little to no future growth.  Accordingly, 64 rooms are 
attributed value, while the remaining 53 rooms are rendered worthless due to low occupancy rates.   
 
LCSC has consistently stated that this property must be valued at its actual value to the college, as if the college 
were the owner.  The Sprute appraisal does not reflect such a situation.  In fact, if LCSC were to own the property, its 
pro rata share of property taxes should be deducted from expenses; and accordingly, $55,360 annually at a 
capitalization rate of 7.5%, or $738,133, must be added back to Income Approach valuation. 
 
Via e-mail, we have sent to you the December 17, 2007 Appraisal of Clearwater Hall, as performed by Lembeck 
Appraisal & Consulting, Inc. of Spokane, WA for KeyBank National Association.  Typical of appraisals performed for 
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banks, the bank instructed the appraiser to view the property from a conservative perspective.  You will find this 
document to be considerably more thorough than the appraisal performed by Sprute. 
  
The following is our comparison of the two appraisals.  Please note that both appraisers included the property taxes 
as expenses negatively affecting income.  We have re-adjusted the value as a separate line item notation, using each 
appraiser’s respective capitalization rate. 
 
Source Facility Residences Commercial 
    
Lembeck Appraisal Income Approach:    
Current Occupancy Rates:    
Value w/o Management Agreement $4,910,000  $2,986,124  $1,923,876  
Value with Management Agreement $4,510,000  $2,586,124  $1,923,876  
Stabilized Occupancy Rates October 2009:    
Value w/o Management Agreement $5,200,000  $3,276,124  $1,923,876  
Value with Management Agreement $4,800,000  $2,876,124  $1,923,876  
     
Lembeck Appraisal Income Approach Taxes Adjusted*:    
Current Occupancy Rates:    
Value w/o Management Agreement $5,701,432  $3,777,556  $1,923,876  
Value with Management Agreement $5,301,432  $3,377,556  $1,923,876  
Stabilized Occupancy Rates October 2009:    
Value w/o Management Agreement $5,991,432  $4,067,556  $1,923,876  
Value with Management Agreement $5,591,432  $3,667,556  $1,923,876  
* $61,000 property taxes added  to income at 7.75% capitalization rate   
    
Lembeck Appraisal Cost Approach:    
Cost to Replace $5,250,000  $3,999,697  $1,250,303  
    
Lembeck Appraisal Sales Comparison  Approach:    
Sales Comparison Valuation $5,480,000  $3,500,000  $1,980,000  
    
CTDI Actual Cost of Construction:    
2006 Actual Construction Cost Including Fixtures $5,770,000  $4,551,953  $1,218,047  
    
Sprute Appraisall Income Approach:    
Total Value "as is" under all current conditions including taxes  $2,480,000   
    
Sprute Appraisal Income Approach Adjusted for Taxes:    
Total Value "as is" with current conditions adjusting for taxes**  $3,218,133   
**$55,360 property taxes added  to income at 7.5% capitalization rate   
    
Sprute Appraisal Cost Approach    
Cost to Replace  $3,745,000   
    
Sprute Appraisal Sales Comparison Approach    
Sales Comparison Valuation  $2,925,000   

 
Various perspectives can be used to arrive at one single valuation number.  The two appraisals, collectively, provide 
more than enough data to arrive at a fair price.  Both appraisals utilize the same basic three approaches to value.  
And both appraisers admit that you cannot base value on any one particular number. 
 
Our counter-offer of $3.8 million is equally supported by both of these appraisals.  First we arrive at a base value of 
$3.5 million, by applying the following two formulas: 
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Valuation Formula One: 
 
The Lembeck appraisal values the residential portion at $3,777,556 using their “Income Approach Without 
Management Contract” value, adjusted for property taxes.  We feel that it is appropriate to use the “Without 
Management Contract” value because this best reflects an LCSC ownership situation.  The same is true with regard 
to deducting pro rata property taxes from the expenses.  The Sprute appraisal, adjusted for property taxes, indicates 
an Income Approach value of $3,218,133.  If you simply average these two appraisals, you arrive at a value of 
$3,497,845.  This supports the base value of our counter offer, and it utilizes only the conservative income 
approaches. 
   
Lembeck Income Approach w/o Management Agreement Adj. 
Taxes  $3,777,556  
Sprute Income Approach Adj. Taxes  $3,218,133  
     Average of Two Approaches  $3,497,845  

 
 
Valuation Formula Two: 
 
The Sprute appraisal arrives at one blended appraisal value, using a combination of Income Approach, Sales 
Approach and Cost Approach.  If we accept the ratios used by Sprute, of 38.8%, 30.6% and 30.6% respectively, and 
apply these ratio’s to each approach, equally averaging both appraisals, we arrive at a value of $3,500,000, once 
again, supporting the base value of our counter offer. 
   
Income Approach Valuation from Valuation Formula One  $3,479,845  
Avg. of Lembeck Cost Value & Sprute Cost Value  $3,872,348  
Avg. of Lembeck Sales Value & Sprute Sales Value  $3,212,500  
     Value Weighted 38.8% / 30.6% / 30.6% as used by Sprute  $3,500,000  

 
 
Finally, to this base value of $3.5 million, we must add back additional value to reflect the fact that this property 
provides LCSC with excellent growth potential.  This growth has already been projected by the college; however, 
neither appraisal gave consideration to this fact.  Clearwater Hall is not a 64 room facility.  It has 117 rooms, which 
LCSC expects to fill in the near future. 
 
Using the Sprute appraisal (page 50) value analysis based solely on income, the following chart accepts all expense 
assumptions, and calculates values under reasonable short term growth scenarios. 
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Current 

Occupancy 

75% Sem 
1&2 10% 
Summer 

85% Sem 
1&2 10% 
Summer 

100% Sem 
1&2 10% 
Summer 

      
Gross 
Income  $525,420 $539,460 $539,460  $539,460 
Vacancy  $199,660 $134,865 $80,919  $0 
Effective Gross Income $325,760 $404,595 $458,541  $539,460 
Miscellaneous Income $7,900 $9,085 $9,085  $9,085 
Total Gross Income $333,660 $413,680 $467,626  $548,545 
Expenses      
 Management $16,683 $20,230 $22,927  $26,973 
 Real Estate Taxes $54,000 $55,350 $55,350  $55,350 
 Personal Property Taxes $5,300 $5,433 $5,433  $5,433 

 
Property & Liability 
Insurance $5,150 $5,279 $5,279  $5,279 

 Salaries & Wages $24,000 $24,600 $24,600  $24,600 
 Repairs & Maintenance $4,120 $4,223 $4,223  $4,223 
 Electricity & Gas $21,000 $23,100 $23,100  $23,100 
 Water & Sewer $9,500 $10,450 $10,450  $10,450 
 Cable TV $11,170 $11,449 $11,449  $11,449 
 Telephone & Internet $29,000 $29,725 $29,725  $29,725 
 Elevator Maintenance $1,900 $1,948 $1,948  $1,948 
 Miscellaneous $2,400 $2,460 $2,460  $2,460 
Total Expenses $184,223 $194,247 $196,944  $200,990 
      
Net Operating Income $149,437 $219,433 $270,682  $347,555 
      
Overall Cap Rate 7.50% 7.50% 7.50% 7.50% 
      
Value With Property Taxes $1,992,493 $2,925,777 $3,609,093  $4,634,067 
      
Value Without Property Taxes $2,712,493 $3,663,777 $4,347,093  $5,372,067 

 
The Sprute appraisal’s Income Approach value of $2,480,000 assumes that Clearwater Hall will never surpass 70% 
occupancy.  This assumption is unreasonable and absurd.  As you can see, The Sprute Model returns a value $2 
million higher at 100% occupancy during the non-summer academic year, and nearly $3 million higher when property 
taxes are no longer paid. 
 
Based upon this information, we feel that we can reasonably and logically provide an argument which supports a total 
purchase price well over $4 million for the residential portion of this property.  In the interest of quickly resolving our 
differences with the college, and ending the continuing and mounting losses generated by this project, we are willing 
to value the property’s ability to meet the college’s future space requirements at only $300,000. 
 
 
   Base Value Derived From Appraisals: Valuation Formulas 1 & 2 Noted Above  $3,500,000 
   Value Added for Consideration of Property’s Ability to Meet Future Growth  $   300,000 
 
 TOTAL COUNTER OFFER TO PURCHASE RESIDENCES   $3,800,000 
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I hope we can both agree that it would be grossly unfair to set the college’s purchase price at a deeply discounted 
value, solely because the college itself has failed to maintain occupancy rates, and further failed to honor its own 
representations.  Had LCSC been capable of simply producing 53 additional students as renters, these residences 
would now be worth $4.6 million on the open market, and $5.3 million to the college. 
 
Please give careful consideration to our second alternative noted above, as this price for purchasing the entire facility 
is very well supported by the appraisals. 
 
We have provided the Master Lease alternative as a viable option, in the event that we cannot consummate a sale.  
This would be our “last resort” means of solving our current issues with LCSC, prior to initiating litigation and 
beginning the process of converting the building into a new use. 
 
Once again, we ask you to consider that our company has, as of today, invested $6,323,170 in this project.  And we 
did so, based upon the projections, promises and representations of Lewis-Clark State College.  This counter 
proposal to your offer constitutes a significant compromise on our part, and it offers you an opportunity to secure this 
property at an outstanding value, especially given its ability to generate profitability for the college. 
 
As time is critical, both in terms of your August board meeting, and in terms of the approaching Fall semester, we 
would appreciate your prompt reply.  
 
 
Respectfully, 
 
 
 
 
Fred M. DiCosola 
Managing Member 
College Town Development Idaho, LLC 
 
 
 
cc: Casey C. Colley; College Town Development Idaho, LLC 



BUSINESS AFFAIRS AND HUMAN RESOURCES 
DECEMBER 4-5, 2008 
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December 17, 2007 

Mr. Timothy Rietveld, MAI & VP 
KeyBank National Association 
601 108th Ave NE 5th Floor 
Bellevue, WA  98004 

RE: Clearwater Hall 
 402 - 418 Main Street  
 Lewiston, Idaho 
 KRETS No. KEYW-071015-7469-1 

Dear Mr. Rietveld:

At your request, we have prepared an appraisal and formed an opinion of the market value of the 
leased fee interest in the property located at 402 - 418 Main Street in Lewiston, Idaho.  The subject 
property is Clearwater Hall, a four-story, mixed-use facility, which comprises retail space on the main floor 
and student-oriented housing in the upper levels.  The student housing portion contains 117 bedrooms in 
32 units.   

Based on our investigation and analysis, and subject to the assumptions and limiting conditions contained 
within this report, we are of the opinion that the market value of the leased fee interest in the subject 
property is as follows: 

VALUE SCENARIO EFFECTIVE DATE VALUE CONCLUSION

Hypothetical Leased Fee Value Without Management Agreement

As Is: December 6, 2007 $4,910,000 

Upon Stabilization: October 6, 2009 $5,200,000 

Leased Fee Value With Management Agreement

As Is: December 6, 2007 $4,510,000 

Upon Stabilization: October 6, 2009 $4,800,000 

As will be discussed later in the report, the stabilized value of the subject is less than the value concluded in 
the previous appraisal of the subject that was completed for its construction loan.  Please see the Property 
History on page 16 of this report for a discussion of the influences that led to this reduction in value. 

The data and analysis leading to the conclusion are summarized in the attached self-contained appraisal 
report.  This report was prepared in conformance with the requirements of the Uniform Standards of 
Professional Appraisal Practice, in addition to those of KeyBank National Association. 

Sincerely,

Justin L. Stout  Jeffrey D. Lembeck, MAI 
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iii

C E R T I F I C A T I O N

We certify that, to the best of our knowledge and belief,... 

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

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

- We 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. 

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

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

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

- The appraisal was not based on a requested minimum valuation, a specific valuation, or the 
approval of a loan. 

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

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

- We have made a personal inspection of the property that is the subject of this report. 

- No one provided significant real property appraisal assistance to the persons signing this 
certification.

- As of the date of this report, I, Jeffrey D. Lembeck, have completed the requirements of the 
continuing education program of the Appraisal Institute. 

_________________________________ ________________________________ 
Justin L. Stout  Jeffrey D. Lembeck, MAI 

Idaho State Certified General Real Estate Appraiser 
  No. 332
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S U M M A R Y  O F  F A C T S  

PROPERTY NAME: Clearwater Hall

PROPERTY ADDRESS: 402 - 418 Main Street 
  Lewiston, Idaho 

CLIENT/INTENDED USER(S): KeyBank National Association

DATE OF INSPECTION: December 6, 2007 

DATES OF VALUATION:  

 As Is: December 6, 2007  

 Upon Stabilization: October 6, 2009 

DATE OF REPORT: December 17, 2007 

VALUE ESTIMATED: Leased fee 

CURRENT USE: Mixed-use building comprising retail on the main level 
and student-oriented housing in the upper levels.

HIGHEST AND BEST USE: The subject’s current use is representative of a highest 
and best use. 

SITE DESCRIPTION  

 Land Area: 36,984 SF, or 0.85 Acres  

 Usable Land Area: 14,130 SF, or 0.32 Acres  

 Zoning: General Commercial Zone (C-4), City of Lewiston 

 Lot Orientation: Corner 

 Topography: The north portion of the site is level, while the southern 
portion of the site is severely sloped upward from north to 
south.

IMPROVEMENT DESCRIPTION 

 Improvement Type: Completely gutted and remodeled three-story, brick 
building that was built in 1910 and a four-story addition 
of wood-frame construction with a brick veneer exterior 
that was built in 2006.

 Retail SF (GLA): 12,787 SF 

 Student Housing SF (NRA): 26,805 SF (117 Bedrooms) 
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E S T I M A T E S  O F  V A L U E  

HYPOTHETICAL STABILIZED LEASED FEE VALUE WITHOUT MANAGEMENT AGREEMENT

COST  APPROACH 

Replacement Cost New  $4,481,070 
Add: Developer’s O.H. & Profit @ 15% + $672,161 

Total Development Cost New  $4,153,231 
Less: Accrued Depreciation - $0 

Depreciated Replacement Cost  $4,153,231 
Add: Land Value (14,130 usable SF @ $6.50/SF) + $92,000 

   
Indicated Value Via the Cost Approach:  $$5,250,000

SALES  COMPARISON  APPROACH 

Living Units
Price Per Unit ($85,000/Unit x 32 Units) $2,720,000 
Price Per BR ($38,000/BR x 117 Bedrooms) (Rd) $4,450,000 
Effective Gross Income Multiplier (7.0 EGIM x $463,613) (Rd) $3,250,000 

Correlated Value of Living Units $32,500,000 

Retail Space
Price Per SF ($155.00/SF x 12,787 SF) (Rd) $1,980,000 

Total Value   
Value of Living Units  $3,500,000 
Add Value of Retail Space + $1,980,000 

Indicated Value Via the Sales Comparison Approach: $$5,480,000
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INCOME  APPROACH 

Direct Capitalization

Living Units
Potential Gross Income  $545,427 
Vacancy and Credit Loss @ 15% - $81,814 
Effective Gross Income  $463,613 
Operating Expenses - $220,426 
Net Operating Income  $243,187 
Direct Capitalization Rate ÷ 7.75% 
Indicated Value  $3,137,897 

Retail Space
Potential Gross Income  $153,444 
Vacancy and Credit Loss @ 5% - $7,672 
Effective Gross Income  $145,772 
Operating Expenses - $6,291 
Net Operating Income  $139,481 
Direct Capitalization Rate ÷ 7.25% 
Indicated Value  $1,923,876 

Total Value   
Value of Living Units  $3,137,897 
Add Value of Retail Space + $1,923,876 

Indicated Value Via the Income Approach: (Rd) $$5,060,000

MARKET  VALUE  CONCLUSIONS WITHOUT MARKET AGREEMENT   

Upon Stabilization (October 20, 2009)  $$5,200,000
As Is (December 6, 2007)  $$4,910,000
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 STABILIZED LEASED FEE VALUE WITH MANAGEMENT AGREEMENT

INCOME  APPROACH 

Direct Capitalization

Living Units
Potential Gross Income  $530,966 
Vacancy and Credit Loss @ 25% - $132,742 
Effective Gross Income  $398,224 
Operating Expenses - $171,471 
Net Operating Income  $226,753 
Direct Capitalization Rate ÷ 7.75% 
Indicated Value  $2,925,845 

Retail Space  $1,923,876 

Total Value   
Value of Living Units  $2,925,845 
Add Value of Retail Space + $1,923,876 

Indicated Value Via the Income Approach: (Rd) $$4,850,000

MARKET  VALUE  CONCLUSIONS WITH MARKET AGREEMENT   

Upon Stabilization (October 20, 2009)  $$4,800,000
As Is (December 6, 2007)  $$4,510,000
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E X T R A O R D I N A R Y  A S S U M P T I O N S  
A N D  H Y P O T H E T I C A L  C O N D I T I O N S  
1. The client has asked for an “as is” market value of the subject, assuming operation 

without the current management agreement between the subject owners and Lewis-
Clark State College.  Therefore, for the purposes of this value, it is a hypothetical 
condition of this report that the subject is operating without the aforementioned 
management agreement.  The client has also requested the “as is” value of the subject 
with the existing management agreement.  Therefore, after the reconciliation, the “as 
is” value of the subject will be analyzed under the existing management agreement.  
Thus the preceding hypothetical condition will not be in effect during the later analysis.

G E N E R A L  A S S U M P T I O N S  A N D  
L I M I T I N G  C O N D I T I O N S  

1. No responsibility is assumed for the legal description or matters involving legal or title 
considerations.  Title to the property is assumed to be good and marketable unless 
otherwise stated. 

2. The property is appraised free and clear of any or all liens or encumbrances, unless 
otherwise stated. 

3. Responsible ownership and competent management are assumed, unless otherwise 
stated.

4. The information furnished by others is believed to be reliable, but no warranty is given 
for its accuracy.

5. The appraiser has made no engineering survey of the property and assumes no 
responsibility for such matters.  Any maps, plans and photographs included in this 
report are for illustrative purposes only. 

6. It is assumed there are no hidden or unapparent conditions of the property, subsoil or 
structures that render it more or less valuable.  No responsibility is assumed for such 
conditions or for obtaining the engineering studies that may be required to discover 
them.  Subsurface rights, e.g. mineral or oil rights, were not considered in this report. 

7. It is assumed the property is in full compliance with all applicable federal, state, and 
local environmental regulations and laws unless the lack of compliance is stated, 
described, and considered in the appraisal report. 

8. It is assumed that the property conforms to all applicable zoning and use regulations 
and restrictions unless a nonconformity has been identified, described and considered 
in the appraisal report. 

9. It is assumed that all required licenses, certificates of occupancy, consents, and other 
legislative or administrative authority from any local, state, or national government or 
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private entity or organization have been or can be obtained or renewed for any use on 
which the value estimate contained in this report is based. 

10. It is assumed the utilization of the land and improvements is within the subject property 
boundaries and there is no encroachment or trespass unless otherwise stated. 

11. Unless otherwise stated in this report, the existence of hazardous materials, which may 
or may not be present on the property, was not observed by the appraiser.  The 
appraiser has no knowledge of the existence of such materials on or in the property.
The appraiser, however, is not qualified to detect such substances.  The presence of 
substances such as asbestos, urea-formaldehyde foam insulation, and other potentially 
hazardous materials may affect the value of the property.  The value estimated is 
predicated on the assumption that there is no such material on or in the property that 
would adversely affect its use or value.  No responsibility is assumed for such 
conditions or for any expertise or engineering knowledge required to discover them.
The intended user is urged to retain an expert in this field, if desired. 

12. Any allocation of total value estimated in this report between land, improvements, or 
any other fractional part or interest applies only under the stated program of 
utilization, and is invalidated if used separately or in conjunction with any other 
appraisal.

13. Possession of this report, or a copy thereof, does not carry with it the right of 
publication.

14. The appraiser, by reason of this appraisal, is not required to give further consultation 
or testimony or to be in attendance in court with reference to the property in question 
unless arrangements have been previously made. 

15. Neither all nor any part of the contents of this report (especially any conclusions as to 
value, the identity of the appraiser, or the firm with which the appraiser is connected) 
shall be disseminated to the public through advertising, public relations, news, sales, 
or other media without the prior written consent and approval of the appraiser. 

16. Any value estimates provided in the report apply to the entire property, and any 
proration or division of the total into fractional interests will invalidate the value 
estimate, unless such proration or division of interests has been set forth in the report. 

17. Any proposed improvements are assumed to have been completed unless otherwise 
stipulated; any construction is assumed to conform with the building plans referenced 
in the report. 

18. Any construction, alterations or repairs upon which the appraised value is contingent 
are assumed to be completed in a workmanlike manner. 

19. The forecasts, projections, or operating estimates contained herein are based on 
current market conditions, anticipated short-term supply and demand factors, and a 
continued stable economy.  These forecasts are, therefore, subject to changes with 
future conditions. 

20. Disclosure of the contents of this report is governed by the Bylaws and Regulations of 
the Appraisal Institute.
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21. The Americans with Disabilities Act became effective January 26, 1992.  The appraiser 
has not made a specific compliance survey and analysis of the subject property to 
determine whether it is conformity with the various detailed requirements of the ADA.
It is possible that a compliance survey of the subject property and a detailed analysis of 
the requirements of the ADA may reveal that the subject property is not in compliance 
with one or more of the requirements of the act. 

22. This appraisal report is prepared for the sole and exclusive use of the appraiser’s 
client, KKeyBank National Association. No third parties are authorized to rely upon this 
report without the express written consent of the appraiser. 

23. Provision of an Insurable Value by the appraiser does not change the intended user or 
the intended purpose of the appraisal.  The appraiser assumes no liability for the 
Insurable Value estimate provided and does not guarantee that any estimate or 
opinion will result in the subject property being fully insured for any possible loss that 
may be sustained.  The appraiser recommends that an insurance professional be 
consulted.  The Insurable Value estimate may not be a reliable indication of 
replacement or reproduction cost for any date other than the effective date of this 
appraisal due to changing costs of labor and materials and due to changing building 
codes and governmental regulations and requirements. 
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T H E  A P P R A I S A L  A S S I G N M E N T  

IDENTIFICATION OF THE PROPERTY 
The property to be appraised is the Clearwater Hall located at 402 - 418 Main Street in the 
city of Lewiston, Idaho.

LEGAL DESCRIPTION 
A lengthy metes and bounds legal description of the subject property is included in the 
addenda of this report.

DATE OF INSPECTION 
Jeffrey D. Lembeck and Justin L. Stout inspected the subject property on various dates in 
December 2007.  The formal inspection of the subject property was conducted on 
December 6, 2007.   

DATE OF VALUATION 
The property is valued as of December 6, 2007. 

DATE OF REPORT 
The date of the report is December 17, 2007. 

PURPOSE OF THE APPRAISAL 
The purpose of the appraisal is to estimate the market value of the leased fee interest in the 
subject property with its existing management agreement in place and assuming operation 
without the management agreement. 

INTENDED USE OF THE APPRAISAL 
The intended use of the appraisal is to provide the client, KeyBank National Association, 
with an updated value of the subject property for monitoring purposes. 

PROPERTY RIGHTS APPRAISED 
This analysis will lead to an opinion of the market value of the leased feeinterest in the 
subject property. 

Leased Fee Interest - An ownership interest held by a landlord with the rights of use and 
occupancy conveyed by lease to others.  The rights of lessor (the leased fee owner) and the 
lessee are specified by contract terms contained within the lease.1

                                                 
1  Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th ed. 2002, pg. 161. 
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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 powers, and escheat.2

The right of use and occupancy for the subject property is conveyed by lease to the tenants; 
as such, the report will conclude to a leased fee value.  The client has asked for the “as is” 
market value of the leased fee interest in the subject property.  However, the subject is not 
yet stabilized, and therefore a stabilized value will be concluded first, followed by the “as 
is” value.

DEFINITION OF MARKET VALUE 
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 is the consummation of a sale as of a specified date and the passing of title from 
seller to buyer under conditions whereby: 

(1) Buyer and seller are typically motivated; 
(2) Both parties are well informed or well advised, and acting in what they 

consider their best interests; 
(3) A reasonable time is allowed for exposure in the open market; 
(4) Payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; and 
(5) The price represents the normal consideration for the property sold unaffected 

by special or creative financing or sales concessions granted by anyone 
associated with the sale.3

SCOPE OF THE APPRAISAL 
The scope of the appraisal included: 

Inspection of the subject property, subject neighborhood and all comparable 
properties used in the report; 

review and analysis of all subject information included in the report and addenda; 

research, confirmation and analysis of sale comparables with the aid of County 
records, TRW Real Estate Information Services, and other sources;

use of the Cost, Sales Comparison, and Income Approaches in valuing the 
property, and;

preparing this written appraisal report in a self-contained report format. 

                                                 
2  Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th ed. 2002, pg. 113. 
3 Board of Governors of the Federal Reserve System (FRS), 12 CFR Part 225; Federal Deposit Insurance 
Corporation (FDIC), 12 CFR Part 323; National Credit Union Administration (NCUA), 12 CFR Part 722; Office of 
the Comptroller of the Currency (OCC), 12 CFR 34.42(f); Office of Thrift Supervision (OTS), 12 CFR 564.2(f); and 
the Resolution Trust Corporation (RTC), 12 CFR Part 1608.  Washington, D.C.: Federal Register, Vol 55, No. 251, 
pages 53610-53618; Monday, December 31, 1990. 
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APPRAISER COMPETENCY 
No actions were necessary to comply with the competency provision of USPAP. 

THREE-YEAR OWNERSHIP AND SALES HISTORY OF THE SUBJECT 
The subject property is currently owned by Clearwater Historic Development, LLC, which 
purchased the property in February 2005 for $250,000 from S. Griffin Construction, Inc.  
The land component of this sale will be analyzed in the land valuation section of this 
report.  The property was reportedly not being marketed at the time of sale.  At the time of 
this sale, the facility comprised only a three-story brick building that was originally 
constructed in 1910, which was in “shell” condition, prior to being completely gutted, 
remodeled, and expanded to the east with a four-story building, all of which was 
completed after the sale.

We are aware of no other sales, listings, or offers involving the subject over the past three 
years.  It should be noted that a representative for Lewis-Clark State College reported that 
the college was assessing the possibility of purchasing the subject.  However, they would 
need the approval of the State Board of Education.

SUBJECT HISTORY 
As stated earlier, we previously appraised the subject property for the purposes of its 
construction loan, which resulted in a higher stabilized value than is concluded in this 
report.  The prior appraisal was predicated on assumptions put forth by Lewis-Clark State 
College that did not come to fruition after the completion of the subject property.  In order 
to provide a better understanding of the progression of the subject property to its current 
state, it is helpful to consider the following history of the subject.  

Project Development History - When the subject project was initially conceived, 
there was reportedly a large supply of pent-up demand for student housing.  At the 
time of development, Dr. Ron Smith, the former Vice President for Administrative 
Services at Lewis-Clark State College (LCSC), stated the college had a contract with 
the nearby Red Lion hotel to house 59 of the overflow of students that could not be 
accommodated in residence halls on campus, which were fully occupied.  This 
contract would be terminated at the end of May 2006.  The three residence halls 
on campus were reportedly fully occupied with approximately 205 students.  Dr. 
Smith reported that there was typically a waiting list for these lodgings in the 
summer and when the contract with the Red Lion terminates, the college 
anticipated there would be over 160 students on the waiting list for on-campus 
housing.  Additionally, Karen Morscheck, Director of Residence Life at LCSC stated 
that lots of groups apply to LCSC for summer stays, but given the limited on-
campus housing, these groups couldn’t be facilitated.

As an inducement to build the subject project, Dr. Smith drafted a letter of intent 
between the subject’s developer and LCSC to enter into a management 
agreement, in which LCSC agreed to fill the subject’s residence units and College 
Place (an 88-bedroom, student-oriented facility that was to be constructed and 
completed at the same time as the subject) prior to allowing students to reside in 
any other LCSC owned or managed residence facility.  TThus LCSC agreed to fill 
the subject’s 117 bedrooms and the 88 bedrooms at College Place before filling 
its own residence halls on campus.  However, this commitment never 
materialized, as it is not included in the current management agreement.

ATTACHMENT 4

BAHR - SECTION II TAB 6  Page 70



Clearwater Hall 

As of December 6, 2007 PAGE

#07.197 17

Dr. Smith further stated that peer institutions that are similar to LCSC typically use 
12% of their total enrollment as a benchmark for programming the number of 
beds needed for on-campus housing.  Therefore Dr. Smith surmised that 12% of 
LCSC’s reported 3,500 students would equate to a need of 420 beds.  According 
to Dr. Smith, LCSC had about 205 beds on campus, thus falling well short of the 
12% benchmark and indicating a need for over 200 additional beds.  Since the 
subject and College Place would accommodate a combined total of 205 beds, 
both projects were undertaken and completed in August 2006. 

Present Project Status – The subject project is currently approximately 75% 
occupied.  According to the subject history, this occupancy rate is typical for the 
nine-month school year.  During the summer term, however, the occupancy rate 
drops to about 8%.  The experience of College Place, which is also at a present 
occupancy rate of 75%, has reportedly been the same.  We spoke with one of the 
owners of College Place, Bill Lawson, who stated they were having serious vacancy 
and absorption problems that they have yet to work out.  Mr. Lawson said the 
project is basically dead in the summer, and they have to “make it up” during the 
nine-month school year.  They start the school year at 85% to 90% occupancy, but 
by the first semester they are down to only 60% occupancy.

o We spoke with Kent Kinyon (208-792-2202), Controller for Lewis-Clark 
State College, who said that during the 2005/2006 school year, there was 
excessive demand for student housing, as students were relegated to the 
Red Lion hotel for overflow housing.  Since that time, enrollment has 
increased at LSCS, however there has been a change in the demographics 
related to the student body.  While typical colleges mainly have traditional 
four-year students between the ages of 18 and 22, LCSC has experienced 
a combination of a net increase in older, non-traditional students and a 
slight decrease in enrollment for traditional four-year students. This has a 
magnified effect upon residence halls, since they historically comprise 
younger students that are either freshmen or sophomores.

Additionally, LCSC has experienced a lower retention rate for students 
living in residence halls, compared to the general student population.  A 
possible reason for this is the younger students are increasingly seeking 
out traditional apartment housing, as opposed to residence halls.  Another 
possible explanation is that, due to a favorable economy in the Lewiston 
area, these younger student's are opting to quit or put on hold their pursuit 
of a college degree and enter the workforce.  As a result, there are fewer 
students attending LCSC, which leads to a decreasing number of students 
seeking student housing.

o We spoke with Karan Morscheck (208-792-2259), Director of Student Life 
at LCSC, who related they have closed Talkington Hall, a residence hall 
on campus.  Ms. Morscheck said Clark Hall had 69 beds occupied out of 
78, which are used for athletes only, and Parrish Hall has 19 beds 
occupied out of 29, which is occupied by upper-classman on the honor 
roll.  As such, housing on campus is very limited, and the majority of the 
students requiring housing are accommodated at the subject, Clearwater 
Hall, and College Place.  Ms. Morscheck related that while enrollment at 
the subject is at around 90 beds during the nine-month school year, it 
drops to about 9 or 10 during the summer term, even though LCSC 
marketed the space through several different outlets.
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Project’s Future Outlook – Mr. Kinyon stated it is LSCS's goal to increase 
enrollment of traditional four-year students and he believes the trend line for the 
traditional student will increase in the future.  As part of LCSC's commitment to 
increasing enrollment of this demographic, they will be constructing a $15 Million 
addition for their prestigious nursing program, which is reportedly highly regarded.  
This expansion, which is expected to be completed by Fall 2009, will enable the 
college to admit more students to its nursing program.  Their nursing program is a 
baccalaureate program, from which they anticipate an increase of traditional four-
year students.  As a result, this will be a source of additional student demand for 
both residence halls (Clearwater Hall and College Place). 

o Additionally, we spoke with Howard Erdman (208-792-2456), Director of 
Institutional Planning, Research and Assessment at LCSC.  The following 
information was relayed during our conversation.  Enrollment of full-time 
students at LCSC has been steady over the past seven years, while total 
student enrollment has been trending upward, as shown in the following 
table.

LCSC Fall Semester Total Enrollment

Year: 2001 2002 2003 2004 2005 2006 2007

Students: 2,953 3,108 3,471 3,325 3,451 3,394 3,612

% Change: - 5.0% 10.5% -4.4% 3.7% -1.7% 6.0%

LCSC Fall Semester Total Enrollment

Year: 2001 2002 2003 2004 2005 2006 2007

Students: 2,953 3,108 3,471 3,325 3,451 3,394 3,612

% Change: - 5.0% 10.5% -4.4% 3.7% -1.7% 6.0%

Most students in residence housing are freshmen and sophomores, and 
therefore, the college is targeting these younger, traditional students.  As 
shown in the above chart, total enrollment in 2007 increased by 6%.  This 
increase was partly due to an increase in freshmen.  The following table 
displays the freshman enrollment over the past seven years.

LCSC Freshman Enrollment History

Year: 2001 2002 2003 2004 2005 2006 2007

Freshman: 1,141 1,212 1,440 1,213 1,231 1,214 1,428

% Change: - 5.9% 15.8% -18.7% 1.5% -1.4% 15.0%

LCSC Freshman Enrollment History

Year: 2001 2002 2003 2004 2005 2006 2007

Freshman: 1,141 1,212 1,440 1,213 1,231 1,214 1,428

% Change: - 5.9% 15.8% -18.7% 1.5% -1.4% 15.0%

As shown, a 15% increase in freshman was experienced in 2007.  This is 
reportedly a direct result of the college targeting smaller school districts in 
the region that have small graduating classes.  The college plans to 
continue their efforts to target these smaller school districts that are 
purportedly not courted by other colleges and universities.  It should be 
noted that the increase in 2003 (as shown in both tables above) was due 
to an atypically large high school graduating class.  In addition, virtually 
all of the college's international students are accommodated in residence 
halls.  The following table reflects past international enrollment for LCSC.  

LCSC International Enrollment History

Year: 2001 2002 2003 2004 2005 2006 2007

Int'l Students: 78 79 94 98 115 132 143

% Change: - 1.3% 16.0% 4.1% 14.8% 12.9% 7.7%

LCSC International Enrollment History

Year: 2001 2002 2003 2004 2005 2006 2007

Int'l Students: 78 79 94 98 115 132 143

% Change: - 1.3% 16.0% 4.1% 14.8% 12.9% 7.7%
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As shown, the enrollment of international students has been rising steadily.
However, the 2001 enrollment, as well as a few years that follow, is 
reportedly atypically low due to the terrorist attack in September 2001.  
Also, 100 students from Nepal will be enrolling at LCSC in Fall 2008, as 
LCSC has a strong enrollment of Nepalese.  Therefore, these additional 
100 students would be expected to be housed in the residence halls, and 
in turn, increasing occupancy rates.

Conclusion – It is evident that the demand for student housing that was anticipated 
prior to construction of the subject did not materialize.  A possible reason for the 
lower demand is a change in the demographics at LCSC and a reduction in 
retention rates for students housed in residence halls.  Also, there are 
approximately 88 students still being lodged in on-campus housing, further 
impacting the occupancy rate for the off-campus residence halls (the subject and 
College Place).  If these 88 students were to be housed in off-campus residence 
halls, there would still not be enough student demand to maintain an appropriate 
occupancy rate during the summer term.   

The college does appear to be increasing its efforts to increase traditional student 
enrollment that would typically require student housing.  These efforts include 
focusing on smaller school districts in the region that have smaller high school 
graduating classes.  The college will also be completing a $15 Million expansion 
to accommodate more students in its nursing program in Fall 2009, which mainly 
comprises traditional four-year students.  Additionally, they are projecting an 
increase of at least 100 international students in Fall 2009, which will all likely 
require student housing.  Thus, the aforementioned plans should positively impact 
the future enrollment of LCSC, and in turn, the subject’s occupancy; however it will 
not be occurring in the near term and it is unknown when the full impact of their 
efforts will be received.  

MARKETING/EXPOSURE PERIOD 
Marketing Time – an estimate of the amount of time it might take to sell an interest in real 
property at its estimated market value during the period immediately after the effective date 
of the appraisal; the anticipated time required to expose the property to a pool of 
prospective purchasers and to allow appropriate time for negotiation, the exercise of due 
diligence, and the consummation of a sale at a price supportable by concurrent market 
conditions.4

Exposure Time – 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; a retrospective estimate based on an 
analysis of past events assuming a competitive and open market.  Exposure time is always 
presumed to occur prior to the effective date of the appraisal.5

In this instance, marketing time and exposure time are judged to be equivalent.  According 
to the Korpacz Real Estate Investor Survey, the average marketing time for the “National 
Strip Shopping Center Market” is 6.25 months.  Additionally, the average marketing time 
for the “National Apartment Market” is 5.65 months.  Among the improved apartment 
sales, Clarke Terrace was listed for 2 months prior to selling.  Considering the subject’s 

                                                 
4 The Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th ed., 2002. 
5 Ibid. 
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characteristics, a marketing/exposure period of 12 months is estimated for the subject, if 
appropriately priced and actively marketed.  Based on the subject’s proposed 
characteristics and its relationship with Lewis-Clark State College (LCSC), the facility would 
be most attractive to LCSC. 
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PERSONAL PROPERTY,  FIXTURES,  AND INTANGIBLES 

Fixtures - Included in the valuation of the real estate were the items summarized in 
the following table.

Item Units Rate
Total

Cost New
Depreciated
Cost @ 8%

Bedrooms

Loftable Bed 117 BRs @ 124$          14,508$           13,347$              

Mattress 117 BRs @ 83$            9,711$             8,934$                

Armoire 117 BRs @ 403$          47,151$           43,379$              

Desk 117 BRs @ 243$          28,431$           26,157$              

Chiar 117 BRs @ 64$            7,488$             6,889$                

Units

Refrigerators 32 Units @ 300$          9,600$             8,832$                

Sofa 32 Units @ 1,131$       36,192$           33,297$              

Living Rm Chair 32 Units @ 612$          19,584$           18,017$              

Coffee Table 32 Units @ 157$          5,024$             4,622$                

Dining Table 32 Units @ 224$          7,168$             6,595$                

Dining Chairs 117 Units @ 24$            2,808$             2,583$                

172,652$       

Item Units Rate
Total

Cost New
Depreciated
Cost @ 8%

Bedrooms

Loftable Bed 117 BRs @ 124$          14,508$           13,347$              

Mattress 117 BRs @ 83$            9,711$             8,934$                

Armoire 117 BRs @ 403$          47,151$           43,379$              

Desk 117 BRs @ 243$          28,431$           26,157$              

Chiar 117 BRs @ 64$            7,488$             6,889$                

Units

Refrigerators 32 Units @ 300$          9,600$             8,832$                

Sofa 32 Units @ 1,131$       36,192$           33,297$              

Living Rm Chair 32 Units @ 612$          19,584$           18,017$              

Coffee Table 32 Units @ 157$          5,024$             4,622$                

Dining Table 32 Units @ 224$          7,168$             6,595$                

Dining Chairs 117 Units @ 24$            2,808$             2,583$                

172,652$       

The subject’s furnishings are estimated to have an average economic life of 10 years.
Since the subject was completed approximately 15 months, this would indicate a 
depreciation rate of 12.5% for the subject’s fixtures.  However, considering the subject’s 
historical occupancy rate, the fixtures have been depreciated by 8%, as shown in the table 
above.  As a result, the value allocated to the subject’s fixtures is $172,652. 

UNAVAILABILITY OF INFORMATION 
Sufficient information necessary to form a reliable opinion of market value was believed to 
be available. However, if additional information becomes available after the date of this 
appraisal, the right is reserved to re-analyze the property, and to potentially revise the 
value conclusions stated herein.  Such analysis may be at an additional fee. 
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S U B J E C T  I N F O R M A T I O N  

S I T E  D E S C R I P T I O N  

P L A T  M A P  

LOCATION
The subject site is located at 402 – 418 Main Street in the historic district of the city of 
Lewiston, in the “Downtown” area, which is in the northwest quadrant of the city of 
Lewiston, Idaho.

SIZE AND SHAPE 
The subject is an irregular site that comprises three contiguous parcels, as shown in the 
plat map above (the subject site is highlighted in yellow).  The entire site is approximately 
0.85 acres, or 36,984 SF.  However, due to the severe slope on the southern border of the 
subject site, only the northern section of the parcels is usable.  This usable portion is 
approximately 0.32 acres, or 14,130 SF.     
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FRONTAGE/EXPOSURE
The subject is a corner site with frontage along Main Street and 5th Street.  Main Street is a 
one-way road that is the eastbound portion of Lewiston’s downtown couplet.  The 
westbound portion of this couplet is “D” Street, which is located one block north of Main 
Street.  The subject site has approximately 198’ of frontage along the south side of Main 
Street and about 237’ of frontage along the west side of 5th Street.  The subject has 
ground-floor retail space and student-oriented housing in the upper levels, therefore, its 
exposure is considered good since it is located along Main Street, a major arterial in the 
historic district of Lewiston’s central business district, and along 5th Street, which provides 
access to Lewis-Clark State College, one-half mile to the south.  Additionally, the subject 
site is located at a signalized intersection.

ACCESS
Regional and local access to the site is good.  The subject can be accessed via Main Street, 
which is also known as Highway 12, but is Main Street while in the city limits of Lewiston.
Main Street accesses the city of Clarkston to the west and intersects with Twenty-first Street 
to the east, which provides access to US Routes 12, 95, and 195.  These routes serve as 
the major north/south and east/west highways in southern Washington and south-central 
Idaho.  The subject is easily accessed both regionally and locally.

INGRESS/EGRESS
The subject site has frontage on Main Street, a paved one-way road with two eastbound 
lanes, and 5th Street, a paved two-way road. The only area of vehicular ingress/egress to 
the subject property is the southeast corner of the site along the west side of 5th Street, 
which is used to access the subject’s trash receptacle.

EASEMENTS/ENCROACHMENTS
The title report by Land Title of Nez Perce County, dated January 6, 2006, did not indicate 
any adverse easements, or restrictions.  No obvious easements or encroachments were 
observed during the inspection of the site. Typical utility easements are presumed to exist. 

ADJACENT USES 
North: An older two-story brick building in average condition at the northwest 

corner of Main Street and 5th Street.  This building is occupied by the 
Lewis-Clark State College Center for Arts and History.  This building 
shares a common wall with the four-story building to the west, across 
the street to the north of the subject’s existing building.  This is the 
Butler Building, which was recently renovated and comprises Moxie, a 
full service salon, on the main level and private residences on the 
upper levels. 

South: The Garden City Apartments; an older multi-family apartment 
complex that comprises three buildings in average condition.  This 
apartment complex is situated atop the hillside directly behind the 
subject.

East: Across 5th Street is the Town Square Mall; a combination of two 
buildings that comprise four levels of retail and office use.  The mall 
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was constructed in 1892 and was remodeled in the early 1980’s.  The 
45,735 SF facility is in average condition.

West: A block of buildings in fair to average condition that share common 
walls.   

TOPOGRAPHY/DRAINAGE
As mentioned, there is a severe upward slope from north to south along the southern 
border of the subject site.  Thus only the northern section of the site is considered usable.
The severity of this slope is illustrated in the topographic survey below.  The northern 
section of the site is generally level and at street grade.  There were no areas of standing 
water at the time of the inspection, and the subject property appears to have adequate 
drainage.

UTILITIES
Utilities available to the subject property include: 

Utility Purveyor Contact
Water: City of Lewiston 208-746-1355 
Sanitary Sewer: City of Lewiston 208-746-1355 
Electricity: Avista Utilities  800-227-9187 
Telephone: Qwest Communications 800-603-6000 
Natural Gas: Avista Utilities 800-227-9187 

All typical utilities are available in the subject’s neighborhood with City supplied water, 
sewer, and garbage.  Avista Corporation provides gas and electric service.
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LINKAGES
Medical: Saint Joseph Regional Medical Center is a 145-bed facility situated in 

the subject neighborhood, approximately four blocks south of the 
subject site.  Saint Joseph is the largest hospital in the region, serving 
nine counties in Idaho, Washington, and Oregon.  Additionally, Tri-
State Hospital, a 62-bed facility, is located in nearby Clarkston, 
Washington.

Shopping: Most of the major shopping and retail service are located in eastern 
Lewiston, approximately two miles east of the subject.  Lewiston Center 
Mall, with over 250,000 SF of shopping is located just outside the 
southeast corner of the subject’s neighborhood.  Additional shopping 
and retail services are located along Main Street, near the subject, 
and along Thain Grade.

Schools: There are adequate schools (Webster Elementary, Jenifer Junior High 
School, and Lewiston High School) in the city of Lewiston, including 
Lewis-Clark State College, one-half mile south of the subject.

FEMA FLOOD ZONE INFORMATION  
 Community Panel No.: 1601040001B 
 Dated: January 20, 1982 
 Zone Classification: “C” (areas outside the 500-year floodplain) 

F L O O D  M A P  
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ZONING
The subject site is zoned C-4, General Commercial, by the City of Lewiston.  The purpose 
of the C-4 zone is “[t]o provide areas to serve the city and regional needs for commercial 
goods and services.  Such areas shall be compatible with adjacent residential 
development.”  Uses permitted in the C-4 zone include, but are not limited to, business or 
professional offices, eating or drinking establishments, multi-family residential uses not on 
the ground floor of a building, personal services, retail sales and service, and financial 
institutions.  The subject’s improvements appear to comply with all requirements of the 
zone.  The specific requirements for this zoning designation are outlined in the following 
table:

C-4 ZONING REQUIREMENTS 
Regulation Zoning Requirement Subject Property 

Permitted uses: Retail sales & service, multi-family (not on 
ground floor), professional/business office, 
eating establishments, etc. 

Retail on main floor and 
student- oriented housing in 
upper levels. 

Front yard setback: None. N/Ap 
Side yard setback: None, except 15’ when a property abuts a 

residential zone. 
N/Ap

Rear yard setback: None, except 15’ when a property abuts a 
residential zone. 

>15’

Min. Lot Size: None. 36,984 SF 
Max. Building Coverage: None. 37% of the total site 
Max. Building Height: 60’ Approx. 53’ 
Minimum parking: None in CBD None 

Z O N I N G  M A P  
SITE CONCLUSION 
The subject is located in a historic district within the city of Lewiston’s central business 
district at the southwest corner of Main Street and 5th Street.  This is a signalized 
intersection that is one-half mile north of the campus of Lewis-Clark State College. The
southern border of the site slopes upward steeply from north to south.  However, the north 
portion of the site, which encompasses the improvements is generally level, at street grade, 
is equipped with all typical utilities, and has adequate local and regional access.  The site is 
zoned general commercial and is well suited to its current use with retail on the main level 
and student-oriented housing in the upper levels. 
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AREA BREAKDOWN
Area SF
Common Area

Lobby/Stairs/Elev Shaft/Corridors 7,695
Laundry Room 263
Janitorial 303
Storage 315
Study Room 206
Restroom 70

Subtotal: 8,852

Retail Space
Main Floor 12,787

Living Units

No. Units Subt. SF

3 1,269
1 555
4 3,026

19 16,273
1 1,129
4 4,553

Subtotal: 26,805

Gross Building Area: 48,444

3/1
4/1
4/2
5/2

Br/Ba
Per Unit

1/1
2/1

AREA BREAKDOWN
Area SF
Common Area

Lobby/Stairs/Elev Shaft/Corridors 7,695
Laundry Room 263
Janitorial 303
Storage 315
Study Room 206
Restroom 70

Subtotal: 8,852

Retail Space
Main Floor 12,787

Living Units

No. Units Subt. SF

3 1,269
1 555
4 3,026

19 16,273
1 1,129
4 4,553

Subtotal: 26,805

Gross Building Area: 48,444

3/1
4/1
4/2
5/2

Br/Ba
Per Unit

1/1
2/1

D E S C R I P T I O N  O F  I M P R O V E M E N T S  

The subject is the Clearwater Hall facility, which 
comprises 12,787 SF of storefront retail space on 
the main level and student-oriented housing units 
on the upper levels.  The facility comprises a three-
story brick building that was originally constructed 
in 1910 and was completely gutted and 
remodeled in 2006, in addition to an expansion to 
the east with a four-story building.  The four-story 
expansion is of concrete construction on the main 
level and wood-frame on the upper levels, with a 
brick veneer exterior.  The retail space is divided 
into four bays with bay depths of 60’ to 70’.
However, it would be possible to divide this space 
into more, or fewer bays, depending upon tenant 
demand.  The subject’s student-oriented housing 
portion has 32 units that comprise 117 bedrooms, 
each furnished with a loft-able bed, an armoire, 
and a desk and chair.  The upper levels is 
accessed via an elevator, in addition to an interior 
stairwell.  Each unit has a living room/kitchen area 
equipped with a refrigerator, kitchen sink, dining 
table with chairs, sofa, coffee table, and chair.
The majority of the units have one bathroom with 
a shower and toilet, and a sink located just outside the bathroom.  All the units are 
accessed via interior corridors.  Additionally, the facility has common laundry, a study 
room, and storage rooms.
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PROPERTY DETAILS 

Gross Building Area: 48,444 SF 

Number of Floors: Four  

Year Built: 2006 (east phase); 1910 (west phase) 

Improvement Age: 
Actual Age 1 Years  
Effective Age 0  Years 
Total Economic Life 45 Years 
Remaining Economic Life 45 Years 

CONSTRUCTION FEATURES 

Foundation: Poured concrete. 

Basic Structural System: The west phase is of brick construction; the east phase is 
of concrete construction on the main floor and wood-
frame construction on the upper three levels. 

Basement: No. 

Exterior Walls: Brick veneer, with the exception of the south exposure of 
the east building, which has hardi lap siding. 

Roof: Metal roof panels on east phase and flat, built-up roof on 
west building. 

Insulation: Batt insulation in walls and ceilings. 

Interior Finish 

Floor Covering: Carpeting in the living rooms and bedrooms; sheet vinyl 
flooring in the bathrooms and kitchens; carpeting in the 
retail space. 

Interior Walls: Painted gypsum wallboard. 

Ceiling Finish: Painted gypsum wallboard in living units and suspended 
acoustical tile ceiling in retail space. 

Lighting: Mixture of incandescent and fluorescent. 

Windows: Single and double-hung vinyl windows.  
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Mechanical and Equipment 

Heating, Ventilation, and 
Air Conditioning: The living units have a rooftop mounted gas forced air 

system with air conditioning.  The retail bays will each 
have an individual gas forced air package system.

Water Heaters: The residential portion of the facility has a central gas 
water heater, while the retail bays will each have 
individual water heaters.

Plumbing: Kitchens are equipped with a refrigerator and basin sink.
The majority of the living units have one bathroom with a 
shower and toilet that has a sink located just outside the 
bathroom.  A laundry room equipped with washers and 
dryers is located on the second level, in addition to a 
common area unisex restroom with one toilet and sink.
Janitorial rooms are located on all the upper levels.

Electrical: Adequate outlets and lighting.  The retail bays are 
individually metered. 

Elevator: One, with four stops. 

Fire Protection: Wet sprinkler system.  

Other

Parking: The subject facility does not include on-site parking, 
however, this does not appear to be a negative influence 
upon the property, given that its tenants are students.
With the subject’s proximity to the campus of LCSC and its 
location in Lewiston’s central business district, parking 
does not appear to be a significant need, and is therefore 
not considered a negative pressure upon the subject 
facility.  Also, student tenants are reportedly allowed to 
use the city parking lots in the immediate vicinity of the 
subject, free of charge.  Additionally, the city of Lewiston 
has a transit system that runs along 5th Street, in front of 
the subject and up to LCSC, on the hour.  Thus, parking 
does not appear to be a problem for the subject’s student 
tenants.

Special Features: There is a bicycle stall and a courtyard on the south side 
of the new building.   

IMPROVEMENTS CONCLUSION 
The subject facility is in excellent condition, as the western building was completely gutted 
and rebuilt and the new addition, contiguous to the east, is newly built.  As such, the 
improvements have no items of deferred maintenance.  Additionally, the improvements 
seem to be well designed for their intended use and no functional obsolescence appears to 
exist.  Overall, the subject is an attractive mixed-use facility in Lewiston’s “downtown,” with 
mostly older buildings in the subject’s immediate vicinity. 
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P R O P E R T Y  T A X E S  A N D  
A S S E S S M E N T S

In Idaho, counties are the centralized assessment and tax collection authority.  Revenue is 
disbursed to other municipal authorities from the county.  By statute, real property is 
assessed at 100% of market value (although in practice, assessments are generally 
conservative), and re-valuation occurs at least once, by physical inspection, every five 
years.  Values can also be changed annually, between inspections, by a trending process.
Assessment notices are mailed in May, and annual tax bills are mailed on the fourth 
Monday in November.  The first half is due in December, and the second half is due the 
following June. 

The real estate taxes for the subject are summarized below: 

Tax Account No.:      RP L 03600290010 0360029002A 0360029002B        Total 
Land Assessment: $32,725 $31,790 $35,063 $99,578 
Improvement Assessment: $0 $2,646,929 $1,506,992 $4,153,921 
Total Assessment – 2007: $32,725 $2,678,719 $1,542,055 $4,253,499 
2007 Property Tax Rate: 0.0185662 0.0185662 0.0185662 0.0185662 
Total Property Taxes: $607.54 $49,733.64 $28,630.08 $78,971.26 

According to representatives of Nez Perce County Treasurer’s Office, delinquent taxes are 
currently owing for the subject, which total $887.26, plus interest and penalties.  
Additionally, a one-time occupancy tax of $18,241.66, plus interest and penalties, is also 
owing.  As shown in the table below, the 2007 tax rates are the lowest in the past five 
years, as tax rates have been trending downward. 

PROPERTY TAX RATE TRENDS 
(Tax Code Area:  152) 

Year Total ($/1000) 
2007 0.018566 
2006 0.019499 
2005 0.022044 
2004 0.023176 
2003 0.023380 

Average 0.021333 
Source: Nez Perce County Treasurer’s Office, 208-799-3030 

LOCAL IMPROVEMENT DISTRICTS/OTHER ASSESSMENTS 
The Nez Perce County Treasurer’s Office was aware of no assessments, LID’s or other 
bonded indebtedness. 
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H I G H E S T  A N D  B E S T  U S E  

DEFINITION
Highest and Best Use is defined as "The reasonably probable and legal use of vacant land 
or an improved property, which is physically possible, appropriately supported, financially 
feasible, and that results in the highest value. The four criteria the highest and best use 
must meet are legal permissibility, physical possibility, financial feasibility, and maximum 
productivity."6

AS IF VACANT 
Legally Permissible - The primary legal restriction affecting the use of the subject site is its 
zoning designation.  The subject parcel is zoned C-4, General Commercial, by the City of 
Lewiston.  Uses permitted in the C-4 zone include, but are not limited to, business or 
professional offices, eating or drinking establishments, multi-family residential uses not on 
the ground floor of a building, personal services, retail sales and service, and financial 
institutions.  This zone is in accordance with surrounding zones and uses and appears to 
be commensurate to the subject’s current improvements. 

Physically Possible - The subject site comprises three contiguous parcels, which total 0.85 
acres, or 36,984 SF.  However, due to the severely sloping hillside that takes up the 
southern border of the subject site, only the northern section of the parcels is usable.  This 
usable portion is approximately 0.32 acres, or 14,130 SF.  All city utilities are available to 
the site.  Soils are of a consistency that should support substantial development, as 
evidenced by the current improvements in the subject’s immediate area.  These factors are 
conducive to the construction of a multi-story building on the site, which would be a likely 
use.

Financially Feasible - Despite the low vacancy rates, new apartment construction is only 
marginally feasible in the Lewiston-Clarkston area.  Most types of new apartment 
construction in this area are currently possible at approximately $60.00 to $65.00 per 
square foot.  Assuming an average unit size of 900 square foot, the total construction costs 
are ranging from roughly $55,000 to $60,000/unit.  Adding land acquisition costs in the 
$5,000 to $10,000 per unit range, total development costs are near $60,000 to $70,000 
per unit.  The bulk of newly constructed apartment complexes in Eastern 
Washington/Northern Idaho are selling for prices in the range of $65,000 to $70,000 per 
unit.  Assuming some relationship between cost and value, the potential profit is about 
$11,000 per unit, at best.  This implies a potential profit in the range of -5% to 17%, with 
no guarantee of achieving a rate toward the upper end of the range.  This return is 
sufficient to warrant new development, although, new market rate apartment development 
has been extremely minimal in the Lewiston-Clarkston area.  However, the current 
improvement is a mixed-use facility and the subject site is not a typical apartment site.
Additionally, the zoning does not require the off-street parking required by typical 
apartment sites.  Also, the tenants that occupy the subject’s living units do not have the 
same parking requirements of typical apartment dwellers.  Therefore, cost savings can be 
realized via the lower price of the subject’s land in a central business district, compared to 
typical apartment land.  Overall, apartment development does not appear to be feasible at 
this time.  Additionally, there is no new development occurring in the subject’s immediate 
area.

                                                 
6 Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th ed. 2002. 
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Maximally Productive – Developers have continued to build new apartments in Eastern 
Washington/Western Idaho despite current economic conditions, with the belief that 
market conditions will eventually improve to the point of providing a sufficient future return 
on investment to justify construction today.  In addition, a number of multi-family 
developers have continued to build “niche” properties, such as retirement apartments, 
high-end complexes, and affordable housing projects.  The developers of these projects 
have continued to acquire and develop multi-family land, despite the current state of the 
market.  The subject facility, as a student-oriented complex, could be considered a “niche” 
property.  Also, developers have built speculative retail properties in Lewiston, albeit along 
its main retail corridor in the eastern section of the city.  However, Lewiston’s central 
business district is reportedly experiencing some rejuvenation.  At least four properties in 
the CBD have been purchased and renovated over the past few years, indicating the 
possible viability of new development.  The subject’s retail space is superior to the typical 
retail space in downtown Lewiston.  However, new development in Lewiston is occurring in 
the southeast section of the city, along 21St Street/Thain St.

The subject site has many positive locational characteristics, due to its proximity to 
Lewiston’s CBD and the campus of Lewis-Clark State College, in addition to medical and 
other services.  However, development does not appear to be feasible at this time.
Considering the preceding discussion, the highest and best use of the subject site as if 
vacant would be to develop a retail/office facility, with possible multi-family living units in 
the upper levels, in accordance with zoning standards, when the market permits. 

AS IMPROVED 
There are essentially three possible options with regard to the Highest and Best Use of a 
property as improved:  1) improve or expand the existing use, 2) demolish the existing 
improvements in favor of a more profitable use, or 3) continue the existing use. 

Option #1:  Expansion of the subject’s improvements is not a viable option, as the current 
structure covers the majority of the usable site area.  Additionally, further additions in the 
form of increased stories, does not appear viable at this time.

Option #2:  As will be shown later, the market value of the subject is near five million 
dollars.  Considering the subject’s estimated land value is $92,000, the existing 
improvements add significantly to the value of the subject, eliminating the viability of 
demolition.

Option #3: The continuation of the current improvements appears to be the most 
productive use of the property, based on the obvious contributory value of the 
improvements.  Therefore, the current improvements are representative of the highest and 
best use of the site, as improved.  It should be noted that if the subject continues to suffer 
from high vacancy rates, an alternative use of the upper levels of the subject property could 
be as an elderly care facility.  This type of facility would not likely require extensive parking 
and the existing design would potentially be a practical layout for such a use.  We are not 
familiar with specific code regulations regarding a use of this type, therefore further 
research would be required if such a use is being considered.  Such an analysis is beyond 
the scope of this assignment.
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V A L U A T I O N

In the valuation analysis that follows, the subject will be valued using the three traditional 
approaches to value.  Each of these approaches is further described below. 

COST APPROACH
A set of procedures through which a value indication is derived for the fee simple interest in 
a property by estimating the current cost to construct a reproduction of (or replacement for) 
the existing structure, including an entrepreneurial incentive, deducting depreciation from 
the total cost, and adding the estimated land value.  Adjustments may then be made to the 
indicated fee simple value of the subject property to reflect the value of the property interest 
being appraised. 7

SALES COMPARISON APPROACH 
A set of procedures in which a value indication is derived by comparing the property being 
appraised to similar properties that have been sold recently, then applying appropriate 
units of comparison and making adjustments to the sale prices of the comparables based 
on the elements of comparison.  The sales comparison approach may be used to value 
improved properties, vacant land, or land being considered as though vacant; it is the 
most common and preferred method of land valuation when an adequate supply of 
comparable sales are available.8

INCOME CAPITALIZATION APPROACH 
A set of procedures through which an appraiser derives a value indication for an income-
producing property by converting its anticipated benefits (cash flows and reversion) into 
property value. This conversion can be accomplished in two ways. One year's income 
expectancy can be capitalized at a market-derived capitalization rate or at a capitalization 
rate that reflects a specified income pattern, return on investment, and change in the value 
of the investment.  Alternatively, the annual cash flows for the holding period and the 
reversion can be discounted at a specified yield rate.9

The following analysis begins with the Cost Approach, and is followed by the Sales 
Comparison and Income Approaches to value.  The three approaches are seldom 
completely independent, and the quality and quantity of the data used within each 
approach will be considered in reconciling to a final value at the end of the analysis.
These approaches will be used to arrive at a stabilized value for the subject as though it 
were being operated without its current management agreement.  Following the 
reconciliation, the “as is” value will be addressed, followed by an analysis of the subject’s 
value under its existing management agreement.

                                                 
7The Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th Edition, 2002. 
8ibid.
9ibid.
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ADJUSTMENTS
In addition to adjustments made for cash equivalency and other terms of the transaction, 
qualitative adjustments have been applied, as necessary, for differences in physical 
characteristics, such as size, location, exposure, lot orientation, and zoning.

In this case, none of the sales required adjustments for terms of sale.  The next adjustment 
is for market conditions at time of sale.  The best evidence for an appropriate adjustment 
for market conditions (time) is by an analysis of the sale/resale of the same property.
None of the land sales used in this analysis was useful for extracting such an adjustment.
Considering the lack of market data, in addition to the subject’s location, we have applied 
a moderate annual appreciation rate of 3%/yr to the land sale comparables used in this 
analysis.

DISCUSSION OF LAND SALES 
The comparable sales analyzed reflect value rates ranging from $4.05/SF to $6.75/SF, 
with an average of $6.03/SF after adjusting for market conditions.  Sale 4 ($4.05/SF) 
marks the lower end of the range for the comparables.  The site was purchased for use as 
a storage lot for inventory of a nearby auto sales company.  This site is located in 
downtown Lewiston and has inferior exposure and access compared to the subject.  This 
sale is a low indicator for the subject.  Sale 5 ($6.64/SF) was the acquisition of a parking 
lot for a nearby business.  This sale is situated a few blocks north of the subject and has 
inferior exposure, but is superior in size to the subject.  This sale is a good indicator of 
value for the subject.  Sale 2 ($6.34/SF) is the sale of a site at a signalized intersection in 
southeast Lewiston.  This sale is superior in exposure and access, but this is offset by its 
substantial size inferiority.  Thus, a similar value would be expected for the subject.

Sale 6 ($6.75/SF) is included only as supplemental information, because of its age.  This 
sale is situated at 5th Street, between “D” Street and Main Street, kitty-corner from the 
subject site.  After adjusting for market conditions, this sale is at the upper end of the range 
of comparables.  This sale has frontage along three roadways and thus has superior 
exposure.  Therefore, a lower rate is anticipated for the subject.  Sale 3 ($5.89/SF) is a site 
located in the southwestern Lewiston, which was subsequently developed with an office 
building.  This is a low indicator of value for the subject site.  Sale 1 ($6.50/SF) is the sale 
of the subject site.  The value of the site is predicated upon the value allocated to the 
usable land by the listing/selling agent that facilitated the sale of the subject in February 
2005.  Given the rates indicated by the sale comparables, the rate allocated to the 
subject’s usable land from its recent sale, after adjusting for market conditions, is a good 
indicator for the subject.  The following table summarizes the comparability of each site 
relative to the subject. 

SALE COMPARABLE RANKING ANALYSIS

No. Property $/SF
Comparison to

Subject
6 Town Square Land $6.75 Superior
5 "C" Street Land $6.64 Similar

1-Subj. Clearwater Hall Site $6.50 -
2 Syringa Bank Site $6.34 Similar
3 Sullivan Site $5.89 Inferior
4 "D" Street Land $4.05 Inferior

SALE COMPARABLE RANKING ANALYSIS

No. Property $/SF
Comparison to

Subject
6 Town Square Land $6.75 Superior
5 "C" Street Land $6.64 Similar

1-Subj. Clearwater Hall Site $6.50 -
2 Syringa Bank Site $6.34 Similar
3 Sullivan Site $5.89 Inferior
4 "D" Street Land $4.05 Inferior
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LAND VALUE CONCLUSION 
Based on the preceding analysis, a value of $6.50/SF is concluded, giving primary 
emphasis to the rate allocated to the subject’s usable land from its most recent sale.
Applied to the subject’s 14,130 SF of usable land, the indicated value is as follows: 

 Land Value/SF  $6.50 /SF 
 Times Site Area x     14,130 SF 
 Indicated Value $91,845   

 Rounded To  $92,000 
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V A L U A T I O N  O F  T H E  I M P R O V E M E N T S  
The next step in the Cost Approach is to estimate the depreciated value of the 
improvements.  To do so, the appraiser first estimates the replacement cost new of the 
building and land improvements as of the date of the appraisal.  Three sources have been 
relied upon for cost estimates:  1) the developer’s cost budget, 2) the Marshall Valuation 
Service, a nationally recognized cost reporting authority, and 3) actual construction costs as 
available from other similar facilities recently developed in the market. 

COST OF IMPROVEMENTS NEW 
Developer’s Cost Budget – The following table is a summary of the developer’s cost 
budget.  Since the costs were not current, it was necessary to make an upward adjustment 
to account for inflation.  Therefore, cost multipliers from the Marshall Valuation Service 
were applied to the original costs.  This resulted in a total cost of $4,524,507, or 
$93.40/SF, which is exclusive of land acquisition costs.  

DEVELOPER'S CONSTRUCTION COST 

Building MVS Cost Current Cost

Property/Location SF Built Cost Multiplier (MVS Time Adj) Cost/SF
Clearwater Hall
402-418 Main Street
Lewiston, Idaho

48,444 2006 $4,207,223 1.075 $4,524,507 $93.40

DEVELOPER'S CONSTRUCTION COST 

Building MVS Cost Current Cost

Property/Location SF Built Cost Multiplier (MVS Time Adj) Cost/SF
Clearwater Hall
402-418 Main Street
Lewiston, Idaho

48,444 2006 $4,207,223 1.075 $4,524,507 $93.40

Marshall Valuation Service – The Marshall Valuation Service Cost Estimate is summarized 
in the following table.  As shown, the subject building was analyzed as a mixture of 
average quality Class “C” Mixed Retail Center with Residential Units described on page 33 
of Section 13 in the cost manual and average/good quality Class “C/D” Dormitory as 
described on page 14 of Section 11 in the cost manual.  The cost calculation is further 
refined using multipliers for current and local costs.  The base construction cost per square 
foot of the building area was estimated at $86.23.  Additionally, lump-sum additions are 
necessary to account for site work/landscaping, appliances, and loan fees related to 
permanent financing.  After these adjustments, the total hard and soft costs are estimated 
at $4,291,982, or $88.60/SF overall. 

MARSHALL VALUATION SERVICE COST ESTIMATE
Clearwater Hall

Dec-07

Building Type: Retail Space Living Units
MVS Section 13 11
Page 33 14
Quality Average Avg/Good
Construction Class C C/D
Base SF Cost $67.95 $103.58
Sprinkler Refinement: + $2.00 $2.00
Refined Square Foot Cost: $69.95 $105.58

Multipliers

Floor Area/Perim.: 0.937 0.877
Story Height: 1.064 1.000
Current: 1.060 1.043
Local: x 0.960 0.950

Cum. Multiplier 1.015 0.869

Adjusted SF Cost: $70.97 $91.70
Times Bldg. SF: x 12,787 35,657
Base Cost New: $907,433 $3,269,834
Total Base Cost New 4,177,267$

Lump Sum Additions:
Site Work/Asphalt: 14,130     SF @ 2.50$             /SF = 35,325$

   Refrigerators: 32          Units @ 470$           /SF = 15,040$
Permanent Financing: 2% of 75% LTV = 64,350$

Total Lump Sum Additions: 114,715$          
Total Hard & Soft Costs Before Profit: 88.60$    /SF or 4,291,982$

MARSHALL VALUATION SERVICE COST ESTIMATE
Clearwater Hall

Dec-07

Building Type: Retail Space Living Units
MVS Section 13 11
Page 33 14
Quality Average Avg/Good
Construction Class C C/D
Base SF Cost $67.95 $103.58
Sprinkler Refinement: + $2.00 $2.00
Refined Square Foot Cost: $69.95 $105.58

Multipliers

Floor Area/Perim.: 0.937 0.877
Story Height: 1.064 1.000
Current: 1.060 1.043
Local: x 0.960 0.950

Cum. Multiplier 1.015 0.869

Adjusted SF Cost: $70.97 $91.70
Times Bldg. SF: x 12,787 35,657
Base Cost New: $907,433 $3,269,834
Total Base Cost New 4,177,267$

Lump Sum Additions:
Site Work/Asphalt: 14,130     SF @ 2.50$             /SF = 35,325$

   Refrigerators: 32          Units @ 470$           /SF = 15,040$
Permanent Financing: 2% of 75% LTV = 64,350$

Total Lump Sum Additions: 114,715$          
Total Hard & Soft Costs Before Profit: 88.60$    /SF or 4,291,982$
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Cost Comparable - As shown in the following table, there is only one recently built facility
that is similar to the subject.  This cost comparable is Brewster Residence Hall, built in 2002 
in Cheney, Washington, for students of Eastern Washington University.  This property was 
built by the same developer as the subject, and is very similar is design.  Brewster 
Residence Hall was built of wood-frame construction with a brick veneer.  The four-story 
building has retail on the main level, in addition to administrative offices, a bike storage 
room, and a laundry facility.  The building includes 2, 3, and 4 bedroom student-housing 
units in the upper levels.  There is a common area kitchen on the 1st and 3rd floors.  There 
are community lounges located on the 2nd and 3rd floors.  The 4th floor has a skylight 
and a balcony, which overlooks the 3rd floor.  Since the comparable was not current, it 
was necessary to make an upward adjustment to account for inflation.  Therefore, cost 
multipliers from the Marshall Valuation Service were applied to the original costs.

CONSTRUCTION COST COMPARABLE

Building MVS Cost Current Cost

Property/Location SF Built Cost Multiplier (MVS Time Adj) Cost/SF Construction Comments
Brewster Residence Hall
410 Second Avenue
Cheney, WA

47,548 2002 $3,274,822 1.314 $4,301,593 $90.47 Wd-Frame/
Brick Veneer

4-Story student-oriented 
housing development with 
retail on the main floor.

CONSTRUCTION COST COMPARABLE

Building MVS Cost Current Cost

Property/Location SF Built Cost Multiplier (MVS Time Adj) Cost/SF Construction Comments
Brewster Residence Hall
410 Second Avenue
Cheney, WA

47,548 2002 $3,274,822 1.314 $4,301,593 $90.47 Wd-Frame/
Brick Veneer

4-Story student-oriented 
housing development with 
retail on the main floor.

CONSTRUCTION COST CORRELATION 
The developer’s costs reflected a rate of $93.40/SF, or a total cost of $4,524,507.  The 
Marshall Valuation Service shows a rate of $4,291,982, or $88.60/SF, which is lower than 
the developer’s costs, but only slightly lower than the cost comparable at a rate of 
$4,301,593, or $90.47/SF.  For newer construction like the subject, the developer’s cost is 
commonly given greater emphasis.  Also, the developer’s costs are considered more 
reliable, as they are based on the specific construction characteristics of the subject.
Therefore, replacement cost new has been estimated at a total of $4,481,070, or $92.50 
per square foot.

ENTREPRENEURIAL INCENTIVE 
Entrepreneurial profit is defined as “A market-derived figure that represents the amount an 
entrepreneur receives for his or her contribution to a project and risk; the difference 
between the total cost of a property (cost of development) and its market value (property 
value after completion), which represents the entrepreneur's compensation for the risk and 
expertise associated with development.”1

The Cost Approach is based on the principle of substitution, and assumes that no prudent 
buyer would pay more for a property than the cost to acquire a similar site and construct 
improvements of equivalent desirability and utility without any undue delay.  As such, for a 
developer to choose construction as an equivalent option in comparison to acquisition of 
an existing property, it is necessary to add a figure for entrepreneurial profit.  Although a 
particular development may or may not ultimately be profitable, it is still necessary to 
include this margin to reflect the anticipation of profit that a developer would require to 
undertake new construction, and to expend the time and effort to undertake the 
development. 

Sales of newly constructed properties had indicated entrepreneurial profit rates 8% to 18% 
of the properties construction cost new.  The most recent comparable indicates a rate near 
the low side of the range, at 8%.  This also coincides with recent interviews with local 
contractors and developers in their willingness to accept a lower profit margin in order to 

                                                 
1 The Appraisal Institute, The Dictionary of Real Estate Appraisal, 4th ed.
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continue developing in a market with rising costs and stable rents.  Considering the 
characteristics of the subject development, a profit margin of 15%, or $672,161 is 
considered an appropriate expected margin. 

DEPRECIATION
Depreciation is the difference between the market value of an improvement and its 
replacement cost new.  Depreciation in an improvement can result from three major 
causes operating individually or in combination.  These causes are physical deterioration, 
functional obsolescence, and external obsolescence. 

Physical deterioration includes such factors as the age of the improvements, general wear 
and tear, and deferred maintenance.  This depreciation may be curable or incurable.  As 
the subject was completed just over one year ago, the facility would not be expected to 
have any physical depreciation.

Curable physical deterioration, or deferred maintenance, is a curable defect caused by 
deferred maintenance.  As stated, the subject's newer condition would preclude it from any 
physical deterioration. 

Functional obsolescence is a reduction in value due to inadequacies or superadequacy in 
the subject's construction and includes such factors as the design and/or building 
characteristics not being well conceived or well utilized.  Functional obsolescence can be 
curable or incurable.  It is curable only when it is economically plausible to correct.  The 
subject improvements appear to be adequately functional for their use as a mixed-use 
facility.

External obsolescence is a loss in value due to influences outside the property that caused 
an adverse influence.  This could occur through depressed market conditions, certain 
legislative actions, neighborhood transition, adverse adjacent property influences, and 
various other reasons.  No adjustment is applied for external obsolescence. 

No forms of depreciation are deducted, thus the total depreciation deduction is $0, leading 
to an estimate for the depreciated value of the improvements totaling $5,153,231.  

COST APPROACH CONCLUSION 
This leads to a hypothetical stabilized value via the Cost Approach as follows: 

 Construction Cost New (48,444 SF x $92.50/SF) $4,481,070 
 Entrepreneurial Profit @ 15%  +     $672,161
 Total Development Cost New $5,153,231 
 Less Depreciation  -                 $0
 Depreciated Value of the Improvements $5,153,231 
 Plus Land Value   +       $92,000
 Estimated Value $5,245,231 

 Rounded To:  $$5,250,000
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S A L E S  C O M P A R I S O N  A P P R O A C H  

OVERVIEW
In the Sales Comparison Approach, market value is estimated by comparing properties 
similar to the subject that have recently been sold, are listed for sale, or are under contract.
A major premise of this approach is that the market value of a property is directly related 
to the prices of comparable, competitive properties.  It is also based on the principle of 
substitution, which holds that the value of the property tends to be set by the price that 
would be paid to acquire a substitute property of similar utility and desirability within a 
reasonable amount of time. 

The subject comprises two uses in the same facility, with 12,787 SF of retail space on the 
main floor and 26,805 SF of rentable area for student-oriented housing on the upper 
levels.  The focus of our research was on sales, listings, and offers of other student-
oriented/multi-family apartment complexes and retail centers in the Lewiston area.
Notably, relatively few properties with these uses have sold in recent years, and it was 
necessary to consider other sales outside of the immediate area.  The subject’s living units 
will be analyzed first, followed by the retail space.   

Regarding the subject’s living units, the primary physical units of comparison are the price 
per unit and the price per square foot.  The living units have a larger than typical amount 
of space that is not included in the net rentable area due to the student-oriented design, 
which includes over 8,500 SF of space for interior corridors and stairs, study room, lobbies, 
storage rooms, and janitorial rooms.  Therefore, the price per square foot comparison is 
not considered an appropriate technique for the subject, and as such, is not used.
However, we did include a price per bedroom comparison.  Additionally, a measure of 
comparison based on income, the Effective Gross Income Multiplier (EGIM), is used in this 
approach.  The EGIM technique is appropriate within the Sales Comparison Approach 
because it is recognized that purchasers are most often concerned with the income-
producing ability of the property.

The effective gross income multiplier is derived by dividing the comparable’s sales price by 
its effective gross income.  The EGIM has the advantage of simplicity and ease of 
calculation.  It is based on the premise that rents and sale prices move in the same 
direction, and essentially, in the same proportion as net incomes and sale prices.

As mentioned, relatively few apartment sales have occurred in the Lewiston/Clarkston 
market, and of those sales that were found, none were considered appropriate for 
comparison to the subject.  Therefore, it was necessary to broaden our search to include 
Eastern Washington and Western Idaho.  However, among those sales that have occurred, 
few are similar in terms of quality, location, and investment size.  We have adjusted for 
these differences in construction type/quality and age to provide a more reliable measure 
of comparison for the value of the subject. 

On the subsequent pages are details of the sale comparables, followed by an adjustment 
grid that summarizes the sales and shows the adjustments made for the superior and 
inferior characteristics of each property in comparison to the subject. 
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Clearwater Hall 

As of December 6, 2007 PAGE

#07.197 92

EFFECTIVE GROSS INCOME MULTIPLIER 
The sales exhibit effective gross income multipliers (EGIMs) ranging from 6.68 to 7.88, with 
an average of 7.48.  EGIMs tend to have an inverse relationship in comparison to expense 
ratios.  The expense ratios for the comparables ranged from 33.5% to 48.2.  The 
relationship between EGIM and expense ratio is arrayed in the following chart. 

Sale # Property EGIM Expense %
4 Russet Square Apartments 6.68 48.2%

Subj. Clearwater Hall - 47.5%

1 Conrad Smith Apartments 7.72 45.1%

5 Clarke Terrace 7.49 42.9%

2 Levick Apartments 7.60 39.9%

3 Taylor Apartments 7.88 33.5%

Sale # Property EGIM Expense %
4 Russet Square Apartments 6.68 48.2%

Subj. Clearwater Hall - 47.5%

1 Conrad Smith Apartments 7.72 45.1%

5 Clarke Terrace 7.49 42.9%

2 Levick Apartments 7.60 39.9%

3 Taylor Apartments 7.88 33.5%

Some basic consistency is found among the comparables, with the properties generally 
showing lower EGIMs for those with higher expense ratios.  The subject’s expense ratio, as 
estimated, is 47.5%, which is at the upper end of the range of comparables.  Considering 
the characteristics of the subject, an EGIM toward the lower end of the range is 
appropriate.  An EGIM of 7.00 is concluded.

The concluded EGIM is applied as follows:  

 Concluded EGIM 7.00  
 Times Effective Gross Income x      $463,613
 Indicated Value $3,245,291   

 Rounded To $$3,250,000   

SALES COMPARISON APPROACH CONCLUSION – APARTMENT SALES 
The following summarizes the market value conclusions via each of the two techniques use: 

Technique Total
Price Per Unit $2,720,000
Price Per Bedroom $4,450,000
Effective Gross Income Multiplier $3,250,000

As shown above, the three techniques used yielded a very dissimilar indication of values, 
ranging from $2,450,000 to $4,450,000.  The price/unit and price/BR comparisons are 
hindered by the large amount of adjustment needed for comparison to the subject.  For 
this reason, the EGIM technique is considered the most reliable in this instance. 

Giving primary emphasis to the EGIM technique, the estimated value via the Sales 
Comparison Approach is $$3,500,000.

The next step is to analyze the subject’s retail space.  On the subsequent pages are details 
of the sale comparables, followed by an adjustment grid that summarizes the sales and 
shows the adjustments made for the superior and inferior characteristics of each property 
in comparison to the subject.
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ADJUSTMENTS

TERMS OF TRANSACTION ADJUSTMENTS 
Financing – Each of the sales reflects a cash or cash equivalent transaction, and no 
adjustments for financing are necessary. 

Conditions of Sale – An adjustment for conditions of sale compensates for unusual buyer 
or seller motivations that influence sale price.  For instance, when a seller gives the buyer 
an atypical rebate, discount, credit, or something of value to induce a conveyance, it is 
logical to deduct the worth of the giveback from the sale price.  Residual sums represent 
the net or effective sale price.  All of the comparable sales are arm’s length transactions, 
and no adjustments are necessary.

Immediate Expenditures – This adjustment is often applied to account for costs that were 
necessary to cure deferred maintenance or to make the facility usable as intended.  Sale 4 
was remodeled subsequent to its sale at a cost of $375,000.  Therefore, this sale was 
adjusted upward by this amount.  None of the other sales required an adjustment for 
immediate expenditures.

Market Conditions - The best method of deriving a market conditions (time) adjustment 
comes from the sale/resale of the same property. It is noteworthy that over the past several 
years, overall capitalization rates have continued to fall as rental rates have continued to 
rise for newer properties, resulting in some appreciation in the retail market.  Since typical 
lease escalations for retail space range from 2-3%/yr, we have applied a 2%/yr upward 
adjustment for changes in market conditions since the time of the sale.

ADJUSTMENTS FOR PHYSICAL DIFFERENCES 
The preceding adjustments led to a figure that reflects the price that would be paid for 
each sale if it were a fee simple, arm’s length, cash transaction occurring on the date of 
the appraisal.  These prices will then be further adjusted for physical differences in 
comparison to the subject.  In this case, the primary physical components of comparison 
are effective age, construction type/quality, and location.  Other physical differences may 
also be applied as needed for specific issues.

Effective Age – Although a total economic life of 45 years would imply a depreciation rate 
of 2.2%/yr, it must be recognized that properties tend to show less depreciation in the early 
part of their useful lives.  For this reason, effective age adjustments are applied at a lower 
rate of 1.5%/yr.

Other – An adjustment is applied for differences in construction type/quality, although an 
adjustment for this factor is based only on true differences in quality or finish because 
much of the physical differences between properties are already reflected in the effective 
age adjustment.  Location is also adjusted for, while others items, as necessary, are simply 
considered in reconciling to a final value rate from within the range.     

DISCUSSION OF SALE COMPARABLES
Sale 1 is the sale of University Pointe in May 2006 for $3,650,000.  This two-story, 25,000 
SF facility was built in 2003 and comprises retail on the ground floor and office space in 
the upper level.   The building is of above-average quality, is elevatored, and is located on 
the periphery of the U of I Campus in Moscow, Idaho.  After adjustments, this sale reflects 
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a rate of $139.33/SF.  This building is superior in size and is considered a low indicator for 
the subject.

Sale 2 is the sale of the Stadium Way Retail Center in September 2004 for $4,550,000.  
This facility was completely renovated prior to the sale and included a freestanding Burger 
King on a pad site.  Tenants include Starbucks, Little Caesar’s, Sprint, Blockbuster, 
Supercuts and Barnes & Noble.  After adjustments for market conditions, effective age, 
construction type, location and the included Burger King, this sale indicates a rate of 
$237.95/SF.  This sale required the greatest amount of gross adjustments and is 
considered an outlier, relative to the other sale comparables.  This is a high indicator of 
value for the subject.

Sale 3 is the sale of the 21st Street Retail Center for $1,910,000 in July 2004.  At the time 
of sale this 9,750 SF retail facility was newly built of good-quality steel-frame construction 
with four retail bays.  Tenants included Starbucks, a Sprint Store, Check into Cash, and a 
Rent-A-Center.  After adjustments, this sale reflects a value rate of $159.64/SF.  This sale is 
slightly superior in size compared to the subject.  Additionally, this building is occupied by 
national tenants.  This sale is an indicator of the upper bracket of value for the subject.

Sale 4 is the sale of the Deranleau Building in March 2004 for $825,000.  The property 
comprised a retail building and warehouse.  The warehouse and underlying land was 
allocated at $209,905, leaving $615,095 for the retail building and accompanying land.  
The retail building was completely gutted and remodeled after the sale at a cost of 
$375,000.  This equates to a total adjusted price of $990,095 for the retail building.  The 
7,169 SF retail building was originally built in 1961, prior to its renovation in 2004, of 
masonry block construction.  The building is currently leased to Diversified Specialty 
Institutes, which uses the building for blood transfusions.  After adjustments, this sale 
indicates a rate of $155.73/SF.  This building is superior in size, but this is offset by its 
inferior overall appeal, compared to the subject.  A similar rate would be expected for the 
subject.

Sale 5 is the listing of a newer retail center across from a Wal-Mart store in south Lewiston.
The 12,178 SF retail facility is currently listed at $2,787,678 and comprises four retail bays 
that are fully occupied by Anytime Fitness, Unicel, Cash Advance, and Mattress Outlet.
After adjustments, this listing indicates a rate of $160.42/SF.  This is considered a slightly 
high indicator of value for the subject.

PRICE PER SQUARE FOOT 
After adjustments for the differences described previously, the comparable sales reflected a 
range from $139.33/SF to $237.95/SF, with an average of $170.61/SF.  When Sale 2 
($237.95/SF) is excluded, the range narrows to between $139.33/SF and $160.42/SF, 
with an average of $153.78/SF.   

Sale 1 ($139.33/SF) was the most recent, but due to its inferior size, is a low indicator for 
the subject.  Sale 2 ($237.95/SF) is at the upper end of the range and is an outlier among 
the comparables.  This is a high indicator for the subject.  Sale 3 ($159.64/SF) is superior 
in size and is considered an indicator of the upper bracket of value for the subject.  Sale 4 
($155.73/SF) is inferior in overall appeal compared to the subject, but is superior in size.  
A similar rate is expected for the subject.  Sale 5 ($160.42/SF) is the listing of a newer 
retail facility at a major signalized intersection in south Lewiston.  Due to the listing status of 
this comparable, a lower rate would be expected for the subject.
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SALES COMPARISON APPROACH CONCLUSION – RETAIL SPACE 
Based on the preceding analysis, the data best supports a market value of $155/SF for the 
subject improvement.  This is applied as follows: 

 Indicated Value/SF $155.00 
 Times Building Area (SF) x           12,787
 Indicated Value $1,981,985 

 Rounded To: $$1,980,000

SALES COMPARISON APPROACH CONCLUSION 
The previously concluded values of the subject living units and retail space must be 
combined to arrive at a total value via the Sales Comparison Approach.  This leads to a 
hypothetical stabilized value via the Sales Comparison Approach as follows: 

 Indicated Value of Living Space $3,500,000 
 Plus Value of the Retail Space +    $1,980,000

 Total Indicated Value $$5,480,000
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I N C O M E  A P P R O A C H  

INCOME APPROACH OVERVIEW 
In the Income Approach, the expected rental income for a proposed property is estimated 
based on a comparison to rents achieved for similar properties in the market area.
Deductions are made for vacancy and collection loss and expenses.  The prospective net 
operating income is then estimated.  For an existing property, the subject’s operating 
history is analyzed and compared to other properties in the market. After estimating the 
stabilized NOI, an applicable capitalization method, and appropriate capitalization rates 
are developed and used in computations that lead to an indication of value.

There are two methods of income capitalization:  direct capitalization and yield 
capitalization, or discounted cash flow analysis.  Both methods convert the future benefits 
property ownership into a present value.  These methods convert income streams and 
resale value upon reversion into a capitalized, lump-sum value.  In direct capitalization, the 
overall rate reflects a market-derived rate that includes both a return on and return of the 
investment in one blended rate, as applied to the stabilized income estimate for one year 
of operation.  In yield capitalization, the cash flows over a typical investment holding 
period are discounted to their present value, including both cash flows from operation and 
the future resale of the property upon reversion.  In this analysis, only the direct 
capitalization technique is employed. 

S U B J E C T  O P E R A T I N G  I N F O R M A T I O N  
INCOME/EXPENSE HISTORY 
We were provided with income/expense pro forma data and have included in the following 
table a reconstructed version for September 2007 to August 2008.  While the income used 
in the pro forma is based on student housing, it should be noted that some of the expenses 
(real estate taxes and insurance) are likely inclusive of the subject’s retail space.

INCOME/EXPENSES PRO FORMA - Reconstructed
Clearwater Hall

Units: 32
Bedrooms: 117
SF NRA: 26,805

Year: 2007/2008

Item: % of EGI $/Unit $/BR Total
Gross Housing Income: 100.00% $10,176 $2,783 $325,617

Expenses
Real Estate Taxes 18.84% $1,917 $524 $61,336
Personal Property Taxes 1.38% $141 $38 $4,500
Insurance 5.23% $532 $145 $17,020
Repair & Maintenance 0.42% $43 $12 $1,380
Elevator 1.06% $108 $29 $3,450
Utilities (Water & Sewer) 4.24% $431 $118 $13,800
Energy (Gas & Elec) 8.48% $863 $236 $27,600
Telephone/Internet 3.25% $331 $90 $10,580
Miscellaneous 0.00% $0 $0 $0

Total Expenses 42.89% $4,365 $1,194 $139,666
NOI 57.11% $5,811 $1,589 $185,951

INCOME/EXPENSES PRO FORMA - Reconstructed
Clearwater Hall

Units: 32
Bedrooms: 117
SF NRA: 26,805

Year: 2007/2008

Item: % of EGI $/Unit $/BR Total
Gross Housing Income: 100.00% $10,176 $2,783 $325,617

Expenses
Real Estate Taxes 18.84% $1,917 $524 $61,336
Personal Property Taxes 1.38% $141 $38 $4,500
Insurance 5.23% $532 $145 $17,020
Repair & Maintenance 0.42% $43 $12 $1,380
Elevator 1.06% $108 $29 $3,450
Utilities (Water & Sewer) 4.24% $431 $118 $13,800
Energy (Gas & Elec) 8.48% $863 $236 $27,600
Telephone/Internet 3.25% $331 $90 $10,580
Miscellaneous 0.00% $0 $0 $0

Total Expenses 42.89% $4,365 $1,194 $139,666
NOI 57.11% $5,811 $1,589 $185,951

As stated previously, the subject currently operates under a management agreement with 
Lewis-Clark State College (LCSC).  A copy of this agreement is included in the addenda of 
this report.  For the purposes of this analysis, the subject will be analyzed as though the 
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management contract were not in effect.  In the expense analysis portion of the Income 
Approach, the subject’s operating income will be projected based upon an analysis of 
available operating data for other apartment buildings of similar use.

SUBJECT LEASING ACTIVITY 
The subject’s student housing has had an average occupancy rate of about 74% since it 
was completed in August 2006, with the exception of the summer term.  The housing is 
reportedly mostly vacant during the summer months.  The student housing is currently 74% 
occupied.  The rental rates for the student housing are summarized in the following table. 

STUDENT HOUSING RENTAL RATES
Clearwater Hall

Dec-07
Living Units

Type Avg Subtotal
No. (BR/BA) Bdrms SF/Unit Rents/BR Rent/Mo. Annual Rent

3 1/1 3 423 $365 $1,095 $13,140

1 2/1 2 555 $365 $730 $8,760

4 3/1 12 757 $365 $4,380 $52,560

19 4/1 76* 856 $365 $27,740 $332,880

1 4/2 4 1,129 $365 $1,460 $17,520

4 5/2 20 1,138 $365 $7,300 $87,600

32 Average: 117 838 $365 $42,705 $512,460
*Includes 3 smaller bdrms at $335/mo and 2 larger bdrms at $395/mo.

STUDENT HOUSING RENTAL RATES
Clearwater Hall

Dec-07
Living Units

Type Avg Subtotal
No. (BR/BA) Bdrms SF/Unit Rents/BR Rent/Mo. Annual Rent

3 1/1 3 423 $365 $1,095 $13,140

1 2/1 2 555 $365 $730 $8,760

4 3/1 12 757 $365 $4,380 $52,560

19 4/1 76* 856 $365 $27,740 $332,880

1 4/2 4 1,129 $365 $1,460 $17,520

4 5/2 20 1,138 $365 $7,300 $87,600

32 Average: 117 838 $365 $42,705 $512,460
*Includes 3 smaller bdrms at $335/mo and 2 larger bdrms at $395/mo.

It should be noted that the $365/mo rental rate, shown in the above table, that LSCS 
remits to the developer is not the rate that LCSC collects from the student tenant.  Lewis-
Clark State College collects approximately $538/mo from the student tenant.  The lower 
remittance rate reflects the unreimbursed costs that LCSC incurs for trash removal, cable, 
repair and maintenance, supplies, janitorial, and personnel. 

The subject’s retail space is vacant.  However, a lease agreement has been drawn up on 
about 7,047 SF of the subject’s retail space that is located at the northeast corner of the 
building.  The terms of this agreement are displayed in the table below. 

Tenant:

Landlord: College Town Development Idaho

Suite Size (SF): 7,047 SF

Initial Term (Yrs): 5 Yrs

Rent: Years Rent/Yr Rent/SF
1 $60,000 $8.51
2 $61,800 $8.77
3 $63,654 $9.03
4 $65,564 $9.30
5 $67,531 $9.58

Expense Term: Triple-Net

Club Rain
Tenant:

Landlord: College Town Development Idaho

Suite Size (SF): 7,047 SF

Initial Term (Yrs): 5 Yrs

Rent: Years Rent/Yr Rent/SF
1 $60,000 $8.51
2 $61,800 $8.77
3 $63,654 $9.03
4 $65,564 $9.30
5 $67,531 $9.58

Expense Term: Triple-Net

Club Rain

The owner reported that this lease will not be signed, as the rental rate is considered too 
low.  The Town Square, across the street to the east of the subject, is a much older 
retail/office building that purportedly recently leased its 3,685 SF corner retail space for 
$12.00/SF/Yr.  This building was built in 1892 and is inferior in condition, compared to 
the subject.  Attempts to contact the owner of the Town Square to confirm the 
aforementioned lease were met with negative results. 
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Therefore, the entire 12,787 SF of the subject’s ground-floor retail space is available for 
lease, and is currently being marketed at a rate of $12.00/SF/Yr, based on triple-net 
expense terms.  The lease rates for the subject’s retail space is summarized in the following 
table.

RETAIL RENTAL RATES
Clearwater Hall

Dec-07

Bay Area (SF)
Proposed 
Rent/SF

Subtotal
Rent/Mo

Developer's
Proposed Annual

1 1,948 $12.00 $1,948 $23,376
2 993 $12.00 $993 $11,916
3 2,799 $12.00 $2,799 $33,588
4 7,047 $12.00 $7,047 $84,564

12,787 $12.00 $12,787 $153,444

RETAIL RENTAL RATES
Clearwater Hall

Dec-07

Bay Area (SF)
Proposed 
Rent/SF

Subtotal
Rent/Mo

Developer's
Proposed Annual

1 1,948 $12.00 $1,948 $23,376
2 993 $12.00 $993 $11,916
3 2,799 $12.00 $2,799 $33,588
4 7,047 $12.00 $7,047 $84,564

12,787 $12.00 $12,787 $153,444

It should be noted that while the retail space is divided into four bays, it would be possible 
to divide this space into more, or fewer bays, depending upon tenant demand.  
Additionally, the retail space is at a “base shell” state, as not all the space has been 
improved to a “vanilla shell” with walls ready to be painted, a concrete floor, a drop ceiling 
with lights, electrical outlets, HVAC, and restrooms.  This will be taken into account when 
arriving at an “as is” value after the reconciliation.

M A R K E T  D A T A  
The next step in the analysis is to determine the market rent levels for the subject via a 
comparison to comparable rental properties in the market.  Additionally, due to the 
student-oriented design of the subject, other student-oriented housing developments were 
also considered.  The subject’s student housing will be analyzed first, followed by the 
subject’s retail space.  Those properties that were considered the most useful for estimating 
the subject’s market rent are summarized in a grid, after the rent comparable details that 
follow. 
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DISCUSSION OF RENT COMPARABLES – STUDENT HOUSING 
Rental 1 is College Place, located directly across the street from the LCSC campus.  This 
project was built at the same time as the subject and comprises 88 bedrooms in 22 units in 
one, three-story building.  Like the subject, this facility includes furnished bedrooms, 
common laundry, storage, and air conditioning.  However, the common area of each pod, 
or living unit, is not furnished.  Twenty of the units comprise four-bedrooms and one 
bathroom, while the other two units include a three-bedroom unit and a five-bedroom unit.
Additional amenities include disposals and open parking.

Rental 2 is the Brewster Residence Hall, located in Cheney Washington.  The complex was 
built in 2002 on the edge of the campus of Eastern Washington University.  The four-story 
facility is privately owned, but is managed by Eastern Washington University.  The building 
has a bookstore, coffee house, laundry facility, bike storage room, and administrative 
offices on the main level.  The complex comprises 140 bedrooms that include two-, three-, 
and four-bedroom units.  Each unit has a kitchen area with a refrigerator and sink, and a 
bathroom with a toilet and bathtub.  There is an additional sink located just outside the 
bathroom.  There are also two common area kitchens with a stove/oven, microwave, and 
sink.  Each bedroom is furnished with a loft-able bed, chest of drawers, an armoire, and a 
desk and chair.  Complex amenities include two lounge areas, an elevator, common 
laundry, and open parking.   

Rental 3 is the College Crest Apartments, located in Pullman, Washington.  The complex 
comprises 54 three-bedroom units that can be leased on an individual bedroom basis.
Each of the units has a separate outside entrance, in addition to a sink and a chest of 
drawers and a built-in desk.  All these units are equipped with a sofa, chair, end tables, 
lamp, and a dining room table with four chairs.  Additionally, the units include a living 
room, dishwasher, garbage disposer, and electric baseboard heat.  Complex amenities 
include common laundry and open parking.   

Rental 4 is the Cougar Crest Apartments, located in Pullman, Washington.  The complex 
comprises three- and four-bedroom units that groups of individuals typically get together 
and rent on an individual bedroom basis. The three-bedroom units have a den, which is 
utilized as a fourth bedroom in the four-bedroom units.  Each bedroom has a sink and 
vanity, in addition to a phone jack and cable TV outlet.  The units are equipped with 
dishwasher, garbage disposer, wall-mounted air conditioning, private deck/patio with 
storage closet, electric baseboard heat, and 2 baths.  Complex amenities include common 
laundry, open parking, and a small exercise room.

Rental 5 is the Breier Building Apartments, located in downtown Lewiston, two blocks east 
of the subject.  This five-story building was constructed in 1925 with office space on the 
main level and 40 apartment units on the upper levels.  The facility comprises one- and 
two-bedroom units, each equipped with garbage disposer and storage.  Complex 
amenities include laundry and open parking.

MARKET RENT CONCLUSIONS – STUDENT HOUSING 
The subject has 32 units that comprise 117 bedrooms, each furnished with a loft-able bed, 
an armoire, and a desk and chair.  Each unit has a living room/kitchen area equipped 
with a refrigerator, kitchen sink, dining table with chairs, sofa, coffee table, and chair.  The 
majority of the units have one bathroom with a shower and toilet that will have a sink 
located just outside the bathroom.  Additionally, the facility has common laundry, a study 
room, and storage rooms.   The subject is located in downtown Lewiston, with the Lewis-
Clark State College campus located approximately seven blocks to the south.
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The comparables reflect a range of $244/mo to $612/mo per bedroom, with an average 
of $435/mo.  Comparables 1, 2, 3 and 4 lease on an individual bedroom basis and 
reflect an average of $474/BR/mo. 

Comparable 1 ($566/BR/mo) is College Place, which is located southwest of the subject, 
across the street from the LCSC campus.  This 88-bedroom, student-oriented facility was 
recently completed at the same time as the subject, is managed by LCSC, and like the 
subject, is restricted to student tenants.  This building is similar to the subject, but is closer 
to the college.  However, the common area of each unit is not furnished.  Considering the 
proximity of this comparable to the LCSC campus, this rate is a high indicator for the 
subject.

Comparable 2 ($612/BR/mo) is located in Cheney, Washington, and is the very similar to 
the subject, since it is a student-oriented residence hall that’s occupancy is restricted to 
Eastern Washington University (EWU) students. Like the subject, this facility has furnished 
bedrooms, common laundry, and storage area.  However, the complex does have a 
lounge area, open parking, and two common area kitchens with a stove/oven, microwave, 
and sink.  The building was constructed in 2002 on the edge of EWU’s campus.  Due to 
this comparables additional amenities, the rate indicated is high for the subject.

Comparable 3 ($395/BR/mo) is located in Pullman, Washington, near the campus of 
Washington State University (WSU).  This project was built in 1974 and is inferior to the 
subject in terms of age and quality.  The bedrooms are equipped with a chest of drawers 
and a built-in desk.  Additionally, all these units are equipped with a sofa, chair, end 
tables, lamp, and a dining room table with four chairs, much like the subject.  However, 
this comparable also has dishwashers, garbage disposers, sinks in each bedroom, 
separate outside entrances to each of the units, and open parking.  Considering this 
facility’s age, quality, and amenities, this is an indicator of the upper lease rate that the 
subject could potentially achieve.

Comparable 4 ($310/BR/mo to $350/BR/mo) is also located in Pullman, Washington, 
near the WSU campus.  Groups of individuals typically get together and rent the units on 
an individual bedroom basis.  This facility was built in the late 1990s and has an exercise 
room, private decks/patios, and a sink and vanity in each bedroom, unlike the subject.
However, this is somewhat offset by its inferior age and lack of furnished bedrooms.  This 
complex is an indicator of the lower bracket of lease rates that the subject could expect to 
achieve.  Comparable 5 ($244/BR/mo to ($390/BR/mo) is an old building that is located 
about two blocks east of the subject.  This comparable includes disposals and open 
parking, and is inferior in age and doesn’t include furnished bedrooms.  However, the 
one-bedroom units ($390/BR/mo) are not shared, and therefore are superior in this 
respect.  Thus, the subject would be expected to fall within the upper range of rates 
reflected by this comparable.  Considering the preceding discussion, a rate of 
$375/BR/mo is concluded for the subject’s bedrooms. 

As additional supplemental market information, we have also included the rental rates of a 
few multi-family apartment complexes in the subject’s market area as an added check on 
the subject’s concluded lease rate.  These comparables are summarized in the following 
table.
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RENT COMPARABLE SUMMARY
Clearwater Hall

No. Property/Location Built Units Bdrms BR / BA
Avg

Unit SF Rent/BR
No. 
Vac

Vac.
 %

1 Westridge Apts 1996 108 36 1 / 1 690 $555 0 0.0%
950 Vineland Drive 96 2 / 1 867 $325
Clarkston, WA 36 2 / 2 921 $355

18 3 / 2 1,190 $285

2 Eightplex 2003 8 16 2 / 1 900 $313 0 0.0%
706 17th Ave
Lewiston, ID

3 Four Horses Apts 1977 30 10 1 / 1 700 $450 0 0.0%
1712 5th Street 16 2 / 1.5 850 $288
Lewiston, ID 16 2 / 2 900 $313

TOTAL 146 244 Low: $285 0 0.0%
Avg: $361
High: $555

RENT COMPARABLE SUMMARY
Clearwater Hall

No. Property/Location Built Units Bdrms BR / BA
Avg

Unit SF Rent/BR
No. 
Vac

Vac.
 %

1 Westridge Apts 1996 108 36 1 / 1 690 $555 0 0.0%
950 Vineland Drive 96 2 / 1 867 $325
Clarkston, WA 36 2 / 2 921 $355

18 3 / 2 1,190 $285

2 Eightplex 2003 8 16 2 / 1 900 $313 0 0.0%
706 17th Ave
Lewiston, ID

3 Four Horses Apts 1977 30 10 1 / 1 700 $450 0 0.0%
1712 5th Street 16 2 / 1.5 850 $288
Lewiston, ID 16 2 / 2 900 $313

TOTAL 146 244 Low: $285 0 0.0%
Avg: $361
High: $555

As shown above, these comparables range from $285/BR/mo to $555/BR/mo, with an 
average of $361/BR/mo.  The subject’s concluded rate of $375/BR/mo falls within this 
range and is very near the average rate.  Comparable No. 2 is the newest of the 
comparables and reflects a rate that is less than the subject’s rate.  Considering the 
supplemental comparables, the subject’s concluded rate of $375/BR/mo appears to be 
appropriate.

As previously discussed, the subject’s retail space will now be analyzed.  It should be noted 
that the subject’s retail space is not typical in comparison to its immediate area.  The 
subject is located in Lewiston’s central business district, which is mainly composed of older 
buildings that were built around 1900.  Therefore, the majority of the buildings have dated 
storefront retail space that does not match the quality of the subject’s retail space.  The 
majority of the newer retail facilities in Lewiston are located along Thain Road in the 
southeast section of the city.  Thus, the subject’s lease rate would likely be at the upper end 
of the range of rates received for the dated retail space that is located in the subject’s 
immediate area and below the newer retail space that is located in Lewiston’s new retail 
corridor along Thain Road, which is continuing to develop. 

A grid summarizing the rental rates for properties that were considered most useful for 
comparison to the subject’s retail space is displayed after the rent comparable details that 
follow.  
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DISCUSSION OF RENT COMPARABLES – RETAIL 
Rental 1 is a building occupied by H&R Block, about 0.75-miles east of the subject along 
Main Street.  The 2,784 SF building was originally constructed as an optical store in 1996.  
The building is currently being leased at a rate of $5.50/SF/Yr (adjusted from modified 
gross to triple-net).  The building has superior parking, but is inferior in age and condition 
compared to the subject.  As a result, this is a low indicator for the subject’s retail space.

Rental 2 is a strip center with various storefront office/retail tenants.  The 8,000 SF building 
is located one mile to the east of the subject.  Most of the newer tenants in this building are 
leasing at a rate of about $8.83/SF/Yr (adjusted from modified gross to triple-net).  This 
comparable has superior parking compared to the subject, but it is inferior in age, 
condition, exposure and overall appeal.  Consequently, this is a low indicator for the 
subject.

Rental 3 is the SL Start Building, located approximately two blocks northwest of the subject.
This 11,058 SF building was originally constructed in 1897, but was extensively remodeled 
in 2004.  SL Start occupies 3,453 SF of the two-story building, but reportedly only 
approximately 80%, or 2,762 SF is usable due to the ill-conceived design of the renovated 
space.  This equates to an adjusted lease rate of $11.67/SF/Yr (adjusted for usable space 
and from modified gross expense terms to triple-net).  This comparable has superior 
parking compared to the subject, since its lease includes about 10 off-street parking stalls.
The condition is somewhat similar to the subject, however the design, exposure, and age 
are inferior.  The rate indicated by this rental is an indicator of the lower rental bracket for 
the subject.

Rental 4 is a newer strip retail building at the southwest corner of Thain Road and Stewart 
Avenue, a signalized intersection across the street from a Wal-Mart Store.  This 13,178 SF 
retail center has four retail bays and is fully occupied.  The bays range is size from 1,300 
SF to 5,650 SF, with rental rates ranging from $13.63/SF/Yr to $22.00/SF/Yr, with an 
average of $16.94/SF/Yr.  This facility is similar in age and condition to the subject, but 
has superior exposure.  A lower rate would be expected for the subject than those indicated 
by this comparable. 

MARKET RENT CONCLUSIONS – RETAIL 
To better illustrate the comparison of the subject to each of the comparables, we have 
utilized a ranking analysis, displayed in the following chart.  As shown, the subject lies 
between Rental 3 ($11.67/SF/Yr) and Rental 4 ($13.63/SF/Yr).     

No.
Comparable

Rental
Typical

Rent/SF/Yr
Overall

Comparison
4 Strip Retail Center $13.63 - $22.00 Superior
- Subject $12.00 -
3 SL Start $11.67 Inferior
2 Strip Center $8.83 Inferior
1 H&R Block Building $5.96 Inferior

This subject’s current asking rate of $12.00/SF/Yr is well supported by the market 
comparables.   Therefore, a lease rate of $12.00/SF/Yr is concluded for the subject’s retail 
space.

Conclusion of Gross Rental Income – As shown at the end of this section, the projected 
gross rental income for the subject, including student housing and retail income, is 
$679,944.
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Laundry Income – The subject facility has a common laundry room on site with leased 
laundry machines from Hainsworth Company, a major leasing company for coin-operated 
laundry machines.  We spoke with a representative from Hainsworth Company, who 
reported that student housing such as the subject typically generate 1.5 loads of laundry 
per student per week.  Based on the subject’s average occupancy rates and the laundry 
rates, this equates to an annual income of $6,264.  Hainsworth’s typical lease 
arrangement is for the property owner to retain ½ of the revenue earned by the machines.
This would lead to a yearly income for laundry of $3,132.  Therefore, the laundry income 
retained by the subject owners is estimated at $3,132/Yr, or $26.77/BR/Yr.     

Miscellaneous/Other Income:  This category includes income retained from deposits, late 
fees, and other revenue.  This item is projected at 3% of the living units rental revenue per 
year, or $15,795. 

All the discussed sources of income result in a Projected Gross Income of $698,871. 

VACANCY
The rent comparables reflect an average vacancy of 6.4% for the student-oriented living 
units.  There are no formal vacancy surveys that we are aware of for the Lewiston-
Clarkston area.  The subject is a newer facility that is well located in Lewiston’s central 
business district about seven blocks north of the LCSC campus, comprises functional units, 
and has commensurate amenities with its targeted tenant pool.  The subject’s student 
housing has experienced an average occupancy rate of about 75% during the academic 
year, and approximately 8% during the summer term.  This equates to a yearly vacancy 
rate of about 40%.  As previously discussed, College Place, an 88-bedroom student-
oriented facility located across the street from the LCSC campus that was completed at the 
same time as the subject, has also remained at about 75% occupied.

However, as mentioned earlier, LCSC charges students approximately $538/Mo.  Thus 
subject’s vacancy rate would likely decline if its lease rates decreased to the concluded 
market rate of $375/Mo.  Additionally, the summer vacancy rate would be expected to 
decrease substantially, since the subject’s lease terms would allow 12-month leases that 
could be paid on a monthly basis.  Currently, under the management agreement, the 
subject allows 12-month leases; however, the rent for the entire lease term must be paid 
up front, which severely discourages students from entering into a 12-month lease 
contract.

Additionally, we have considered future demand for student housing at LCSC, which is 
summarized in the following table. 
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Student Housing Demand Projections
Implied Annual Growth Rate: 4.37%

Year: 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010
Total Enrollment (Fall Count) 2,953 3,108 3,471 3,325 3,451 3,394 3,612 3,770 3,934 4,106
Enrollment Increase 251 155 363 -146 126 -57 218 158 165 172
Percentage Enrollment Increase 9.29% 5.25% 11.68% -4.21% 3.79% -1.65% 6.42% 4.37% 4.37% 4.37%

Total Student Housing (Number of Beds) 246 312 312 312 312 312
Clark Hall* 78 78 78 78 78 78

Parrish House** 29 29 29 29 29 29

Talkington Hall*** 92 - - - - -

Red Lion**** 47 - - - - -

College Place - 88 88 88 88 88

Clearwater Hall - 117 117 117 117 117

Occupied Student Housing as Percentage of Enrollment 6.8% 7.6% 7.3% 7.2% 7.2% 7.2%
Occupied Student Housing (Number of Beds) 234 257 262 272 283 296
Total Student Housing Occupancy Rate 95% 82% 84% 87% 91% 95%
*Clark Hall mainly houses athletes, which are required to reside on campus; **Parrish Hall mainly houses upperclassman, with a GPA of 3.0 or greater; ***Talkington Hall was closed down in 2006.
****Some students were temporarily housed at the Red Lion hotel, until additional housing could be constructed.

Student Housing Demand Projections
Implied Annual Growth Rate: 4.37%

Year: 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010
Total Enrollment (Fall Count) 2,953 3,108 3,471 3,325 3,451 3,394 3,612 3,770 3,934 4,106
Enrollment Increase 251 155 363 -146 126 -57 218 158 165 172
Percentage Enrollment Increase 9.29% 5.25% 11.68% -4.21% 3.79% -1.65% 6.42% 4.37% 4.37% 4.37%

Total Student Housing (Number of Beds) 246 312 312 312 312 312
Clark Hall* 78 78 78 78 78 78

Parrish House** 29 29 29 29 29 29

Talkington Hall*** 92 - - - - -

Red Lion**** 47 - - - - -

College Place - 88 88 88 88 88

Clearwater Hall - 117 117 117 117 117

Occupied Student Housing as Percentage of Enrollment 6.8% 7.6% 7.3% 7.2% 7.2% 7.2%
Occupied Student Housing (Number of Beds) 234 257 262 272 283 296
Total Student Housing Occupancy Rate 95% 82% 84% 87% 91% 95%
*Clark Hall mainly houses athletes, which are required to reside on campus; **Parrish Hall mainly houses upperclassman, with a GPA of 3.0 or greater; ***Talkington Hall was closed down in 2006.
****Some students were temporarily housed at the Red Lion hotel, until additional housing could be constructed.

As shown in the previous table, total occupancy rate for student housing at LCSC is 
currently 84%.  However, this is projected to increase to 95% by 2010, based on 
enrollment projections that were predicated on the enrollment history under the current 
LCSC administration (a common practice used in enrollment forecasting). 

Considering the lower market rates, improved contract terms, and increased occupancy 
projections, a stabilized vacancy rate of 15% is concluded for the subject student-oriented 
living units.  This rate takes into account an increase in vacancy during the summer term. 

The subject’s retail space currently has an unsigned lease for 7,047 SF.  However, the 
subject owner reported that this lease will not be signed, as the rental rate is considered 
too low.  Of the retail lease comparables surveyed, all were found to be fully occupied.
However, due to the limited number of comparables, we have also consulted the Korpacz
Real Estate Investor Survey, which showed that most institutional investors used a vacancy 
and credit loss assumption for the “National Strip Shopping Center Market” of between 1% 
and 10%.11  Considering the preceding discussion, a stabilized vacancy rate of 5% is 
concluded for the subject retail space.

This results in a reduction of $89,486 annually, and leads to a total effective gross income 
estimate of $609,385/yr. 

OPERATING EXPENSES 
The operating expenses for the student-oriented living units will be analyzed first, followed 
by an analysis of the retail space expenses. 

Operating expenses for garden apartment complexes typically range from about $2.50/SF 
to $3.75/SF of leasable area in properties with full amenities, before an allowance for 
replacement reserves.  Rents vary widely from property to property; therefore, analyzing 
expenses as a percentage of effective gross income does not provide a reliable indication.
Reserves for the replacement of short-lived items are rarely allocated and less often funded 
by apartment owners, but must be considered in an appraisal analysis to reflect the 
periodic replacement of these items on a stabilized basis.

The only expense information provided for the subject facility was a pro forma, which was 
displayed near the beginning of the Income Approach.  Therefore, we have considered the 
experience of two comparable apartment properties and the developer’s expense pro 

                                                 
11 PricewaterhouseCoopers, Korpacz Real Estate Investor Survey, 3rd Qtr. 2007, p. 45. 
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forma.  After analyzing this data, operating expenses payable by the owner were estimated 
for a stabilized year by category.  This information is summarized on the following pages. 

EXPENSE COMPARABLE SUMMARY

Location Moscow Pullman Lewiston - Subject's Exp Pro Forma

Year Built 1992-97 1992-95 2007/2008

No. Units 84 55 32

No. Bdrms 144 143 117

SF NRA 71,520 51,046 26,805

Avg. SF/Unit 851 928 838
Description

$/SF $/BR % of EGI Total $/SF $/BR % of EGI Total $/SF $/BR % of EGI Total

Income

Rental Income $5.87 $2,915 98.4% $419,830 $8.36 $2,984 98.5% $426,721 $12.15 $2,783 100.0% $325,617

Parking Revenue N/Ap $0.00 $0 0.0% $0 N/Ap

Laundry Revenue $0.10 $48 1.6% $6,883 $0.00 $0 0.0% $0 $0.00 $0 0.0% $0

Other Income $0.00 $0 0.0% $0 $0.00 $0 0.0% $0 $0.00 $0 0.0% $0

Misc./Ret. Deposits $0.00 $0 0.0% $0 $0.13 $46 1.5% $6,600 $0.00 $0 0.0% $0

Effective Gross Income $5.97 $2,963 100.0% $426,713 $8.49 $3,030 100.0% $433,321 $12.15 $2,783 100.0% $325,617

Expenses

Real Estate Taxes $0.80 $398 13.4% $57,315 $0.75 $268 8.8% $38,320 $2.29 $524 18.8% $61,336

Insurance $0.19 $94 3.2% $13,580 $0.18 $66 2.2% $9,407 $0.63 $145 5.2% $17,020

Energy (Gas & Electricity) $0.11 $54 1.8% $7,824 $0.07 $26 0.9% $3,781 $1.03 $236 8.5% $27,600

Utilities (Water & Sewer) $0.25 $126 4.2% $18,078 $0.30 $107 3.5% $15,234 $0.51 $118 4.2% $13,800

Trash Removal Included above $0.24 $87 2.9% $12,396 Not Included

Maintenance & Repairs $0.26 $128 4.3% $18,480 $0.54 $192 6.3% $27,446 $0.05 $12 0.4% $1,380

Redecorating/Cleaning Incl. Above $0.09 $34 1.1% $4,794 Not Included

Landscaping $0.02 $10 0.4% $1,500 $0.31 $109 3.6% $15,624 Not Included

Parking Maint. & Snow Removal Incl. Above $0.00 $0 0.0% $0 Not Included

Professional Management $0.51 $252 8.5% $36,288 $0.57 $203 6.7% $29,075 Not Included

Marketing $0.00 $0 0.0% $0 $0.01 $3 0.1% $495 Not Included

Office/Administrative $0.00 $0 0.0% $0 $0.00 $0 0.0% $0 Not Included

Legal/Audit/Professional $0.00 $0 0.0% $0 $0.00 $0 0.0% $50 Not Included

Miscellaneous $0.05 $23 0.8% $3,348 $0.02 $5 0.2% $778 Not Included

Total Expenses W/O Reserves $2.19 $1,086 36.7% $156,413 $3.08 $1,101 36.3% $157,400 $4.52 $1,035 37.2% $121,136

Net Operating Income $3.78 $1,877 63.3% $270,300 $5.41 $1,930 63.7% $275,921 $7.63 $1,748 62.8% $204,481

Gas forced air heat, common laundry, study 
room, storage space, and no parking.

Electric FA heat, washer/dryer hook-ups, 
and open parking. 

Electric bb heat, washer/dryer in unit, and 
open parking (some covered).

EXPENSE COMPARABLE SUMMARY

Location Moscow Pullman Lewiston - Subject's Exp Pro Forma

Year Built 1992-97 1992-95 2007/2008

No. Units 84 55 32

No. Bdrms 144 143 117

SF NRA 71,520 51,046 26,805

Avg. SF/Unit 851 928 838
Description

$/SF $/BR % of EGI Total $/SF $/BR % of EGI Total $/SF $/BR % of EGI Total

Income

Rental Income $5.87 $2,915 98.4% $419,830 $8.36 $2,984 98.5% $426,721 $12.15 $2,783 100.0% $325,617

Parking Revenue N/Ap $0.00 $0 0.0% $0 N/Ap

Laundry Revenue $0.10 $48 1.6% $6,883 $0.00 $0 0.0% $0 $0.00 $0 0.0% $0

Other Income $0.00 $0 0.0% $0 $0.00 $0 0.0% $0 $0.00 $0 0.0% $0

Misc./Ret. Deposits $0.00 $0 0.0% $0 $0.13 $46 1.5% $6,600 $0.00 $0 0.0% $0

Effective Gross Income $5.97 $2,963 100.0% $426,713 $8.49 $3,030 100.0% $433,321 $12.15 $2,783 100.0% $325,617

Expenses

Real Estate Taxes $0.80 $398 13.4% $57,315 $0.75 $268 8.8% $38,320 $2.29 $524 18.8% $61,336

Insurance $0.19 $94 3.2% $13,580 $0.18 $66 2.2% $9,407 $0.63 $145 5.2% $17,020

Energy (Gas & Electricity) $0.11 $54 1.8% $7,824 $0.07 $26 0.9% $3,781 $1.03 $236 8.5% $27,600

Utilities (Water & Sewer) $0.25 $126 4.2% $18,078 $0.30 $107 3.5% $15,234 $0.51 $118 4.2% $13,800

Trash Removal Included above $0.24 $87 2.9% $12,396 Not Included

Maintenance & Repairs $0.26 $128 4.3% $18,480 $0.54 $192 6.3% $27,446 $0.05 $12 0.4% $1,380

Redecorating/Cleaning Incl. Above $0.09 $34 1.1% $4,794 Not Included

Landscaping $0.02 $10 0.4% $1,500 $0.31 $109 3.6% $15,624 Not Included

Parking Maint. & Snow Removal Incl. Above $0.00 $0 0.0% $0 Not Included

Professional Management $0.51 $252 8.5% $36,288 $0.57 $203 6.7% $29,075 Not Included

Marketing $0.00 $0 0.0% $0 $0.01 $3 0.1% $495 Not Included

Office/Administrative $0.00 $0 0.0% $0 $0.00 $0 0.0% $0 Not Included

Legal/Audit/Professional $0.00 $0 0.0% $0 $0.00 $0 0.0% $50 Not Included

Miscellaneous $0.05 $23 0.8% $3,348 $0.02 $5 0.2% $778 Not Included

Total Expenses W/O Reserves $2.19 $1,086 36.7% $156,413 $3.08 $1,101 36.3% $157,400 $4.52 $1,035 37.2% $121,136

Net Operating Income $3.78 $1,877 63.3% $270,300 $5.41 $1,930 63.7% $275,921 $7.63 $1,748 62.8% $204,481

Gas forced air heat, common laundry, study 
room, storage space, and no parking.

Electric FA heat, washer/dryer hook-ups, 
and open parking. 

Electric bb heat, washer/dryer in unit, and 
open parking (some covered).

Real Estate Taxes - The subject is currently assessed at $4,253,499, which results in a total 
tax bill of $78,971.  However, as the retail tenants will be responsible for their pro rate 
share of the real estate taxes, their share must be deducted from the total taxes in order to 
arrive at the subject’s student housing share of the taxes.  Since the student housing 
accounts for 74% of the total property, their share of the real estate tax is calculated at 
$58,439, or $0.11/SF.  Based on this information the subject’s taxes are applied at a tax 
amount of $58,400/yr, or $2.18/SF. 

Personal Property Taxes – Since the subject’s units are furnished, a cost for personal 
property tax is incurred.  The subject’s pro forma indicates a personal property tax of 
$4,500/yr.  As such, this amount has been applied to the subject. 

Insurance rates vary widely from property to property, depending on quality, amenities, 
existence of sprinklers, and other market factors.  The expense comparables reflect 
insurance rates ranging from $0.18/SF to $0.19/SF.  The developer’s pro forma reflects 
an expense rate of $0.63/SF for this item, which is much higher than the comparables.
However, additional insurance coverage, due to the characteristics of the subject’s tenants, 
is likely.  Therefore, a rate of $0.63/SF, or $17,020/yr has been projected for the subject.   
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Energy (Gas & Electricity) - The two expense comparables indicated an expense of 
$0.07/SF and $0.11/SF for this item.  However, these expenses reflect costs incurred for 
their common area only.  The subject provides gas and electricity for the tenants, and 
therefore a higher rate is anticipated.  The subject’s pro forma shows a rate of $1.03/SF 
for this expense.  A representative for the owner stated that gas and electricity generally 
average between $2,000 and $2,200 per month.  This equates to a range of $24,000 to 
$26,400 per year, or $0.90/SF to $0.98/SF.  Considering this information, a rate of 
$1.00/SF is estimated for the subject.

Utilities (Water & Sewer) - The comparables displayed a total expense for these items at 
$0.25/SF and $0.30/SF.  The owner’s pro forma reflected a rate of $0.51/SF for this item.  
Considering the characteristics of the subject and its tenants, a combined rate of $0.50/SF 
is projected. 

Trash Removal - Only one of the comparables reported this expense as a separate line 
item, which was $0.24/SF.  The developer’s pro forma did not show a separate line item 
for this expense.  According to Lewis-Clark State College, which currently pays for this 
expense item, incur a monthly cost of $600 for trash removal.  This equates to a rate of 
$7,200/yr, or $0.27/SF.  A rate of $0.27/SF/yr is estimated for the subject.   

Maintenance and Repairs can vary widely from year to year.  The comparables reported 
expenses ranging from $0.26/SF to $0.54/SF.  The subject’s pro forma shows a rate of 
$0.05/SF.  However, this is under the current management contract, in which Lewis-Clark 
State College pays for routine maintenance.  As this analysis will arrive at a value as 
though this contract were not in place, a rate will need to be estimated for this expense 
item.  The subject has furnished units, and thus a rate at the upper end of the comparables 
is indicated.  Therefore, this expense item is projected at $0.55/SF.

Elevator - None of the comparables were helpful in estimating this expense, as they are not 
elevatored complexes.  A representative for the owner reported they have a maintenance 
contract for the elevator at a cost of approximately $1,900/yr.  Based on this information, 
a rate of $1,900/yr, or $0.07/SF is applied to the subject. 

Redecorating and Cleaning Expenses typically range from a combined total of $0.08/SF to 
$0.18/SF.  Only one of the comparables reported this expense as a separate line item, 
which was $0.09/SF.  Considering the tenant makeup, a rate of $0.15/SF is estimated for 
the subject.

Landscaping and Grounds Expenses can vary according to the size and extent of on-site 
landscaping.  Among the comparables, these combined charges ranged from $0.02/SF to 
$0.31/SF.  The developer’s pro forma did not show a separate line item for this expense.  
Considering the subject’s small site size and very minimal landscaping needs, $0.05/SF is 
concluded for the subject. 

Professional Management Expenses typically range from 5.0% to 12.0% of effective gross 
income, depending on the number of units, the income level generated by the complex, 
and the difficulty of management.  Larger, easily managed properties are obtaining 
management fees of 4.0% to 5.0% for professional management only.  The expense 
comparables indicated rates ranging from 4.0% to 6.7% of EGI, while a survey from the 
Urban Land Institute on multifamily housing indicates a rate of 5.0% for elevatored 
apartment complexes in the Northwest.  Given the size of the subject and the 
characteristics of the potential tenants, a professional management expense of 6.0% of 
Effective Gross Income is applied to the subject. 
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Marketing Expenses vary widely with occupancy levels and overall market conditions.  Only 
one of the comparables reported this expense as a separate line item, which was 
$0.01/SF. The pool of potential tenants for the subject is limited, due to the specific tenant 
base that it accommodates.  Considering the subject’s location, its special purpose design 
for student housing and the involvement of LCSC, a minimal rate of $0.02/SF is applied to 
the subject.

Office and Administrative Expenses can vary widely, depending on what items are 
included in this category.  None of the comparables reported an expense for this item.  The 
owner’s expense pro forma did not show a separate line item for this expense.  Given the 
characteristics of the subject, a minimal charge of $0.05/SF annually is estimated the 
subject.

Legal, Audit, and Professional Service Expenses can also vary widely, and are often 
sporadic.  Legal fees tend to be higher during times of high vacancy and the resulting 
credit loss.  Assuming careful screening and operation of the subject, a charge of $0.05/SF 
is applied to the subject. 

Telephone/Internet Expenses – As these expense items are included in the student leases, it 
is necessary to account for their costs.  The owner’s pro forma indicates a charge of 
$10,580/yr, or $0.39/SF for this item.  As such, this expense is projected at $10,580/yr.     

Miscellaneous Expenses often vary, depending on what items are included in this category.
Other complexes typically indicate a range of $0.03/SF to $0.08/SF, though property 
managers are inconsistent in what charges are recorded under this “catch all” category.  A 
rate of $0.03/SF is applied to the subject. 

Reserves are not often allocated by apartment owners, but must be included to reflect an 
annualized estimate of the ongoing cost for the replacement of short-lived items.  In this 
analysis, we have estimated the current replacement cost and life of the short-lived 
components listed below.  Because the sinking fund factor is calculated at an estimated 
“real” rate of return (taking inflation into account), it is not necessary to trend this cost 
upward.  The following grid summarizes the reserves that are projected for the subject 
facility.

REPLACEMENT RESERVE SEGREGATION
Clearwater Hall

SFF @

Life Total Real Rate of Annual

Short-Lived Item (Years) Units Rate Cost 2% Reserve $/SF

Bedrooms

Loftable Bed 7 117 BRs @ 124$     14,508$        0.1345120  1,951$    0.07$     

Mattress 7 117 BRs @ 83$       9,711$          0.1345120  1,306$    0.05$     

Armoire 7 117 BRs @ 403$     47,151$        0.1345120  6,342$    0.24$     

Desk 7 117 BRs @ 243$     28,431$        0.1345120  3,824$    0.14$     

Chiar 7 117 BRs @ 64$       7,488$          0.1345120  1,007$    0.04$     

Units

Refrigerators 15 32 Units @ 300$     9,600$          0.0578255  555$       0.02$     

Sofa 7 32 Units @ 1,131$  36,192$        0.1345120  4,868$    0.18$     

Coffee Table 7 32 Units @ 157$     5,024$          0.1345120  676$       0.03$     

Dining Table 7 32 Units @ 224$     7,168$          0.1345120  964$       0.04$     

Dining Chairs 7 117 Units @ 24$       2,808$          0.1345120  378$       0.01$     

Lobby Areas

Sofa 7 2 Units @ 1,131$  2,262$          0.1345120  304$       0.01$     

Sette 7 1 Units @ 888$     888$             0.1345120  119$       0.00$     

Chair 7 6 Units @ 612$     3,672$          0.1345120  494$       0.02$     

Coffee Table 7 2 Units @ 157$     314$             0.1345120  42$         0.00$     

End Table 7 2 Units @ 122$     244$             0.1345120  33$         0.00$     

Carrel 7 5 Units @ 358$     1,790$          0.1345120  241$       0.01$     

Chair (for carrel) 7 5 Units @ 24$       120$             0.1345120  16$         0.00$     

Facilty

Roof Cover 20 13,578 SF @ 1.20$    16,294$        0.0411567  671$       0.03$     

Floor Cover 10 35,657 SF @ 1.50$    53,486$        0.0913265  4,885$    0.18$     

Totals 247,150$      28,678$  1.07$     
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Adding the reserves estimate summarized above, the subject’s expenses for the student-
oriented living units total $220,426, or $8.22/SF.  This rate is higher than the typical 
apartment complex operating expenses.  However, given that the subject rents will include 
all utilities, and that the subject will furnish the bedrooms, units, and lobby areas, this rate 
is appropriate.  This leads to a net operating income estimate of $243,187/yr for the 
subject’s living units.  The next step is to analyze the subject’s retail space expenses. 

The subject’s retail space will be leased on a triple-net expense basis, meaning that tenants 
are responsible for the payment of all operating expenses either directly, or in the form of 
a reimbursement to the owners.  Despite this expense situation, most investors will still 
anticipate some costs associated with ownership/asset management, and the likelihood of 
some capital improvement costs, particularly upon turnover ore renewal.

Asset Management Fee:  This is a "catch all" category that accounts for those items that 
cannot realistically be charged back to the tenants as a reimbursement.  It includes most 
in-house costs associated with the operation of the project.  According to the Korpacz Real 
Estate Investor Survey, most investors include an asset management fee ranging from 2.5% 
to 5.0% for shopping centers as an "above the line" charge.12  This expense is estimated at 
3% of EGI, or $4,373. 

Replacement Reserves:  This category is used to account for the replacement of short-lived 
items and capital improvements for which tenants are not likely to be charged.  This can 
include structural damage, roof replacement, HVAC repairs/replacement, etc.  The 
Korpacz survey referenced above also shows that investors will typically apply a deduction 
for replacement reserves ranging from $0.10/SF to $0.30/SF.  Considering the condition 
of the subject, a rate of $0.15/SF is applied.  This equates to $1,918/yr. 

This leads to a net operating income estimate of $139,481/yr for the subject’s retail space. 

DIRECT CAPITALIZATION RATE 
The subject’s capitalization rate for its student-oriented living units will be analyzed first, 
followed by an analysis of the subject’s retail space capitalization rate. 

The best source for deriving direct capitalization rates is typically by comparison to market 
sales, with consideration given to such factors as tenant quality, date of transaction, quality, 
and location.  Overall rates can be extracted from the five apartment sales used in the 
Sales Comparison Approach.  As shown on the following chart, the overall rates reflect a 
range from 7.12% to 8.43%, with an average of 7.76%.   

OVERALL RATE SUMMARY - COMPARABLE SALES
Clearwater Hall

Sale Analysis Overall
No. Property Yr Built Units Date Price Rate
1 Conrad Smith Apts 1992 36 Aug-06 $1,770,382 7.12%

2 Levick Apartments 1992 24 Aug-06 $1,057,241 7.90%
3 Taylor Apaprtments 1997/1998 21 Aug-06 $1,893,796 8.43%

4 Russet Square Apts 1978 40 Mar-06 $1,603,979 7.75%

5 Clarke Terrace 1990/1992 60 Mar-05 $4,067,135 7.62%

OVERALL RATE SUMMARY - COMPARABLE SALES
Clearwater Hall

Sale Analysis Overall
No. Property Yr Built Units Date Price Rate
1 Conrad Smith Apts 1992 36 Aug-06 $1,770,382 7.12%

2 Levick Apartments 1992 24 Aug-06 $1,057,241 7.90%
3 Taylor Apaprtments 1997/1998 21 Aug-06 $1,893,796 8.43%

4 Russet Square Apts 1978 40 Mar-06 $1,603,979 7.75%

5 Clarke Terrace 1990/1992 60 Mar-05 $4,067,135 7.62%

The comparables reflect a fairly narrow range of rates, from 7.12% to 8.43%, with an 
average of 7.76%.  However, it should be noted that due to the subject’s student-oriented 

                                                 
12 PricewaterhouseCoopers, Korpacz Real Estate Investor Survey, 1st Qtr. 2007, p. 5. 

ATTACHMENT 4

BAHR - SECTION II TAB 6  Page 119



Clearwater Hall 

As of December 6, 2007 PAGE

#07.197 143

design, that it may be attractive to a more limited pool of investors.  According to the 
Korpacz Real Estate Investor Survey, the “National Apartment Market” experienced an 
average overall rate of 5.76%, with a range of 3.50% to 8.00%, for the third quarter of 
2007.13  This was a reduction from the previous quarter and a year ago, which were 
6.28% and 7.01%, respectively.  Overall rates in Lewiston generally tend to lie above the 
rates indicated for larger metropolitan markets, which constitute the bulk of the survey.

Given the preceding information and the subject’s newer construction, investment size, 
amenity level, and design, a rate of 7.75% is concluded for the subject’s living units. 

The overall rates for the subject’s retail space can be extracted from four of the five retail 
sales used in the Sales Comparison Approach.  As shown on the following chart, the 
overall rates reflect a range from 6.71% to 7.82%, with an average of 7.31%.

OVERALL RATE SUMMARY - COMPARABLE SALES
Clearwater Hall

Sale Analysis Overall
No. Property Yr Built SF Date Price Rate
1 University Pointe 2003 25,000 May-06 $3,835,304 6.71%

2 Stadium Way Retail Rem-04 20,000 Sep-04 $3,835,304 7.69%
3 21st Street Retail Center 2004 9,750 Jul-04 $1,910,000 7.82%
4 Thain Retail Center 2005 13,178 Listing $2,787,678 7.00%

OVERALL RATE SUMMARY - COMPARABLE SALES
Clearwater Hall

Sale Analysis Overall
No. Property Yr Built SF Date Price Rate
1 University Pointe 2003 25,000 May-06 $3,835,304 6.71%

2 Stadium Way Retail Rem-04 20,000 Sep-04 $3,835,304 7.69%
3 21st Street Retail Center 2004 9,750 Jul-04 $1,910,000 7.82%
4 Thain Retail Center 2005 13,178 Listing $2,787,678 7.00%

Sale 4 (7.00%) is located in Lewiston and is the most similar to the subject in terms of age 
and investment size.  However, this is a listing, and therefore is considered slightly low for 
the subject.  Sale 1 (6.71%) is the most recent sale among the comparables, and is located 
on the fringe of the U of I campus in Moscow.  This is an indicator of the lower range that 
the subject could be expected to achieve.  Sale 3 (7.82%) is located in Lewiston, but is 
somewhat dated, and thus doesn’t reflect the general downward trend in capitalization 
rates over the past few years.  As a result, a lower rate would be expected for the subject.

According to the Korpacz Real Estate Investor Survey, the “National Strip Shopping Center 
Market” experienced an average overall rate of 7.20%, with a range of 5.70% to 9.00%, 
for the fourth quarter of 2007.14  As previously mentioned, overall rates in Lewiston 
generally tend to lie above the rates indicated for larger metropolitan markets, which 
constitute the bulk of the survey.

Given the preceding information and the subject’s newer construction and investment size, 
a rate of 7.25% is concluded for the subject’s retail space. 

INCOME APPROACH CONCLUSION 
Applying the concluded overall rate of 7.75% for the subject’s living units to its 
corresponding projected net operating income of $243,187/yr, results in an indicated 
value of $3,137,897.  Additionally, applying the concluded overall rate of 7.25% for the 
subject’s retail space to its corresponding projected net operating income of $139,481/yr, 
leads to an indicated value of $1,923,876.  These values combine for a total indicated 
hypothetical stabilized value via the Income Approach of $$5,060,000 (rd).  This analysis is 
summarized on the following page. 

                                                 
13 PricewaterhouseCoopers, Korpacz Real Estate Investor Survey, 3rd Qtr. 2007, p. 34. 
14 PricewaterhouseCoopers, Korpacz Real Estate Investor Survey, 3rd Qtr. 2007, p. 12. 
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INCOME APPROACH SUMMARY
Clearwater Hall

Dec-07

Rental Income

Living Units Retail Space TOTAL
No. Type (BR/BA) Bdrms   Subt/Rent/Mo Annual    SF GLA Rent/SF/Yr Annual AAnnual
3 1/1 3 1,125$          13,500$          12,787 $12.00 153,444$        
1 2/1 2 750$             9,000$            
4 3/1 12 4,500$          54,000$          
19 4/1 76 28,500$        342,000$        
1 4/2 4 1,500$          18,000$          
4 5/2 20 7,500$          90,000$          
32 117 $43,875

Potential Rental Income 526,500$        153,444$        6679,944$         

Miscellaneous Income
  Laundry Income: 3,132$            
  Misc./Ret. Deposits: 3.0% of Rental Revenue 15,795$          
Potential Gross Income 545,427$        153,444$        6698,871$         

Less Vacancy & Credit Loss @ 15.0% (81,814)$         5.0% (7,672)$           ((89,486)$          
Effective Gross Income 463,613$        145,772$        6609,385$         

Less Expenses $/SF $/BR % of EGI Total Less Expenses $/SF % of EGI Total
Real Estate Taxes $ 2.18 $ 499 12.6% $ 58,400 Asset Mgmt Fee $0.34 3.0% $4,373
Personal Property Taxes $ 0.17 $ 38 1.0% $ 4,500 Structural/Reserves $0.15 1.3% $1,918
Insurance $ 0.63 $ 145 3.7% $ 17,020 $0.49 4.3% $6,291
Energy (Gas & Elec) $ 1.00 $ 229 5.8% $ 26,805
Utilities (Water/Sewer) $ 0.50 $ 115 2.9% $ 13,403
Trash Removal $ 0.27 $ 62 1.6% $ 7,200
Maintenance & Repairs $ 0.55 $ 126 3.2% $ 14,743
Elevator $ 0.07 $ 16 0.4% $ 1,900
Redecorating/Cleaning $ 0.15 $ 34 0.9% $ 4,021
Landscaping/Grounds $ 0.05 $ 11 0.3% $ 1,340
Professional Management $ 1.04 $ 238 6.0% $ 27,817
Marketing $ 0.02 $ 5 0.1% $ 536
Office/Administrative $ 0.05 $ 11 0.3% $ 1,340
Legal/Audit/Professional $ 0.05 $ 11 0.3% $ 1,340
Telephone/Internet $ 0.39 $ 90 2.3% $ 10,580
Miscellaneous $ 0.03 $ 7 0.2% $ 804
Replacement Reserves $ 1.07 $ 245 6.2% $ 28,678

$ 8.22 $ 1,884 47.5% $ 220,426
Total Operating Expenses (220,426)$       (6,291)$           ((226,717)$        
Net Operating Income 243,187$        139,481$        3382,668$         

Capitalized @ 7.75% Capitalized @ 7.25% 77.56%

Indicated Stabilized Value 3,137,897$     Indicated Stabilized Value 1,923,876$     55,061,773$      

Total Value Via The Income Approach (Rd) 5,060,000$      

$375
$375

$375
Rent/BR/Mo

$375
$375
$375

INCOME APPROACH SUMMARY
Clearwater Hall

Dec-07

Rental Income

Living Units Retail Space TOTAL
No. Type (BR/BA) Bdrms   Subt/Rent/Mo Annual    SF GLA Rent/SF/Yr Annual AAnnual
3 1/1 3 1,125$          13,500$          12,787 $12.00 153,444$        
1 2/1 2 750$             9,000$            
4 3/1 12 4,500$          54,000$          
19 4/1 76 28,500$        342,000$        
1 4/2 4 1,500$          18,000$          
4 5/2 20 7,500$          90,000$          
32 117 $43,875

Potential Rental Income 526,500$        153,444$        6679,944$         

Miscellaneous Income
  Laundry Income: 3,132$            
  Misc./Ret. Deposits: 3.0% of Rental Revenue 15,795$          
Potential Gross Income 545,427$        153,444$        6698,871$         

Less Vacancy & Credit Loss @ 15.0% (81,814)$         5.0% (7,672)$           ((89,486)$          
Effective Gross Income 463,613$        145,772$        6609,385$         

Less Expenses $/SF $/BR % of EGI Total Less Expenses $/SF % of EGI Total
Real Estate Taxes $ 2.18 $ 499 12.6% $ 58,400 Asset Mgmt Fee $0.34 3.0% $4,373
Personal Property Taxes $ 0.17 $ 38 1.0% $ 4,500 Structural/Reserves $0.15 1.3% $1,918
Insurance $ 0.63 $ 145 3.7% $ 17,020 $0.49 4.3% $6,291
Energy (Gas & Elec) $ 1.00 $ 229 5.8% $ 26,805
Utilities (Water/Sewer) $ 0.50 $ 115 2.9% $ 13,403
Trash Removal $ 0.27 $ 62 1.6% $ 7,200
Maintenance & Repairs $ 0.55 $ 126 3.2% $ 14,743
Elevator $ 0.07 $ 16 0.4% $ 1,900
Redecorating/Cleaning $ 0.15 $ 34 0.9% $ 4,021
Landscaping/Grounds $ 0.05 $ 11 0.3% $ 1,340
Professional Management $ 1.04 $ 238 6.0% $ 27,817
Marketing $ 0.02 $ 5 0.1% $ 536
Office/Administrative $ 0.05 $ 11 0.3% $ 1,340
Legal/Audit/Professional $ 0.05 $ 11 0.3% $ 1,340
Telephone/Internet $ 0.39 $ 90 2.3% $ 10,580
Miscellaneous $ 0.03 $ 7 0.2% $ 804
Replacement Reserves $ 1.07 $ 245 6.2% $ 28,678

$ 8.22 $ 1,884 47.5% $ 220,426
Total Operating Expenses (220,426)$       (6,291)$           ((226,717)$        
Net Operating Income 243,187$        139,481$        3382,668$         

Capitalized @ 7.75% Capitalized @ 7.25% 77.56%

Indicated Stabilized Value 3,137,897$     Indicated Stabilized Value 1,923,876$     55,061,773$      

Total Value Via The Income Approach (Rd) 5,060,000$      

$375
$375

$375
Rent/BR/Mo

$375
$375
$375

ATTACHMENT 4

BAHR - SECTION II TAB 6  Page 121



Clearwater Hall 

As of December 6, 2007 PAGE

#07.197 145

R E C O N C I L I A T I O N
HYPOTHETICAL LEASED FEE INTEREST WITHOUT MANAGEMENT AGREEMENT 

Reconciliation involves analyzing the various methods of estimating value and arriving at a 
final conclusion of market value.  Factors considered in the analysis include the type of 
property being appraised, the appropriateness and reliability of each approach, and the 
quality, quantity and appropriateness of the available data.  The results of the three 
approaches are as follows: 

 Cost Approach $5,250,000 
 Sales Comparison Approach $5,480,000 
 Income Approach $5,060,000 

The Cost Approach is most often used to test the feasibility of a proposed project, rather 
than to estimate market value.  It is also less useful for evaluating leased fee, versus fee 
simple, interest in a property.  The reliability of this approach is also largely dependent 
upon the ability to accurately estimate depreciation.  For new or proposed properties with 
no depreciation, this is not a problem.  For older properties, however, depreciation can be 
a major percentage of value and is difficult to estimate reliably.

In the subject’s case, it represents newer construction, and costs were consistent among the 
cost comparables.  However, as previously stated, the Cost Approach is more useful as a 
check on the feasibility of a project, as opposed to an estimate of market value.  Therefore, 
the Cost Approach is given little weight in this final analysis.    

The Sales Comparison Approach is most valuable for homogeneous properties that sell 
frequently.  Although the market for retail and apartment facilities is fairly active, and a 
number of sales were analyzed, there is very little homogeneity with respect to investment 
size, quality, tenant profile, or location among the sales.  As a result, it was necessary to 
apply substantial subjective adjustments to account for these differences, which led to a 
fairly broad range of value/SF indications.  Given the quality and quantity of the data 
available for analysis, in addition to the substantial adjustments, this approach is given 
only secondary emphasis in the final analysis. 

The Income Approach is given significant consideration in the final value conclusion.
Typical buyers of commercial real estate are primarily concerned with the income-
generating potential of a property, and thus make purchase decisions based largely on the 
income a property is currently or will possibly produce.  In this case, although minimal 
operating history was available for the subject, rents and expenses were generally well 
supported by other properties in the market area.  Based on the good quality and quantity 
of the data, and the importance placed on this approach by investors, this approach is 
considered the most reliable, and is given primary emphasis. 

Overall, most reliance has been placed on the results of the Income Approach, with 
secondary consideration to the Sales Comparison Approach.
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Based on the preceding analysis and subject to the assumptions and limiting conditions 
contained within this report, we are of the opinion that the hypothetical stabilized market 
value of the leased fee interest in the subject property without the management agreement 
in effect, as of October 6, 2009, the date of stabilization, will be: 

FIVE MILLION TWO HUNDRED THOUSAND DOLLARS 
($5,200,000)
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V A L U E  A S  I S  

Two discounts are necessary to arrive at a value upon completion but prior to stabilization: 
1) Vanilla shell discount for retail space and 2) absorption discount for retail space.   

BASE SHELL DISCOUNT 
The preceding analysis led to a hypothetical valuation of the subject upon stabilization, as 
though the retail space were finished with a “Vanilla Shell” (finished walls, ceilings, and 
bathrooms).  The subject’s retail space is currently finished to a “Base Shell” state with bare 
studs, open ceiling, concrete/dirt floors, and no plumbing.  Therefore, a discount is 
required in order to account for the difference in value between the “Base Shell” and the 
“Vanilla Shell.”  This is accomplished by applying a build-out cost to the retail portion of 
the subject.

The Marshall Valuation Service (MVS) indicates a cost of $35.05/SF to build-out shopping 
center interior retail space with drywall, tile ceilings, vinyl composition/carpet floor cover, 
adequate lighting and outlets, small restrooms, and package A/C.  Whereas another 
source suggests a cost of $10/SF for walls ready to be painted, a concrete floor, a drop 
ceiling with lights, electrical outlets, HVAC, and restrooms.  In addition, the subject owner 
suggested a cost of $15/SF.  Considering the amount of build-out needed for the subject, 
a rate of $15/SF is applied to the retail space.  This equates to a rounded discount of 
$190,000 ($10/SF X 12,787 SF = $191,805).

ABSORPTION DISCOUNT 
The subject’s retail space has been vacant since it was completed in August 2006.   The 
owner sites two reasons for this lack of leasing activity.  1) The leasing agents that are 
currently marketing the subject property’s retail space are based in Spokane, Washington, 
and therefore are not local.  After discussions with other business owners in the immediate 
vicinity of the subject, the owner reported that local representation is important.  2) The 
owner also reported that representatives from Lewis-Clark State College had unknowingly 
misstated the lease rate when queried by purportedly potential tenants.  The college had 
apparently indicated that the asking rate for the retail space was $12/SF/Mo, rather than 
$12/SF/Yr. 

To measure the difference between the values “upon stabilization” and “as is,” the rent loss 
and additional expenses can be estimated and discounted into a present value.  This 
discount is then subtracted from the stabilized value to arrive at the as is value.

The first step in this analysis is to estimate the projected time it will take to bring the 
property to stabilization.  The best measure of absorption is by a comparison to the 
absorption periods of other, similar projects in the market area.  We are only aware of two 
recently developed retail projects in the Lewiston area that are similar in size to the subject.

1) A 13,178 SF strip retail center was completed in July 2005 at a major signalized 
intersection across the street from a Wal-Mart store in southeast Lewiston.  This retail center 
was only recently fully absorbed in November 2007.  Thus the strip center took 
approximately 28 months to absorb, which equates to an absorption rate of approximately 
470 SF/Mo.  The developer of this project, Marshall Clark stated that retail takes longer to 
absorb in Lewiston, compared to other market areas, and suggested that other 
developments in Lewiston have also taken longer than normal to absorb.
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2) The 21st Street Retail Center, a 9,750 SF strip retail facility located along 21st Street in 
southeast Lewiston was completed in 2004.  This retail center reportedly took two years to 
absorb, which equates to an absorption rate of 406 SF/Mo.   

Assuming a 95% stabilized occupancy, there will be approximately 12,148 SF of retail 
space that will need to be occupied before stabilization is reached.  It is estimated that the 
subject will lease space at approximately 400 SF/Mo.  Using this absorption rate, it will 
take approximately thirty-one months to absorb the subject’s retail space.  Given that the 
subject was completed in August 2006, theoretically, about fifteen months has already 
been accrued.  However, due to the reportedly poor marketing of the facility, only nine 
months is considered to have accrued to the subject’s absorption period.  Therefore, it will 
take an additional twenty-two months to lease the subject’s retail space.  Additionally, 
some marketing and leasing commissions will be incurred prior to reaching stabilization. 

ABSORPTION DISCOUNT (TO VALUE UPON COMPLETION)

Retail Space to Lease to
95% Stabilized Occupancy: 12,148 SF Discount Rate (Safe Rate) 3.0% /Yr
Absorption Rate: 400 /Mo Commissions 6% x 3 yr lease term
Average Rent/SF/Mo: $12.00

End of Year: 0 1 2 3
SF to Lease to Stabilization: 12,148 12,148 7,348 2,548
Less SF Leased During Period: 0 4,800 4,800 2,548
Ending SF to Lease to Stabilization: 12,148 7,348 2,548 (0)

Total SF Vacant 12,148 7,348 2,548 0
Times Avg. Income/SF/Yr $12.00 12.00$           12.00$     
Total Rental Income Unearned/Yr ($88,172) ($30,572) $0
Commissions on Leased Space @ 6% ($10,368) ($10,368) ($5,504)
Total Absorption Costs ($98,540) ($40,940) ($5,504)
Present Value of Absorption Costs & Rent
 Loss, Discounted @ 0.25% /mo      = ($100,000)*

*Calculation excludes discounted value for the first nine months of absorption costs.

Clearwater HallABSORPTION DISCOUNT (TO VALUE UPON COMPLETION)

Retail Space to Lease to
95% Stabilized Occupancy: 12,148 SF Discount Rate (Safe Rate) 3.0% /Yr
Absorption Rate: 400 /Mo Commissions 6% x 3 yr lease term
Average Rent/SF/Mo: $12.00

End of Year: 0 1 2 3
SF to Lease to Stabilization: 12,148 12,148 7,348 2,548
Less SF Leased During Period: 0 4,800 4,800 2,548
Ending SF to Lease to Stabilization: 12,148 7,348 2,548 (0)

Total SF Vacant 12,148 7,348 2,548 0
Times Avg. Income/SF/Yr $12.00 12.00$           12.00$     
Total Rental Income Unearned/Yr ($88,172) ($30,572) $0
Commissions on Leased Space @ 6% ($10,368) ($10,368) ($5,504)
Total Absorption Costs ($98,540) ($40,940) ($5,504)
Present Value of Absorption Costs & Rent
 Loss, Discounted @ 0.25% /mo      = ($100,000)*

*Calculation excludes discounted value for the first nine months of absorption costs.

Clearwater Hall

As shown in the table above, after deducting leasing commissions (6% x lease rate x 3 
years), and rent loss, the indicated absorption cost is $100,000 (Rd).  Deducting the base 
shell discount of $190,000 and the absorption discount of $100,000 from the stabilized 
value conclusion of $5,200,000, the hypothetical “as is” market value of the leased fee 
interest in the subject property, as of December 6, 2007, is: 

FOUR MILLION NINE HUNDRED TEN THOUSAND DOLLARS 
($4,910,000)
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A N A L Y S I S  W I T H  M A N A G E M E N T  
A G R E E M E N T

The previous analysis led to a hypothetical market value of the leased fee interest in the 
subject as though the current management contract with Lewis-Clark State College (LCSC) 
were not in effect.  Key excerpts of this management contract are included in the addenda 
of this report.

As the subject is a student-oriented housing facility, it would still rely on student demand 
from LCSC even if the management agreement were not in place.  However, the 
management agreement does defray some of the operating expenses incurred by the 
subject.  Therefore, the Income Approach will be readdressed to make the appropriate 
adjustments to the expenses that are affected by the management agreement.  Since the 
Cost and Sales Comparison Approaches are not affected by the management agreement, 
these approaches have not been revisited. 

INCOME APPROACH 
Under the management agreement, the management is responsible for janitorial, trash 
removal, maintenance of landscaping.  Therefore, the following expense items that were 
included in the previous analysis, will be excluded:   

1) Trash Removal,
2) Redecorating/Cleaning, and
3) Landscaping/Grounds.

Additionally, under the management agreement, the owner is responsible for all structural 
and mechanical elements of the facility. Therefore, general maintenance costs will be 
absorbed by the management.  In the prior analysis, this expense item was estimated at 
$0.55/SF.  Since structural and mechanical costs are not separately broken out in the 
Urban Land Institute’s survey of multifamily housing (a national survey commonly 
referenced as source material for operating costs of apartments), we have relied on BOMA 
International’s Experience Exchange Report for income and expense data, a nationally 
recognized income and expense data source for commercial real estate.  According to the 
BOMA report, HVAC, electrical, structural, plumbing, and general exterior maintenance 
are estimated at $0.23/SF.  Therefore, the subject’s maintenance and repairs is estimated 
at $0.23/SF. 

Additionally, taking into account the subject’s average occupancy rate near 60% (inclusive 
of the summer occupancy rate), while considering the increasing student housing 
occupancy rates projected in the Income Approach section of this report, a vacancy rate of 
25% is used in this analysis.  Since the management agreement doesn’t allow for a 
management fee, unless occupancy rates equal or exceed 85%, it is unlikely that a 
management fee will be charged.  As a result, an expense for management is excluded in 
this analysis.

After the preceding changes have been applied to the subject’s expenses, the resulting net 
operating income (NOI) is $226,753/yr.  Applying the previously concluded overall rate of 
7.75% for the subject’s living units to the net operating income of $226,753/yr, an 
indicated value of $2,925,845 results.  When this value is added to the previously 
concluded value of $1,923,876 for the subject’s retail space, as concluded in the prior 
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Income Approach, this leads to an indicated value of $$4,850,000 (rd).  This analysis is 
summarized on the following table. 

INCOME APPROACH SUMMARY - WITH MANAGEMENT AGREEMENT
Clearwater Hall

Dec-07

Rental Income

Living Units Retail Space TOTAL
No. Type (BR/BA) Bdrms   Subt/Rent/Mo Annual    SF GLA Rent/SF/Yr Annual AAnnual
3 1/1 3 1,095$          13,140$          12,787 $12.00 153,444$        
1 2/1 2 730$             8,760$            
4 3/1 12 4,380$          52,560$          
19 4/1 76 27,740$        332,880$        
1 4/2 4 1,460$          17,520$          
4 5/2 20 7,300$          87,600$          
32 117 $42,705

Potential Rental Income 512,460$        153,444$        6665,904$         

Miscellaneous Income
  Laundry Income: 3,132$            
  Misc./Ret. Deposits: 3.0% of Rental Revenue 15,374$          
Potential Gross Income 530,966$        153,444$        6684,410$         

Less Vacancy & Credit Loss @ 25.0% (132,742)$       5.0% (7,672)$           ((140,414)$        
Effective Gross Income 398,224$        145,772$        5543,996$         

Less Expenses $/SF $/BR % of EGI Total Less Expenses $/SF % of EGI Total
Real Estate Taxes $ 2.18 $ 499 14.7% $ 58,400 Asset Mgmt Fee $0.34 3.0% $4,373
Personal Property Taxes $ 0.17 $ 38 1.1% $ 4,500 Structural/Reserves $0.15 1.3% $1,918
Insurance $ 0.63 $ 145 4.3% $ 17,020 $0.49 4.3% $6,291
Energy (Gas & Elec) $ 1.00 $ 229 6.7% $ 26,805
Utilities (Water/Sewer) $ 0.50 $ 115 3.4% $ 13,403
Trash Removal $ - $ - 0.0% $ -
Maintenance & Repairs $ 0.23 $ 53 1.5% $ 6,165
Elevator $ 0.07 $ 16 0.5% $ 1,900
Redecorating/Cleaning $ 0.15 $ - 0.0% $ -
Landscaping/Grounds $ 0.05 $ - 0.0% $ -
Professional Management $ - $ - 6.0% $ -
Marketing $ 0.02 $ 5 0.1% $ 536
Office/Administrative $ 0.05 $ 11 0.3% $ 1,340
Legal/Audit/Professional $ 0.05 $ 11 0.3% $ 1,340
Telephone/Internet $ 0.39 $ 90 2.7% $ 10,580
Miscellaneous $ 0.03 $ 7 0.2% $ 804
Replacement Reserves $ 1.07 $ 245 7.2% $ 28,678

$ 6.60 $ 1,466 49.1% $ 171,471
Total Operating Expenses (171,471)$       (6,291)$           ((177,762)$        
Net Operating Income 226,753$        139,481$        3366,234$         

Capitalized @ 7.75% Capitalized @ 7.25% 77.55%

Indicated Stabilized Value 2,925,845$     Indicated Stabilized Value 1,923,876$     44,849,721$      

Total Value Via The Income Approach (Rd) 4,850,000$      

$365
$365

$365
Rent/BR/Mo

$365
$365
$365

INCOME APPROACH SUMMARY - WITH MANAGEMENT AGREEMENT
Clearwater Hall

Dec-07

Rental Income

Living Units Retail Space TOTAL
No. Type (BR/BA) Bdrms   Subt/Rent/Mo Annual    SF GLA Rent/SF/Yr Annual AAnnual
3 1/1 3 1,095$          13,140$          12,787 $12.00 153,444$        
1 2/1 2 730$             8,760$            
4 3/1 12 4,380$          52,560$          
19 4/1 76 27,740$        332,880$        
1 4/2 4 1,460$          17,520$          
4 5/2 20 7,300$          87,600$          
32 117 $42,705

Potential Rental Income 512,460$        153,444$        6665,904$         

Miscellaneous Income
  Laundry Income: 3,132$            
  Misc./Ret. Deposits: 3.0% of Rental Revenue 15,374$          
Potential Gross Income 530,966$        153,444$        6684,410$         

Less Vacancy & Credit Loss @ 25.0% (132,742)$       5.0% (7,672)$           ((140,414)$        
Effective Gross Income 398,224$        145,772$        5543,996$         

Less Expenses $/SF $/BR % of EGI Total Less Expenses $/SF % of EGI Total
Real Estate Taxes $ 2.18 $ 499 14.7% $ 58,400 Asset Mgmt Fee $0.34 3.0% $4,373
Personal Property Taxes $ 0.17 $ 38 1.1% $ 4,500 Structural/Reserves $0.15 1.3% $1,918
Insurance $ 0.63 $ 145 4.3% $ 17,020 $0.49 4.3% $6,291
Energy (Gas & Elec) $ 1.00 $ 229 6.7% $ 26,805
Utilities (Water/Sewer) $ 0.50 $ 115 3.4% $ 13,403
Trash Removal $ - $ - 0.0% $ -
Maintenance & Repairs $ 0.23 $ 53 1.5% $ 6,165
Elevator $ 0.07 $ 16 0.5% $ 1,900
Redecorating/Cleaning $ 0.15 $ - 0.0% $ -
Landscaping/Grounds $ 0.05 $ - 0.0% $ -
Professional Management $ - $ - 6.0% $ -
Marketing $ 0.02 $ 5 0.1% $ 536
Office/Administrative $ 0.05 $ 11 0.3% $ 1,340
Legal/Audit/Professional $ 0.05 $ 11 0.3% $ 1,340
Telephone/Internet $ 0.39 $ 90 2.7% $ 10,580
Miscellaneous $ 0.03 $ 7 0.2% $ 804
Replacement Reserves $ 1.07 $ 245 7.2% $ 28,678

$ 6.60 $ 1,466 49.1% $ 171,471
Total Operating Expenses (171,471)$       (6,291)$           ((177,762)$        
Net Operating Income 226,753$        139,481$        3366,234$         

Capitalized @ 7.75% Capitalized @ 7.25% 77.55%

Indicated Stabilized Value 2,925,845$     Indicated Stabilized Value 1,923,876$     44,849,721$      

Total Value Via The Income Approach (Rd) 4,850,000$      

$365
$365

$365
Rent/BR/Mo

$365
$365
$365

Overall, most reliance has been placed on the results of the Income Approach, with 
secondary consideration to the Sales Comparison Approach.

Based on the preceding analysis and subject to the assumptions and limiting conditions 
contained within this report, we are of the opinion that the stabilized market value of the 
leased fee interest in the subject property with the management agreement in effect, as of 
October 6, 2009, the date of stabilization, will be: 

FOUR MILLION EIGHT HUNDRED THOUSAND DOLLARS 
($4,800,000)
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V A L U E  A S  I S  –
W I T H  M A N A G E M E N T  A G R E E M E N T  

As with the prior analysis that valued the subject without the management agreement, to 
arrive at an “as is” value, the vanilla shell and absorption discounts must be deducted from 
the stabilized value.  This is applied as follows: 

 Leased Fee Value W/Management Agreement $4,800,000 
 Less Vanilla Shell Discount $190,000 
 Less Absorption Discount -      $100,000
 Indicated Value $$4,510,000
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Clearwater Hall Suites
Nov-07

88 Rooms Occupied
Suite# B C D E F
204-4 $365 $335 $365 $365 N/A
205-5 $365 $365 $365 $365 $365 FY08 payments to owners:
206-5 $365 $365 $365 $365 $365 $335 = Small or Double
207-4 $365 $365 $365 $395 N/A $365 = Standard room

210-RA $365 N/A N/A N/A N/A $395 = Large single
211-4 N/A N/A N/A N/A N/A

212-RD RD/DNC N/A N/A N/A N/A
213-4 $365 $365 $365 $365 N/A
215-4 $365 $365 $365 $335 N/A
216-4 $365 $365 $365 $365 N/A
217-4 $365 $365 $365 $365 N/A
218-4 $365 $365 $365 $365 N/A
303-5 $365 $365 $365 $365 $365
304-5 $365 $335 $365 $365 $365
305-4 $365 $365 $365 $395 N/A
306-4 $365 $365 $365 $365 N/A

310-RA $365 N/A N/A N/A N/A
311-4 $365 $365 $365 $365 N/A
312-3 $365 $365 $365 N/A N/A
313-4 $365 $365 $365 $365 N/A
315-4 $365 $365 $365 $335 N/A
316-3 $365 $365 $365 N/A N/A
317-4 $365 $365 $365 $365 N/A
318-4 $365 $365 $365 $365 N/A

410-RA $365 N/A N/A N/A N/A
411-4 $365 $365 $365 $365 N/A
412-3 $365 $365 $365 N/A N/A
413-4 $365 $365 $365 $365 N/A
415-4 $365 $365 $365 $335 N/A
416-3 $365 $365 $365 N/A N/A
417-4 $365 $365 $365 $365 N/A
418-4 $365 $365 $365 $365 N/A
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ATTACHMENT 5

Year Year Year Year Year Year Year Year Year Year Year Year
1 2 3 4 5 6 7 8 9 10 11 12

Revenue
Student Room Revenue 394,050$       405,872$      418,048$      430,589$        443,507$        456,812$        470,516$        484,632$        499,171$        514,146$        529,570$        545,457$        
Retail Value -$              -$             -$             -$               -$               -$               -$               -$               -$               -$               -$               -$               
Deposits Retained 5,000$           5,150$          5,305$          5,464$           5,628$           5,796$           5,970$           6,149$           6,334$           6,524$           6,720$           6,921$           
Laundry 2,250$           2,318$          2,387$          2,459$           2,532$           2,608$           2,687$           2,767$           2,850$           2,936$           3,024$           3,115$           
Vending Commissions 650$              670$             690$             710$              732$              754$              776$              799$              823$              848$              874$              900$              

           Total Revenue 401,950$       414,009$      426,429$      439,222$        452,398$        465,970$        479,949$        494,348$        509,178$        524,454$        540,187$        556,393$        

Expenditures
Debt Service 253,000$       253,000$      253,000$      253,000$        253,000$        253,000$        253,000$        253,000$        253,000$        253,000$        253,000$        253,000$        
Salaries 47,486$         48,911$        50,378$        51,889$          53,446$          55,049$          56,701$          58,402$          60,154$          61,958$          63,817$          65,732$          
Irregular Help 5,000$           5,150$          5,305$          5,464$           5,628$           5,796$           5,970$           6,149$           6,334$           6,524$           6,720$           6,921$           

0.19          Fringe Benefits 25,229$         25,986$        26,765$        27,568$          28,395$          29,247$          30,125$          31,028$          31,959$          32,918$          33,906$          34,923$          
Power & Gas 21,000$         21,630$        22,279$        22,947$          23,636$          24,345$          25,075$          25,827$          26,602$          27,400$          28,222$          29,069$          
Water & Sewer 9,500$           9,785$          10,079$        10,381$          10,692$          11,013$          11,343$          11,684$          12,034$          12,395$          12,767$          13,150$          
Cable TV 11,162$         11,497$        11,842$        12,197$          12,563$          12,940$          13,328$          13,728$          14,140$          14,564$          15,001$          15,451$          
Custodial Supplies 5,000$           5,150$          5,305$          5,464$           5,628$           5,796$           5,970$           6,149$           6,334$           6,524$           6,720$           6,921$           
Trash 7,695$           7,926$          8,164$          8,409$           8,661$           8,921$           9,188$           9,464$           9,748$           10,040$          10,341$          10,652$          
Telephone/internet 29,000$         29,870$        30,766$        31,689$          32,640$          33,619$          34,628$          35,666$          36,736$          37,838$          38,974$          40,143$          
Supplies 4,000$           4,120$          4,244$          4,371$           4,502$           4,637$           4,776$           4,919$           5,067$           5,219$           5,376$           5,537$           
Elevator 1,900$           1,957$          2,016$          2,076$           2,138$           2,203$           2,269$           2,337$           2,407$           2,479$           2,553$           2,630$           
R & M  3,000$           3,090$          3,183$          3,278$           3,377$           3,478$           3,582$           3,690$           3,800$           3,914$           4,032$           4,153$           
R & M - Contingency 10,000$         10,300$        10,609$        10,927$          11,255$          11,593$          11,941$          12,299$          12,668$          13,048$          13,439$          13,842$          
Security 200$              206$             212$             219$              225$              232$              239$              246$              253$              261$              269$              277$              
Miscellaneous 1,000$           1,030$          1,061$          1,093$           1,126$           1,159$           1,194$           1,230$           1,267$           1,305$           1,344$           1,384$           

             Total Expenditures 434,172$       439,607$      445,205$      450,972$        456,911$        463,028$        469,329$        475,819$        482,503$        489,388$        496,480$        503,784$        

Projected Annual Cash Flow (32,222)$        (25,599)$       (18,777)$       (11,750)$        (4,512)$          2,942$           10,620$          18,529$          26,675$          35,065$          43,707$          52,608$          

Accum.Fund Bal. (deficit) (32,222)$        (57,821)$       (76,597)$       (88,347)$        (92,860)$        (89,917)$        (79,297)$        (60,768)$        (34,093)$        972$              44,680$          97,288$          

Assumptions:

   3% increase fees and expenses except debt service.
   Purchase price- 3,700,000
   Loan costs 44,252
     Total Borrowing 3,744,252$  

   Interest Rate- Estimate 4.90%
   Annual debt service 253,000
   Amortization Period 27 years with 15 year balloon

Clearwater Hall-10year financial pro forma
27 year debt amortization-80% Occupancy Assumption

As of 3/28/08
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LEWIS-CLARK STATE COLLEGE 
 
 
SUBJECT 

Approval to purchase the last of three strategically-situated properties along the 
western edge of campus to increase parking 
 

REFERENCE 
June 2008 Board authorized LCSC to negotiate with owners to 

secure three properties on 4th Street, Lewiston ID, 
and to invoke eminent domain, if necessary to acquire 
one of the properties (that property subsequently was 
purchased without use of condemnation) 

 
August 2008 Board approved LCSC’s proposed offers to purchase 

the three properties.  [Two of the three offers were 
accepted and LCSC has acquired both properties.]  

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Sections V.I.1. 
through V.I.2. (“Acquisition of Real Property”) 
 

BACKGROUND/DISCUSSION 
 LCSC engaged in discussions with three property owners along the College’s 

western border on 4th Street in Lewiston’s Normal Hill area to acquire space for 
parking expansion.  Acquisition of these three properties—the only remaining 
properties not owned by LCSC on 4th Street, between 11th Ave and 7th Ave—
was needed in order to complete the second phase of LCSC’s 4th Ave parking 
project to redress acute parking shortages.  Two of the properties are homes; the 
third property (a parking lot) was being leased from the owners.       

 
 Attachment 1 provides an overhead view of the properties in question.  The 

properties highlighted in red were already owned by the College and those 
shaded in blue (indicated by the three red arrows on the map) were privately 
owned at the time of LCSC’s original request to the Board.  The properties 
labeled #3 (1014 4th St) and #6 (1024 4th St) are single dwellings.  The 
northernmost property labeled #38A was a privately-owned parking lot.  LCSC 
closed on property #38A on August 29, 2008 and on #6 on September 30, 2008.   

 
 The owner of the third property (#3—1014 4th St) did not accept LCSC’s first offer 

and countered with a request well above the Board-authorized offer. LCSC seeks 
the Board’s approval of a final offer for the property of $141,000 and 
authorization to proceed with eminent domain, if deemed necessary by the 
President. 

 



BUSINESS AFFAIRS AND HUMAN RESOURCES 
DECEMBER 4-5, 2008 

 

BAHR – SECTION II TAB 7  Page 2 

 The area (already owned by the College) immediately north of the leased parking 
lot is now being used as a staging area during the construction of the new 
Nursing/Health Sciences building, and it will be paved as a permanent parking lot 
upon completion of the building, using existing funds within the overall Design-
Build project.  Phase I of the 4th Street parking project—encompassing the two 
central blocks along 4th Street (between 10th Ave and 8th Ave) is complete.  
Phase II of the 4th Street parking project (FY2009 Permanent Building Fund 
project) will add the two remaining blocks for expanded parking (between 11th 
Ave and 7th Ave). Construction for Phase II is currently planned for Spring 2009.   

  
IMPACT 

Current funds from DPW PBF Project #09-150, are sufficient to purchase this 
remaining property and move forward on construction for the 4th Street Phase II 
project.  Acquisition of the private property at 1014 4th Street is necessary in 
order to complete this essential project for LCSC. 
 

ATTACHMENTS   
 Attachment 1 – Overhead chart of properties Page   3  

Attachment 2 – Appraisal for 1014 4th Street property Page   5 
Attachment 3 – Draft Board resolution/order of condemnation Page 25 
 

STAFF COMMENTS AND RECOMMENDATIONS 
The $141,000 would include $137,500 (10% above the appraised value of the 
property) plus $3,500 for dislocation.  However, this increased cost would be cost 
beneficial compared to the expenses associated with a property condemnation 
through eminent domain. 
 
Staff recommends approval. 

  
BOARD ACTION  
 A motion to approve the request by Lewis-Clark State College to purchase the 

property at 1014 4th St., Lewiston, Idaho, for $141,000; and to authorize LCSC to 
acquire fee title to the property by condemnation under the provisions of Idaho 
Code, should the President of LCSC determine that such action is necessary. 

 
 
 Moved by ______________  Seconded by ___________ Carried Yes ___ No___ 
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INVOICEFROM:

Telephone Number: Fax Number:

TO:

Telephone Number: Fax Number:
Alternate Number: E-Mail:

INVOICE NUMBER

DATE

REFERENCE
Internal Order #:

Lender Case #:

Client File #:

Main File # on form:

Other File # on form:

Federal Tax ID:

Employer ID:

Lender: Client:
Purchaser/Borrower:

Property Address:
City:

County: State: Zip:
Legal Description:

$

DESCRIPTION

FEES AMOUNT

SUBTOTAL

PAYMENTS AMOUNT

Check #: Date: Description:
Check #: Date: Description:
Check #: Date: Description:

SUBTOTAL

TOTAL DUE

Form NIV3 — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
Western Appraisal (208)746-9891

Wayne T. Agee
Western Appraisal
1014 Main St.
Lewiston, ID 83501
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Lewis-Clark State College
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lkloewen@lcsc.edu
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400.00
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REFERENCE
Internal Order #:

Lender Case #:

Client File #:

Main File # on form:

Other File # on form:

Federal Tax ID:

Employer ID:

Lender: Client:
Purchaser/Borrower:

Property Address:
City:

County: State: Zip:
Legal Description:

$

DESCRIPTION

FEES AMOUNT

SUBTOTAL

PAYMENTS AMOUNT

Check #: Date: Description:
Check #: Date: Description:
Check #: Date: Description:

SUBTOTAL
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe

Page 1 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005
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RL5588

1014 4th St Lewiston ID 83501-2728
N/A Toby L. Martin Nez Perce

Lewiston: Rand Tract Subdivision, Lot 10, Block 11
RPL12300110100A 2007 732.92
Lewiston 35-A 9904.00

N/A N/A

Estimate of Current Market Value for Possible Purchase
Lewis-Clark State College 500 8th Ave., Lewiston, ID 83501

MLS, Discussion with Owner

N/A

N/A N/A

50
650
135

0
120
50

75
7
5

10
3

The subject neighborhood is bounded by the Clearwater River to the North,
Snake River to the West, 17th St. to the East and 18th Ave. to the South.

The subject is located in a primarily single family residential neighborhood with commercial properties located on the arterial
streets.  Employment, schools and retail shopping are a short commute from the subject property.  Single family residential properties in the
neighborhood vary in size, style, age and value.  Sites vary in size from 3,500 sq. ft. to 12,000 sq. ft.

Sales have slowed over the past year after two years of appreciation in the market.  Current
market times average less than 111 days and sale prices are currently about 99% of list.  Few concessions are necessary for sales, however,
some sellers are offering to assist with closing costs.  New construction continues at a decreased rate.

50' x 142' 7,100 Sq.Ft. Rectangular Average
R3 R3, Medium Density Residential (7,500 sq. ft. minimum)

Asphalt
Asphalt

C 1601040003B 1/20/1982

1 Story

1 Story/Bsmt
1945
7-10

672
49

Concrete/Av
Hardboard/Av+
Comp. Shingle/Av
Metal/G
Wood/Av
Wood/Insulated/Av+
Partial/Av

Wd,Crp,Wdlm,V/A+
Drywall,Plaster/Av
Wood,Paint/G
Vinyl/Av+
Vinyl/Av

Gas

Wdw

2
Gravel

4 2 1 704
Energy efficiency is typical of a residence of this style, quality and condition in the market area.

Upon observation the appraiser found the subject
residence to be in above average overall condition for it's effective age.   The subject residence has received several recent updates including new
interior and exterior paint, metal gutters and downspouts, trim, electrical wiring, insulation, floor coverings and a newly finished basement area
including a family room and den.  No repairs, alterations or inspections are required as conditions to this appraisal report.

Western Appraisal (208)746-9891
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The subject neighborhood is bounded by the Clearwater River to the North,
Snake River to the West, 17th St. to the East and 18th Ave. to the South.

The subject is located in a primarily single family residential neighborhood with commercial properties located on the arterial
streets.  Employment, schools and retail shopping are a short commute from the subject property.  Single family residential properties in the
neighborhood vary in size, style, age and value.  Sites vary in size from 3,500 sq. ft. to 12,000 sq. ft.

Sales have slowed over the past year after two years of appreciation in the market.  Current
market times average less than 111 days and sale prices are currently about 99% of list.  Few concessions are necessary for sales, however,
some sellers are offering to assist with closing costs.  New construction continues at a decreased rate.

50' x 142' 7,100 Sq.Ft. Rectangular Average
R3 R3, Medium Density Residential (7,500 sq. ft. minimum)

Asphalt
Asphalt
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1 Story

1 Story/Bsmt
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7-10
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49

Concrete/Av
Hardboard/Av+
Comp. Shingle/Av
Metal/G
Wood/Av
Wood/Insulated/Av+
Partial/Av

Wd,Crp,Wdlm,V/A+
Drywall,Plaster/Av
Wood,Paint/G
Vinyl/Av+
Vinyl/Av
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2
Gravel

4 2 1 704
Energy efficiency is typical of a residence of this style, quality and condition in the market area.

Upon observation the appraiser found the subject
residence to be in above average overall condition for it's effective age.   The subject residence has received several recent updates including new
interior and exterior paint, metal gutters and downspouts, trim, electrical wiring, insulation, floor coverings and a newly finished basement area
including a family room and den.  No repairs, alterations or inspections are required as conditions to this appraisal report.

Western Appraisal (208)746-9891
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.

Page 2 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005

RL5588
RL5588

12 115,000 150,000
14 115,000 150,000

1014 4th St
Lewiston, ID 83501-2728

N/A

Lewiston
Fee Simple
7,100 Sq.Ft.
Average
1 Story/Bsmt
Average
A 63, E 7-10
Average+

4 2 1
704

672 Sq.Ft.
327 Finished
Average
GFA/Wall
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence,Shed

None Found
N/A
CountyRec,MLS,Owner
06/20/2008

816 7th Ave.
Lewiston, ID  83501
0.44 miles NE

149,000
172.85

County Records, MLS
County Records, MLS

FHA
Seller Pd.Costs -4,335
04/15/08 - 63
Lewiston
Fee Simple
9,360 sq. ft. -4,500
Average
1 Story/Bsmt
Average
A 90, E 10-12
Average+

4 2 1
862 -3,950

862 sq. ft. -1,350
862 Finished -6,400
Average
GFA/CAC -1,000
Average
O.S.P.
Porch,Patio
Fireplace -1,000
Fence,Shed

-22,535
15.1
15.1 126,465

None Found
N/A
County Records, MLS
06/23/2008

1210 10th St
Lewiston, ID 83501-2918
0.46 miles E

139,500
120.99

County Records, MLS, Files
County Records, MLS, Files

Conventional
None
04/30/08 - 43
Lewiston
Fee Simple
4,800 Sq.Ft. +7,500
Average
1 Story/Bsmt
Average
A 83, E 10-12
Average+

5 2 1
1,153 -11,250

962 Sq.Ft. -2,050
962 Finished -7,600
Average
GFA/CAC -1,000
Average
O.S.P.
Porch,Deck
Fireplace -1,000
Fence,Shed

-15,400
11.0
21.8 124,100

None Found
N/A
County Records, MLS
06/23/2008

1216 14th St.
Lewiston, ID  83501
0.78 miles E

119,000
158.67

County Records, MLS
County Records, MLS

FHA
No Concession
01/10/08 - 65
Lewiston
Fee Simple
3,600 sq. ft. +10,000
Average
1 Story/Bsmt
Average
A 83, E 7-10
Average+

4 2 1
750 -1,150

750 sq. ft. -550
Unfinished +3,900
Average
GFA/CAC -1,000
Average
1-G Att. -3,500
Porch,Patio
None
Fence,Shed

7,700
6.5

16.9 126,700

None Found
N/A
County Records, MLS
06/23/2008

County Records, Owner, MLS

County Records, MLS

The subject property has not transferred in the past 3 years.  None of the
comparable sales have transferred in 1 year prior to the sales dates given.  Neither the subject property or any of the comparable sales are
currently subject to a sale or listing agreement.  Competing listing # 1 is currently subject to a listing agreement.

There have been several sales over the past year in the subject market area with some similarity to the subject
property.  The five comparable sales given are the most recent and similar to the subject in size, age, condition, utility and function.  All of the
comparable sales required fairly similar adjustment and were therefore given individual consideration in the indicated value by the Sales
Comparison Approach.  Competing listing # 1 was added in order to bolster the opinion of market value indicated by the comparable sales.  Upon
adjustment the competing listing indicates a stable market area.  FOR FURTHER COMMENTS ON THE ADJUSTMENTS MADE IN THE SALES
COMPARISON APPROACH SEE THE COMMENTS SECTION ON PAGE # 3.

125,000
125,000 119,874 N/A

The Sales Comparison Approach is generally the most accurate reflection of what buyers are currently paying in the market area.  Therefore, the
indicated value by the Sales Comparison Approach was given the most weighting in the in final opinion of value below.  The Cost Approach was not
given any consideration in the final opinion of value.  There is insufficient market data to produce the Income Approach.
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12 115,000 150,000
14 115,000 150,000

1014 4th St
Lewiston, ID 83501-2728

N/A

Lewiston
Fee Simple
7,100 Sq.Ft.
Average
1 Story/Bsmt
Average
A 63, E 7-10
Average+

4 2 1
704

672 Sq.Ft.
327 Finished
Average
GFA/Wall
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence,Shed

None Found
N/A
CountyRec,MLS,Owner
06/20/2008

816 7th Ave.
Lewiston, ID  83501
0.44 miles NE

149,000
172.85

County Records, MLS
County Records, MLS

FHA
Seller Pd.Costs -4,335
04/15/08 - 63
Lewiston
Fee Simple
9,360 sq. ft. -4,500
Average
1 Story/Bsmt
Average
A 90, E 10-12
Average+

4 2 1
862 -3,950

862 sq. ft. -1,350
862 Finished -6,400
Average
GFA/CAC -1,000
Average
O.S.P.
Porch,Patio
Fireplace -1,000
Fence,Shed

-22,535
15.1
15.1 126,465

None Found
N/A
County Records, MLS
06/23/2008

1210 10th St
Lewiston, ID 83501-2918
0.46 miles E

139,500
120.99

County Records, MLS, Files
County Records, MLS, Files

Conventional
None
04/30/08 - 43
Lewiston
Fee Simple
4,800 Sq.Ft. +7,500
Average
1 Story/Bsmt
Average
A 83, E 10-12
Average+

5 2 1
1,153 -11,250

962 Sq.Ft. -2,050
962 Finished -7,600
Average
GFA/CAC -1,000
Average
O.S.P.
Porch,Deck
Fireplace -1,000
Fence,Shed

-15,400
11.0
21.8 124,100

None Found
N/A
County Records, MLS
06/23/2008

1216 14th St.
Lewiston, ID  83501
0.78 miles E

119,000
158.67

County Records, MLS
County Records, MLS

FHA
No Concession
01/10/08 - 65
Lewiston
Fee Simple
3,600 sq. ft. +10,000
Average
1 Story/Bsmt
Average
A 83, E 7-10
Average+

4 2 1
750 -1,150

750 sq. ft. -550
Unfinished +3,900
Average
GFA/CAC -1,000
Average
1-G Att. -3,500
Porch,Patio
None
Fence,Shed

7,700
6.5

16.9 126,700

None Found
N/A
County Records, MLS
06/23/2008

County Records, Owner, MLS

County Records, MLS

The subject property has not transferred in the past 3 years.  None of the
comparable sales have transferred in 1 year prior to the sales dates given.  Neither the subject property or any of the comparable sales are
currently subject to a sale or listing agreement.  Competing listing # 1 is currently subject to a listing agreement.

There have been several sales over the past year in the subject market area with some similarity to the subject
property.  The five comparable sales given are the most recent and similar to the subject in size, age, condition, utility and function.  All of the
comparable sales required fairly similar adjustment and were therefore given individual consideration in the indicated value by the Sales
Comparison Approach.  Competing listing # 1 was added in order to bolster the opinion of market value indicated by the comparable sales.  Upon
adjustment the competing listing indicates a stable market area.  FOR FURTHER COMMENTS ON THE ADJUSTMENTS MADE IN THE SALES
COMPARISON APPROACH SEE THE COMMENTS SECTION ON PAGE # 3.

125,000
125,000 119,874 N/A

The Sales Comparison Approach is generally the most accurate reflection of what buyers are currently paying in the market area.  Therefore, the
indicated value by the Sales Comparison Approach was given the most weighting in the in final opinion of value below.  The Cost Approach was not
given any consideration in the final opinion of value.  There is insufficient market data to produce the Income Approach.
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.

Page 3 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005

RL5588
RL5588

HIGHEST AND BEST USE:  The current residential use of the subject property is legal, physically possible, financially feasible and appropriately
supported.  It is the appraiser's opinion that the "highest and best use" of the subject property is residential.

MARKET DATA:  The comparable sales used in the Sales Comparison Approach for the subject property were the most recent in the subject
market area with some similarity to the subject property.  Following is a general discussion of the adjustments made in the Sales Comparison
Approach.  Adjustments are based on the appraiser's analysis of recent residential sales in the subject market area.

COMPARABLE 1:  The Seller paid some of the Buyer's normal closing costs and prepaids on this transaction.  Therefore, an adjustment for
favorable financing was necessary.  Upon analysis of recent residential site sales in the market area the appraiser determined that an adjustment
was necessary for the comparable's larger site.  The comparable residence is older, however, it has recently received several updates and shows
similar signs of wear and tear associated with age and use as the subject property.  Living area was adjusted at $25 per sq. ft. and rounded to the
nearest $50.  Unfinished basement area was adjusted at $7 per sq. ft. and rounded to the nearest $50.   Finished basement area was adjusted at
$12 per sq. ft. and rounded to the nearest $50.  The comparable residence's cooling system is more functional for year round use.  The
comparable residence has a secondary heat source which is more functional for year round use.

COMPARABLE 2:  All adjustments were made as before.

COMPARABLE 3:  Site, living area, basement areas and cooling system were adjusted as before.  The comparable property has a garage which
provides additional enclosed storage and work space.

COMPARABLE 4:  All adjustments were made as before.  The comparable property does not have a storage shed, which provides additional
enclosed storage and work space.

COMPARABLE 5:  Site was adjusted as before.  The comparable residence is older and shows more wear and tear associated with age and use.
The comparable property has an under ground sprinkler system.  All other adjustments were made as before.

The most recent R3 site sales with similarity to the
subject site in location, access, topography and utility for development would have a dollar per square foot range of $2.38 to $4.50.  The subject
site has and average location, level topography average access and utility as it is an interior lot with alley access.  Therefore, the appraiser has
determined that the subject site would have a dollar per square foot value of approximately $4.25 or $30,000

Marshall and Swift Cost Handbook
Average 12/2006

30,000
704 89.11 62,733

Unfin. Bsmt. 672 20.93 14,065
Finished Basement, Floor Cover 14,082

90,880

10,606 10,606
80,274
9,600

Fence, Shed, Water, Sewer
119,874

Site value is based upon the analysis given above.  Cost was developed
from Marshall & Swift Cost Manual, adjusted by the appraiser's files and
with local cost data obtained through discussions with local contractors.
Physical depreciation is based on the age/life method and adjusted for
the local market.  See attached building sketch for residence dimensions.
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HIGHEST AND BEST USE:  The current residential use of the subject property is legal, physically possible, financially feasible and appropriately
supported.  It is the appraiser's opinion that the "highest and best use" of the subject property is residential.

MARKET DATA:  The comparable sales used in the Sales Comparison Approach for the subject property were the most recent in the subject
market area with some similarity to the subject property.  Following is a general discussion of the adjustments made in the Sales Comparison
Approach.  Adjustments are based on the appraiser's analysis of recent residential sales in the subject market area.

COMPARABLE 1:  The Seller paid some of the Buyer's normal closing costs and prepaids on this transaction.  Therefore, an adjustment for
favorable financing was necessary.  Upon analysis of recent residential site sales in the market area the appraiser determined that an adjustment
was necessary for the comparable's larger site.  The comparable residence is older, however, it has recently received several updates and shows
similar signs of wear and tear associated with age and use as the subject property.  Living area was adjusted at $25 per sq. ft. and rounded to the
nearest $50.  Unfinished basement area was adjusted at $7 per sq. ft. and rounded to the nearest $50.   Finished basement area was adjusted at
$12 per sq. ft. and rounded to the nearest $50.  The comparable residence's cooling system is more functional for year round use.  The
comparable residence has a secondary heat source which is more functional for year round use.

COMPARABLE 2:  All adjustments were made as before.

COMPARABLE 3:  Site, living area, basement areas and cooling system were adjusted as before.  The comparable property has a garage which
provides additional enclosed storage and work space.

COMPARABLE 4:  All adjustments were made as before.  The comparable property does not have a storage shed, which provides additional
enclosed storage and work space.

COMPARABLE 5:  Site was adjusted as before.  The comparable residence is older and shows more wear and tear associated with age and use.
The comparable property has an under ground sprinkler system.  All other adjustments were made as before.

The most recent R3 site sales with similarity to the
subject site in location, access, topography and utility for development would have a dollar per square foot range of $2.38 to $4.50.  The subject
site has and average location, level topography average access and utility as it is an interior lot with alley access.  Therefore, the appraiser has
determined that the subject site would have a dollar per square foot value of approximately $4.25 or $30,000

Marshall and Swift Cost Handbook
Average 12/2006

30,000
704 89.11 62,733

Unfin. Bsmt. 672 20.93 14,065
Finished Basement, Floor Cover 14,082

90,880

10,606 10,606
80,274
9,600

Fence, Shed, Water, Sewer
119,874

Site value is based upon the analysis given above.  Cost was developed
from Marshall & Swift Cost Manual, adjusted by the appraiser's files and
with local cost data obtained through discussions with local contractors.
Physical depreciation is based on the age/life method and adjusted for
the local market.  See attached building sketch for residence dimensions.
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: 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, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: 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, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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Uniform Residential Appraisal Report File #

APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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Uniform Residential Appraisal Report File #

21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an ''electronic record'' containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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Uniform Residential Appraisal Report File #

21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an ''electronic record'' containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Analysis/Comments

Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005

RL5588
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1014 4th St
Lewiston, ID 83501-2728

N/A

Lewiston
Fee Simple
7,100 Sq.Ft.
Average
1 Story/Bsmt
Average
A 63, E 7-10
Average+

4 2 1
704

672 Sq.Ft.
327 Finished
Average
GFA/Wall
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence,Shed

None Found
N/A
CountyRec,MLS,Owner
06/20/2008

206 13th Ave.
Lewiston, ID  83501
0.21 miles SW

129,500
166.03

County Records, MLS
County Records, MLS

FHA
No Concession
10/01/07 - 34
Lewiston
Fee Simple
6,400 sq. ft. +1,500
Average
1 Story/Bsmt
Average
A 70, E 7-10
Average+

4 2 1
780 -1,900

780 sq. ft. -750
507 Finished -2,150
Average
GFA/CAC -1,000
Average
1-G Det. -3,500
Porch,Patio
None
Fence +1,000

-6,800
5.3
9.1 122,700

None Found
N/A
County Records, MLS
06/23/2008

1008 N St.
Lewiston, ID  83501
0.56 miles SE

120,000
133.33

County Records, MLS
County Records, MLS

FHA
No Concession
02/15/08 - 32
Lewiston
Fee Simple
3,550 sq. ft. +10,000
Average
1 Story/Bsmt
Average
A 88, E 15-20 +2,500
Average +5,000

4 2 1
900 -5,100

816 sq. ft. -1,000
780 Finished -5,450
Average
GFA/Wall +1,000
Average
O.S.P.
Porch,Patio
Fireplace -1,000
Fnc,UGSS,Shd -1,000

4,950
4.1
26.7 124,950

None Found
N/A
County Records, MLS
06/23/2008

4 5 6

4 5 6

See comments on page # 2

See comments section on page # 3 for further comments on the comparable sale.
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N/A

Lewiston
Fee Simple
7,100 Sq.Ft.
Average
1 Story/Bsmt
Average
A 63, E 7-10
Average+

4 2 1
704

672 Sq.Ft.
327 Finished
Average
GFA/Wall
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence,Shed

None Found
N/A
CountyRec,MLS,Owner
06/20/2008

206 13th Ave.
Lewiston, ID  83501
0.21 miles SW

129,500
166.03

County Records, MLS
County Records, MLS

FHA
No Concession
10/01/07 - 34
Lewiston
Fee Simple
6,400 sq. ft. +1,500
Average
1 Story/Bsmt
Average
A 70, E 7-10
Average+

4 2 1
780 -1,900

780 sq. ft. -750
507 Finished -2,150
Average
GFA/CAC -1,000
Average
1-G Det. -3,500
Porch,Patio
None
Fence +1,000

-6,800
5.3
9.1 122,700

None Found
N/A
County Records, MLS
06/23/2008

1008 N St.
Lewiston, ID  83501
0.56 miles SE

120,000
133.33

County Records, MLS
County Records, MLS

FHA
No Concession
02/15/08 - 32
Lewiston
Fee Simple
3,550 sq. ft. +10,000
Average
1 Story/Bsmt
Average
A 88, E 15-20 +2,500
Average +5,000

4 2 1
900 -5,100

816 sq. ft. -1,000
780 Finished -5,450
Average
GFA/Wall +1,000
Average
O.S.P.
Porch,Patio
Fireplace -1,000
Fnc,UGSS,Shd -1,000

4,950
4.1
26.7 124,950

None Found
N/A
County Records, MLS
06/23/2008

4 5 6

4 5 6

See comments on page # 2

See comments section on page # 3 for further comments on the comparable sale.
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Analysis/Comments
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Additional Listings File #
FEATURE SUBJECT LISTING # LISTING # LISTING #

Address

Proximity to Subject
List Price $ $ $ $
List Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Last Price Revision Date
Data Source(s)
Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.
Sales or Financing
Concessions
Days on Market
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - $ + - $ + - $
Adjusted List Price
of Comparables $ $ $

Net %
Gross %

Net %
Gross %

Net %
Gross %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT LISTING # LISTING # LISTING #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Comments:

March 2005

RL5588
RL5588

1014 4th St
Lewiston, ID 83501-2728

N/A

N/A

Lewiston
Fee Simple
7,100 Sq.Ft.
Average
1 Story/Bsmt
Average
A 63, E 7-10
Average+

4 2 1
704

672 Sq.Ft.
327 Finished
Average
GFA/Wall
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence,Shed

None Found
N/A
CountyRec,MLS,Owner
06/20/2008

821 3rd St.
Lewiston, ID  83501
0.14 miles NW

120,000
153.85

05/12/2008
County Records, MLS
County Records, MLS

Listing
LP to SP Ratio -1,200
39
Lewiston
Fee Simple
4,750 sq. ft. +7,500
Average
1 Story/Bsmt
Average
A 88, E 12-15 +2,500
Average +5,000

4 2 1
780 -1,900

780 sq. ft. -750
338 Finished
Average
GFA/CAC -1,000
Average
1-G Det. -3,500
Porch,Patio
Fireplace -1,000
Fence +1,000

6,650
5.5
21.1 126,650

None Found
N/A
County Records, MLS
06/23/2008

1 2 3

1 2 3

This is a competing listing in the market area of the subject property.  Based upon the appraiser's analysis of recent residential sales in
the market area, an adjustment was made for the average list price to sales price ratio which is currently at 99% in the subject neighborhood.  This
means that a single family residences with similarity to the subject property are currently selling at 99% of their asking or list price.  The competing
residence is older and shows more wear and tear associated with age and use.  Above grade living area was adjusted at $25 per square foot and
rounded to the nearest $50.  Unfinished basement area was adjusted at $7 per sq. ft. and rounded to the nearest $50.  Finished basement area
was adjusted at $12 per sq. ft. and rounded to the nearest $50.  The comparable's cooling system is less functional than the subject's cooling
system for year round use.  The competing property has a garage which is more functional for enclosed storage and work space.  The comparable
residence has a secondary hear source which is more functional for year round use.  The comparable property does not have any additional
exterior storage and work space provided by a storage shed.

Form 1004.(AL) — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
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GFA/Wall
Average
O.S.P.
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N/A
CountyRec,MLS,Owner
06/20/2008

821 3rd St.
Lewiston, ID  83501
0.14 miles NW

120,000
153.85

05/12/2008
County Records, MLS
County Records, MLS

Listing
LP to SP Ratio -1,200
39
Lewiston
Fee Simple
4,750 sq. ft. +7,500
Average
1 Story/Bsmt
Average
A 88, E 12-15 +2,500
Average +5,000

4 2 1
780 -1,900

780 sq. ft. -750
338 Finished
Average
GFA/CAC -1,000
Average
1-G Det. -3,500
Porch,Patio
Fireplace -1,000
Fence +1,000

6,650
5.5
21.1 126,650

None Found
N/A
County Records, MLS
06/23/2008

1 2 3

1 2 3

This is a competing listing in the market area of the subject property.  Based upon the appraiser's analysis of recent residential sales in
the market area, an adjustment was made for the average list price to sales price ratio which is currently at 99% in the subject neighborhood.  This
means that a single family residences with similarity to the subject property are currently selling at 99% of their asking or list price.  The competing
residence is older and shows more wear and tear associated with age and use.  Above grade living area was adjusted at $25 per square foot and
rounded to the nearest $50.  Unfinished basement area was adjusted at $7 per sq. ft. and rounded to the nearest $50.  Finished basement area
was adjusted at $12 per sq. ft. and rounded to the nearest $50.  The comparable's cooling system is less functional than the subject's cooling
system for year round use.  The competing property has a garage which is more functional for enclosed storage and work space.  The comparable
residence has a secondary hear source which is more functional for year round use.  The comparable property does not have any additional
exterior storage and work space provided by a storage shed.

Form 1004.(AL) — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Additional Listings File #
FEATURE SUBJECT LISTING # LISTING # LISTING #

Address

Proximity to Subject
List Price $ $ $ $
List Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Last Price Revision Date
Data Source(s)
Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.
Sales or Financing
Concessions
Days on Market
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - $ + - $ + - $
Adjusted List Price
of Comparables $ $ $

Net %
Gross %

Net %
Gross %

Net %
Gross %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT LISTING # LISTING # LISTING #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Comments:

March 2005

Page #8File No. RL5588
ATTACHMENT 2
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Property Address
City County State Zip Code

Form PICPIX.SR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Subject Front

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1014 4th St
N/A
704
4
2
1
Lewiston
Average
7,100 Sq.Ft.
Average
A 63, E 7-10

Subject Rear

Subject Street

Borrower/Client

Lender
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Subject Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Subject Front

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1014 4th St
N/A
704
4
2
1
Lewiston
Average
7,100 Sq.Ft.
Average
A 63, E 7-10

Subject Rear

Subject Street

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form PICPIX.SI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Interior Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Living Room

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1014 4th St
N/A
704
4
2
1
Lewiston
Average
7,100 Sq.Ft.
Average
A 63, E 7-10

Bedroom

Bedroom

Borrower/Client

Lender
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Subject Interior Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Living Room

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1014 4th St
N/A
704
4
2
1
Lewiston
Average
7,100 Sq.Ft.
Average
A 63, E 7-10

Bedroom

Bedroom

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form PICPIX.SI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Interior Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Kitchen

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1014 4th St
N/A
704
4
2
1
Lewiston
Average
7,100 Sq.Ft.
Average
A 63, E 7-10

Bathroom

New Basement Den

Borrower/Client

Lender

Form PICPIX.SI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Interior Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Kitchen

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1014 4th St
N/A
704
4
2
1
Lewiston
Average
7,100 Sq.Ft.
Average
A 63, E 7-10

Bathroom

New Basement Den

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form PICPIX.SI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Interior Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

New Basement Family Room

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1014 4th St
N/A
704
4
2
1
Lewiston
Average
7,100 Sq.Ft.
Average
A 63, E 7-10

Basement Storage

Basement Utility/Storage

Borrower/Client

Lender

Form PICPIX.SI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Interior Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

New Basement Family Room

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1014 4th St
N/A
704
4
2
1
Lewiston
Average
7,100 Sq.Ft.
Average
A 63, E 7-10

Basement Storage

Basement Utility/Storage

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Comparable Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Comparable 1

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

816 7th Ave.
0.44 miles NE
149,000
862
4
2
1
Lewiston
Average
9,360 sq. ft.
Average
A 90, E 10-12

Comparable 2

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1210 10th St
0.46 miles E
139,500
1,153
5
2
1
Lewiston
Average
4,800 Sq.Ft.
Average
A 83, E 10-12

Comparable 3

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1216 14th St.
0.78 miles E
119,000
750
4
2
1
Lewiston
Average
3,600 sq. ft.
Average
A 83, E 7-10

Borrower/Client

Lender
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Comparable Photo Page
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2
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Lewiston
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1216 14th St.
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Lewiston
Average
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Average
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Property Address
City County State Zip Code

Page #13File No. RL5588
ATTACHMENT 2

BAHR - SECTION II TAB 7  Page 18



Property Address
City County State Zip Code

Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Comparable Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Comparable 4

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

206 13th Ave.
0.21 miles SW
129,500
780
4
2
1
Lewiston
Average
6,400 sq. ft.
Average
A 70, E 7-10

Comparable 5

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1008 N St.
0.56 miles SE
120,000
900
4
2
1
Lewiston
Average
3,550 sq. ft.
Average
A 88, E 15-20

Comparable 6

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

Borrower/Client

Lender

Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Comparable Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Comparable 4

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

206 13th Ave.
0.21 miles SW
129,500
780
4
2
1
Lewiston
Average
6,400 sq. ft.
Average
A 70, E 7-10

Comparable 5

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1008 N St.
0.56 miles SE
120,000
900
4
2
1
Lewiston
Average
3,550 sq. ft.
Average
A 88, E 15-20

Comparable 6

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form DLSTRNT.DS#R — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Listing Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Listing 1

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

821 3rd St.
0.14 miles NW
120,000
39
780
4
2
1
A 88, E 12-15

Listing 2

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

Listing 3

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

Borrower/Client

Lender

Form DLSTRNT.DS#R — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Listing Photo Page
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Listing 1

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

821 3rd St.
0.14 miles NW
120,000
39
780
4
2
1
A 88, E 12-15

Listing 2

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

Listing 3

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Site Plat
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Borrower/Client

Lender

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Site Plat
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Comments:

AREA  CALCULATIONS  SUMMARY
Code Description Size Net Totals
GLA1 First Floor   704.00
BSMT

  704.00
Basement   672.00   672.00

TOTAL LIVABLE (rounded)       704

Breakdown Subtotals
LIVING  AREA  BREAKDOWN

First Floor
    4.0  x     8.0 32.00

   24.0  x    28.0 672.00

2 Calculations Total (rounded)      704

Sketch by Apex IV™

24
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4.
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28.0'

24
.0

'

Living Room
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Bath

Family Room

Den Utility/Storage

Storage

Basement

Closet

Closet

Property Address
City County State Zip Code

Form SKT.BldSkI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Building Sketch
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Borrower/Client

Lender
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GLA1 First Floor   704.00
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Breakdown Subtotals
LIVING  AREA  BREAKDOWN

First Floor
    4.0  x     8.0 32.00

   24.0  x    28.0 672.00

2 Calculations Total (rounded)      704

Sketch by Apex IV™
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Building Sketch
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form MAP.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Location Map
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Borrower/Client

Lender

Form MAP.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Location Map
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

License
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Borrower/Client

Lender
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License
N/A
1014 4th St
Lewiston Nez Perce ID 83501-2728
Lewis-Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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RESOLUTION AND ORDER OF CONDEMNATION 
 
 
  WHEREAS, Lewis-Clark State College (“LCSC”) must develop additional 

off-street parking for use by its students, faculty, staff and visitors, and  

  WHEREAS, that certain property, situate in Lewiston, Nez Perce County, 

Idaho, more particularly described as follows: 

Lot 10, Block 11, Subdivision of Rand Tract, according to the recorded plat 
thereof, recorded in Book 1 of Plats, page 77, records of Nez Perce County, 
Idaho, 
 

(hereinafter referred to as the “Subject Property”), must be acquired by LCSC for use in the 

development of such additional parking, and 

  WHEREAS, LCSC has thus far been unsuccessful in negotiating a purchase of 

the Subject Property at an acceptable price and LCSC may be required to condemn fee title 

to the Subject Property though eminent domain under Idaho Code § 7-701 et. seq., 

  NOW, THEREFORE, BE IT RESOLVED that: 

  1.  The acquisition of the Subject Property is necessary for the operation of 

LCSC.  

  2.  LCSC is hereby authorized to acquire the whole of the Subject Property in 

fee simple absolute through an eminent domain proceeding, with title to the Subject  

Property to be taken in the name of the “State of Idaho, by and through the State Board of 

Education as Board of Trustees for Lewis-Clark State College” 

  3.  LCSC is hereby authorized to file that eminent domain proceeding in its 

name and in the name of the “State of Idaho, by and through the State Board of Education as 

Board of Trustees for Lewis-Clark State College” for the condemnation of the Subject 
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Property when and if it is determined by the President of LCSC that the filing of such 

proceeding is appropriate. 
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LEWIS-CLARK STATE COLLEGE 
 
 
SUBJECT 

Approval to sell two properties—508 6th Ave and 512 6th—adjacent to the “York 
House” located at 504 6th Ave 
 

REFERENCE 
April 2005 Board approved LCSC request to purchase the York 

House and two adjacent properties at 504, 508, and 
512 6th Ave in Lewiston, Idaho 

 
April 2008 Board approved LCSC request to sell York House 

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Sections V.I.1 
 

BACKGROUND/DISCUSSION 
 These two properties, located one block north of LCSC’s Lewiston campus, were 

purchased as part of a package of three properties which included the “York 
House,” a former bed-and-breakfast operation used until the end of the Spring 
2008 semester as a training laboratory for students in LCSC’s Hospitality 
Management program. [In the overhead photo at Attachment 1, the two subject 
properties are the structures located immediately to the right (east side) of the 
block labeled “York House.”] 

 
 The training use of the York House ceased in May 2008 after faculty changes 

and a subsequent realignment of the Hospitality Management program.  The 
York House is currently being used as a rental unit until such time as a purchaser 
is found.  The two adjacent properties (the subject of this request) have been 
used for student rentals since their acquisition by the College.  Potential 
purchasers of the York House have advised the College of possible interest in 
buying one or both of these two adjacent properties in conjunction with purchase 
of the York House. 

 
 Approval by the Board of LCSC’s request to sell the two adjacent properties 

would facilitate flexibility in offering the three properties singly or in various 
packages to prospective buyers.  Appraisals for the two properties are contained 
in Attachments 2 and 3.  

 
IMPACT 

The two properties, currently utilized as student rentals, provide negligible 
revenue beyond recapture of debt, and are likely to require increased 
expenditures for upkeep and major repairs in the future.  The lots occupied by 
both properties lie outside LCSC’s projected development zone.  Proceeds from 
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sale of the properties would be used to support the College’s strategic needs and 
support core mission areas.   
 

ATTACHMENTS 
 Attachment 1 – Overhead photo showing location of properties Page 3 

Attachment 2 – Appraisal of 508 6th Ave  Page 5 
Attachment 3 – Appraisal of 512 6th Ave  Page 21 
 

STAFF COMMENTS AND RECOMMENDATIONS 
A map of the surrounding area and subject property is found in the appraisal in 
Attachment 2, page 18. 
 
Staff recommends approval. 

 
BOARD ACTION  

A motion to approve the request by Lewis-Clark State College to sell the 
properties located at 508 6th Avenue and 512 6th Avenue, Lewiston, Idaho.  Sale 
closing would be subject to Board approval of purchase agreement upon receipt 
of offers for one or both of the properties.   
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  
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Alternate Number: E-Mail:
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REFERENCE
Internal Order #:

Lender Case #:

Client File #:
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe

Page 1 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005
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508 6th Ave. Lewiston ID 83501
N/A Idaho State Board of Education Nez Perce

Lewiston: North Park Place, W5' of Lot 5, Block 2 and E40' of Lot 6, Block 2
RPL10600810206A 2007 N/A
Lewiston 4-A 9903.00

N/A N/A

Estimate of Current Market Value for Possible Sale
Lewis Clark State College 500 8th Ave., Lewiston, ID 83501

MLS, Discussion with Owner Representative

N/A

N/A N/A
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The subject neighborhood is bounded by Third Avenue to the North, Snake
River to the West, 17th St. to the East and 18th Ave. to the South.

The subject is located in a primarily single family residential neighborhood with commercial properties located on the arterial
streets.  Employment, schools and retail shopping are a short commute from the subject property.  Single family residential properties in the
neighborhood vary in size, style, age and value.  Sites vary in size from 3,500 sq. ft. to 12,000 sq. ft.

Sales have slowed over the past year after two years of appreciation in the market.  Current
market times average less than 111 days and sale prices are currently about 99% of list.  Few concessions are necessary for sales, however,
some sellers are offering to assist with closing costs.  New construction continues at a decreased rate.

45' x 142' 6,390 Sq.Ft. Rectangular Average
R4 Higher Density Residential (7,500 sq. ft. minimum)

Asphalt
Asphalt

C 1601040001B 1/20/1982

1 Story

1 Story/Bsmt
1910
15-20

884
0

Cncrt&StnMsy/Av-
Stucco/Av
Comp Shingle/Av-
None
Wood/Av
Mix/Av
Partial/Av

Hardwd,Vnyl/Av
Plaster/Av
Wd,Paint/Av
Vinyl/Av
None

Gas

Wdw

1

UGSS

6 2 1 919
Energy efficiency is typical of a residence of this style, quality and condition in the market area.

Upon observation the appraiser found the subject
residence to be in average overall condition for it's effective age.  Upon observation the appraiser noted that the subject roof and foundation show
some signs of wear and tear associated with age and use that would require a roof and foundation inspection.  Therefore, this report is subject to
the completion of a home inspection, in particular the foundation and the roof.  No other repairs, alterations or inspections are required as conditions
to this appraisal report.

As indicated above the appraiser noted that the subject foundation and roof are showing signs of deferred maintenance.  These factors may not
impose a serious threat to the current livability of the subject residence, however, a foundation and roof inspection would provide greater detail as to
the remaining economic life of the foundation and roof, as well as, other possible needed repairs.

Western Appraisal (208)746-9891

Form 1004 — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

RL5591

508 6th Ave. Lewiston ID 83501
N/A Idaho State Board of Education Nez Perce

Lewiston: North Park Place, W5' of Lot 5, Block 2 and E40' of Lot 6, Block 2
RPL10600810206A 2007 N/A
Lewiston 4-A 9903.00

N/A N/A

Estimate of Current Market Value for Possible Sale
Lewis Clark State College 500 8th Ave., Lewiston, ID 83501

MLS, Discussion with Owner Representative

N/A

N/A N/A

50
650
135

0
120
50

75
7
5

10
3

The subject neighborhood is bounded by Third Avenue to the North, Snake
River to the West, 17th St. to the East and 18th Ave. to the South.

The subject is located in a primarily single family residential neighborhood with commercial properties located on the arterial
streets.  Employment, schools and retail shopping are a short commute from the subject property.  Single family residential properties in the
neighborhood vary in size, style, age and value.  Sites vary in size from 3,500 sq. ft. to 12,000 sq. ft.

Sales have slowed over the past year after two years of appreciation in the market.  Current
market times average less than 111 days and sale prices are currently about 99% of list.  Few concessions are necessary for sales, however,
some sellers are offering to assist with closing costs.  New construction continues at a decreased rate.

45' x 142' 6,390 Sq.Ft. Rectangular Average
R4 Higher Density Residential (7,500 sq. ft. minimum)

Asphalt
Asphalt

C 1601040001B 1/20/1982

1 Story

1 Story/Bsmt
1910
15-20

884
0

Cncrt&StnMsy/Av-
Stucco/Av
Comp Shingle/Av-
None
Wood/Av
Mix/Av
Partial/Av

Hardwd,Vnyl/Av
Plaster/Av
Wd,Paint/Av
Vinyl/Av
None

Gas

Wdw

1

UGSS

6 2 1 919
Energy efficiency is typical of a residence of this style, quality and condition in the market area.

Upon observation the appraiser found the subject
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some signs of wear and tear associated with age and use that would require a roof and foundation inspection.  Therefore, this report is subject to
the completion of a home inspection, in particular the foundation and the roof.  No other repairs, alterations or inspections are required as conditions
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.

Page 2 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005

RL5591
8 90,000 130,000
13 90,000 130,000

508 6th Ave.
Lewiston, ID 83501

N/A

Lewiston
Fee Simple
6,390 Sq.Ft.
Average
1 Story/Bsmt
Average
A 98, E 15-20
Average

6 2 1
919

884 Sq.Ft.
Unfinished
Average
GFA/Window
Average
O.S.P.
Porches

Aux Heat Fireplace
Other Amenities Fence

05/2005
$95,000
County Records, MLS
06/26/2008

330 14th Ave.
Lewiston, ID  83501
0.56 miles S

106,000
120.18

County Records, MLS
County Records, MLS

FHA
No Concession
04/11/08 - 150
Lewiston
Fee Simple
6,400 sq. ft.
Average
1 Story/Bsmt
Average
A 74, E 15-20
Average

4 2 1
882 +950

406 sq. ft. +3,350
203 Finished -2,450
Average
GFA/CAC
Average
1-G Att. -3,500
Porches
Fireplace
Fence

-1,650
1.6
9.7 104,350

None Found
N/A
County Records, MLS
06/26/2008

1008 N St.
Lewiston, ID  83501
0.71 miles SE

120,000
133.33

County Records, MLS
County Records, MLS

FHA
No Concession
02/15/08 - 32
Lewiston
Fee Simple
3,550 sq. ft. +5,000
Average
1 Story/Bsmt
Average
A 88, E 15-20
Average

4 2 1
900

816 sq. ft.
780 Finished -9,350
Average
GFA/Wall
Average
O.S.P.
Porch,Patio
Fireplace
Fnc,UGSS,Shd -3,500

-7,850
6.5

14.9 112,150

None Found
N/A
County Records, MLS
06/27/2008

1216 14th St.
Lewiston, ID  83501
0.81 miles SE

119,000
158.67

County Records, MLS
County Records, MLS

FHA
No Concession
01/10/08 - 65
Lewiston
Fee Simple
3,600 sq. ft. +5,000
Average
1 Story/Bsmt
Average
A 83, E 7-10 -2,500
Average+ -10,000

4 2 1
750 +4,250

750 sq. ft. +950
Unfinished
Average
GFA/CAC
Average
1-G Att. -3,500
Porch,Patio -1,000
None +1,000
Fence,Shed -1,000

-6,800
5.7

24.5 112,200

None Found
N/A
County Records, MLS
06/27/2008

County Records, MLS

County Records, MLS

According to the Nez Perce County Assessor's records and a discussion
with Lewis Clark State College the subject property was purchased in May of 2005 for $95,000.  The purchase price is an allocation of value from a
larger sale which included 504, 508 and 512 6th Ave.  The total purchase price for all three properties was $460,000.  Therefore, the purchase price
of $95,000 may not have accurately reflected the market value of the subject property at that time.  None of the comparable sales have transferred
in 1 year prior to the dates given.  Neither the subject property or any of the comparable sales are currently subject to sale or listing agreements.

There have been several sales over the past year with some similarity to the subject property in size, age,
condition, utility and function.  Comparable sales # 1, 2 , 3 and 4 are the most recent and similar to the subject property.  Comparable sale # 5 was
added in order to bolster the opinion of value indicated by the first four comparable sales.  Comparable sales # 1 and # 2 and # 4 are the most
similar to the subject property and required the least amount of adjustment.  Therefore, these three comparable sales were given the most
consideration in the indicated value by the Sales Comparison Approach.  FOR FURTHER COMMENTS ON THE SUBJECT PROPERTY, THE
COMPARABLE SALES AND THE ADJUSTMENTS MADE IN THE SALES COMPARISON APPROACH SEE THE COMMENTS SECTION ON
PAGE # 3.

108,000
108,000 115,729 107,100

The Sales Comparison Approach is generally the most accurate reflection of what buyers are currently paying in the market area.  The Cost and
Income Approach support the indicated value by the Sales Comparison Approach.  The Sales Comparison Approach was weighted in the final
opinion of value.

Roof and Foundation inspection.

108,000 06/26/2008
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According to the Nez Perce County Assessor's records and a discussion
with Lewis Clark State College the subject property was purchased in May of 2005 for $95,000.  The purchase price is an allocation of value from a
larger sale which included 504, 508 and 512 6th Ave.  The total purchase price for all three properties was $460,000.  Therefore, the purchase price
of $95,000 may not have accurately reflected the market value of the subject property at that time.  None of the comparable sales have transferred
in 1 year prior to the dates given.  Neither the subject property or any of the comparable sales are currently subject to sale or listing agreements.

There have been several sales over the past year with some similarity to the subject property in size, age,
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consideration in the indicated value by the Sales Comparison Approach.  FOR FURTHER COMMENTS ON THE SUBJECT PROPERTY, THE
COMPARABLE SALES AND THE ADJUSTMENTS MADE IN THE SALES COMPARISON APPROACH SEE THE COMMENTS SECTION ON
PAGE # 3.

108,000
108,000 115,729 107,100

The Sales Comparison Approach is generally the most accurate reflection of what buyers are currently paying in the market area.  The Cost and
Income Approach support the indicated value by the Sales Comparison Approach.  The Sales Comparison Approach was weighted in the final
opinion of value.

Roof and Foundation inspection.

108,000 06/26/2008
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.
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HIGHEST AND BEST USE:  The current residential use of the subject property is legal, physically possible, financially feasible and appropriately
supported.  It is the appraiser's opinion that the "highest and best use" of the subject property is residential.

MARKET DATA:  The comparable sales used in the Sales Comparison Approach for the subject property were the most recent in the subject
market area with some similarity to the subject property.  Following is a general discussion of the adjustments made in the Sales Comparison
Approach.  Adjustments are based on the appraiser's analysis of recent residential sales in the subject market area.

SUBJECT:  The subject property consists of a 6,390 sq. ft. site with a 1 Story residence on a full unfinished basement area.  Upon observation the
appraiser noted that the subject foundation and the subject roof are showing some signs of wear and tear associated with age and use.  The
subject roof appears to have little remaining economic life and a roof inspection needs to be completed in order to determine if the subject roof has
outlived it's useful life and should be replaced.  While observing the basement area the appraiser noted evidence of possible flooding or other water
intrusion in previous years.  There were water stains on the floors as well as wood pallets, which would be used to raise personal items off of the
level of the ground due to flooding.  It was also evident that the original Stone Masonry foundation had been sealed at one point in time with a
poured concrete facia and that the seal was now beginning to deteriorate which would allow for possible water intrusion.  As well, the appraiser
noted that the window wells on the exterior of the residence for the basement windows are not below the level of the base of the windows.  This
allows rain water to pool in the bottom of the window well and seep through the window sill into the basement.  Therefore, this appraisal report is
subject to a home inspection, in particular the roof and foundation.

COMPARABLE 1:  The comparable residence is newer, however, it shows similar signs of wear and tear associated with age and use.  Living area
was adjusted at $25 per sq. ft. and rounded to the nearest $50.  Unfinished basement area was adjusted at $7 per sq. ft. and rounded to the
nearest $50.   Finished basement area was adjusted at $12 per sq. ft. and rounded to the nearest $50.  The comparable property has a garage
which provides additional enclosed storage and work space.

COMPARABLE 2:  Upon analysis of recent residential site sales in the market area the appraiser determined that an adjustment was necessary for
the comparable's smaller site.  No adjustment was necessary for above grade living area or unfinished basement area as they are similar in size,
utility and function to the subject's living and unfinished basement areas.  The comparable property has an under ground sprinkler system and
storage shed.

COMPARABLE 3:  Site was adjusted as before.  The comparable residence has recently received several updates and shows less wear and tear
associated with age and use.  Living and unfinished basement areas were adjusted as before.  The comparable's exterior improvements are larger
and more functional.  The comparable residence does not have a secondary heat source which is more functional for year round use.  The
comparable property has a storage shed.

COMPARABLE 4:  All adjustments were made as described before.

COMPARABLE 5:  All adjustments were made as described before.

The most recent residential site sales with
similarity to the subject site in location, access, topography and utility for development would have a dollar per square foot range of $2.38 to $4.50.
The subject site has an average location, level topography average access and utility as it is an interior lot with alley access.  Therefore, the
appraiser has determined that the subject site would have a dollar per square foot value of approximately $4.25 or  $27,150

Marshall and Swift Cost Handbook
Average 12/2006

27,150
919 82.13 75,477

Basement 884 22.75 20,111
Floor Cover, Fireplace 9,717

105,305

26,326 26,326
78,979
9,600

Fence, Water, Sewer, Porches
115,729

Site value is based upon the analysis given above.  Cost was developed
from Marshall & Swift Cost Manual, adjusted by the appraiser's files and
with local cost data obtained through discussions with local contractors.
Physical depreciation is based on the age/life method and adjusted for
the local market.  See attached building sketch for residence dimensions.

45

700 153 107,100
The GRM was developed using the market data collected by the appraiser of

similar single-family residences that were rented at the time of sale.
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HIGHEST AND BEST USE:  The current residential use of the subject property is legal, physically possible, financially feasible and appropriately
supported.  It is the appraiser's opinion that the "highest and best use" of the subject property is residential.

MARKET DATA:  The comparable sales used in the Sales Comparison Approach for the subject property were the most recent in the subject
market area with some similarity to the subject property.  Following is a general discussion of the adjustments made in the Sales Comparison
Approach.  Adjustments are based on the appraiser's analysis of recent residential sales in the subject market area.

SUBJECT:  The subject property consists of a 6,390 sq. ft. site with a 1 Story residence on a full unfinished basement area.  Upon observation the
appraiser noted that the subject foundation and the subject roof are showing some signs of wear and tear associated with age and use.  The
subject roof appears to have little remaining economic life and a roof inspection needs to be completed in order to determine if the subject roof has
outlived it's useful life and should be replaced.  While observing the basement area the appraiser noted evidence of possible flooding or other water
intrusion in previous years.  There were water stains on the floors as well as wood pallets, which would be used to raise personal items off of the
level of the ground due to flooding.  It was also evident that the original Stone Masonry foundation had been sealed at one point in time with a
poured concrete facia and that the seal was now beginning to deteriorate which would allow for possible water intrusion.  As well, the appraiser
noted that the window wells on the exterior of the residence for the basement windows are not below the level of the base of the windows.  This
allows rain water to pool in the bottom of the window well and seep through the window sill into the basement.  Therefore, this appraisal report is
subject to a home inspection, in particular the roof and foundation.

COMPARABLE 1:  The comparable residence is newer, however, it shows similar signs of wear and tear associated with age and use.  Living area
was adjusted at $25 per sq. ft. and rounded to the nearest $50.  Unfinished basement area was adjusted at $7 per sq. ft. and rounded to the
nearest $50.   Finished basement area was adjusted at $12 per sq. ft. and rounded to the nearest $50.  The comparable property has a garage
which provides additional enclosed storage and work space.

COMPARABLE 2:  Upon analysis of recent residential site sales in the market area the appraiser determined that an adjustment was necessary for
the comparable's smaller site.  No adjustment was necessary for above grade living area or unfinished basement area as they are similar in size,
utility and function to the subject's living and unfinished basement areas.  The comparable property has an under ground sprinkler system and
storage shed.

COMPARABLE 3:  Site was adjusted as before.  The comparable residence has recently received several updates and shows less wear and tear
associated with age and use.  Living and unfinished basement areas were adjusted as before.  The comparable's exterior improvements are larger
and more functional.  The comparable residence does not have a secondary heat source which is more functional for year round use.  The
comparable property has a storage shed.

COMPARABLE 4:  All adjustments were made as described before.

COMPARABLE 5:  All adjustments were made as described before.

The most recent residential site sales with
similarity to the subject site in location, access, topography and utility for development would have a dollar per square foot range of $2.38 to $4.50.
The subject site has an average location, level topography average access and utility as it is an interior lot with alley access.  Therefore, the
appraiser has determined that the subject site would have a dollar per square foot value of approximately $4.25 or  $27,150

Marshall and Swift Cost Handbook
Average 12/2006

27,150
919 82.13 75,477

Basement 884 22.75 20,111
Floor Cover, Fireplace 9,717

105,305

26,326 26,326
78,979
9,600

Fence, Water, Sewer, Porches
115,729

Site value is based upon the analysis given above.  Cost was developed
from Marshall & Swift Cost Manual, adjusted by the appraiser's files and
with local cost data obtained through discussions with local contractors.
Physical depreciation is based on the age/life method and adjusted for
the local market.  See attached building sketch for residence dimensions.

45

700 153 107,100
The GRM was developed using the market data collected by the appraiser of

similar single-family residences that were rented at the time of sale.
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.

Page 3 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005

Page #3File No. RL5591
ATTACHMENT 2

BAHR - SECTION II TAB 8  Page 8



Uniform Residential Appraisal Report File #

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: 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, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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Uniform Residential Appraisal Report File #

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: 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, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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Uniform Residential Appraisal Report File #

APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an ''electronic record'' containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an ''electronic record'' containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Analysis/Comments
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508 6th Ave.
Lewiston, ID 83501

N/A

Lewiston
Fee Simple
6,390 Sq.Ft.
Average
1 Story/Bsmt
Average
A 98, E 15-20
Average

6 2 1
919

884 Sq.Ft.
Unfinished
Average
GFA/Window
Average
O.S.P.
Porches

Aux Heat Fireplace
Other Amenities Fence

05/2005
$95,000
County Records, MLS
06/26/2008

1518 9th Ave.
Lewiston, ID  83501
0.80 miles E

126,000
104.30

County Records, MLS
County Records, MLS

VA
No Concession
10/23/07 - 145
Lewiston
Fee Simple
8,520 sq. ft. -3,500
Average
1 Story/Bsmt
Average
A 86, E 15-20
Average

5 2 1
1,208 -7,250

897 sq. ft.
Unfinished
Average
GFA/Wall
Average
1-G Det. -3,500
Porch,Patio -1,000
Fireplace
Fence

-15,250
12.1
12.1 110,750

None Found
N/A
County Records, MLS
06/26/2008

309 11th Ave.
Lewiston, ID  83501
0.36 miles SW

97,500
102.42

County Records, MLS
County Records, MLS

Cash
No Concession
07/09/07 - 45
Lewiston
Fee Simple
4,200 sq. ft. +4,500
Average
1 Story/Bsmt
Average
A 82, E 15-20
Average

+1,000
4 1 1

952 -850
672 sq. ft. +1,500
Unfinished
Average
GFA/None
Average
1-G Det. -3,500
Porch,Patio -1,000
Fireplace -1,000
Fence

650
0.7
13.7 98,150

None Found
N/A
County Records, MLS
07/01/2008

4 5 6

4 5 6

See comments on page # 2

See comments section on page # 3 for further comments on the comparable sale.
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Analysis/Comments
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Property Address
City County State Zip Code
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Subject Photo Page
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Subject Front

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

508 6th Ave.
N/A
919
6
2
1
Lewiston
Average
6,390 Sq.Ft.
Average
A 98, E 15-20

Subject Rear

Subject Street

Borrower/Client

Lender
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Subject Photo Page
N/A
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Subject Front

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

508 6th Ave.
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919
6
2
1
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A 98, E 15-20

Subject Rear

Subject Street

Borrower/Client
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Property Address
City County State Zip Code
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Property Address
City County State Zip Code
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Comparable Photo Page
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Comparable 1

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

330 14th Ave.
0.56 miles S
106,000
882
4
2
1
Lewiston
Average
6,400 sq. ft.
Average
A 74, E 15-20

Comparable 2

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1008 N St.
0.71 miles SE
120,000
900
4
2
1
Lewiston
Average
3,550 sq. ft.
Average
A 88, E 15-20

Comparable 3

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1216 14th St.
0.81 miles SE
119,000
750
4
2
1
Lewiston
Average
3,600 sq. ft.
Average
A 83, E 7-10

Borrower/Client

Lender
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Comparable Photo Page
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Quality
Age

330 14th Ave.
0.56 miles S
106,000
882
4
2
1
Lewiston
Average
6,400 sq. ft.
Average
A 74, E 15-20

Comparable 2

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1008 N St.
0.71 miles SE
120,000
900
4
2
1
Lewiston
Average
3,550 sq. ft.
Average
A 88, E 15-20

Comparable 3

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1216 14th St.
0.81 miles SE
119,000
750
4
2
1
Lewiston
Average
3,600 sq. ft.
Average
A 83, E 7-10

Borrower/Client

Lender

Property Address
City County State Zip Code

Page #9File No. RL5591
ATTACHMENT 2

BAHR - SECTION II TAB 8  Page 14



Property Address
City County State Zip Code
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Comparable Photo Page
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Comparable 4

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1518 9th Ave.
0.80 miles E
126,000
1,208
5
2
1
Lewiston
Average
8,520 sq. ft.
Average
A 86, E 15-20

Comparable 5

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

309 11th Ave.
0.36 miles SW
97,500
952
4
1
1
Lewiston
Average
4,200 sq. ft.
Average
A 82, E 15-20

Comparable 6

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

Borrower/Client

Lender
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Page #10File No. RL5591
ATTACHMENT 2

BAHR - SECTION II TAB 8  Page 15



Property Address
City County State Zip Code
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Site Plat
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender
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Site Plat
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Comments:

AREA  CALCULATIONS  SUMMARY
Code Description Size Net Totals
GLA1 First Floor   919.00
BSMT

  919.00
Basement   884.00

P/P

  884.00

Porch    30.00    30.00

TOTAL LIVABLE (rounded)       919

Breakdown Subtotals
LIVING  AREA  BREAKDOWN

First Floor
    5.0  x     7.0 35.00

   26.0  x    34.0 884.00

2 Calculations Total (rounded)      919
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City County State Zip Code
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Building Sketch
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender
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Building Sketch
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form MAP.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Location Map
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Form MAP.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Location Map
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

License
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender
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License
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code

Page #14File No. RL5591
ATTACHMENT 2

BAHR - SECTION II TAB 8  Page 19



Property Address
City County State Zip Code

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

License
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender
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License
N/A
508 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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INVOICEFROM:

Telephone Number: Fax Number:

TO:

Telephone Number: Fax Number:
Alternate Number: E-Mail:

INVOICE NUMBER

DATE

REFERENCE
Internal Order #:

Lender Case #:

Client File #:

Main File # on form:

Other File # on form:

Federal Tax ID:

Employer ID:

Lender: Client:
Purchaser/Borrower:

Property Address:
City:

County: State: Zip:
Legal Description:

$

DESCRIPTION

FEES AMOUNT

SUBTOTAL

PAYMENTS AMOUNT

Check #: Date: Description:
Check #: Date: Description:
Check #: Date: Description:

SUBTOTAL

TOTAL DUE

Form NIV3 — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
Western Appraisal (208)746-9891

Wayne T. Agee
Western Appraisal
1014 Main St.
Lewiston, ID 83501

(208) 746-9891

Lewis Clark State College
500 8th Ave.
Lewiston, ID 83501

792-2240
lkloewen@lcsc.edu

RL5592
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RL5592
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N/A
512 6th Ave.
Lewiston
Nez Perce ID 83501
Lewiston: North Park Place, E45' of Lot 5, Block 2

1004 URAR 300.00

300.00

300.00

(208) 746-9895
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INVOICE NUMBER

DATE

REFERENCE
Internal Order #:

Lender Case #:

Client File #:

Main File # on form:

Other File # on form:

Federal Tax ID:

Employer ID:

Lender: Client:
Purchaser/Borrower:

Property Address:
City:

County: State: Zip:
Legal Description:

$

DESCRIPTION

FEES AMOUNT

SUBTOTAL

PAYMENTS AMOUNT

Check #: Date: Description:
Check #: Date: Description:
Check #: Date: Description:

SUBTOTAL

TOTAL DUE
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Uniform Residential Appraisal Report File #

SU
B

JE
C

T
C

O
N

TR
A

C
T

N
EI

G
H

B
O

R
H

O
O

D
SI

TE
IM

PR
O

VE
M

EN
TS

The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe

Page 1 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005

RL5592

512 6th Ave. Lewiston ID 83501
N/A Idaho State Board of Education Nez Perce

Lewiston: North Park Place, E45' of Lot 5, Block 2
RPL10600810205A 2007 N/A
Lewiston 4-A 9903.00

N/A N/A

Estimate of Current Market Value for Possible Sale
Lewis Clark State College 500 8th Ave., Lewiston, ID 83501

MLS, Discussion with Owner Representative

N/A

N/A N/A
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The subject neighborhood is bounded by the Third Avenue to the North, Snake
River to the West, 17th St. to the East and 18th Ave. to the South.

The subject is located in a primarily single family residential neighborhood with commercial properties located on the arterial
streets.  Employment, schools and retail shopping are a short commute from the subject property.  Single family residential properties in the
neighborhood vary in size, style, age and value.  Sites vary in size from 3,500 sq. ft. to 12,000 sq. ft.

Sales have slowed over the past year after two years of appreciation in the market.  Current
market times average less than 111 days and sale prices are currently about 99% of list.  Few concessions are necessary for sales, however,
some sellers are offering to assist with closing costs.  New construction continues at a decreased rate.

45' x 142' 6,390 Sq.Ft. Rectangular Average
R4 Higher Density Residential (7,500 sq. ft. minimum)

Asphalt

C 1601040001B 1/20/1982

1 Story

1 Story/Bsmt
1930
30-35

240
0

Stone Masonry/Fair
Asbestos Shngl/A-
Comp Shingle/Av-
None
Wood,Metal/Av
Mix/Av
Partial/Av

Carpet,Tile/Av-
Plstr,Dywl/Av-
Wood,Paint/Av-
Tile/Av
Vinyl/Av

Gas

UGSS

7 2 1 1,118
Energy efficiency is typical of a residence of this style, quality and condition in the market area.

Upon observation the appraiser found the subject
residence to be in below average overall condition for it's effective age.   Upon observation the appraiser noted that the subject roof and foundation
are showing signs of deferred maintenance associated with age and use.  The basement area had several indications of possible water intrusion
and settlement of the stone masonry foundation which was visible from the exterior of the residence and interior of the residence.  Therefore, this
appraisal report is subject to a home inspection, of specifically the roof and foundation.

As indicated above the appraiser noted that the subject foundation and roof are showing numerous signs of deferred maintenance.  These factors
may or may not impose a serious threat to the current livability of the subject residence, however, a home inspection, by a licensed building
inspector would provide greater detail as to the remaining economic life of the foundation and roof, as well as other possible needed repairs.

Western Appraisal (208)746-9891

Form 1004 — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
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N/A Idaho State Board of Education Nez Perce

Lewiston: North Park Place, E45' of Lot 5, Block 2
RPL10600810205A 2007 N/A
Lewiston 4-A 9903.00

N/A N/A

Estimate of Current Market Value for Possible Sale
Lewis Clark State College 500 8th Ave., Lewiston, ID 83501

MLS, Discussion with Owner Representative
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The subject neighborhood is bounded by the Third Avenue to the North, Snake
River to the West, 17th St. to the East and 18th Ave. to the South.

The subject is located in a primarily single family residential neighborhood with commercial properties located on the arterial
streets.  Employment, schools and retail shopping are a short commute from the subject property.  Single family residential properties in the
neighborhood vary in size, style, age and value.  Sites vary in size from 3,500 sq. ft. to 12,000 sq. ft.

Sales have slowed over the past year after two years of appreciation in the market.  Current
market times average less than 111 days and sale prices are currently about 99% of list.  Few concessions are necessary for sales, however,
some sellers are offering to assist with closing costs.  New construction continues at a decreased rate.

45' x 142' 6,390 Sq.Ft. Rectangular Average
R4 Higher Density Residential (7,500 sq. ft. minimum)

Asphalt

C 1601040001B 1/20/1982

1 Story

1 Story/Bsmt
1930
30-35

240
0

Stone Masonry/Fair
Asbestos Shngl/A-
Comp Shingle/Av-
None
Wood,Metal/Av
Mix/Av
Partial/Av

Carpet,Tile/Av-
Plstr,Dywl/Av-
Wood,Paint/Av-
Tile/Av
Vinyl/Av

Gas

UGSS

7 2 1 1,118
Energy efficiency is typical of a residence of this style, quality and condition in the market area.

Upon observation the appraiser found the subject
residence to be in below average overall condition for it's effective age.   Upon observation the appraiser noted that the subject roof and foundation
are showing signs of deferred maintenance associated with age and use.  The basement area had several indications of possible water intrusion
and settlement of the stone masonry foundation which was visible from the exterior of the residence and interior of the residence.  Therefore, this
appraisal report is subject to a home inspection, of specifically the roof and foundation.

As indicated above the appraiser noted that the subject foundation and roof are showing numerous signs of deferred maintenance.  These factors
may or may not impose a serious threat to the current livability of the subject residence, however, a home inspection, by a licensed building
inspector would provide greater detail as to the remaining economic life of the foundation and roof, as well as other possible needed repairs.

Western Appraisal (208)746-9891
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe

Page 1 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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7 50,000 110,000
8 50,000 110,000

512 6th Ave.
Lewiston, ID 83501

N/A

Lewiston
Fee Simple
6,390 Sq.Ft.
Average
1 Story/Bsmt
Average
A 78, E 30-35
Below Average

7 2 1
1,118

240 Sq.Ft.
Unfinished
Average
GFA/CAC
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence

05/2005
$95,000
County Records, MLS
06/26/2008

502 Delsol Lane
Lewiston, ID  83501
0.74 miles E

66,000
60.44

County Records, MLS
County Records, MLS

Conventional
No Concession
11/16/07 - 94
Dwntn Lewiston +10,000
Fee Simple
4,250 sq. ft. +4,500
Average
1 Story/Bsmt
Average
A 93, E 35-40 +2,500
Fair +5,000

5 2 1
1,092

491 sq. ft. -1,750
Unfinished
Average
GFA/CAC
Average
O.S.P.
Porches
None
Fence

20,250
30.7
36.0 86,250

None Found
N/A
County Records, MLS
06/27/2008

330 14th Ave.
Lewiston, ID  83501
0.56 miles S

106,000
120.18

County Records, MLS
County Records, MLS

FHA
No Concession
04/11/08 - 150
Lewiston
Fee Simple
6,400 sq. ft.
Average
1 Story/Bsmt
Average
A 74, E 20-25 -2,500
Average -7,500

+1,000
4 2 1

882 +5,900
406 sq. ft. -1,150
203 Finished -2,450
Average
GFA/CAC
Average
1-G Att. -3,500
Porches
Fireplace -1,000
Fence

-11,200
10.6
23.6 94,800

None Found
N/A
County Records, MLS
06/27/2008

1828 7th Ave.
Lewiston, ID  83501
0.99 miles E

85,000
86.21

County Records, MLS
County Records, MLS

Conventional
No Concession
04/30/08 - 105
Lewiston
Fee Simple
4,365 sq. ft. +4,500
Average
1.5 Story/Bsmt
Average
A 98, E 30-35
Below Average

-1,000
6 3 1.75 -1,000

986 +3,000
150 sq. ft. +650
Unfinished
Average
GFA/CAC
Average
O.S.P.
Porches
None
Fence

6,150
7.2

11.9 91,150

None Found
N/A
County Records, MLS
07/01/2008

County Records, MLS

County Records, MLS

According to the Nez Perce County Assessor's records and a discussion
with Lewis Clark State College the subject property was purchased in May of 2005 for $95,000.  The purchase price is an allocation of value from a
larger sale which included 504, 508 and 512 6th Ave.  The total purchase price for all three properties was $460,000.  Therefore, the purchase price
of $95,000 may not have accurately reflected the market value of the subject property at that time.  Comparable sale # 4 is currently subject to a
listing agreement with Coldwell Banker Tomlinson for $136,000 after having received several updates after the sale that occurred 07/09/2007.
None of the comparable sales have transferred in 1 year prior to the dates given.

Due to the slow down in sales over the past 1 1/2 years and the below average condition of the subject
residence there are currently very few sales with some similarity to the subject property.  None of the comparable sales available are a perfect
match to the subject property which has resulted in higher than typically desired adjustment to the comparable sales.  Comparable sales # 1 and #
3 are the most similar to the subject residence in size and condition.  Comparable sale # 1 and # 3 were therefore given the most consideration in
the indicated value by the Sales Comparison Approach.  Due to the lack of comparable sales two competing listings are attached to this appraisal
report.  Upon adjustment the competing listings indicate a stable market and bolster the opinion of value indicated by the comparable sales.  FOR
FURTHER COMMENTS ON THE SUBJECT PROPERTY, COMPARABLE SALES AND THE ADJUSTMENTS MADE IN THE SALES
COMPARISON APPROACH SEE THE COMMENTS SECTION ON PAGE # 3.

88,000
88,000 87,979 91,800

The Sales Comparison Approach is generally the most accurate reflection of what buyers are currently paying in the market area.  The Cost and
Income Approach support the indicated value by the Sales Comparison Approach.  The Sales Comparison Approach was weighted in the final
opinion of value.

Complete home inspection by a
licensed home inspector.

88,000 06/26/2008
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According to the Nez Perce County Assessor's records and a discussion
with Lewis Clark State College the subject property was purchased in May of 2005 for $95,000.  The purchase price is an allocation of value from a
larger sale which included 504, 508 and 512 6th Ave.  The total purchase price for all three properties was $460,000.  Therefore, the purchase price
of $95,000 may not have accurately reflected the market value of the subject property at that time.  Comparable sale # 4 is currently subject to a
listing agreement with Coldwell Banker Tomlinson for $136,000 after having received several updates after the sale that occurred 07/09/2007.
None of the comparable sales have transferred in 1 year prior to the dates given.

Due to the slow down in sales over the past 1 1/2 years and the below average condition of the subject
residence there are currently very few sales with some similarity to the subject property.  None of the comparable sales available are a perfect
match to the subject property which has resulted in higher than typically desired adjustment to the comparable sales.  Comparable sales # 1 and #
3 are the most similar to the subject residence in size and condition.  Comparable sale # 1 and # 3 were therefore given the most consideration in
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.
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HIGHEST AND BEST USE:  The current residential use of the subject property is legal, physically possible, financially feasible and appropriately
supported.  It is the appraiser's opinion that the "highest and best use" of the subject property is residential.

MARKET DATA:  The comparable sales used in the Sales Comparison Approach for the subject property were the most recent in the subject
market area with some similarity to the subject property.  Following is a general discussion of the adjustments made in the Sales Comparison
Approach.  Adjustments are based on the appraiser's analysis of recent residential sales in the subject market area.

SUBJECT:  The subject property consists of a 6,390 sq. ft. site with a 1 Story residence over a partial unfinished basement area.  Upon
observation the appraisers noted that the subject residence is showing several signs of deferred maintenance.  The subject roof and foundation are
in poor overall condition with little remaining economic life.  The Stone Masonry foundation on the west side of the residence appears to have settled
causing the interior floors of the bathroom and kitchen area to slope.  The foundation of the rear bedroom and utility room area is of treated wood
construction and has also settled/deteriorated causing the floors to slope to the south or rear of the property.  Due to the numerous signs of
deferred maintenance associated with age and use, this appraisal report is subject to the completion of a home inspection, particularly focusing on
the foundation and roof.

COMPARABLE 1:  The comparable property is located in a less marketable neighborhood of Lewiston.  Upon analysis of recent residential site
sales in the market area the appraiser determined that an adjustment was necessary for the comparable's smaller site.  The comparable residence
is older and shows more wear and tear associated with age and use.  No adjustment for above grade living area was necessary as the
comparable's and subject's living areas are similar in size, utility and function.  Unfinished basement area was adjusted at $7 per sq. ft. and
rounded to the nearest $50.

COMPARABLE 2:  The comparable residence is in superior overall condition showing fewer signs of wear and tear associated with age and use.
Living area was adjusted at $25 per sq. ft. and rounded to the nearest $50.  Unfinished basement area was adjusted at $7 per sq. ft. and rounded
to the nearest $50.   Finished basement area was adjusted at $12 per sq. ft. and rounded to the nearest $50.  The comparable property has a
garage which provides additional exterior storage and work space.  The comparable residence has a secondary heat source which is more
functional for year round use.

COMPARABLE 3:  Site was adjusted as before.  The comparable residence has a more marketable above grade bedroom and bathroom count.
Living area and unfinished basemen area were adjusted as before.

COMPARABLE 4:  Site, wear and tear associated with age and use, living area, unfinished basement area and garage were adjusted as before.
The comparable's exterior improvements are larger and more functional.  Secondary heat source was adjusted as before.

FOR FURTHER COMMENTS ON THE COMPETING LISTINGS, SEE THE COMMENTS SECTION BELOW THE ADDITIONAL LISTINGS GRID.

The most recent residential site sales with
similarity to the subject site in location, access, topography and utility for development would have a dollar per square foot range of $2.38 to $4.50.
The subject site has an average location, level topography average access and utility as it is an interior lot with alley access.  Therefore, the
appraiser has determined that the subject site would have a dollar per square foot value of approximately $4.25 or  $27,150

Marshall and Swift Cost Handbook
Average 12/2006

27,150
1,118 81.80 91,452

Basement 240 35.47 8,513
Floor Cover 3,494

103,459

51,730 51,730
51,729
9,100

Porches, Water, Sewer, Fence
87,979

Site value is based upon the analysis given above.  Cost was developed
from Marshall & Swift Cost Manual, adjusted by the appraiser's files and
with local cost data obtained through discussions with local contractors.
Physical depreciation is based on the age/life method and adjusted for
the local market.  See attached building sketch for residence dimensions.

30

600 153 91,800
The GRM was developed using the market data collected by the appraiser of

similar single-family residences that were rented at the time of sale.
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HIGHEST AND BEST USE:  The current residential use of the subject property is legal, physically possible, financially feasible and appropriately
supported.  It is the appraiser's opinion that the "highest and best use" of the subject property is residential.
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Living area and unfinished basemen area were adjusted as before.

COMPARABLE 4:  Site, wear and tear associated with age and use, living area, unfinished basement area and garage were adjusted as before.
The comparable's exterior improvements are larger and more functional.  Secondary heat source was adjusted as before.

FOR FURTHER COMMENTS ON THE COMPETING LISTINGS, SEE THE COMMENTS SECTION BELOW THE ADDITIONAL LISTINGS GRID.

The most recent residential site sales with
similarity to the subject site in location, access, topography and utility for development would have a dollar per square foot range of $2.38 to $4.50.
The subject site has an average location, level topography average access and utility as it is an interior lot with alley access.  Therefore, the
appraiser has determined that the subject site would have a dollar per square foot value of approximately $4.25 or  $27,150
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Site value is based upon the analysis given above.  Cost was developed
from Marshall & Swift Cost Manual, adjusted by the appraiser's files and
with local cost data obtained through discussions with local contractors.
Physical depreciation is based on the age/life method and adjusted for
the local market.  See attached building sketch for residence dimensions.
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600 153 91,800
The GRM was developed using the market data collected by the appraiser of

similar single-family residences that were rented at the time of sale.
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.
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Uniform Residential Appraisal Report File #

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: 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, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: 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, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an ''electronic record'' containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an ''electronic record'' containing my ''electronic signature,'' as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT
Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Analysis/Comments
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512 6th Ave.
Lewiston, ID 83501

N/A

Lewiston
Fee Simple
6,390 Sq.Ft.
Average
1 Story/Bsmt
Average
A 78, E 30-35
Below Average

7 2 1
1,118

240 Sq.Ft.
Unfinished
Average
GFA/CAC
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence

05/2005
$95,000
County Records, MLS
06/26/2008

309 11th Ave.
Lewiston, ID  83501
0.36 miles SW

97,500
102.42

County Records, MLS
County Records, MLS

Cash
No Concession
07/09/07 - 45
Lewiston
Fee Simple
4,200 sq. ft. +4,500
Average
1 Story/Bsmt
Average
A 82, E 15-20 -2,500
Average -7,500

4 1 1
952 +4,150

672 sq. ft. -3,000
Unfinished
Average
GFA/None
Average
1-G Det. -3,500
Porch,Patio -1,000
Fireplace -1,000
Fence

-9,850
10.1
27.8 87,650

None Found
N/A
County Records, MLS
07/01/2008

4 5 6

4 5 6

See comments on page # 2

See comments section on page # 3 for further comments on the comparable sale.

Form 1004.(AC) — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

RL5592

512 6th Ave.
Lewiston, ID 83501

N/A

Lewiston
Fee Simple
6,390 Sq.Ft.
Average
1 Story/Bsmt
Average
A 78, E 30-35
Below Average

7 2 1
1,118

240 Sq.Ft.
Unfinished
Average
GFA/CAC
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence

05/2005
$95,000
County Records, MLS
06/26/2008

309 11th Ave.
Lewiston, ID  83501
0.36 miles SW

97,500
102.42

County Records, MLS
County Records, MLS

Cash
No Concession
07/09/07 - 45
Lewiston
Fee Simple
4,200 sq. ft. +4,500
Average
1 Story/Bsmt
Average
A 82, E 15-20 -2,500
Average -7,500

4 1 1
952 +4,150

672 sq. ft. -3,000
Unfinished
Average
GFA/None
Average
1-G Det. -3,500
Porch,Patio -1,000
Fireplace -1,000
Fence

-9,850
10.1
27.8 87,650

None Found
N/A
County Records, MLS
07/01/2008

4 5 6

4 5 6

See comments on page # 2

See comments section on page # 3 for further comments on the comparable sale.

Form 1004.(AC) — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Uniform Residential Appraisal Report File #

SA
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O
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O
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C
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SA
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IS
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R

Y
A
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A

LY
SI
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O
M

M
EN

TS

FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Analysis/Comments

Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005

Page #7File No. RL5592
ATTACHMENT 3
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Additional Listings File #
FEATURE SUBJECT LISTING # LISTING # LISTING #

Address

Proximity to Subject
List Price $ $ $ $
List Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Last Price Revision Date
Data Source(s)
Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.
Sales or Financing
Concessions
Days on Market
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - $ + - $ + - $
Adjusted List Price
of Comparables $ $ $

Net %
Gross %

Net %
Gross %

Net %
Gross %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT LISTING # LISTING # LISTING #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Comments:

March 2005

RL5592

512 6th Ave.
Lewiston, ID 83501

N/A

N/A

Lewiston
Fee Simple
6,390 Sq.Ft.
Average
1 Story/Bsmt
Average
A 78, E 30-35
Below Average

7 2 1
1,118

240 Sq.Ft.
Unfinished
Average
GFA/CAC
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence

05/2005
$95,000
County Records, MLS
06/26/2008

1726 3rd St.
Lewiston, ID  83501
0.80 miles S

95,000
154.22

06/03/2008
County Records, MLS, Files
County Records, MLS, Files

Listing
LP to SP Ratio -950
28
Lewiston
Fee Simple
6,400 sq. ft.
Average
1 Story/Bsmt
Average
A 70, E 15-20 -2,500
Average -7,500

4 2 1
616 +12,550

616 sq. ft. -2,650
364 Finished -4,350
Average
GFA/CAC
Average
O.S.P.
Porch,Patio -1,000
None
Shed

-6,400
6.7
33.2 88,600

None Found
N/A
County Records, MLS
07/01/2008

925 7th Ave.
Lewiston, ID  83501
0.33 miles E

107,100
92.97

05/22/2008
County Records, MLS
County Records, MLS

Listing
LP to SP Ratio -1,071
39
Lewiston
Fee Simple
5,000 sq. ft. +3,500
Average
1 Story/Bsmt
Average
A 73, E 15-20 -2,500
Average -7,500

5 2 1
1,152

960 sq. ft. -5,050
450 Finished -5,400
Average
OFA/None +1,000
Average
O.S.P.
Porch,Deck -1,000
Fireplace -1,000
Fence

-19,021
17.8
26.2 88,079

05/13/2008
N/A
County Records, MLS
07/01/2008

1 2 3

1 2 3

COMPETING LISTING 1:  The current average List Price to Sales Price ratio for the subject neighborhood is 99%.  The List Price to
Sales Price ratio is the difference between what the dollar amount a property is listed for (asking price) and what a property sells for.  The
competing residence has recently received several updates and shows less wear and tear associated with age and use.  All other adjustments
were completed as described for the comparable sales.

COMPETING LISTING # 2:  Competing Listing # 2 is a foreclosure listing in the market area.  The competing listing is currently owned by the
Department of Housing and Urban Development and was foreclosed and transferred on 05/13/2008.  As this was a foreclosure transfer, no
purchase price was involved.  All adjustments made to the competing listing were made as described before to the comparable sales.

Form 1004.(AL) — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

RL5592

512 6th Ave.
Lewiston, ID 83501

N/A

N/A

Lewiston
Fee Simple
6,390 Sq.Ft.
Average
1 Story/Bsmt
Average
A 78, E 30-35
Below Average

7 2 1
1,118

240 Sq.Ft.
Unfinished
Average
GFA/CAC
Average
O.S.P.
Porches

Aux Heat None
Other Amenities Fence

05/2005
$95,000
County Records, MLS
06/26/2008

1726 3rd St.
Lewiston, ID  83501
0.80 miles S

95,000
154.22

06/03/2008
County Records, MLS, Files
County Records, MLS, Files

Listing
LP to SP Ratio -950
28
Lewiston
Fee Simple
6,400 sq. ft.
Average
1 Story/Bsmt
Average
A 70, E 15-20 -2,500
Average -7,500

4 2 1
616 +12,550

616 sq. ft. -2,650
364 Finished -4,350
Average
GFA/CAC
Average
O.S.P.
Porch,Patio -1,000
None
Shed

-6,400
6.7
33.2 88,600

None Found
N/A
County Records, MLS
07/01/2008

925 7th Ave.
Lewiston, ID  83501
0.33 miles E

107,100
92.97

05/22/2008
County Records, MLS
County Records, MLS

Listing
LP to SP Ratio -1,071
39
Lewiston
Fee Simple
5,000 sq. ft. +3,500
Average
1 Story/Bsmt
Average
A 73, E 15-20 -2,500
Average -7,500

5 2 1
1,152

960 sq. ft. -5,050
450 Finished -5,400
Average
OFA/None +1,000
Average
O.S.P.
Porch,Deck -1,000
Fireplace -1,000
Fence

-19,021
17.8
26.2 88,079

05/13/2008
N/A
County Records, MLS
07/01/2008

1 2 3

1 2 3

COMPETING LISTING 1:  The current average List Price to Sales Price ratio for the subject neighborhood is 99%.  The List Price to
Sales Price ratio is the difference between what the dollar amount a property is listed for (asking price) and what a property sells for.  The
competing residence has recently received several updates and shows less wear and tear associated with age and use.  All other adjustments
were completed as described for the comparable sales.

COMPETING LISTING # 2:  Competing Listing # 2 is a foreclosure listing in the market area.  The competing listing is currently owned by the
Department of Housing and Urban Development and was foreclosed and transferred on 05/13/2008.  As this was a foreclosure transfer, no
purchase price was involved.  All adjustments made to the competing listing were made as described before to the comparable sales.

Form 1004.(AL) — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Additional Listings File #
FEATURE SUBJECT LISTING # LISTING # LISTING #

Address

Proximity to Subject
List Price $ $ $ $
List Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Last Price Revision Date
Data Source(s)
Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.
Sales or Financing
Concessions
Days on Market
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - $ + - $ + - $
Adjusted List Price
of Comparables $ $ $

Net %
Gross %

Net %
Gross %

Net %
Gross %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT LISTING # LISTING # LISTING #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Comments:

March 2005
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Property Address
City County State Zip Code

File No.Supplemental Addendum

Form TADD — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

RL5592
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender
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Property Address
City County State Zip Code

Form PICPIX.SR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Photo Page
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Subject Front

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

512 6th Ave.
N/A
1,118
7
2
1
Lewiston
Average
6,390 Sq.Ft.
Average
A 78, E 30-35

Subject Rear

Subject Street

Borrower/Client

Lender

Form PICPIX.SR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Photo Page
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Subject Front

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

512 6th Ave.
N/A
1,118
7
2
1
Lewiston
Average
6,390 Sq.Ft.
Average
A 78, E 30-35

Subject Rear

Subject Street

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Comparable Photo Page
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Comparable 1

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

502 Delsol Lane
0.74 miles E
66,000
1,092
5
2
1
Dwntn Lewiston
Average
4,250 sq. ft.
Average
A 93, E 35-40

Comparable 2

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

330 14th Ave.
0.56 miles S
106,000
882
4
2
1
Lewiston
Average
6,400 sq. ft.
Average
A 74, E 20-25

Comparable 3

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1828 7th Ave.
0.99 miles E
85,000
986
6
3
1.75
Lewiston
Average
4,365 sq. ft.
Average
A 98, E 30-35

Borrower/Client

Lender

Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Comparable Photo Page
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Comparable 1

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

502 Delsol Lane
0.74 miles E
66,000
1,092
5
2
1
Dwntn Lewiston
Average
4,250 sq. ft.
Average
A 93, E 35-40

Comparable 2

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

330 14th Ave.
0.56 miles S
106,000
882
4
2
1
Lewiston
Average
6,400 sq. ft.
Average
A 74, E 20-25

Comparable 3

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1828 7th Ave.
0.99 miles E
85,000
986
6
3
1.75
Lewiston
Average
4,365 sq. ft.
Average
A 98, E 30-35

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Comparable Photo Page
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Comparable 4

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

309 11th Ave.
0.36 miles SW
97,500
952
4
1
1
Lewiston
Average
4,200 sq. ft.
Average
A 82, E 15-20

Comparable 5

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

Comparable 6

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

Borrower/Client

Lender

Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Comparable Photo Page
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Comparable 4

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

309 11th Ave.
0.36 miles SW
97,500
952
4
1
1
Lewiston
Average
4,200 sq. ft.
Average
A 82, E 15-20

Comparable 5

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

Comparable 6

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

Borrower/Client

Lender

Property Address
City County State Zip Code

Page #12File No. RL5592
ATTACHMENT 3

BAHR - SECTION II TAB 8  Page 33



Property Address
City County State Zip Code

Form DLSTRNT.DS#R — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Listing Photo Page
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Listing 1

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

1726 3rd St.
0.80 miles S
95,000
28
616
4
2
1
A 70, E 15-20

Listing 2

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

925 7th Ave.
0.33 miles E
107,100
39
1,152
5
2
1
A 73, E 15-20

Listing 3

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

Borrower/Client

Lender

Form DLSTRNT.DS#R — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Listing Photo Page
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Listing 1

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

1726 3rd St.
0.80 miles S
95,000
28
616
4
2
1
A 70, E 15-20

Listing 2

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

925 7th Ave.
0.33 miles E
107,100
39
1,152
5
2
1
A 73, E 15-20

Listing 3

Proximity to Subject
List Price
Days on Market
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Age

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Site Plat
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Site Plat
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Comments:

AREA  CALCULATIONS  SUMMARY
Code Description Size Net Totals
GLA1 First Floor  1118.00
BSMT

 1118.00
Basement   240.00   240.00

TOTAL LIVABLE (rounded)      1118

Breakdown Subtotals
LIVING  AREA  BREAKDOWN

First Floor
   26.0  x    43.0 1118.00

1 Calculation Total (rounded)     1118

Sketch by Apex IV™

Bedroom

Bedroom

Kitchen

Utility

BathDining

Living Room

8.0'

20
.0

'

16.0'

10
.0

'
8.0'

10
.0

'

Basement

Storage/Mechanical

43
.0

'

26.0'

43
.0

'

26.0'

Den

Property Address
City County State Zip Code

Form SKT.BldSkI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Building Sketch
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Comments:

AREA  CALCULATIONS  SUMMARY
Code Description Size Net Totals
GLA1 First Floor  1118.00
BSMT

 1118.00
Basement   240.00   240.00

TOTAL LIVABLE (rounded)      1118

Breakdown Subtotals
LIVING  AREA  BREAKDOWN

First Floor
   26.0  x    43.0 1118.00

1 Calculation Total (rounded)     1118

Sketch by Apex IV™

Bedroom

Bedroom

Kitchen

Utility

BathDining

Living Room

8.0'

20
.0

'

16.0'

10
.0

'
8.0'

10
.0

'

Basement

Storage/Mechanical

43
.0

'

26.0'

43
.0

'

26.0'

Den

Form SKT.BldSkI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Building Sketch
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form MAP.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Location Map
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Form MAP.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Location Map
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

License
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

License
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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Property Address
City County State Zip Code

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

License
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Form MAP.Pol — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

License
N/A
512 6th Ave.
Lewiston Nez Perce ID 83501
Lewis Clark State College

Borrower/Client

Lender

Property Address
City County State Zip Code
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BUSINESS AFFAIRS AND HUMAN RESOURCES 
DECEMBER 4-5, 2008 

 

BAHR – SECTION I TAB 9  Page 1 

COLLEGE OF WESTERN IDAHO 
 
 
SUBJECT 

Approval of the Educational Facility Property Transition Agreement and the 
Facilities Use Agreement between the State Board of Education and the College 
of Western Idaho   
 

REFERENCE 
February 28, 2008 The Board approved the Memorandum of 

Understanding between the College of Western Idaho 
and the State Board of Education and Boise State 
University. 

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Section 
V.I.5.b.3 
Senate Concurrent Resolution No. 136, Fifty-Ninth Legislature, Second Regular 
Session. 
Section 33-107(2), Idaho Code 
 

BACKGROUND/DISCUSSION 
 At the February 2008 meeting, the State Board of Education approved the 

Memorandum of Understanding by and between the College of Western Idaho 
(CWI) and the State Board of Education and Boise State University (BSU) 
whereby the State Board of Education agreed to transfer and convey to CWI 
approximately 100 acres of BSU’s West Campus in Nampa, Idaho, along with the 
West Campus Academic Building for the purposes of transferring the Selland 
College of Applied Technology to CWI and helping launch the newest community 
college in Idaho.  This item allows the parties to accomplish that transfer.   

 
IMPACT 

This agreement will provide the College of Western Idaho with a campus to start 
offering community college services in the district.   
 

ATTACHMENTS 
 Attachment 1 – Map of Parcels Page   3 
 Attachment 2 – Educational Facility Property Transition Agreement Page   5 
 Attachment 3 – Facilities Lease Page 27 

 
STAFF COMMENTS AND RECOMMENDATIONS 

The Transition Agreement transfers 100 acres of the West Campus in Nampa, 
along with the West Campus Academic Building to CWI.  This includes a 
payment of $800,000 for personal property listed in Schedule 1 on page 20.  The 
Transition Agreement also includes CWI assuming a BSU bond obligation in the 
amount of $545,000 for the parking lot adjacent to the West Campus Academic 
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Building.  This is separate from the Idaho State Building Authority bond related to 
the building. 
 
BSU will continue to be the lessee on the facility, as currently structured.  
Therefore, BSU and CWI are entering into a use agreement for the facilities.  
This structure will remain in place until the Idaho State Building Authority bond is 
paid in full by the Permanent Building Fund. 
 
The division of the property is shown in the map on page 3.  The area highlighted 
in yellow represents the College of Western Idaho acreage, and the area 
highlighted in blue is the acreage being retained for Boise State University.  The 
area shaded in orange is the lien property for the federal Economic Development 
Administration (EDA) as requested to be modified by Boise State University. 
 
Representatives from Boise State University and College of Western Idaho will 
be available for questions by the Board. 
 
Staff recommends approval.  

 
BOARD ACTION  

A motion to approve the transfer of the 100 acres as described in Exhibit “A” of 
the Grant Deed and to approve the request by the College of Western Idaho that 
the State Board of Education enter into and execute the Educational Facility 
Property Transition Agreement and the Facilities Use Agreement.  
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  
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EDUCATIONAL FACILITY PROPERTY TRANSITION AGREEMENT 
 

THIS EDUCATIONAL FACILITY PROPERTY TRANSITION AGREEMENT 
(“Agreement”) is made this ____ day of December, 2008 (“Effective Date”), by and between the 
COLLEGE OF WESTERN IDAHO DISTRICT, an Idaho community college district formed 
pursuant to Title 33, Chapter 21, Idaho Code (“CWI”), and the IDAHO STATE BOARD OF 
EDUCATION (“SBOE”) and BOISE STATE UNIVERSITY (“BSU”)  (collectively 
“Transferor”). 

 
RECITALS 

 
A. Transferor is the Owner of that certain real property and improvements 

comprising part of Section 7, Township 3 North, Range 1 West, Boise Meridian, located in 
Canyon County, Idaho consisting of the West Campus Academic Building and the TECenter 
Building, situated on approximately one hundred fifty (150) acres more or less, and more 
commonly known as the BSU West Campus (the “West Campus”).  Transferor intends to 
convey real property comprising approximately one hundred (100) acres more or less (the 
“Premises”) to CWI.   
 

B. BSU currently utilizes the West Campus in part for the provision of educational 
services typically provided by a community college, including, but not limited to professional-
technical education (“PTE”), workforce training, and adult basic education.  Transferor expressly 
declares that the West Campus and all personal property utilized thereon remains useful for such 
purposes and will continue to be used for such purposes.  CWI will provide a broad array of 
community college services, including, but not limited to PTE, workforce training, and adult 
basic education at the Premises and other locations in the district.     
 

C. Pursuant to Idaho Code § 33-2104(d), CWI was established as a result of a 
community college district special election held on May 22, 2007, and a June 1, 2007 order by 
the Canyon County Commission declaring CWI established.   
 

D. Pursuant to Idaho Code § 33-2101 et seq., CWI is the only approved community 
college district in southwestern Idaho. 
 

E. The Idaho Division of Professional-Technical Education has designated CWI as 
the postsecondary professional-technical education provider in southwestern Idaho. 
 

F. BSU desires and is statutorily required to relinquish its role as the PTE and 
community college provider in southwest Idaho and CWI desires and is statutorily required to 
assume such role.  Transferor and CWI agree that it is in the best interests of the Parties and the 
citizens of Idaho and of the College of Western Idaho District to expedite CWI’s assumption of 
the community college and PTE functions in southwest Idaho by entering into this Agreement.   
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G. On February 28, 2008, the Parties entered into the Non-Binding Memorandum 
of Understanding calling for the transfer of the Selland College, including the Canyon County 
Center, the West Campus Academic Building, and approximately one hundred (100) acres of the 
West Campus, from Transferor to CWI to further the Parties’ mutual goals of promoting an 
effective community college in southwestern Idaho.   
 

H. The fifty-ninth Legislature, Second Regular Session, adopted Senate Concurrent 
Resolution No. 136, which resolved, in pertinent part, “that the Legislature approves the transfer 
of real and personal property located in Nampa, Idaho, by the State Board of Education and 
Boise State University to the College of Western Idaho under such terms and conditions as may 
be reasonable and necessary, notwithstanding any other provision of law that may apply to such 
transfer.”  
 

I. The West Campus, specifically the TECenter Building and approximately nine 
(9) acres underlying and adjacent to the TECenter Building,  is subject to and encumbered by 
that certain Economic Development Administration Project No. 07-01-04923 and the terms, 
conditions, and covenants subject thereto (the “EDA Encumbrance”).  The Parties hereto have 
requested that the EDA Encumbrance be modified in order to facilitate the purposes of this 
Agreement without the prior consent of the EDA.   
 

J. The West Campus and the West Campus Academic Building are subject to, 
respectively, a Site Lease, dated July 17, 2003, by and between SBOE and the Idaho State 
Building Authority (the “Authority”), and a Facilities Lease, dated July 17, 2003, by and 
between the Authority and BSU and the Idaho Department of Administration.  The West Campus 
Academic Building and related improvements are owned by the Authority.  The Parties agree that 
CWI will take title to the Premises subject to the Site Lease and will occupy and utilize the West 
Campus Academic Building pursuant to a facilities use agreement between CWI and BSU. 
 

K. In addition to this Agreement, Transferor and CWI will enter into two separate 
agreements to further expedite CWI’s assumption of the community college and PTE functions 
in southwest Idaho, to wit: 1) Selland College Transfer Agreement; and 2) Canyon County 
Center Transition Agreement transferring the Canyon County Center real property and 
improvements, located in Nampa, Idaho, to CWI.  This Agreement is intended to co-exist with 
the Selland College Transfer Agreement and the Canyon County Center Transition Agreement in 
order to accomplish the ultimate goal of transferring the community college functions and the 
Selland College of Applied Technology from BSU to CWI. 
 

AGREEMENT 
 
 NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency 
of which are hereby acknowledged and agreed, and in consideration of the recitals above, which 
are incorporated herein, and the premises and the mutual representations, covenants, 
undertakings and agreements hereinafter contained, Transferor and Transferee represent, 
covenant, undertake and agree as follows: 
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1. DESCRIPTION OF PROPERTY TO BE TRANSFERRED. 
 

Subject to the terms and conditions of this Agreement, Transferor agrees to divest, transfer 
and convey, and CWI agrees to acquire, assume and have transferred and conveyed, all for a 
purchase price and subject to and upon each of the terms and conditions hereinafter set forth, the 
Premises, which real property is more particularly described on Exhibit A attached hereto and 
incorporated herein by this reference, together with all right, title and interest of Transferor in 
and to all easements, tenements, hereditaments, privileges, water rights and appurtenances 
thereunto belonging, the improvements and structures located on the real property, along with 
the personal property set forth on Schedule 1 (collectively, the “Property”). 

 
2. CONSIDERATION FOR TRANSFER.   
 
As consideration for the transfer of the Property, as well as the transfer of property and 

services pursuant to the Selland College Transfer Agreement and the Canyon County Center 
Transition Agreement, in addition to the recitals, the mutual representations, covenants, 
undertakings and agreements herein, CWI will: 

 
(a) Assume BSU’s role of providing community college services in Area No. 3 by 

providing public postsecondary education, professional-technical education, 
community and workforce training, and adult basic education in perpetuity; 

(b) Grant a reversionary interest in the deeds required by this Agreement and the 
Canyon County Center Transition Agreement in favor of Transferor in the event 
that the property transferred thereby permanently ceases to be used by CWI for 
public community college purposes (permanent abandonment);  

(c) Pay to BSU the sum of Eight Hundred Thousand Dollars ($800,000.00) 
(d) Assume the principal obligation to that portion of the Boise State University 

Bonds relating to the parking lot adjacent to the West Campus Academic Building 
and more particularly described in Exhibit A-2 to the Site Lease, in the 
approximate amount of five hundred forty-five thousand dollars ($545,000.00); 
provided, however, that it is anticipated that CWI and BSU will subsequently 
enter into a memorandum of understanding relating to the shared use of the 
parking lot and the park and ride operation, and that upon execution of said 
memorandum of understanding, CWI’s financial obligation with respect to the 
parking lot bond will be reduced according to the terms of that memorandum of 
understanding;  

(e) Grant to Transferor, by way of license and upon terms to be subsequently agreed 
by the Parties, the right of ingress and egress, including the crossing and delivery 
of utility and other infrastructure improvements, to Transferor’s remaining fifty 
(50) acres, including the TECenter building and any future development or use of 
the remaining fifty (50) acres by the Transferor;  

(f) Purchase the personal property identified in Schedule 1; and 
(g) Pay all costs associated with the transfer of the Property, including all engineering 

and surveying fees necessary to identify the Premises, closing costs, and title 
insurance costs. 
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3. ADDITIONAL TERMS, CONTINGENCIES AND CONDITIONS PRECEDENT. 
 

The Parties’ respective obligations under this Agreement including, without limitation, the 
Parties’ respective obligations to close the transaction for the Property hereunder are expressly 
conditioned and contingent upon the prior satisfaction of and/or the respective Parties’ express 
written waiver of the following terms, contingencies and conditions precedent, as applicable, for 
the respective benefit of the Parties as set forth in this Article 3.  

 
 (a) Title Matters. 
 
  (i) Title Insurance.  By the Closing, CWI, at CWI’s expense, shall procure a 
standard ALTA Owner’s Policy of Title Insurance (“Policy”) insuring that fee title to the 
Premises is vested in Transferor subject only to the exceptions set forth in the Title Insurance 
Commitment, Order No. 200804106, dated April 29, 2008 (the “Commitment)., 
 
  (ii) Title Commitment.  CWI has received the Commitment, covering the 
Premises, issued by First American Title Insurance Company (“Title Company”), together with 
legible and complete copies of all documents referenced as title exceptions in the Commitment.  
CWI hereby approves the exceptions to the Policy as shown on Schedule B, Section II, of the 
Commitment except as provided herein: 
 
 (b) EDA Encumbrance.  Exception No. 18 of the Commitment relating to that certain 
Economic Development Administration Project No. 07-01-04923 is expected to be relieved 
insofar as BSU has requested a modification to the EDA Encumbrance so that the Premises is not 
encumbered thereby.  In the event that BSU’s modification request is denied by EDA, the 
Transferor and CWI agree that they shall sign or cause to be signed all documents necessary to 
either effectuate the removal of the EDA Encumbrance from the Premises or secure the approval 
of the EDA for the transfer of the Premises from Transferor to CWI.   

 
 (c) Site Lease.  The Parties understand and agree that the Premises is subject to the Site 
Lease, as a component of the State Building Revenue Bonds, Series 2003E, issued by the Authority, 
and that CWI will take the Premises subject to the Site Lease.   
 

(d) Parking Lot Bond.  The Parties shall establish a dollar amount, not to exceed five 
hundred forty-five thousand dollars ($545,000.00), which will represent that portion of the Boise 
State University Bonds that is fairly and accurately attributable to the parking lot adjacent to the 
West Campus Academic Building and more particularly described in Exhibit A-2 to the Site 
Lease.  It is anticipated that CWI and BSU will subsequently enter into a memorandum of 
understanding relating to the shared use of the parking lot and the park and ride operation, and 
that upon execution of said memorandum of understanding, CWI’s financial obligation with 
respect to the parking lot bond will be reduced according to the terms of that memorandum of 
understanding, which shall supersede this agreement with respect to the subject matter therein; 
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(e) AS IS CONDITION, DISCLAIMER OF WARRANTIES.  CWI HAS 
OCCUPIED THE PROPERTY FOR APPROXIMATELY ONE (1) YEAR MORE OR 
LESS, DURING WHICH PERIOD CWI HAS HAD THE OPPORTUNITY TO BECOME 
FULLY FAMILIAR WITH THE CONDITION AND ALL OTHER ASPECTS OF THE 
PROPERTY. ACCORDINGLY, CWI ACKNOWLEDGES THAT AS OF THE CLOSING 
DATE CWI SHALL HAVE CONDUCTED ITS OWN DUE DILIGENCE INSPECTION 
OF THE PROPERTY AND THAT CWI SHALL ACCEPT THE PROPERTY IN “AS IS – 
WHERE IS” CONDITION AND IN THE CONDITION THAT THE PROPERTY IS IN 
AS OF THE CLOSING DATE.  TRANSFEROR HAS NOT MADE AND DOES NOT 
HEREBY MAKE ANY OTHER VERBAL OR IMPLIED PROMISES, AGREEMENTS, 
STIPULATIONS, REPRESENTATIONS OR WARRANTIES OF ANY CHARACTER 
WHATSOEVER, EXCEPT THOSE EXPRESSLY SET FORTH IN THIS AGREEMENT, 
AND CWI IN ENTERING INTO THIS AGREEMENT IS RELYING WHOLLY UPON 
ITS OWN DUE DILIGENCE INSPECTION AND JUDGMENT.  TRANSFEROR 
MAKES NO REPRESENTATIONS AS TO THE ACCURACY OF THE PROPERTY 
SIZE.  CWI SHALL TAKE THE PROPERTY SUBJECT TO THIRD PARTY CLAIMS 
ARISING OUT OF OR RESULTING FROM DISCREPANCIES, ENCROACHMENTS 
AND OVERLAPS BETWEEN OR RESULTING FROM EXISTING PERIMETER 
FENCE LOCATIONS AND THE SURVEYED BOUNDARY LINES OF THE 
PROPERTY, IF ANY, AND/OR TO ANY STATE OF FACTS AN ACCURATE SURVEY 
OR INSPECTION OF THE PROPERTY WOULD SHOW.  CWI AGREES THAT IT 
HAS ASCERTAINED, AS OF THE CLOSING DATE, FROM SOURCES OTHER THAN 
TRANSFEROR, THE APPLICABLE ZONING, BUILDING, HOUSING, AND OTHER 
REGULATORY ORDINANCES AND LAWS AND CWI ACCEPTS THE PROPERTY 
WITH FULL AWARENESS OF THESE ORDINANCES AND LAWS AS THEY MAY 
AFFECT THE PRESENT USE OR ANY INTENDED FUTURE USE OF THE 
PROPERTY AND TRANSFEROR HAS MADE NO REPRESENTATIONS WITH 
RESPECT THERETO. 
 
 (f) Conveyance. At Closing, defined below, Transferor shall convey the Premises to 
CWI by Grant Deed in the form attached hereto as Exhibit B and incorporated herein (“Deed”).  
All costs of recording the grant deed will be paid by the CWI. 
 
 (g) No New Encumbrances. During the term of this Agreement, except as may be 
otherwise expressly provided for herein, Transferor shall not enter into or record or cause or 
consent to be recorded any new easement, agreement, covenant, restriction, claim, lien, or any 
other matter affecting the Property or title thereto (an “Encumbrance”) without CWI’s prior 
written consent. 
 
 (h) BSU-CWI Facilities Use Agreement.  Pursuant to the Facilities Lease, BSU 
currently leases the West Campus Academic building and related improvements from the 
Authority.  The West Campus Academic Building and related improvements are owned by the 
Authority.  The Parties agree that CWI will take title to the Premises subject to the Site Lease and 
will occupy and utilize the West Campus Academic Building and related improvements pursuant 
to a facilities use agreement between CWI and BSU in a form substantially the same as Exhibit C, 
attached hereto and incorporated herein by reference.   
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 (i) BSU-CWI Space Allocation.  At Closing or at any time subsequent thereto, CWI 
and BSU shall enter into at least one separate agreement for space allocation between the parties 
with respect to the West Campus Academic Building.  Said agreement shall make space 
available to BSU for course offerings to further the Parties’ desire that BSU continue providing 
services at the CWI campus.  The agreement shall continue annually on a year-to-year term, or 
until otherwise terminated in accordance with the terms set forth in the agreement.  As part of 
said agreement BSU shall be liable only for actual out-of-pocket costs incurred by CWI as a 
direct result of the agreement; provided, however that BSU will not be charged for such access 
or usage of the West Campus Academic Building occurring as a result of services rendered by 
BSU personnel on behalf of CWI.   
 

4. REPRESENTATIONS AND WARRANTIES. 
 
 (a)  Transferor represents, warrants and covenants to CWI, as of the Effective Date of this 
Agreement and as of the date of Closing, as follows: 
 

(1) Owner Fee Simple Title. Subject to the Site Lease and Facilities Lease, the 
Transferor is and shall be the owner of insurable fee simple title to the Premises 
and has the authority to convey the Premises as described in Exhibit A. Prior to 
the Closing, the Transferor shall not convey or accept any offer to convey the 
Premises or any portion of or interest in the Premises nor shall the Transferor 
encumber or permit encumbrance of the Premises in any way nor grant any 
property, contract or occupancy right relating to the Premises or any portion 
thereof without the prior written consent of CWI which may be withheld in the 
CWI's sole and absolute discretion. 
 
(2) Authority.  Transferor has full power, authority and legal right to execute 
and deliver this Agreement and to perform its obligations under this Agreement.  
Transferor has authorized the execution and delivery of this Agreement and the 
performance of its obligations hereunder by all necessary action under Idaho law.   
 
(3) No Adverse Action by Transferor.  That Transferor shall not voluntarily 
take any action, or permit any action to be taken, from and after the execution of 
this Agreement which adversely affects: (i) the physical condition of the 
Premises; (ii) title to the Premises; or (iii) development of the Premises. 
 
(4) No Mechanic’s Liens.  Except for those caused by CWI or arising out of 
CWI’s activities on the Premises, that there are and will be no unrecorded 
mechanic’s or materialmen’s liens or any claims for such liens affecting the 
Premises, and as of the Closing Date, there will be no work or material performed 
or furnished for which payment will not have previously been made. 
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(5) Hazardous Materials.  To the best of Transferor’s knowledge, there are no 
hazardous substances located on or contained within or below the Premises. 
 
The phrase “to the best of Transferor’s knowledge” as used herein shall mean the 
knowledge of Transferor’s agents or employees after diligent inquiry and 
investigation. 

 
 (b)  CWI hereby represents, warrants and covenants to Transferor that as of the Effective 
Date and as of the Closing Date: 
 

(1) Duly Organized; Good Standing.  That CWI is an Idaho public corporation 
that has been duly organized, is validly existing and in good standing under the 
laws of the State Idaho, and has the full power and authority to: (i) acquire title to 
the Premises; (ii) enter into this Agreement; and (iii) carry out and consummate 
the transactions contemplated by this Agreement. 
 
(2) Authority.  That the execution and delivery of this Agreement by the 
signatories hereto on behalf of CWI, and the performance of this Agreement by 
CWI, have been duly authorized by CWI.  Neither the execution of this 
Agreement nor the consummation of the transactions contemplated hereby will: 
(i) result in a breach of or default under any agreement, document or instrument to 
which CWI is a party or by which CWI is bound; or (ii) violate any existing 
statute, restriction, order, writ, injunction or decree of any court, administrative 
agency or governmental body to which CWI is subject. 
 

5. CLOSING AND RELATED MATTERS 
 

(a) Closing Date.  The closing of the transaction contemplated by this Agreement 
(“Closing”) shall take place at the Title Company’s office on or before the expiration of thirty 
(30) days from and after the satisfaction of the conditions set forth in Paragraphs 3(b), (c), and 
(d) herein, or on Wednesday, December 31, 2008, whichever is later (“Closing Date”).  
 

(b) Transferor’s Deposits.  On the Closing Date, Transferor shall deliver the 
following documents to the Title Officer’s: 
 

(i) Deed executed by Transferor conveying the Premises to CWI. 
 

(ii) Transferor-approved Closing statement. 
 

(iii) A Bill of Sale to CWI for the personal property listed on Schedule 1 
containing the standard warranties of title free and clear of encumbrances, but conveying said 
personal property AS IS – WHERE IS without any warranties of condition, merchantability or 
fitness for a particular purpose. 
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(iv) Such other documents as the Title Company, CWI or CWI’s attorneys 
may reasonably require in order to effectuate or further evidence the intent of any provision in 
this Agreement. 
 
All of the documents and instruments to be delivered by Transferor hereunder shall be in form 
and substance reasonably satisfactory to counsel for both Parties. 
 

(c) CWI’s Deposits.  On the Closing Date, CWI shall deliver the following 
documents to Title Officer: 
 

(i) CWI-approved Closing statement.   
 

(ii) Cash or other certified immediately available U.S. funds in the amount of 
Eight Hundred Thousand Dollars ($800,000.00) sufficient to meet CWI’s obligations hereunder. 

 
(iii) Such other documents as the Title Company, Transferor or Transferor’s 

attorneys may reasonably require in order to effectuate or further evidence the intent of any 
provision in this Agreement. 
 
All of the documents and instruments to be delivered by Transferor hereunder shall be in form 
and substance reasonably satisfactory to counsel for both Parties. 
 

(d) Possession.  Possession of the Premises shall be delivered to CWI on the Closing 
Date. 
 

(e) Locks.  BSU owns and utilizes a proprietary door lock system where the door 
locking mechanisms and keys are proprietary to BSU.  Such locks are currently in use at the 
West Campus Academic Building.  Since CWI cannot produce keys or make changes to such 
locks in the future, all door locks and locking mechanisms will be removed from the building at 
BSU’s expense before the closing.  BSU will coordinate this removal with CWI to ensure CWI 
can, at its expense, have new locks installed simultaneously with the removal.  Pursuant to the 
BSU-CWI Space Allocation Agreement, BSU will continue to have access to the Facilities 
notwithstanding the change in locks.   
 

6. PRORATIONS AND ADJUSTMENTS. 
 
The following items shall be prorated and adjusted as of the Closing Date 

 
(a) To the extent applicable, property taxes, assessments, and rents related to the 

Premises shall be prorated between the Transferor and the CWI as of the date of Closing. Such 
prorations shall be made on the basis of a 365-day year.   
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(b) Utilities.  All charges for utilities, including water use charges (but not “water 
taxes” levied by the City of Nampa), shall be paid by Transferor up to and including the Closing 
Date.  Bills received after Closing that relate to expenses incurred or services performed 
allocable to the period prior to the Closing Date shall be paid by Transferor post-Closing as and 
when due. 

 
(c) Other Items.  Such other items as are customarily prorated in transaction of the 

type contemplated in this Agreement. 
 

 
 
 
7. NOTICES.  

 
 All notices, demands, requests, and other communications under this Agreement shall be 
in writing and shall be deemed properly served or delivered, if delivered by hand to the party to 
whose attention it is directed, or when sent, three (3) days after deposit in the U. S. Mail, postage 
prepaid, certified mail, return receipt requested, or if sent via facsimile transmission, when 
received as determined by the written facsimile transmission report generated by the sending 
party’s facsimile machine confirming successful delivery, addressed as follows: 
 
(a) If to SBOE: 
 

Idaho State Board of Education 
Attn.: Milford Terrell, President 
P.O. 83720 
Boise, ID 83720-0037 
(208) 334-2632 (facsimile) 

 

 
With a copy to: 
 

Deputy Attorney Genera,   
P.O. Box 83720 
Boise, Idaho 83720-0037 
(208) _______________ (facsimile) 

(b) If to BSU: 
 

Boise State University 
Attn.: President 
1910 University Drive 
Boise, Idaho 83725-1000 
(208) _______________ (facsimile) 

 

With a copy to: 
 

General Counsel 
1910 University Drive 
Boise, Idaho 83725-1200 
(208) _______________ (facsimile) 

(c) If to CWI: 
 

College of Western Idaho 
Attn.: President 
5500 East University Way 
Nampa, Idaho 83687 
(208) _______________ (facsimile) 

 

With a copy to: 
 

Richard Stover 
Eberle, Berlin, Kading, Turnbow & 
McKlveen, Chtd. 
P.O. Box 1368 
Boise, Idaho 83701 
(208) 344-8542 (facsimile) 
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8. MISCELLANEOUS. 
 

(a) Successors and Assigns.  This Agreement shall be binding upon and shall inure to 
the benefit of the Parties hereto, and their respective heirs, personal representatives, successors 
and assigns.   

 
(b) Counterparts.  This Agreement may be executed via facsimile (original to be 

promptly delivered by U. S. Mail or overnight carrier) in counterparts, each of which shall 
constitute an original, but all together shall constitute one and the same agreement. 

 
(c) Survival.  The terms, provisions, and covenants (to the extent applicable) and 

indemnities shall survive Closing and delivery of the deed, and this Agreement shall not be 
merged therein, but shall remain binding upon and for the Parties hereto until fully observed, 
kept or performed. 

 
(d) Entire Agreement.  This Agreement embodies the entire contract between the 

Parties hereto with respect to the subject matter hereof, and supersedes any and all prior 
agreements and letters of intent, whether written or oral, between the Parties.  No extension, 
change, modification or amendment to or of this Agreement of any kind whatsoever shall be 
made or claimed by Transferor or CWI, and no notice of any extension, change, modification or 
amendment made or claimed by Transferor or CWI shall have any force or effect whatsoever 
unless the same shall be endorsed in writing and be signed by the party against which the 
enforcement of such extension, change, modification or amendment is sought, and then only to 
the extent set forth in such instrument. Nothing herein is intended, nor shall it be construed, as 
obligating either party to agree to any modification if this Agreement. 

 
(e) Representation by Counsel.  All Parties hereto have either: (i) been represented by 

separate legal counsel; or (ii) have had the opportunity to be so represented. Thus, in all cases, 
the language herein shall be construed simply and in accordance with its fair meaning and not 
strictly for or against a party, regardless of which party prepared or caused the preparation of this 
Agreement. 
 

(f) Captions.  The captions at the beginning of the several paragraphs, respectively, 
are for convenience in locating the context, but are not part of the text. 
 

(g) Severability.  In the event any term or provisions of this Agreement shall be held 
illegal, invalid or unenforceable or inoperative as a matter of law, the remaining terms and 
provisions of this Agreement shall not be affected thereby, but each such term and provision 
shall be valid and shall remain in full force and effect. 
 

(h) Governing Law.  This Agreement shall be governed by the laws of the State of 
Idaho. 
 

(i) Recitals, Exhibits and Schedules.  The recitals, exhibits and schedules attached to 
this Agreement are incorporated into this Agreement as if set forth in full herein and shall be an 
integral part of this Agreement. 
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(j) Cooperation of Parties.  The Transferor and the CWI shall execute or cause to be 

executed any and all documents reasonably necessary or appropriate to close the transaction 
pursuant to the terms of this Agreement. 
 
 IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the 
Effective Date. 

 
  

IDAHO STATE BOARD OF EDUCATION 
 
 
 
By: _________________________________ 
Its: _________________________________ 
 
 
BOISE STATE UNIVERSITY 
 
 
 
By: _________________________________ 
Its: _________________________________ 
 
 
 
COLLEGE OF WESTERN IDAHO 
 
 
 
By: _________________________________ 
Its: _________________________________ 

 
 
 
List of Exhibits: 
 
Exhibit A – Legal Description of Property 
Exhibit B – Form of Grant Deed 
Schedule 1 – Personal Property Included in Transfer 
Exhibit C – Use Agreement 
Exhibit C-1 – Facilities Lease 
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EXHIBIT A 
 

This parcel consists of a portion of the NW ¼  and of the SW ¼  of Section 7, Township 
3 North, Range 1 West of the Boise Meridian, Canyon County, Idaho and is more 
particularly described as follows: 

BEGINNING at the Southwest corner of said NW ¼ (W ¼ Corner Section 7), a found 
brass cap monument; 

thence North 0° 38' 38" East along the west boundary of said Section 7 a distance of 
1326.68 feet to the northwest corner (N 1/16 W Corner Section 7) of the S ½ NW ¼, a 
found aluminum cap monument; 

thence South 89° 19' 01" East along the north boundary of the S ½ NW ¼  a distance of 
2531.76 feet to the northeast corner (CN 1/16 Corner Section 7) of said S ½  NW ¼, 
witnessed by a 5/8 x 30 inch rebar set with a plastic cap stamped L.S. 3627 bearing South 
0° 19' 41" West a distance of 25.00 feet; 

thence South 0° 19' 41" West along the east boundary of said S ½ NW ¼ a distance of 
1328.55 feet to the northeast corner of the SW ¼ (C ¼ Corner Section 7), a 5/8 x 30 inch 
rebar set with an aluminum cap stamped L.S. 3627; 

thence North 89° 16' 31" West along the north boundary of said SW ¼ a distance of 
876.03 feet to a 5/8 x 30 inch rebar set with a plastic cap stamped L.S. 3627; 

thence South 0° 19' 41" West parallel with the East boundary of said SW ¼ a distance of 
614.57 feet to a point on the northerly right-of-way of the Boise Main Line O.S.L.R.R., a 
5/8 x 30 inch rebar set with a plastic cap stamped L.S. 3627; 

thence North 88° 16' 56" West along said right-of-way a distance of 1666.73 feet to a 
point on the west boundary of said SW ¼, witnessed by a found 5/8 inch diameter rebar 
bearing South 88° 16' 56" East a distance of 40.01 feet; 

thence North 0°  38' 38" East along said west boundary a distance of 585.67 feet to the 
POINT OF BEGINNING, containing 100.208 acres, more or less, and being subject to 
all easements and rights-of-way of record or implied. 
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EXHIBIT B 
Grant Deed 

 
RECORDING REQUESTED BY AND 
WHEN RECORDED RETURN TO: 
 
College of Western Idaho 
Attn.: Cheryl Wright 
5500 East University Way 
Nampa, Idaho 83687 

(Space Above For Recorder’s Use) 

GRANT DEED 

For good and valuable consideration, the receipt of which is hereby acknowledged, the 
STATE OF IDAHO acting by and through the STATE BOARD OF EDUCATION as the 
Board of Trustees for BOISE STATE UNIVERSITY, (“Grantor”), grants, transfers, conveys 
and assigns to the COLLEGE OF WESTERN IDAHO (“Grantee”), whose current address is 
5500 East University Way, Nampa, Idaho 83687, and its successors and assigns forever, the 
following described real property: 

SEE EXHIBIT “A” attached hereto and incorporated by this 
reference 

SUBJECT TO all existing easements, rights-of-way, reservations, 
restrictions and encumbrances of record, to any existing tenancies, to all 
zoning laws and ordinances, and to any state of facts an accurate survey or 
inspection of the premises would show and to the restriction on Grantee’s 
use of the Property as set forth herein. 

  SUBJECT FURTHER TO the Site Lease recorded August 12, 2003 as Instrument 
Number 200349973, records of Canyon County, Idaho.   
 

This conveyance shall include any and all estate, right, title, interest, appurtenances, 
tenements, hereditaments, reversions, remainders, easements, rents, issues, profits, rights-of-way 
and water rights in anywise appertaining to the property herein described as well in law as in 
equity. 
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RESERVATION OF GRANTOR.  It is hereby understood and stipulated that whenever 
the property hereby conveyed permanently ceases to be used exclusively for public community 
college or ancillary purposes by Grantee, its successors or assigns, that said property shall 
automatically revert to Grantor, its successors or assigns as fully and effectually as if this deed 
had not been made or executed. 

IN WITNESS WHEREOF, the Grantor has hereunto subscribed its name to this 
instrument this _______ day of _____________, 20___. 

GRANTOR: 

IDAHO STATE BOARD OF EDUCATION, as the 
Board of Trustees for BOISE STATE 
UNIVERSITY 

 

By:     

Its: ______________________________________ 

 
 
 
 
STATE OF IDAHO ) 
   )  ss. 
County of _________ ) 
 

On this _____ day of __________, 20___, before me, the undersigned, a Notary Public, 
personally appeared ________________________, known or identified to me to be the 
__________________ of the Idaho State Board of Education, the Board of Trustees for Boise 
State University, and the agency that executed the foregoing instrument or the person who 
executed the instrument on behalf the Idaho State Board of Education, and acknowledged to me 
that such agency executed the same. 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the 
day and year in this certificate first above written. 

 
       
NOTARY PUBLIC FOR IDAHO 

Residing at     
My Commission Expires    
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Exhibit A to Grant Deed 
 

This parcel consists of a portion of the NW ¼  and of the SW ¼  of Section 7, Township 
3 North, Range 1 West of the Boise Meridian, Canyon County, Idaho and is more 
particularly described as follows: 

BEGINNING at the Southwest corner of said NW ¼ (W ¼ Corner Section 7), a found 
brass cap monument; 

thence North 0° 38' 38" East along the west boundary of said Section 7 a distance of 
1326.68 feet to the northwest corner (N 1/16 W Corner Section 7) of the S ½ NW ¼, a 
found aluminum cap monument; 

thence South 89° 19' 01" East along the north boundary of the S ½ NW ¼  a distance of 
2531.76 feet to the northeast corner (CN 1/16 Corner Section 7) of said S ½  NW ¼, 
witnessed by a 5/8 x 30 inch rebar set with a plastic cap stamped L.S. 3627 bearing South 
0° 19' 41" West a distance of 25.00 feet; 

thence South 0° 19' 41" West along the east boundary of said S ½ NW ¼ a distance of 
1328.55 feet to the northeast corner of the SW ¼ (C ¼ Corner Section 7), a 5/8 x 30 inch 
rebar set with an aluminum cap stamped L.S. 3627; 

thence North 89° 16' 31" West along the north boundary of said SW ¼ a distance of 
876.03 feet to a 5/8 x 30 inch rebar set with a plastic cap stamped L.S. 3627; 

thence South 0° 19' 41" West parallel with the East boundary of said SW ¼ a distance of 
614.57 feet to a point on the northerly right-of-way of the Boise Main Line O.S.L.R.R., a 
5/8 x 30 inch rebar set with a plastic cap stamped L.S. 3627; 

thence North 88° 16' 56" West along said right-of-way a distance of 1666.73 feet to a 
point on the west boundary of said SW ¼, witnessed by a found 5/8 inch diameter rebar 
bearing South 88° 16' 56" East a distance of 40.01 feet; 

thence North 0°  38' 38" East along said west boundary a distance of 585.67 feet to the 
POINT OF BEGINNING, containing 100.208 acres, more or less, and being subject to 
all easements and rights-of-way of record or implied. 
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Schedule 1

Estimated Book Value of BSU West Campus and Canyon County Center FFE
From 2002 to 2/6/2008

Tab Description
Net Book 

Value 

Book Value of West Campus FFE
BSU West Office Supplies/Equipment $2K - $4999 $           1,857 

542000 Office Furniture Less Than $2,000 238,747$       
BSU West Office Furniture $2K - $4999 3,519$           

558000 Non Capital Processing Equipment 45,644$         
571000 Minor Tools 5,212$           
572025 Educational Equipment 3,760$           
573525 Photographic and Video Equipment 7,417$           
649900 Other Computer Equipment 6,183$           
652000 Educational Equipment 6,123$           
671000 Office Furniture 47,332$         
686000 Communications Equipment 6,957$           

AV Audio/Visual Systems and Technology 93,120$         
W_Book Bookstore -$               (a)

Library Library - WCAB209 34,726$         (b)
OIT OIT - Student Computer Lab 22,608$         

S_Labs Science Labs 276,798$      (c)
Total BSU West 800,000$       

(a) Leaving $64,340 (BV) in built-in fixtures and fencing
(b) Leaving $15,453 in FF&E (BV);$34,725 Negotiable
(c) Leaving $10,188 in consumables;$276,798 Negotiable  

mcarleton
Text Box
ATTACHMENT 2
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EXHIBIT C 
 

Facilities Use Agreement 
 

THIS FACILITIES USE AGREEMENT (“Agreement”) is made this ____ day of 
December, 2008 (“Effective Date”), by and between the COLLEGE OF WESTERN IDAHO 
DISTRICT, and Idaho community college district formed pursuant ____________ (“CWI”), and 
BOISE STATE UNIVERSITY (“BSU”) with the consent and approval of the IDAHO STATE 
BOARD OF EDUCATION (“SBOE”) (collectively, the “State”), with the consent and approval 
of the IDAHO STATE BUILDING AUTHORITY (the “Authority”).   
 

RECITALS 
 

A. Contemporaneously herewith and in accordance with that certain Educational 
Facility Property Transition Agreement (“Transition Agreement”), the State has transferred to 
CWI certain real and personal property as more particularly described in the Transition 
Agreement. 
 

B. BSU is a party to that certain Site Lease dated as of July 17, 2003 between the 
Authority and the State (“Site Lease”) and that certain Facilities Lease dated as of July 17, 2003 
between the Authority, BSU and the State of Idaho Department of Administration (“Facilities 
Lease”).  A copy of the Facilities Lease is attached hereto as Exhibit C-1 and incorporated 
herein by this reference.  

 
C. Pursuant to the Transition Agreement, BSU has transferred real property subject 

to the Site Lease and the Facilities Lease. 
 
D. Pursuant to Section 5.1 of the Facilities Lease, BSU desires to authorize CWI, a 

Non-State Entity, to occupy and use the facilities subject to the Facilities Lease, and CWI desires 
to accept such authorization subject to the terms of the Agreement.   

 
E. This Agreement is not intended to be a sublease or an assignment of the interests 

or the obligations of the State with respect to the Facilities Lease.   
 

 NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of 
which are hereby acknowledged and agreed, and in consideration of the recitals above, which are 
incorporated herein, and the premises and the mutual representations, covenants, undertakings 
and agreements hereinafter contained, BSU and CWI represent, covenant, undertake and agree as 
follows: 

 
1. Subject to the terms and conditions of the Facilities Lease and the covenants and 

agreements herein contained, BSU authorizes CWI to use the facilities, as such term is defined 
and more particularly described in the Facilities Lease (“Facilities”). 
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2. CWI shall use the Facilities for and in connection with its academic programs.  

The use by CWI shall not, either collectively or individually, adversely affect the tax-exempt 
status of State Revenue Bonds, Series 2003E issued by the Authority and bonds or notes issued 
to refinance all or any part thereof.  In the event CWI desires to enter into agreements with 
entities other than BSU relating to the Facilities, CWI shall request the prior written consent 
thereto from the Authority and BSU. 

 
3. This Agreement shall be in full force and effect from the Effective Date and shall 

continue through June 30, 2009.  The term shall renew for successive one (1) year terms, unless 
BSU or the SBOE notifies CWI in writing no later nine (9) months prior to the expiration of any 
lease term that the State of Idaho has not renewed the Facilities Lease.  Either party may 
terminate this Agreement immediately upon written notice if the other party is in material breach 
of any term, covenant or condition of this Agreement.  CWI may terminate this Agreement 
effective on the first day following the conclusion of the then current CWI academic semester 
upon thirty (30) days’ prior written notice to BSU.   

 
4. As consideration for the use of the Facilities, CWI shall: 
 
 a. Comply with the terms and conditions of the Transition Agreement; 
 

b. Except as otherwise agreed by the Parties in writing and at CWI’s cost and 
expense, maintain the Facilities or cause the Facilities to be kept and maintained in good order 
and condition and make or cause to be made all necessary repairs renewals and replacements 
with respect to the Facilities during the term of this Agreement and each renewal term; and, 

 
c. Except as otherwise agreed by the Parties in writing and at CWI’s cost and 

expense, pay or cause to be paid all costs, expenses and charges for water, electricity, lights heat, 
power, sewage telephone, and other utility services rendered or supplied upon or in connection 
with the Facilities during the term of this Agreement and each renewal term. 

 
5. CWI covenants and agrees that at all times during the term of this Agreement, the 

existing level and scope of insurance coverage shall be maintained with respect to the Facilities.  
CWI further covenants and agrees that in the event that it procures additional insurance coverage 
with respect to the Facilities, the Authority shall be named as an additional named insured on any 
such policy of insurance.  CWI shall at its sole cost and expense maintain in effect policies of 
insurance covering all its personal property and equipment located at or upon the Facilities and 
insuring against liability which may be incurred for bodily injury or property damage arising out 
of CWI’s activities under this Agreement.  CWI and the State each shall be responsible only for 
the acts, omissions or negligence of its own officers, employees or agents.  CWI hereby releases 
the State and any and all officers, employees, volunteers, agents insurers and any elected or 
appointed officials of the State, from any and all claims, demands, rights, causes of action, 
property damage, personal injury, costs, loss of services, expenses of any kind and any 
compensation whatsoever brought or maintained by or on behalf of CWI arising out of or related 
to CWI’s use of the Facilities; provided, however, that the foregoing shall not release claims, 
demands, rights, causes of action, property damage, personal injury, costs, loss of services, 
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expenses of any kind and any compensation whatsoever arising from the willful misconduct or 
gross negligence of the State or its officers, employees, volunteers, agents insurers or elected or 
appointed officials. 

 
6.  BSU shall continue its use of the Facilities for course offerings to further the 

Parties’ desire that BSU continue providing services at the CWI campus.  To accomplish this, 
CWI and BSU shall enter into additional agreements whereby BSU retains use of a portion of the 
Facilities, including but not limited to, office and classroom space on terms to be set forth in the 
applicable agreement.   

 
7.  Any notice or demand given under the terms of this Agreement shall be in writing and 

shall be deemed delivered immediately upon personal service or forty-eight (48) hours after 
depositing notice or demand in the United States mail, certified or registered, postage prepaid, 
addressed to the other party at the address identified below.  Such addresses may be changed by 
either party by notice to the other party. 

 
Idaho State Board of Education: 

 
Attn.: Board President  
P.O. 83720 
Boise, ID 83720-0037 
 

 
With a copy to: 

 
Deputy Attorney General, State Board 

of Education  
P.O. Box 83720 
Boise, Idaho 83720-0010 

BSU: 
 
Boise State University 
Attn.: University President 
1910 University Drive 
Boise, Idaho 83725-1000 
 

 
With a copy to: 

 
General Counsel 
1910 University Drive 

 Boise, Idaho 83725-1200 

CWI: 
 
College of Western Idaho 
Attn.: President 
5500 East University Way 
Nampa, ID  83687 

 

 
With a copy to: 

 
Richard Stover 
Eberle, Berlin, Kading, Turnbow & 

McKlveen, Chtd. 
P.O. Box 1368 
Boise, Idaho 83701 

The Authority: 
 

Idaho State Building Authority 
Attn.: Executive Director 
755 W. Front Street, Ste. 200 
Boise, Idaho 83702 

 
With a copy to: 
 

Wayne Meuleman 
Meuleman Mollerup, LLP 
755 W. Front Street, Ste. 200 
Boise, Idaho 83702 
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8. This Agreement shall be binding upon and shall inure to the benefit of the Parties 
hereto, and their respective heirs, personal representatives, successors and assigns.   

 
9. This Agreement embodies the entire contract between the Parties hereto with 

respect to the subject matter hereof, and supersedes any and all prior agreements and letters of 
intent, whether written or oral, between the Parties.  No extension, change, modification or 
amendment to or of this Agreement of any kind whatsoever shall be made or claimed by the 
State or CWI, and no notice of any extension, change, modification or amendment made or 
claimed by the State or CWI shall have any force or effect whatsoever unless the same shall be 
endorsed in writing and be signed by the party against which the enforcement of such extension, 
change, modification or amendment is sought, and then only to the extent set forth in such 
instrument. Nothing herein is intended, nor shall it be construed, as obligating either party to 
agree to any modification if this Agreement. 

 
10. This Agreement may be executed in counterparts.  Each such counterpart shall 

constitute and original, but all such counterparts shall constitute but one agreement. 
 
IN WITNESS WHEREOF, the Parties have executed this Agreement effective as of the 

date first written above. 
 

IDAHO STATE BOARD OF EDUCATION 
 
 
 
By: _________________________________ 
Its: _________________________________ 
 
 
BOISE STATE UNIVERSITY 
 
 
 
By: _________________________________ 
Its: _________________________________ 
 
 
 
COLLEGE OF WESTERN IDAHO 
 
 
 
By: _________________________________ 
Its: _________________________________ 
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ACKNOWLEDGMENT AND CONSENT OF AUTHORITY 
 

 THE UNDERSIGNED, IDAHO STATE BUILDING AUTHORITY, as Lessor under 
the Facilities Lease, and pursuant to Section 5.1 therein, hereby acknowledges, understands and 
consents to the terms of the foregoing Facilities Use Agreement. 
 
      IDAHO STATE BUILDING AUTHORITY 
 
 
     By: ________________________________________ 
       
     Title: ________________________________________ 
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SUBJECT 
Authorize the institutions the ability to request student fee increases in excess of 
10%  
 

APPLICABLE STATUTE, RULE, OR POLICY 
Idaho State Board of Education Governing Policies & Procedures, Section V.R.1 

 
BACKGROUND / DISCUSSION 

Board policy V.R.1 states an institution cannot request more than a ten percent 
(10%) increase in the total full-time student fee unless otherwise authorized by 
the Board.  The institutions are contemplating the possibility of bringing fee 
requests in excess of 10% to the Board in April due to possible ongoing state 
budget holdbacks in FY 2010.  The institutions need approval in order to publish 
student fee hearing documents prepared for on-campus fee hearings. 
 
The institutions are also reviewing methods to cut costs.  Implementation of cost 
cutting measures should mitigate, to some degree, the amount of fee increases 
requested by the institutions at the April 2009 Board meeting.  

 
IMPACT 

By authorizing the institutions the ability to request more than a ten percent 
increase in the total full-time student fee, the institutions will be able to present 
their full need for student fees and publish the higher rate increase in the student 
fee hearing literature. 
 

STAFF COMMENTS AND RECOMMENDATIONS 
At the April Board meeting, institutions provide the estimated revenues generated 
from their requested fee increase.  Staff also recommends the institutions 
document efforts to reduce costs and create maximum efficiencies for existing 
dollars. 
 

BOARD ACTION 
A motion to authorize the ability for Boise State University, Idaho State 
University, University of Idaho, Lewis-Clark State College, and Eastern Idaho 
Technical College to submit a fee increase proposal for FY 2010 in excess of 
10%, to be presented at the April 2010 State Board of Education meeting. 
 
 
Moved ______ Seconded_______ Carried Yes ___________ No ___________ 
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Idaho State Board of Education    
GOVERNING POLICIES AND PROCEDURES   

SECTION: V. FINANCIAL AFFAIRS 
Subsection: R. Establishment of Fees    August 2006 

 
R. Establishment of Tuition and Fees  
 
1. Board Policy on Student Tuition and Fees 
 

Consistent with the Statewide Plan for Higher Education in Idaho, the institutions 
shall maintain tuition and fees that provide for quality education and maintain access 
to educational programs for Idaho citizens.  In setting fees, the Board will consider 
recommended fees as compared to fees at peer institutions, percent fee increases 
compared to inflationary factors, fees as a percent of per capita income and/or 
household income, and the share students pay of their education costs.  Other 
criteria may be considered as is deemed appropriate at the time of a fee change. An 
institution cannot request more than a ten percent (10%) increase in the total full-
time student fee unless otherwise authorized by the Board. 
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SUBJECT 
Second reading Board Policy V.W. Litigation 
 

REFERENCE 
 August 2008 Board approved first reading 

October 2008 Motion failed due to discomfort with 
proposed dollar threshold 

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho State Board of Education Governing Policies & Procedures, Section V.I.7. 
 
BACKGROUND / DISCUSSION 

Periodically the institutions are required to initiate litigation, and to settle claims or 
matters already in litigation.  Current board policy on litigation is misplaced, as it 
is in the Real Property section, and only allows the chief executive officer of each 
institution, agency or school to negotiate settlements or claims up to $25,000.  It 
does not address the subject of institution initiated litigation - presumably all such 
matters would require prior Board approval. 
 
The proposed litigation policy would delegate authority to the chief executive 
officer to initiate litigation where the amount in controversy does not exceed 
$25,000.  The policy would also delegate authority to the chief executive office to 
settle claims/litigation where the payment or receipt does not exceed $25,000.  
All issues involving eminent domain must have prior approval of the Board.  In 
addition, the institutions are required to submit reports to the Board on all claims, 
potential claims, and litigation matters on a monthly basis. 
 
This subject came to the Board for a second reading in October but was not 
approved due to discomfort with the approval threshold and is being brought 
back at the original approval threshold for settlements ($25,000) and an approval 
threshold for institution initiated litigation (also $25,000) that was not previously 
addressed. 
 

IMPACT 
The attached policy will delegate authority to the chief executive officer to initiate 
and settle claims/litigation where the amount in contention does not exceed 
$25,000; all matters in excess of this threshold require prior Board approval. 
 

ATTACHMENTS 
Attachment 1 - Governing Policy Section V.W Page 3 
 

STAFF COMMENTS AND RECOMMENDATIONS 
The revised policy will assist the Board in maintaining its level of oversight while 
permitting the institutions the opportunity to act in a more timely fashion on 
certain matters. 
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BOARD ACTION 
A motion to approve the second reading of Board Policy V.W. – Litigation. 
 
 

 Moved ______ Seconded_______ Carried Yes ___________ No ___________
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       ATTACHMENT 1 
Idaho State Board of Education 
GOVERNING POLICIES AND PROCEDURES   
SECTION: V. FINANCIAL AFFAIRS      
Subsection: W. Litigation   August 2008  
 
1. Initiation of Litigation 

 
a. An institution, agency, or school under the governance of the Board may initiate 

a legal action with respect to any matter in which the amount in controversy does 
not exceed twenty five thousand dollars ($25,000).  Any initiation of litigation of a 
legal matter that is in excess of twenty five thousand dollars ($25,000) must be 
approved by the Board prior to such initiation of litigation. 

 
b. Notwithstanding the authority to initiate litigation provided above, any legal action 

involving the exercise of the right of eminent domain must have the prior 
approval of the Board. 

 
c. Pursuant to Idaho Code §33-3804, an institution is permitted to initiate legal 

action in its own name. 
 
2. Settlement of Litigation 
 
The chief executive officer has authority to settle a legal matter involving the 
payment or receipt of up to twenty five thousand dollars ($25,000) of institution, 
agency, or school funds.  Any settlement of a legal matter that is in excess of twenty 
five thousand dollars ($25,000) in institution, agency, or school funds must be 
approved by the Board prior to any binding settlement commitment.  
 
3. Litigation Reporting by Institutions 

 
Legal counsel for the institutions shall provide monthly attorney – client privileged 
litigation reports to the members of the Board, with a copy to the Board office (to the 
attention of the Board’s legal counsel).  Such reports should include a description of 
all claims and legal actions filed against the institution since the date of the last 
report (and identify legal counsel for the parties involved, for conflict analysis 
purposes); a summary of the current status of all claims and pending litigation; risk 
analysis pertaining to all such claims and pending litigation; and the settlement of 
any legal claims or actions since the date of the last report, including settlements of 
matters handled by the State of Idaho Department of Administration, Division of 
Internal Management Systems, Risk Management Program.  With respect to the 
reporting of a legal settlement, such report shall describe the amount of institution 
funds that were used, and the amount and source of any other funds that were 
provided in connection with such settlement, including funds from the Office of 
Insurance Management or from any other parties.  Legal counsel for the institutions 
should also include in the report any significant incident occurring since the last 
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report that is reasonably expected to give rise to a claim, as well as probable claims 
or legal actions the institution is aware of which have been threatened but not yet 
instituted. 
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SUBJECT 
Superintendent of Public Instruction Update to the State Board of Education 
 

APPLICABLE STATUTE, RULE, OR POLICY 
N/A 
 

BACKGROUND 
 N/A 
 
DISCUSSION 
  N/A 
 
IMPACT 

N/A 
 
STAFF COMMENTS AND RECOMMENDATIONS 

N/A 
 
BOARD ACTION  
 This item is for informational purposes only.  Any action will be at the Board’s 

discretion. 
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STATE DEPARTMENT OF EDUCATION 
DECEMBER 4-5, 2008 

SUBJECT 
College of Idaho State Review Team Report   
 

REFERENCE 
January 20-21, 2003 State Board of Education unanimously approved 

on-site evaluation of October 26-30, 2002 teacher 
preparation programs at College of Idaho (Albertson 
College) with conditional approval of Math, Physical 
Education, Science (Chemistry and Physics), Visual 
Arts (Art, Music and Theatre/Drama)  

 
APPLICABLE STATUTE, RULE, OR POLICY 

Sections 33-114 and 33-1258, Idaho Code;  
Idaho Administrative code, IDAPA Rule 08.02.02 Section 100 – Official Vehicle 
for Approving Teacher Education Programs 
 

BACKGROUND/ DISCUSSION 
An initial on-site program review of the College of Idaho Teacher Preparation 
Program was conducted October 26-30, 2002.  Math, Physical Education, 
Science (Chemistry and Physics), Visual Arts (Art, Music, and Theatre/Drama) 
were approved conditionally.  A focus visit for areas receiving conditional 
approval is required within two years of the initial visit.  Dr. Dennis Cartwright, 
recently appointed Chair of the Education Department and Director of 
Educational Programs at College of Idaho, found the focus visit had not been 
conducted within the two-year timeframe and requested the focus visit.      

 
On May 21, 2008, a focus visit was conducted at the College of Idaho by a State 
Review Team to evaluate the programs that had received conditional approval.  
The team reviewed syllabi, student work samples and interviewed faculty, 
student teaching supervisors, cooperating teachers, principals, and program 
candidates, as well as program graduates.   The team report was approved by 
the Professional Standards Commission at its September 24-25, 2008 meeting.   

 
IMPACT 

College of Idaho is preparing for their NCATE review and is required to show that 
the programs have been approved by the State Board of Education. If the 
programs are not approved College of Idaho could lose their accreditation. 

 
ATTACHMENTS 

Attachment 1 – State Review Team Report Page 3 
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BOARD ACTION  

A motion to accept the State Review Team Report, thereby granting program 
approval of Math, Physical Education, Science (Chemistry and Physics), Visual 
Arts (Art, Music, and Theatre/Drama) at the College of Idaho.  
 
 
Moved by __________ Seconded by __________ Carried Yes _____ No _____  
 
 



STATE REVIEW FOCUS VISIT TEAM REPORT 
THE COLLEGE OF IDAHO  
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ART 
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Professional Standards Commission  
 
 

Idaho State Board of Education 
 

 
 
 
 

State Team: 
Cindy Johnstone 

Tracy Montgomery 
Steve Tyree 

 
State Observers: 

Martha Davis 
Keith Potter 
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I.  INTRODUCTION 
 
The Professional Standards Commission conducted an on-site evaluation of The 
College of Idaho’s teacher preparation program on October 26 - 30, 2002.  The 
College of Idaho received approval of all of its programs, except the following, 
which received a conditional approval: 
 

Math 
Physical Education 
Science – Chemistry and Physics 
Visual Arts – Art, Music and Theatre/Drama 

 
The above content areas received conditional approval because they lacked 
graduates and evidence needed to complete the review.  A focus visit is required 
within two years of the initial visit.  The College of Idaho did not receive the 
required focus visit for its conditionally approved programs.  Dr. Dennis 
Cartwright, recently appointed Chair of the Education Department and Director of 
Education Programs, found the irregularity and requested the required focus visit. 
 
On May 21, 2008, a focus visit was conducted at The College of Idaho by a state 
team composed of Cindy Johnstone, Tracy Montgomery and Steve Tyree with 
two state observers - Martha Davis and Keith Potter.  Cindy Johnstone reviewed 
the Math program and both sciences - Chemistry and Physics.  Tracy 
Montgomery reviewed Visual/Performing Arts – Art and Theatre/Drama.  Steve 
Tyree reviewed Physical Education and Visual/Performing Arts – Music. 
 
To evaluate the programs, the team reviewed syllabi and student work samples 
and interviewed faculty, student teaching supervisors, cooperating teachers, 
principals, program candidates and graduates. 
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II.  PROGRAM REVIEW  
 

PROGRAM RECOMMENDATION 

MATH Approved 

PHYSICAL EDUCATION Approved 

SCIENCE  
 FOUNDATION Does Not Need To Be Approved 

SCIENCE - CHEMISTRY Approved 

SCIENCE – PHYSICS Approved 

VISUAL/PERFORMING ARTS 
FOUNDATION Does Not Need To Be Approved 

VISUAL/PERFORMING ARTS  
ART Approved 

VISUAL/PERFORMING ARTS 
MUSIC Approved 

VISUAL/PERFORMING ARTS  
THEATRE Approved 
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III.  TEAM FINDINGS 
 

IDAHO STANDARDS FOR INITIAL CERTIFICATION 
OF PROFESSIONAL SCHOOL PERSONNEL 

 
Professional Standards Commission  

State Department of Education 
State Program Approval Team Report 

 
College/University:  The College of Idaho Review Date:  May 21, 2008 
Standard(s) Reviewed: Mathematics  
 
Principle #1:   Knowledge of Subject Matter and Structure of Mathematics 
    

Element Unacceptable Acceptable Target 
1.1 Subject Matter and  
       Structure of Mathematics 

 X  

1.2 Making Mathematics    
       Meaningful 

 X  

   
Narrative:  
 
1.2  In reviewing artifacts, such as lesson plans and class syllabi developed by 

the candidates, there is sufficient evidence shown demonstrating the 
concepts of students communicating their thinking and exploring math 
connections to the real world.  In the lesson plans developed by teachers, it 
is clear that candidates encourage multiple representations of student 
thinking. Candidates create environments of critical inquiry through their 
questioning techniques being used.  In a faculty interview it was explained 
that the idea of intervention and remediation is addressed by introducing 
“Hands on Algebra” to the candidates.   

 
 

Principle #4:   Understanding of Multiple Mathematical Learning Strategies 
 

Element Unacceptable Acceptable Target 
4.1 Understanding of   
       Multiple Mathematical   
       Learning Strategies 

 
X 

 

4.2 Application of Multiple 
       Learning Strategies 

 X  
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Narrative:  
 
4.2 Through a faculty interview there was evidence found that manipulatives 

are being used in the classroom.  The faculty has candidates make and 
use a base 5 and base 10 abaci to illustrate number sense and a deep 
understanding of our base 10 system.  There is time spent on how this 
can be transferred to student thinking in the classroom.  Further evidence 
indicates that a seminar is being taught using a problem-solving approach 
for secondary math majors.  Candidates are encouraged to collaborate 
and work together in solving multi-step problems.  This is a “community of 
learners” that is being encouraged by students in K-12 classrooms.  
Finally, through the faculty interview, there is evidence that candidates 
support each other in class with their own understanding as they are 
encouraged to teach the faculty and other candidates through the use of 
“proof” in Geometry. Through candidate portfolios there is sufficient 
evidence that mathematical tools are being used in planning lessons. The 
lesson plans demonstrate that candidates have students make the tools 
and use them to demonstrate understanding of the skills being taught. 

 
 
Principle #11:  Significant Mathematical Connections 
 

Element Unacceptable Acceptable Target 
11.1  Significant Mathematical 

Connections 
 X  

11.2 Application of 
Mathematical Connections 

 
X 

 

   
Narrative:  
 
11.2 There is evidence in student artifacts that candidates are able to 

demonstrate an adequate ability to create learning experiences to help 
students make connections between the strands of mathematics and 
between mathematics and other disciplines.  The evidence was found in 
lesson plans and student work samples in the candidate’s portfolio and 
also through student interviews.  The students explained their preparation 
in this area.   
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Recommended Action: 
 
 __X___ Approved 
 
 _____  Approved Conditionally 
 
 _____  Not Approved 
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IDAHO STANDARDS FOR INITIAL CERTIFICATION 
OF PROFESSIONAL SCHOOL PERSONNEL 

 
Professional Standards Commission  

State Department of Education 
State Program Approval Team Report 

 
College/University:  The College of Idaho Review Date:  May 21, 2008 
Standard(s) Reviewed: Physical Education 
 
Principle #2: Knowledge of Human Development and Learning 
    

Element Unacceptable Acceptable Target 
2.2  Provide Opportunities 

for Development  X  

 
Narrative:     
 
2.2  Review of course syllabi, candidate portfolios, and interviews indicate that 

candidates are able to evaluate student individual ability and make 
appropriate adjustments and adaptations based on student needs and 
level of development. Candidate portfolios contain numerous examples of 
human development concepts applied to instructional organization and 
planning. 

 
Principle #7: Instructional Planning Skills 
    

Element Unacceptable Acceptable Target 
7.1 Instructional Planning Skills in 

Connection with Knowledge of 
Subject Matter and Curriculum 
Goals 

 X  

7.2 Instructional Planning Skills in 
Connection with Students’ Needs 
and Community Contexts 

 X  

   
Narrative: 
 
7.2 Review of course syllabi, candidate portfolios, and interviews provide 

evidence of candidate skills in long and short term planning. Evidence and 
interview discussion demonstrated the candidate’s ability to use planning 
strategies as an effective tool to meet both curricular and student needs.  
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Principle #8: Assessment of Student Learning 
    

Element Unacceptable Acceptable Target 
8.1 Assessment of          

Student Learning  X  

8.2 Using and Interpreting 
Program and Student 
Assessment Strategies 

 X  

   
Narrative:  
 
8.2 Based on candidate portfolio evidence, interviews and observation records, 

candidates demonstrate knowledge and application of assessment strategy 
for student performance. Evidence included examples of a variety of 
assessment strategies and samples of forms, rubrics and alternative 
assessment strategies.  

 
 
Recommended Action: 
 
 __X__  Approved 
 
 _____  Approved Conditionally 
 
 _____  Not Approved  
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IDAHO STANDARDS FOR INITIAL CERTIFICATION 
OF PROFESSIONAL SCHOOL PERSONNEL 

 
Professional Standards Commission  

State Department of Education 
State Program Approval Team Report 

 
College/University:  The College of Idaho Review Date:  May 21, 2008 
Standard(s) Reviewed: Science Foundation 
 
Principle #1: Knowledge of Subject Matter 
    

Element Unacceptable Acceptable Target 
1.1 Subject Matter and 

Structure of Science 
 X  

1.2 Making Science 
Meaningful 

 X  

   
Narrative:  
 
1.2 Through a faculty interview and viewing student artifacts, there is sufficient 

evidence that demonstrates an adequate ability to create learning 
experiences that make the concepts of science, tools of inquiry, structure of 
scientific knowledge, and the processes of science meaningful to students. 
This has been shown through completing laboratory projects as seen in the 
course syllabus. Candidates have also demonstrated this through their 
portfolios and lesson plans. 

 
Principle #2: Understanding Human Development and Learning 
    

Element Unacceptable Acceptable Target 
2.1 Understanding Human 

Development and Learning 
 

X 
 

2.2 Provide Opportunities for 
Development 

 X  

  
 
 
 
 
 
  

      STATE DEPARTMENT OF EDUCATION 
                     DECEMBER 4-5, 2008

SDE TAB 2  Page 12



Narrative:  
 
2.2 The faculty model a variety of methods to meet all needs.  Candidates work 

problems together or alone.  Faculty uses higher order thinking skills to 
develop this process in the candidates so they are able to internalize how 
conceptual understanding is developed.  It is also seen through the lesson 
plans and candidate exams. 

 
Principle #4: Multiple Instructional Learning Strategies   
 

Element Unacceptable Acceptable Target 
4.1  Understanding Multiple  

Learning Strategies  X  

4.2  Application of Multiple 
Learning Strategies  X  

   
Narrative:  
 
4.2 Through faculty interviews and reviewing student artifacts, there is sufficient 

evidence that teacher candidates demonstrate an adequate ability to 
appropriately use models, simulations, laboratory and field activities, 
demonstrations for larger groups to facilitate students' critical thinking, 
problem solving, and performance skills.  Also in reviewing student lesson 
plans, it was seen that candidates planned activities for their students 
incorporating problem solving and cooperative learning projects.  Some of 
the lessons included dance, posters, letters, and songs. 

 
Principle #6: Communication Skills 
    

Element Unacceptable Acceptable Target 

6.1 Communication Skills  X  
6.2 Application of Thinking and 

Communication Skills  X  
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Narrative:  
 
6.2  There is evidence through faculty interviews and reviewing student 

portfolios that candidates must reflect on their experiences through sharing 
orally in small groups and by lab write ups in class.  Candidates take part in 
classroom discussions on certain topics and are held accountable for this by 
the instructor doing observations.  Portfolio evidence illustrated some of 
these candidates’ assignments in writing. 

 
 
Principle #9:  Professional Commitment and Responsibility as Reflective 

Practitioners 
    

Element Unacceptable Acceptable Target 
9.1 Professional Commitment and 

Responsibility as Reflective 
Practitioners 

 X  

9.2 Developing in the Art and 
Science of Teaching  X  

   
Narrative:  
 
9.2 Candidates are required to do research in the field.  They have internships 

with other institutions where they show an understanding of recent 
developments in their field.  Candidates demonstrate this commitment when 
they conduct their independent study projects.  In order to meet this 
requirement, they research and develop oral and written presentation during 
their junior and senior years.  This evidence was noted during a faculty 
interview and through interviewing the candidates themselves. 

 
 
Principle #11:  Creating a Safe Learning Environment  
    

Element Unacceptable Acceptable Target 
11.1  Creating a Safe Learning 

Environment 
 X  
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Narrative:  
 
11.1 Faculty interview revealed evidence that candidates met this standard.  

The faculty introduces and reviews the safety standards at the beginning of 
the lab classes. Candidates must sign a sheet of paper agreeing to meet 
these safety standards.  There is a focus on the shoes being worn during 
this time.  Candidates also must fill out a map of where the safety tools can 
be located in the class before lab work begins.  Evidence was also seen to 
warrant an acceptable rating in the student portfolios. 

 
 
Principle #12:  Effective Use of Laboratory/Field Experiences 
 

Element Unacceptable Acceptable Target 
12.1 Effective Use of 

Laboratory/Field 
Experiences 

 X  

  
Narrative:  
 
12.1  In reviewing candidate portfolios there is sufficient evidence showing that 

teacher candidates engage students in experiencing the phenomena they 
are studying by means of laboratory and field exercises.  There are lesson 
plans, student examples and a variety of pictures displaying this 
information.  It was also seen when conducting the candidate interviews.  
The candidates were excited to reflect on this standard. 

 

      STATE DEPARTMENT OF EDUCATION 
                     DECEMBER 4-5, 2008

SDE TAB 2  Page 15



IDAHO STANDARDS FOR INITIAL CERTIFICATION 
OF PROFESSIONAL SCHOOL PERSONNEL 

 
Professional Standards Commission  

State Department of Education 
State Program Approval Team Report 

 
College/University:  The College of Idaho Review Date:  May 21, 2008 
Standard(s) Reviewed: Chemistry 
 
Principle #1: Subject Matter and Structure of Chemistry 
 

Element Unacceptable Acceptable Target 
1.1 Subject Matter and Structure of 

Chemistry  X  

1.2  Making Chemistry Meaningful  X  

   
Narrative:  
 
1.2 Through observing student artifacts there is evidence to show that 

candidates are meeting this standard.  In the candidate portfolios the 
following examples were found:  written reflections of teaching a lesson, 
formal observations from C of I faculty, and lesson plans.  Although there 
have not been Chemistry graduates, there were course syllabi submitted, 
examples of candidates’ work, etc.  There are undergraduates in the 
program at this time and graduates of the MAT, although their undergrad 
work was completed at a different institution. 

 
Recommended Action: 
 
 __X___ Approved 
 
 _____  Approved Conditionally 
  

_____  Not Approved 
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IDAHO STANDARDS FOR INITIAL CERTIFICATION 
OF PROFESSIONAL SCHOOL PERSONNEL 

 
Professional Standards Commission  

State Department of Education 
State Program Approval Team Report 

 
College/University:  The College of Idaho Review Date:  May 21, 2008 
Standard(s) Reviewed: Physics 
 
Principle #1: Subject Matter and Structure of Physics 
 

Element Unacceptable Acceptable Target 
1.1 Subject Matter and Structure of 

Physics  X  

1.2 Making Physics Meaningful  X  
   
Narrative:  
 
1.2 Through conducting student and faculty interviews, there is evidence to 

show candidates are exposed to a multitude of learning environments 
including lecture, laboratory and field experiences and activities that build 
a conceptual understanding by the candidates.  Modeling is being done by 
the faculty so candidates know what is expected of them when they are 
out in the field.  Candidates are expected to read, demonstrate an 
understanding of the content, and work specific problems.  Candidates 
internalize the content for themselves, which allows for higher order 
thinking skills to be developed.  There is additional evidence found in 
student portfolios of lessons being taught in classrooms, reflections, etc. 

 
Recommended Action: 
 
 __X___ Approved 
 
 _____  Approved Conditionally 
 
 _____  Not Approved  
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IDAHO STANDARDS FOR INITIAL CERTIFICATION 
OF PROFESSIONAL SCHOOL PERSONNEL 

 
Professional Standards Commission  

State Department of Education 
State Program Approval Team Report 

 
College/University:  The College of Idaho Review Date:  May 21, 2008 
Standard(s) Reviewed: Visual/Performing Arts - Foundation  
 
Principle #1:  Knowledge of Subject Matter 
 

Element Unacceptable Acceptable Target 

1.1 Understanding  Subject 
Matter  

 
X 
 

 

1.2 Making Subject Matter 
Meaningful 

 
 X  

   
Narrative:  
 
1.2  Review of portfolios and interviews with candidates, lead teachers and 

faculty provide evidence that candidates demonstrate a strong knowledge 
base in the visual arts and corresponding areas of arts emphasis. Review of 
evidence showed that this knowledge base can be applied effectively by 
candidates in their instructional experience. Evidence also demonstrates 
teacher candidates can engage students in critical evaluation of their work 
and the work of professionals and adapt for students’ interests and 
experiences.   

 
  
Principle #5:  Classroom Motivation and Management 
 

Element Unacceptable Acceptable Target
5.1 Understanding of Classroom 

Motivation and Management 
Skills 

 
X 

 

5.2 Creating, Managing, and 
Modifying for Safe and Positive 
Learning Environment 

 
X 
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Narrative:   
 

5.1    Teacher candidate portfolios, work samples, and interviews; reports from 
supervising and cooperating teachers; and an interview with the art 
department chair at The College of Idaho indicate that teacher candidates 
are educated in integrating whole body learning into art instruction.  The 
major venue for this is the advanced studies course, which is individualized 
for each teacher candidate. Teacher candidates also take the initiative to 
observe instructional protocols necessary in their future teaching 
environments.  One teacher candidate described learning the kilning process 
conducted by her professor, because she knew she would be responsible for 
similar work when she was teaching. 

 
5.2  Teacher candidate interviews, portfolios, and cooperating teacher and 

supervising teacher reports indicate that teacher candidates implement a 
variety of strategies for involving students effectively in instructional activities.  
Teacher candidates also demonstrate improvement over time in their 
handling of student energies in art and drama.  

 
  
Principle #7:  Instructional Planning Skills            
 

Element Unacceptable Acceptable Target
7.1 Instructional Planning Skills in 

Connection with Knowledge of 
Subject Matter and Curriculum 
Goals 

  
X 

 

7.2 Instructional Planning Skills in 
Connection with Students’ 
Needs and Community Contexts 

 
 
 

 
X 
 

 

   
Narrative:   
 
7.2     Evidence from teacher candidate portfolios and work samples, reports from 

cooperating and supervising teachers, and interviews with teacher 
candidates and alumni indicate that teacher candidates can adjust 
instruction for student needs and community contexts.  Sufficient attention is 
paid to art and drama history, as well as the studio aspects of each. 
Evidence and interview discussions demonstrated the candidate’s ability to 
use planning strategies as an effective tool to meet both curricular and 
student needs. 

      STATE DEPARTMENT OF EDUCATION 
                     DECEMBER 4-5, 2008

SDE TAB 2  Page 19



Principle #8:  Assessment of Student Learning             
 

Element Unacceptable Acceptable Target
8.2 Using and Interpreting 

Program and Student 
Assessment Strategies 

 X  

   
Narrative:  
 
8.2   Evidence from teacher candidate portfolios and work samples, reports from 

supervising and cooperating teachers, and an interview with the chair of the 
art department all indicate that teacher candidates can assess student 
learning and provide opportunity for display and presentation of student 
projects.  Candidates demonstrated their ability to use various strategies for 
assessing student learning in art and drama, although there is some 
tendency to think of assessment as synonymous with testing.  In drama, 
students perform, as a matter of course, for the community, as well as for 
peers and parents.  Formal presentation of art projects, in addition to other 
venues, provides the same display opportunity for art students. 

 
 
 Principle #10:  Partnerships                             
 

Element Unacceptable Acceptable Target
10.1   Interacting with Colleagues, 

Parents, and Community in 
Partnerships 

  
X 

 

10.2   Interacting in with 
Colleagues, Parents, and 
Community in Partnerships 

 
 X  

   
Narrative:   
 
10.2    An interview with the art department chair and evidence from student 

portfolios indicate that teacher candidates can interact effectively with 
colleagues, parents, and the community.  Art is a process that includes 
display for significant others as a matter of course.  The College of Idaho 
teacher candidates reinforce this part of the process with their students.  
Teacher candidate work samples, portfolios and interviews indicate that 
the teacher candidates are effective promoters of their arts. 
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Principle #11: Safety                                     
 

Element Unacceptable Acceptable Target

11.1 Safe Learning Environment  X  
 
Narrative:   
 
11.1 Interviews with teacher candidates and the art department chair indicate 

that safety is taught via the praxis of preparatory coursework, especially 
the advanced course, which is tailored to individual teacher candidate 
interests. 
 
Photographic evidence and interviews with teacher candidates, alumni, 
and department chairs indicate that teacher candidates can safely 
manage their learning environments.  In visual art, student-friendly media, 
such as paper-mache, and safe material disposal are implemented.  In 
theatre, safety is addressed in the areas of stage management, stagecraft, 
and stage fighting.   
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IDAHO STANDARDS FOR INITIAL CERTIFICATION 

OF PROFESSIONAL SCHOOL PERSONNEL 
 

Professional Standards Commission  
State Department of Education 

State Program Approval Team Report 
 

College/University:  The College of Idaho Review Date:  May 21, 2008 
Standard(s) Reviewed: Visual/Performing Arts - Art  
 
Principle #1:  Knowledge of Subject Matter 
 

Element Unacceptable Acceptable Target 

1.1 Understanding  Subject 
Matter  

 
X 
 

 

1.2 Making Subject Matter 
Meaningful 

 
 X  

   
Narrative:  
 
1.2    Evidence from teacher candidate portfolios and work samples and 

cooperating and supervising teacher reports indicates that teacher 
candidates are able to make visual art meaningful to students.  
 
 

Recommended Action: 
 
 __X___ Approved 
 
 _____  Approved Conditionally 
 

_____  Not Approved  
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IDAHO STANDARDS FOR INITIAL CERTIFICATION 
OF PROFESSIONAL SCHOOL PERSONNEL 

 
Professional Standards Commission  

State Department of Education 
State Program Approval Team Report 

 
College/University:  The College of Idaho Review Date:  May 21, 2008 
Standard(s) Reviewed:  Visual/Performing Arts - Music 
 
Principle #1:  Knowledge of Subject Matter                 
 

Element Unacceptable Acceptable Target 
1.1 Understanding  Subject Matter   

X 
 

1.2 Making Subject Matter 
Meaningful 

 
 

 
X 

 

   
Narrative:  
 
1.3 Review of portfolios and interviews with candidates, lead teachers and 

faculty provide evidence that candidates demonstrate a strong knowledge 
base in the music and corresponding areas of the visual and performing arts. 
Additional course work added to the required major (a second level of the 
conducting course and a piano proficiency component) addresses issues 
identified in past reviews. Review of evidence showed that this knowledge 
base was applied by candidates in their instructional settings. 

 
 Principle #7:  Instructional Planning Skills 
 

Element Unacceptable Acceptable Target
7.1 Instructional Planning Skills in 

Connection with Knowledge of 
Subject Matter and Curriculum 
Goals 

 
 
 
 

X  

7.2 Instructional Planning Skills in 
Connection with Students’ Needs 
and Community Contexts 

 
 
 

X  
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Narrative:  
 
7.1 According to interviews with candidates, music majors receive limited 

methods instructions that is tailored to the unique setting of choral or 
instrumental music. Much of their methods training, other than the general 
educational methods instruction, was identified as coming from their lead 
teachers during the internship year. Interviews with students did identify a 
perceived weaknesses in the methods and planning components of the 
program.  Changes in the program instituted this year, however, including 
the re-institution of a second required conducting course, a pedagogical 
practicum, specialized music methods and a piano proficiency requirement, 
appear to address these issues. Based on review of candidates’ portfolio 
work, there is evidence of an acceptable level of planning and 
methodological skill and knowledge.     

  
7.2  Review of portfolios and interviews with candidates, lead teachers and 

faculty  demonstrate an acceptable knowledge and facility to plan both short 
and long term instructional units based on curricular requirements and 
candidates’ needs. 

 
Recommended Action: 
 
 __X__  Approved 
 
 ______ Approved Conditionally 
 
 _____  Not Approved 
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IDAHO STANDARDS FOR INITIAL CERTIFICATION 
OF PROFESSIONAL SCHOOL PERSONNEL 

 
Professional Standards Commission  

State Department of Education 
State Program Approval Team Report 

 
College/University:  The College of Idaho Review Date:  May 21, 2008 
Standard(s) Reviewed:  Visual/Performing Arts - Theatre/Drama 
 

Principle #1:  Knowledge of Subject Matter 
 

Element Unacceptable Acceptable Target 

1.1 Understanding  Subject Matter   
X  

1.2 Making Subject Matter 
Meaningful  X  

   
Narrative:   
 
1.2    Interviews with the theater department chair and an alumnus currently 

teaching and who had just been awarded Teacher of the Year, through the 
initiative of his students, all indicate that teacher candidates can make 
theatre meaningful to students. 

 
Recommended Action: 
 
 ___X__ Approved 
 
 _____  Approved Conditionally 
 
 _____  Not Approved 
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IV.  INTERVIEW INDEX 
 

Candidates 
 
Nicole Becvar – Physical Education 
Kylie Erickson - Music 
Lindsay Kline - Music 
Mona Oxford-Lyman – Art 

 

The College of Idaho Faculty 
 
Dennis D. Cartwright - Dean 
Deb Yates  - Education  
Patti K. Copple - Education 
John Beckwith - Education 
Don Burwell - Education 
Kay Evans - Education 
Mark Lotspeich - Math 
Stephen Fisher - Art 
James Dull - Physics 
Jim Fennel – Physical Education 
Angie Ivie – Physical Education 
Lisa Derry - Music 
Paul Moulton - Music 
Scott Truska - Chemistry 
Joe Golden - Theatre 
 

Graduates 
 
 

Cooperating Teacher/School 
Administrators 

 
Dave Johnson – Music 
Terri Elordi – Physical Education 
Rod Lowe –  Music  
Gini Rosendick – Language Arts 
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SUBJECT 
Teacher Performance Evaluation Task Force 

 
APPLICABLE STATUTE, RULE, OR POLICY 

House Bill 669, 2008 Regular Session 
  

BACKGROUND/DISCUSSION 
The Teacher Performance Evaluation Task Force was created after the debate 
over pay-for-performance in the 2008 legislative session. In the Idaho State 
Teacher Advancement and Recognition System (ISTARS) plan, Superintendent 
of Public Instruction Tom Luna included language to establish a task force that 
would develop minimum statewide standards for teacher evaluations in Idaho. 
Even though ISTARS did not pass the Senate, it was clear that Idaho teachers 
wanted the state to develop minimum standards for a fair, thorough, consistent 
and efficient system for evaluating teacher performance statewide. Therefore, 
Superintendent Luna, with funding from the Legislature (H669), created the 
Teacher Performance Evaluation Task Force in May 2008. 
 
The vision of the Teacher Performance Evaluation Task Force is to develop a 
statewide research-based framework for a teacher evaluation system from which 
individual school districts will implement a fair, objective, reliable, valid and 
transparent evaluation process. 
 
The Teacher Performance Evaluation Task Force has developed minimum 
statewide standards for teacher evaluations in Idaho. The Task Force will present 
its recommendations to the Idaho Legislature in January 2009 for adoption. Once 
approved, each local school district will need to develop an evaluation tool that is 
aligned to these minimum standards. Districts can also demonstrate how the 
evaluation model currently being used aligns to the statewide standards. 
 
During October, members of the Teacher Performance Evaluation Task Force 
presented the draft of proposed recommendations at regional public meetings 
across Idaho including a webinar using IdahoLive through the Idaho Digital 
Academy (IDLA). The initial recommendations were also published on the State 
Department of Education’s website, and comments could be submitted through 
www.sde.idaho.gov 
 
The task force met on November 7, 2008 at the State Department of Education 
to consider any changes to the proposed recommendations based on feedback 
received at the regional public meetings. 

 
IMPACT 

The purpose of setting minimum standards for teacher performance evaluations 
statewide is to create a fair, equitable and valid evaluation process so that 
educators can work together to improve the craft of teaching. The State 
Department of Education will provide regional training on the Charlotte Danielson 
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Framework utilizing existing financial resources during the summer of 2009. The 
FY10 budget does not include any request for new funding relating to these 
recommendations. 

 
BOARD ACTION  
 This item is for informational purposes only.  Any action will be at the Board’s 

discretion. 
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SUBJECT 
Dual Credit Task Force 

 
APPLICABLE STATUTE, RULE, OR POLICY 

House Bill 672, 2008 Regular Session 
  

BACKGROUND/DISCUSSION 
The goal of the task force is to study and develop a unified plan for delivering 
dual college or professional-technical credit coursework to Idaho’s high school 
juniors and seniors statewide. The vision of the committee is to develop a 
statewide, unified plan to increase the college-going rate of Idaho students by 
improving accessibility to dual credit opportunities for all eligible students. 
 
The task force includes representation from all Idaho four-year public 
postsecondary institutions as well as North Idaho College, College of Southern 
Idaho and Northwest Nazarene University. The committee also has 
representation from K-12 education, legislators, parents, business, the Office of 
the State Board of Education and the Office of the Governor. 
 
A proposal for a statewide dual credit fee reimbursement will be presented to the 
Legislature and Governor in January 2009.  The structure will address the 
participants and their roles, eligibility, reporting, payments and funding, teacher 
qualifications and training, course standards and rigor. In the current draft of the 
proposal, the state would pay the actual cost per credit, up to a maximum of $50 
per credit.  Any cost per credit in excess of $50 per credit would be the 
responsibility of the student. The state would pay for a maximum of three credits 
per semester and six credits per school year for eligible 11th and 12th grade 
students. 

 
IMPACT 

The FY10 public schools budget includes a request for $3.5 million to provide for 
a statewide dual credit fee reimbursement.  Actual distributions would be 
eligibility and participation based.  This means, for example, that if more students 
participated than were expected, more than $3.5 million would be distributed, 
which would create an unfavorable variance in the Public Schools budget, and 
could help trigger a withdrawal from the Public Education Stabilization Fund. 
Conversely, if fewer students participated than were expected, it could help 
trigger a deposit of excess monies into the Public Education Stabilization Fund 

 
BOARD ACTION  
 This item is for informational purposes only.  Any action will be at the Board’s 

discretion. 
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SUBJECT 
Math Initiative 

 
BACKGROUND/DISCUSSION 

Idaho’s Math Initiative aims to improve student understanding and performance 
in mathematics and elevate public awareness of its importance. 
There are three (3) focus areas for the math initiative. 

• Student Achievement 
• Teacher Education 
• Public Awareness 

 
Student Achievement includes: 
Standards:  

(1) Writing High School Standards for Algebra I, Geometry, Algebra II, 
Math Analysis of Personal Finance, Technical Math, Pre-calculus, AP Calculus 
and AP Statistics to support increased graduation requirements. The standards 
have reached the pending rule stage and are awaiting approval by the 2009 
Legislature.  

(2) Build Language Standards in Math for English Language Learners.   
(3) Begin work on revising K-8 standards to better reflect the National 

Standards.   
 
Curriculum:  
(1) Seeking programs that correlate to both our Idaho Content Standards and the 
National Council of Teachers of Mathematics (NCTM) process standards 
including; problem solving, reasoning and proof, communication, connections, 
and representation. The Curricular materials were reviewed in the Summer of 
2008.   
(2) Provide assistance to districts in seeking programs that have a balanced 
approach to instruction. 
 
Assessment:   
(1) Continue the Direct Math Assessment with focus on training teachers on 
successful implementation of this assessment, providing information on how they 
can address misconceptions immediately with their students.   
(2) Implement a primary math assessment for grades K-2 so students can be 
identified and interventions can be in place. 
 
Intervention:  Focus on middle grades for the first year. This is a web based 
program focusing on problem solving that provides immediate feedback and has 
live tutors available.  Also allows students to build up points that can be traded in 
for rewards, gift cards, etc. 
 
Teacher Education includes: 
Mathematical Thinking for Instruction (MTI) Course: three credit course taught by 
trained facilitators.  This is required for all math teachers and their administrators 

SDE TAB 5  Page 1 



STATE DEPARTMENT OF EDUCATION 
DECEMBER 4-5, 2008 

SDE TAB 5  Page 2 

by 2015.  The State Department of Education will pay for credits for educators to 
take the course the first three years. 
 
Regional Specialists:  They will provide support to individual districts and follow 
up to the MTI course. 
 
Public Awareness includes: 
Public Service Announcements: These will be both on television and radio this 
fall. 
 
Brochures and Mailings to teachers and parents including information on the 
math initiative. 
 
Family Math Nights:  We will provide funding to interested schools through a 
grant process.  
 
Focus Groups:  Cindy Johnstone will present information for various groups 
across the state, building awareness of the math initiative.   
 

IMPACT 
The FY09 public schools budget included $3.9 million to begin implementation of 
the Math Initiative. 
 
The FY10 Budget request for the Idaho Math Initiative is $5.3 million.  
Superintendent Luna requested a $1.3 million increase in funding over the 
previous year.  The increase will fund: 
o Additional professional development for teachers and administrators; 
o Two additional regional math specialists; 
o Intervention tools for high school students who struggle with math as well as 

high-achieving students who need advanced opportunities.  
 
BOARD ACTION  
 This item is for informational purposes only.  Any action will be at the Board’s 

discretion. 
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SUBJECT 
Middle Level Task Force Update 

 
BACKGROUND/DISCUSSION 
 The State Department of Education and State Board of Education created the 

Middle Level Task Force in May 2007 with the purpose of improving rigor, 
relevance and relationships in the middle grades, identifying pockets of success 
throughout Idaho to develop best practices for all middle schools, and ensuring 
every Idaho student is prepared to be successful in high school and beyond. Sue 
Thilo has led the task force. Regional informational meetings were held during 
May through July of this year, and an update on the task force’s progress was 
also given at the annual superintendent’s meeting.  

 
The Department of Education plans to conduct negotiated rulemaking regarding 
a middle level credit system to be implemented in the 2010-2011 school year. 
The formal rulemaking process will begin after the 2009 legislative session. It will 
require implementation of a credit system no later than the 7th grade. This 
system will require a minimum of 80% of credits to be attained or an alternate 
route to be completed in order to move on to the next grade. Students will not be 
allowed to lose a full year of credit in one academic area. 
 
The Department is also working toward the development of a web-based manual 
that will help guide middle level administrators, teachers and stakeholders 
through new requirements, recommendations, best practices and resources as 
well as identifying contacts currently utilizing those best practices and resources 
in Idaho school districts.   

 
ATTACHMENTS 

Attachment 1 – Middle Level Task Force handout Page 3  
 
BOARD ACTION  
 This item is for informational purposes only.  Any action will be at the Board’s 

discretion. 
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About the Middle level tAsk Force:
The state department of education and state board of education created the Middle level task Force in May 2007 with 
the goal of improving rigor, relevance and relationships in the middle grades, identifying pockets of success throughout 
idaho to develop best practices for all middle schools, and ensuring every idaho student is prepared to be successful in 
high school and beyond.

Focus oF the Middle level tAsk Force:
The task Force has focused on five key areas: student accountability, middle level curriculum, academic intervention, 
leadership among staff at the middle level, and student transitions between the middle and high school grades.

tAsk Force recoMMendAtions For new requireMents:
Student Accountability
require implementation of a credit system no later than 7th grade. A school district or charter school shall require 
students to attain a minimum of 80 percent of credits or complete an alternate route in order to move on to the next 
grade. students will not be allowed to lose a full year of credit in one academic area. Attendance is a required factor in 
the credit system.

Academic Intervention
require a structured mechanism for students to recover credits so they can meet all credit requirements.

Leadership among Staff
 The task Force is working with the certification office on the potential for re-certification and/or endorsement for 
middle level educators.

tAsk Force recoMMendAtions:
The task Force has recommendations for best practices, professional development and successful programs at the 
middle level throughout idaho. The state department of education is working on a web-based manual to help guide 
schools through any new requirements and best practices for each of the five key areas.

tiMeline:
The Middle level task Force will make a presentation on its progress and recommendations to the state board of 
education at the october meeting. They will present their final recommendations to the house and senate education 
committees during the 2009 legislative session. After the legislative session, the requirements for the middle level credit 
system will be brought as a proposed rule to the state board of education for approval. The rules process involves 
a public comment period, final approval by the board of education and then legislative approval during the 2010 
legislative session. upon approval, implementation of a middle level credit system is set for the 2010-2011 school year.

For more information about the task Force and to view the state board of education presentation please visit  
www.sde.idaho.gov/site/initiatives/.

IDAHO’S MIDDLE LEvEL TASK FORCE
Rigor. Relevance. Relationships. Responsibility.
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Superintendent Tom Luna • State Department of Education • P.O. Box 83720 • Boise, Idaho 83720-0027

FOR MORE InFORMATIOn, COnTACT:

Rob Sauer, Deputy Superintendent for Innovation and Choice
(208) 332-6934
RCSauer@sde.idaho.gov

TASK FORCE:

The task force includes key stakeholders – superintendents, high school and middle school principals, school 
board trustees, teachers, counselors, legislators, parents, business representatives and representatives from the 
Department, State Board of Education and Professional-Technical Education.

MIDDLE SCHOOL TASK FORCE MEMbERS:

1. Tom Luna, Superintendent of Public Instruction
2. Sue Thilo, Member of the State Board of Education
3. Hazel Bauman, Assistant Superintendent of Coeur d’Alene School District
4. Randy Jensen, Principal of William Thomas Middle School, American Falls School District 
5. Georgeanne Griffith, Principal of Timberlake Junior High, Lakeland School District
6. Scott Miller, Principal of Hillcrest High School, Bonneville School District
7. Chris Avila, Math Teacher at Jerome Middle School, Jerome School District
8. Thel Pearson, Counselor in Midvale School District
9. Susan Bench, Idaho PTA President-Elect, Blackfoot
10. Jennifer McEntee, Parent representative, Boise
11. Bill Young, Business representative, Boise
12. Maria Nate, Parent representative, Rexburg
13. Annette Winchester, School Board trustee, Bonneville School District
14. Rep. Liz Chavez, Legislative representative, Lewiston
15. Sen. Russ Fulcher, Legislative representative, Meridian
16. Rob Sauer, Department staff, Deputy Superintendent of Innovation and Choice
17. Allison McClintick, State Board staff, K-12 and Educator Policy Manager
18. Nancy Walker, Professional-Technical Education staff
19. Jennifer Cornell, West Middle School, Nampa, Idaho Middle Level Association
20. Bev Bradford, Executive Director, Idaho Middle Level Association
21. Sherri Wood, President, Idaho Education Association
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SUBJECT 
Rural Education Initiative 

 
APPLICABLE STATUTE, RULE, OR POLICY 

FY 2009 public schools budget included $50,000 for continued research and 
development of the Rural Education Initiative 
  

BACKGROUND/DISCUSSION 
The goal of the Rural Education Initiative is to find solutions to the problems 
Idaho’s rural schools face and make recommendations to State Superintendent 
Tom Luna, the State Board of Education and the Idaho Legislature on how we 
should move forward to implement these proposals. 

 
The Rural Education Task Force recommends the following enhancements and 
additions to the FY 2010 Public Schools Budget Proposal: 
 
1. Establish a separate line item in the public schools budget dedicated to 
insurance costs and benefits while leaving discretionary funding as close as 
possible to current level.  

a. Currently districts are paying for health insurance primarily from 
discretionary dollars which would be better spent enhancing the education 
programs and operations of the district.  By moving health insurance to its own 
line item, it would free up valuable resources for educational program funding 
and better illustrate the impact that increasing health insurance costs are having 
on districts. 
 
2. The establishment of a teacher performance pay model that will improve the 
recruitment and retention of Highly Qualified Teachers which includes: 

a. Incentives for teachers who teach in rural school districts 
b. Incentives for teachers who teach in hard-to-fill positions  
c. Incentives for teachers who hold and utilize multiple endorsements 
d. Incentives for teachers who take on extra duties through leadership 

positions. 
 
3. Increase the base pay for teachers to improve the recruitment and retention of 
Highly Qualified Teachers. 
 
4. Increase the base salary for classified staff. 
 
5. Increase the staff allowance of classified staff that each school receives based 
on their ADA. 
 
6. Separate technology and business manager positions from the general 
classified staff category and set them at an enhanced funding scale. 

a. Schools compete for IT Coordinators/Directors and Business Managers 
with the private sector.  The current funding formula does not provide districts 
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with enough funding to compete with the salaries that can be offered by the 
private sector. 
 
7.  Change the transportation reimbursement formula as was outlined in H684 
from last session, eliminating individual field trip reimbursement and increasing 
the general transportation reimbursement rate from the current 85% to 87.25% 
(figure dependent on calculations from pupil transportation office). 

a. This would help districts more accurately anticipate the funding they would 
receive and increase districts’ discretion.  

b. Would indirectly allow districts who have moved to a 4-Day School Week 
the ability to hold field trips on Fridays to avoid losing valuable instructional time. 
 
8.  Support the continued development of the Idaho Education Network as a joint 
project between the Department of Administration, the State Department of 
Education and Idaho Digital Learning Academy (IDLA) which would provide high 
speed internet connectivity, curriculum and professional development 
opportunities to all of Idaho’s schools and districts. 

 
The Rural Education Initiative met December 3, 2008 to discuss the potential for 
development of an incentive package for teaching in rural areas.  

 
BOARD ACTION  
 This item is for informational purposes only.  Any action will be at the Board’s 

discretion. 
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SUBJECT 
Safe and Secure Schools Initiative update 

 
APPLICABLE STATUTE, RULE, OR POLICY 

Idaho Administrative code, IDAPA 08.02.03 – Section 160, Safe Environment 
and Discipline 
  

BACKGROUND/DISCUSSION 
In August 2007, with the support of the Idaho Legislature, the State Department 
of Education (SDE) authorized a security assessment of all schools in Idaho.  
The assessment was completed in November 2007 and produced an accurate 
and comprehensive picture of the current security profile of our schools.  This 
independent assessment revealed troubling information that requires immediate 
action to correct. 
 
The current state of safety and security across Idaho K-12 public schools is 
inadequate, and is a clear concern among school administrators, staff and 
parents. The goal of the Safe and Secure Schools Initiative is to increase 
schools’ ability to prepare for and prevent crisis situations.  This is critical to 
reduce the loss of life and property in the event of an emergency.  Additionally, 
the Initiative aims to increase administrator’s understanding of school safety 
equipment and increase public education’s buying power for safety equipment. 
 
Activity related to this initiative includes: FY09—develop guidance and tools for 
districts to most effectively address safety/security deficiencies as identified by 
the Safe and Secure Schools Assessment.  This work was done with the support 
of a task force representing rural and urban communities throughout the state 
made up of superintendents, school safety leaders, representatives from 
Homeland Security, Division of Building Safety and law enforcement and 
includes: an Emergency Operations Planning Guide, a School Safety Continuum, 
an Educator’s Guide to School Safety Equipment and a web platform for districts 
to procure safety equipment at a reduced cost.   
 
FY09/FY10 activity includes two one-day trainings in every educational region in 
the state offering personalized support, guidance and instruction for school safety 
and emergency planning, two statewide School Safety Summits and expanding 
the web platform to include more products and vendors. 

 
IMPACT 

The FY09 appropriation was for $100,000 and the FY10 request is for $50,000.  
 
BOARD ACTION  
 This item is for informational purposes only.  Any action will be at the Board’s 

discretion. 
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