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Late Exhibits

• Exhibit 5a: A letter of opposition from Jerry Sherwood and Anna Wikoff. It states that radio 

frequency radiation is harmful to children and animals.

• Exhibit 5b: A letter of opposition from various property owners. It states that the tower would be 

harmful to migratory birds, property values, and crop dusting pilots, and that the applicant 

provided outdated health information at the neighborhood meeting.

• Exhibit 5c: A letter of support from Joshua J. Leonard. It states that cell towers do not decrease 

property values.

• Exhibit 5d: Slides on Drive Test Analysis from the applicant.

• Exhibit 5e: A letter of opposition from Mark Steinmeyer. It states that the cell tower will negatively 

impact the skyline and that long term effects of 5G exposure have not been studied enough.

• Exhibit 5f: A letter of support from Joshua J. Leonard. It argues specifically against many of the 

points made in Exhibit 5b.



Request

• Andy Cockell with Maverick Towers, LLC, representing Lamon 

& Melissa Loucks, is requesting a conditional use permit to 

allow the installation and operation of an unmanned 

telecommunications facility. 



Location
The subject property is 

Parcel R32942010A, 

located near 15775 

Wagner Rd, Caldwell.



Site Plan

• Height: 199 ft.

• Fenced area: 

2,400 sq. ft.

• No lighting is 

proposed



Site Photos – Facing West



Site Photos – Facing North



Site Photos – Facing East



Site Photos – Facing South



Staff Analysis
The use is consistent with the following Canyon County Comprehensive Plan goals & policies:

Staff is recommending approval of the application and has provided findings of fact, 

conclusions of law and conditions of approval for the Hearing Examiner’s consideration found 

in Exhibit 1.

Chapter 1. Property Rights

Policy 1. No person shall be deprived of private property without due process of law.

Chapter 2. Population

Policy 1. Provide the planning base for an anticipated population of 225,503 by the year 2015, and 242,908 by the 

year 2020.

Chapter 8. Public Services, Facilities and Utilities Component

Goal 1. Canyon County will endeavor to provide public services and facilities related to solid waste management, 

emergency medical service, development review, law enforcement, community health and other services for which 

it is responsible in a fair, efficient and professional manner.

Policy 1. Continue to evaluate and improve the delivery of the public services it provides.



Current Zoning and Future Land Use



Facilities

• The unmanned facility does not require water/wastewater 

services or connection to irrigation.

• Based on the applicant’s letter of intent, the proposal will not 

impact facilities and shall develop in accordance with 

agency and county regulations.



Access

• An access permit from Canyon Highway District No. 4 is 

required prior to issuance of a building permit. The parcel has 

frontage on Wagner Road, a public road.



Agency Comments

• Canyon Highway District No. 4 (Exhibit 4a) – They provided an 

email stating “An access permit from CHD4 is required for 

construction of any new, or modification to any existing access to 

Wagner Lane to serve the subject property.” 

• Boise Project Board of Control (Exhibit 4b) – They provided a letter 

stating that they are contracted to operate and maintain the 

Deer Flat North Canal (which is on the west property line). They 

assert the easement 30-ft to the west and east of the centerline. 

The easement must remain unobstructed.



Hearing Examiner Decision Options

• The Hearing Examiner may approve the conditional use 

permit as conditioned and/or amended;

• The Hearing Examiner may deny the conditional use permit 

and direct staff to make findings of fact to support this 

decision; or 

• The Hearing Examiner may continue the discussion and 

request additional information on specific items



Staff Recommendation

• Staff recommends the Hearing Examiner open a public 

hearing and discuss the proposed Conditional Use Permit. 

• Staff is recommending approval of the request and has 

provided findings of fact, conclusions of law, and 

recommended conditions of approval for the Hearing 

Examiner’s consideration found in Exhibit 1.
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227.56'
S 89° 18' 13"  W

171.57'
S 0° 37' 36"  E

248.64'
S 89° 18' 11"  W

125.07'
S 0° 41' 47"  E
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C. Climate Zone: = 5!
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E. Soil Bearing Capacity: = 1500 PSF!
F. Roof Snow Load: = 25 PSF LL!
G. Roof Dead Load: = 17 PSF DL!
H. Floor Loads: = 40 PSF LL / 12 PSF DL
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House Shear Wall Schedule

Mark Notes

CS-WSP!
WSP

7/16" OSB One Side Of Wall (Blocked)!
Perimeter Nailing: 8d Common Nails @ 6" o.c.!
Intermediate Nailing: 8d Common Nails @ 12" o.c.!
Fasten To Headers w/ 8d Nails in a 3" Grid Pattern

1/2" GYPSUM BOARD (Min.) Both Sides Of Wall!
Use 5d Cooler Nails @ 7" o.c. All Studs (Unblocked)!
or 1 1/2" Screws, Typw W or S @ 7" o.c. All Studs (Unblocked)

GB

PFG 7/16" OSB One Side Of Wall!
8d Common Nails @ 3" o.c. All Framing!
Fasten To Headers w/ 8d Nails in a 3" Grid Pattern

10'-1 1/8" Wall Height

Wall Height Legend

15'-0" Wall Height

Shaded Walls Are!
15'-0" High (Foundation!

to Top Plate)

2x6 DF#2 Studs!
@ 16" o.c.

15' Tall Walls: 2x6 DF#2 Studs @ 16" o.c.!
(2) King Studs & (1) Trimmer!
@ Each End of Openings (U.N.O.)

Ceiling Steps Here
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"

2'-7 34"2'-7 34"

Min. 3"x11 1/4" Hdr.

Sheath Both Sides w/ 7/16" OSB !
& Nail Off w/ 8d Nails @ 3" o.c., All Members!

(Fur Out Interior of Walls to Flush Out Framing)!
w/ (4) Studs in Perp. Wall. (Only When in Perp.!

Wall & Not Back to Back(

Outside View

17'-5 12"

ENGINEERED BRACE FRAME DETAIL

12'-2"

ST6224 Straps Min. on Exterior & Interior (Typ.)!
(4 @ Each Wing Wall / Brace, LSTA24's to Studs!

Above If Hdr. Not Directly Against Top Plate)

2x6 Studs!
@ 24" o.c.!
Horizontal

Simpson STHD 14!
Hold Downs (3 Studs Min.)

2x6 Diaonal Studs

(3)2x6 Studs

(2) 2x6 P.T. Sill Plate2'
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"
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"
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"
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Dbl. Horiz. Blk'g @ OSB Splice!
Fasten w/ (6) 1/4" Dia.x3" SDS Screws!
1 1/2" Spacing Between Screws & Edges
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See Braced Frame Detail This Page

Min. (3) Trimmers Each End

Min. (3) Trimmers Each End
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PF
G

 - 
PO

RT
AL

 F
RA

M
E

2" Sunken!
Floor

Curbless

!"#$ %&'"(&)*+ %),'%-
./0-1"22

- 32$+

!"# 45678-"9"-
#"(',

6 /# :'%

!"$ 65;8-+:9<-
3/"#,

; - - */

6

;

=

>

? 0"%('*-(#@%%-&''2%-(/-%&'"#-1"22%-15-&;<?"-"*,-A;B-6CD-(/'*")2%-E-'"F&

7

?D-F//2'#-E-7-5-7
A;B-67D-*")2%
9'#-678-3":

%&''(-%("92)*+
9'#)!'('#-5-0)'2,

67GH-I-6J65;8--E-
=-5-6;

A;B-67D-*")2%
9'#-678-3":

!"#$%&'()*%+),,%&-'(./,(0

1&2%&'()*%+),,%&-'(./,(0

"22-'K('#)/#-1"22%-%&"22-3'-%&'"#1"22-8%168-1)(&/@(-32$+-@*/

+:9-3/"#,-%&'"#-1"22%-!":-3'-%@3%()(@(',-1)(&-"*-%16-%&'"#-1"22-E-F/*(#"F(/#L%-/9()/*

"22-%&'"(&)*+-9"*'2-',+'%-%&"22-3'-32/F$',-@*/

9#/M),'-%"!'-*")2)*+-9"(('#*-"3/M'-"*,-3'2/1-/9'*)*+%-"%-",N"F'*(-%&'"#-9"*'2<

%&''(-*")2)*+.
9'#)!'('#-5-0)'2,

OD-E-7-5-6;

--(:9<-*/('%P

0"%('*-+"32'5#)!-(/-%&'"#-1"22%-3'2/1-15-6CD-(/'*")2%-E-6;8-/<F<-@*/

*")2)*+-A@*/B
3/((/!-92"('-

)*(/-#)!

!"#$
%&#"'(

)"%&*+*#%
,(-)(
%&./%

,(-)(
%&./% )"%&*+*#%

!"# 0123(456
%7+$*#% 8 -# 8 0493(4:9;<8=4:8;(

%/%

>/.?=%/%8@?(
A:(%B?:C<89(-#('"B?(
D(7+&@('-+E(A"FF%

%&>/49(-#
%&>/49#G(A:(#7!

%&#"'(&E'* "+H>-#(B-F&

!"#$"%&'()!*$+#*,

!"#$

$% =

4
8
)"%&*+(I"BF*:#7!(&-(%>*"#(A"FF%(B*F-A(A:(426(&-*+"7F%(D(48;(-@H@(.+-

-#")./&0'.*1'&"2*(,

/*%H#7'&7-+
BF-H$7+I(B*&A**+(*J*#E(-&>*#(&#.%%(B"E%(
A:(053426(&-*+"7F%()#-!(BF-H$7+I(&-(&-'('F"&*K(
+"7F(#--)(%>*"&>7+I(&-(BF-H$7+I(1;(-@H@

((&E'@(+-&*%L

)"%&*+(&#.%%(>**F%(&-(%>*"#(A"FF%(A:(>8@?"("+/(083(426(&-*+"7F%(D(*"H>

&' = 4:8;!("+H>-#(B-F&%(D(52;(-@H@

3&)!"4'-"#2'.*1'&"2*(,

!"#$%&'()*+%,
-./(!"#$%&'(0,
12'3(*45(-'*'%,

6778(9:;<)/(-=>(087?
1;:@A/::B(<@;CD(?EF7G

H87?I(J?JKL7FL

:/;@/.-(<)(M;:N/(/)O<)//.<)O

!"#$%&'())*+,-./&
0$0!1!$2"
34.56.&36(.758&9/4:6

1#+PQ%'%5(R3,
.%S2%TU1V%&W, !"

02/25/21 Page 21 of 21

15' HIGH WALL OSB SHEAR WALL SCHEDULE:

!

3'0"x6'6" Fix3'0"x6'6" Fix

6'0"x6'6" Fix, Temp.

Pocket!
Door

10' Ceiling

10' Ceiling

10' Ceiling

10' Ceiling

10' Ceiling
10' Ceiling

10' Ceiling

10' Ceiling

4'
-7

 3 4"

17
'-0

 1 2"

22'-4"

8'
-0

"

OPEN PATIO!
Concrete!
36'-0" x 9'-0"

2'
0"

x1
'0

" S
ld

96" Hdr. Ht.

96
" H

dr
. H

t.

4'
0"

x6
'6

" S
H

96" Hdr. Ht. 96" Hdr. Ht.

96" Hdr. Ht.

96" Hdr. Ht.

96" Hdr. Ht.

C.L.

3'0"x6'6" SH!
30" Vent

Living Area - 2604 Sq. Ft.!
!
Covered Porch - 175 Sq. Ft.!
Covered Patio - 176 Sq. Ft.!
!
2 Car Garage - 757 Sq. Ft.!
RV Garage - 786 Sq. Ft.

Square Footages:
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"
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RIGHT SIDE ELEVATION 
SCALE: 3/16" = 1'-0"

Roof Vents

12

12

LEFT SIDE ELEVATION 
SCALE: 3/16" = 1'-0"

6
12

12

12

Board & Batt!
1x2's @ 16" o.c. on RV Garage

Board & Batt!
1x2's @ 24" o.c.

12

12

12

12
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12

12
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3
12

3
12

Board & Batt!
1x2's @ 16" o.c.!

on RV Garage
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Top of Foundation
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FRONT ELEVATION 
SCALE: 1/4" = 1'-0"
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RS Post
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Metal Roofing

12

12

12"x60"!
Gable Vents

3
12

Board & Batt!
1x2's @ 24" o.c.

Board & Batt!
1x2's @ 24" o.c.Brick Face Brick Face & Sides

40 Yr. Architectural Composition Roofing!
composite shingles w/ high definition ridges

A/C

Roof Vents

6
12

6
12

40 Yr. Architectural Composition Roofing!
composite shingles w/ high definition ridges

12

12

12

12
12

12

Board & Batt!
1x2's @ 24" o.c.

REAR ELEVATION 
SCALE: 1/4" = 1'-0"

18'-0"x2'0" Fix Window

Fin. Floor Fin. Floor

Board & Batt!
1x2's @ 24" o.c.

Board & Batt!
1x2's @ 24" o.c.

3
12

Metal Roofing

12
'-2

 3 8"

Metal Roofing

10
'-1

 1 8"

Brick Face

Fin. Floor Fin. Floor

Board & Batt!
1x2's @ 16" o.c. on RV Garage
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W
D

D/W

A/C

1/4" = 1'-0"

FAUW H W S

A4
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22'-4"

Jack Trusses@ 24" o.c.
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 2
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10' Ceiling

10' Ceiling

10' Ceiling

10' Ceiling

10' Ceiling 15' Ceiling

11' Coffered Ceiling

12x12 RS Posts
Top of Beams -10'-1 1/8" AFF

Stepped Trusses 1'-0" (9 Qty.)

Step Trusses!
1'-0" Here

Step Trusses!
1'-0" Here
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 1 2" 
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ROOF FRAMING PLAN 
SCALE: 1/4" = 1'-0"
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HOUSE CROSS SECTION 
SCALE: 3/8" = 1'-0"

2
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5 12"

COVERED PATIOGREAT ROOMENTRY

8'-0"29'-0"

2'-0"12'-3 12"6'-0 12"

10
'-1

 1 8"
1'

-0
"

11
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 1 8"

5 12"

14'-3" 12'-3 12" 10'-5 12"

Coffered Ceiling

COVERED PORCH

P.E. Trusses @ 24" o.c.
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 1 2"

3
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2
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Frame in Wall!
For Window
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 3 8" 
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m
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12x12 Wood Columns

41'-0"

8'-0"

4x10 Beam 7'-7 12"
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P.E. Trusses @ 24" o.c.

NOTED

CR
O
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A5

2'
-0

"

6"

14"

8"

6"  MIN.

2'
-2

"1'
-4

"
8"

2'
-0

"
10

'-1
 1 8"

TYPICAL EAVE MATERIALS!
2x6 SUB FASCIA!
8" FASCIA

TYPICAL MAIN FLOOR MATERIALS!
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ELECT. / MECH. NOTES!
!
SWITCHES UP 45"!
RECEPS UP 14"!
RECEPS/ SWITCHES @ KITCHEN COUNTERS UP 42"!
BATH RECEPS UP 42"!
GARAGE RECEPS UP 42"!
!
FLOOR REGISTERS 4"x10"!
TOE KICK REGISTERS 2"x12"!
!
ALL MECHANICAL VENTILATION EQUIPMENT!
TO BE VENTED TO EXTERIOR!
!
SMOKE DETECTORS INTER-CONN W/!
BATTERY BACKUPS!
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WATER HEATER PRESSURE RELIEF VALVE TO!
BE PLUMBED TO EXTERIOR W/ 90˚ ELBOW @ END
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110V GFCI Recep.!
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Residential Appraisal Report File No.

The purpose of this appraisal report is to provide the client with a credible opinion of the defined value of the subject property, given the intended use of the appraisal.

Client Name/Intended User E-mail

Client Address City State Zip

Additional Intended User(s)

Intended Use

P
U

R
P

O
S

E

Property Address City State Zip

Owner of Public Record County

Legal Description

Assessor's Parcel # Tax Year R.E. Taxes $

Neighborhood Name Map Reference Census Tract

Property Rights Appraised Fee Simple Leasehold Other (describe)

S
U

B
J

E
C

T

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.

Prior Sale/Transfer: Date Price Source(s)

Analysis of prior sale or transfer history of the subject property (and comparable sales, if applicable)

Offerings, options and contracts as of the effective date of the appraisal

S
A

L
E

S
 H

IS
T

O
R

Y

Neighborhood Characteristics One-Unit Housing Trends One-Unit Housing Present Land Use %

Location Urban Suburban Rural Property Values Increasing Stable Declining PRICE AGE One-Unit %

Built-Up Over 75% 25-75% Under 25% Demand/Supply Shortage In Balance Over Supply $(000) (yrs) 2-4 Unit %

Growth Rapid Stable Slow Marketing Time Under 3 mths 3-6 mths Over 6 mths Low Multi-Family %

Neighborhood Boundaries High Commercial %

Pred. Other %

Neighborhood Description

Market Conditions (including support for the above conclusions)

N
E

IG
H

B
O

R
H

O
O

D

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 the 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) Off-site Improvements—Type Public Private

Electricity Water Street

Gas Sanitary Sewer Alley

Site Comments

S
IT

E

GENERAL DESCRIPTION FOUNDATION EXTERIOR DESCRIPTION materials INTERIOR materials

Units One One w/Acc. unit Concrete Slab Crawl Space Foundation Walls Floors

# of Stories Full Basement Partial Basement Exterior Walls Walls

Type Det. Att. S-Det./End Unit Basement Area sq. ft. Roof Surface Trim/Finish

Existing Proposed Under Const. Basement Finish % Gutters & Downspouts Bath Floor

Design (Style) Outside Entry/Exit Sump Pump Window Type Bath Wainscot

Year Built Storm Sash/Insulated Car Storage None

Effective Age (Yrs) Screens Driveway # of Cars

Attic None Heating FWA HW Radiant Amenities WoodStove(s) # Driveway Surface

Drop Stair Stairs Other Fuel Fireplace(s) # Fence Garage # of Cars

Floor Scuttle Cooling Central Air Conditioning Patio/Deck Porch Carport # of Cars

Finished Heated Individual Other Pool Other 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

Comments on the Improvements

IM
P

R
O

V
E

M
E

N
T

S
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Provide an opinion of market value for the subject property.

None.

83605IDCaldwell1519 Cedar St.

Dustin Riggs <dustin@idahoimpacthomes.com>Dustin Riggs/Idaho Impact Homes LLC

X

218.0214260None

8762021R3294201000

18-3N-3W Ne Tx 06080 In Nene

CanyonDustin Riggs/Idaho Impact Homes LLC

83607-9625IDCaldwell15775 Wagner Rd

None.

No other prior sales or transfers for the subject in the past 36 

months, or for the comparables in the last 12 months were reported in the IMLS system or the assessors office.  No other sales or 

transfers were reported by people with first hand knowledge of the subject and comparables.  This included agents, brokers, buyers and 

sellers .  Idaho is a non-disclosure state, therefore some sales may occur that are not on public record.  The subject is currently listed 

for $1,099,990. See attached listing history.

IMLS#0/Assessor

X

See attached addendum.

The subject is located in an immediate neighborhood of other single family homes similar to the subject in quality, 

size, and value.  Homes are typically of average price and quality.  Services are nearby.  The subject is located in an area which is 

proximal to retail, restaurants, grocery outlets and businesses, both private and public.

5Misc.

8

0

2

85

25

110

0

1,000

2,000

400

Homedale Rd to the north, Lake Lowell to the south, 10th Ave to the 

east, and Chicken Dinner Rd to the west.

X

X

X

X

X

X

Typical underground utility easements exist.  The site is typical of those in the area.  No title documents or survey 

examined by the appraiser.  The subject backs to a canal. This is not considered a positive or negative and does not have a positive or 

negative on the value or the marketability of the property.

None

XAsphalt

Prv/Septic/TypicalX

Prv/Well/TypicalX

ElectricX

X

X

X

Agricultural (Non-Income Producing)AG

ResidentialRectangular1.5 acSee Attached

The property is new construction.

See attached addendum.

3.147

XXXX

0

3X

Concrete/Avg

3X

Waterproof/Gd

Tile/Gd

Wood/Gd

Drywall/Good

Cpt/Lv/Vin/Gd

NoneNone

ConXConX

None1X

0

Yes/Gd

Thermal/Gd

Vinyl/Slide/Gd

Aluminum/Gd

Comp/Shingle/Gd

Hrd/Bd/Gd

Concrete/Gd

X

Gas

X

0

0

X

X

1

2021

Ranch

X

X

1

X

mvanderveen
Text Box
Exhibit 8c




Residential Appraisal Report File No.

FEATURE SUBJECT

Address

Proximity to Subject

Sale Price $

Sale Price/Gross Liv. Area $ sq. ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION

Sale 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

Room Count

Gross Living Area 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

COMPARABLE SALE NO. 1

$

$ sq. ft.

DESCRIPTION +(-) $ Adjustment

Total Bdrms. Baths

sq. ft.

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE SALE NO. 2

$

$ sq. ft.

DESCRIPTION +(-) $ Adjustment

Total Bdrms. Baths

sq. ft.

+ - $

Net Adj. %

Gross Adj. % $

COMPARABLE SALE NO. 3

$

$ sq. ft.

DESCRIPTION +(-) $ Adjustment

Total Bdrms. Baths

sq. ft.

+ - $

Net Adj. %

Gross Adj. % $

Summary of Sales Comparison Approach

S
A

L
E

S
 C

O
M

P
A

R
IS

O
N

 A
P

P
R

O
A

C
H

COST APPROACH TO VALUE

Site Value Comments

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 . . . . . . . . . . . . . . . . . . . . . . =  $

C
O

S
T

 A
P

P
R

O
A

C
H

INCOME APPROACH TO VALUE

Estimated Monthly Market Rent $ X Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM)

IN
C

O
M

E

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 subject to the following: 

Based on the scope of work, assumptions, limiting conditions and appraiser's certification, my (our) opinion of the defined value of the real property

that is the subject of this report is $ as of , which is the effective date of this appraisal.

R
E

C
O

N
C

IL
IA

T
IO

N
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NoneSubdivision

NoneMisc.

Patio

2 Garage RV Bay

See Comments

Fwa/Cent

Average

0sf

2,60550

3.147

Good

1

Average +

Ranch

Residential

1.5 ac

Fee Simple

Residential

0.00

Caldwell, ID 83607-9625

15775 Wagner Rd

1,024,00020.5

20.5

174,000X

None

None

Patio

2 Garage RV Bay

See Comments

Fwa/Cent

Average

0sf

10,0002,405

5,0003.037

Good

1

100,000Average

Ranch

Residential

25,0001.00 ac

Fee Simple

Residential

34,000s12/21;c12/21

Cash;0

ArmLth

Assessor/Files

IMLS#98819701;DOM 75

353.43

850,000

2.23 miles NE

Caldwell, ID 83607-9522

5020 Artisan Ln

1,067,00031.9

-2.7

30,000X

0Summerwind

-100,000Guest/House

Patio

40,0003 Garage

See Comments

Fwa/Cent

Average

0sf

-30,2003,209

-10,0004.147

25,000Average +

4

Average +

Ranch

-50,000Golf

25,00036590 sf

Fee Simple

Residential

70,200s12/21;c09/21

Conv;0

ArmLth

Assessor/Files

IMLS#98818958;DOM 3

341.85

1,097,000

6.07 miles NW

Caldwell, ID 83607-5539

22604 Aura Vista Way

1,078,85021.3

1.0

11,000X

0Lone Star Ranch

None

Patio

-80,0002 Garage RV Bays

See Comments

Fwa/Cent

Average

0sf

-28,0003,165

03.147

Good

1

Average +

Ranch

Residential

25,00035284 sf

Fee Simple

Residential

94,000s04/22;c06/21

Cash;0

ArmLth

Assessor/Files

IMLS#98804494;DOM 7

337.39

1,067,850

3.60 miles SE

Nampa, ID 83651-3401

14134 S Florida Ave

Comparable sales used are judged to be the most similar, nearest recent sales available that allow 

adequate comparison with the subject following a thorough search of the MLS system, Appraisal Files and Brokers.  See addendum.

0

0

0

60

0

0

00

Cost approach not necessary to produce a credible result.  Land 

to improvement ratio is typical for the area and does not have an 

affect on the value or the marketability of the subject.

N/A

0

000

05/20/20221,056,000

The electrical, plumbing and hvac were operating at the time of the inspection.  The subject had smoke detectors and CO detectors.

X

See attached addendum.

001,056,000

Ames Appraisal Inc.



Residential Appraisal Report File No.

Scope of Work, Assumptions and Limiting Conditions

Scope of work is defined in the Uniform Standards of Professional Appraisal Practice as " the type and extent of research and analyses in an 
assignment."  In short, scope of work is simply  what the appraiser did and did not do during the course of the assignment.  It includes, but is not 
limited to:  the extent to which the property is identified and inspected,  the type and extent of data researched,  the type and extent of analyses applied 
to arrive at opinions or conclusions.

The scope of this appraisal and ensuing discussion in this report are specific to the needs of the client, other identified intended users and to the 
intended use of the report.  This report was prepared for the sole and exclusive use of the client and other identified intended users for the identified 
intended use and its use by any other parties is prohibited.  The appraiser is not responsible for unauthorized use of the report.

The appraiser's certification appearing in this appraisal report is subject to the following conditions and to such other specific conditions as are 
set forth by the appraiser in the report.  All extraordinary assumptions and hypothetical conditions are stated in the report and might have affected the 
assignment results.

1.  The appraiser assumes no responsibility for matters of a legal nature affecting the property appraised or title thereto, nor does the appraiser render any opinion as to the title, which is 
assumed to be good and marketable.  The property is appraised as though under responsible ownership.

2.  Any sketch in this report may show approximate dimensions and is included only to assist the reader in visualizing the property.  The appraiser has made no survey of the property.

3.  The appraiser is not required to give testimony or appear in court because of having made the appraisal with reference to the property in question, unless arrangements have been 
previously made thereto.

4.  Neither all, nor any part of the content of this report, copy or other media thereof (including conclusions as to the property value, the identity of the appraiser, professional designations, 
or the firm with which the appraiser is connected), shall be used for any purposes by anyone but the client and other intended users as identified in this report, nor shall it be conveyed by 
anyone to the public through advertising, public relations, news, sales, or other media, without the written consent of the appraiser.

5.  The appraiser will not disclose the contents of this appraisal report unless required by applicable law or as specified in the Uniform Standards of Professional Appraisal Practice.

6.  Information, estimates, and opinions furnished to the appraiser, and contained in the report, were obtained from sources considered reliable and believed to be true and correct.  
However, no responsibility for accuracy of such items furnished to the appraiser is assumed by the appraiser.

7.  The appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil, or structures, which would render it more or less valuable.  The appraiser assumes 
no responsibility for such conditions, or for engineering or testing, which might be required to discover such factors.  This appraisal is not an environmental assessment of the property and 
should not be considered as such.

8.  The appraiser specializes in the valuation of real property and is not a home inspector, building contractor, structural engineer, or similar expert, unless otherwise noted.  The appraiser 
did not conduct the intensive type of field observations of the kind intended to seek and discover property defects.  The viewing of the property and any improvements is for purposes of 
developing an opinion of the defined value of the property, given the intended use of this assignment.  Statements regarding condition are based on surface observations only.  The 
appraiser claims no special expertise regarding issues including, but not limited to: foundation  settlement, basement moisture problems, wood destroying (or other) insects, pest infestation, 
radon gas, lead based paint, mold or environmental issues.  Unless otherwise indicated, mechanical systems were not activated or tested.

This appraisal report should not be used to disclose the condition of the property as it relates to the presence/absence of defects.  The client is invited and encouraged to employ qualified 
experts to inspect and address areas of concern.  If negative conditions are discovered, the opinion of value may be affected.

Unless otherwise noted, the appraiser assumes the components that constitute the subject property improvement(s) are fundamentally sound and in 
working order.

Any viewing of the property by the appraiser was limited to readily observable areas.  Unless otherwise noted, attics and crawl space areas were not accessed.  The appraiser did not move 
furniture, floor coverings or other items that may restrict the viewing of the property.

9.  Appraisals involving hypothetical conditions related to completion of new construction, repairs or alteration are based on the assumption that such completion, alteration or repairs will 
be competently performed. 

10.  Unless the intended use of this appraisal specifically includes issues of property insurance coverage, this appraisal should not be used for such purposes.  Reproduction or 
Replacement cost figures used in the cost approach are for valuation purposes only, given the intended use of the assignment.  The Definition of Value used in this assignment is unlikely 
to be consistent with the definition of Insurable Value for property insurance coverage/use.

11.  The ACI General Purpose Appraisal Report (GPAR™) is not intended for use in transactions that require a Fannie Mae 1004/Freddie Mac 70 form, 
also known as the Uniform Residential Appraisal Report (URAR).

Additional Comments Related To Scope Of Work, Assumptions and Limiting Conditions
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Residential Appraisal Report File No.

Appraiser's Certification

The appraiser(s) certifies that, to the best of the appraiser's knowledge and belief:

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

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

3.  Unless otherwise stated, the appraiser has no present or prospective interest in the property that is the subject of this report and has no personal interest with respect to the parties 
involved. 

4.  The appraiser has no bias with respect to the property that is the subject of this report or to the parties involved with this assignment. 

5.  The appraiser's engagement in this assignment was not contingent upon developing or reporting predetermined results. 

6.  The appraiser's 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.

7.  The appraiser's analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 

8.  Unless otherwise noted, the appraiser has made a personal inspection of the property that is the subject of this report. 

9.  Unless noted below, no one provided significant real property appraisal assistance to the appraiser signing this certification.  Significant real property appraisal assistance provided by:

Additional Certifications:

Definition of Value: Market Value Other Value:

Source of Definition:

ADDRESS OF THE PROPERTY APPRAISED: 

EFFECTIVE DATE OF THE APPRAISAL: 

APPRAISED VALUE OF THE SUBJECT PROPERTY  $

APPRAISER

Signature:

Name:

State Certification #

or License #

or Other (describe): State #:

State:

Expiration Date of Certification or License:

Date of Signature and Report:

Date of Property Viewing:

Degree of property viewing:

Interior and Exterior Exterior Only Did not personally view

SUPERVISORY APPRAISER

Signature:

Name:

State Certification #

or License #

State:

Expiration Date of Certification or License:

Date of Signature:

Date of Property Viewing:

Degree of property viewing:

Interior and Exterior Exterior Only Did not personally view

Page 4 of 4
This form Copyright © 2005-2010 ACI Division of ISO Claims Services, Inc., All Rights Reserved.

(gPAR™) General Purpose Appraisal Report  05/2010
GPAR1004_10 05262010

Produced using ACI software, 800.234.8727 www.aciweb.com

132205045G

Appraisal Report

X

05/20/2022

05/23/2022

08/04/2022

ID

CRA-1831

Garry Ames

1,056,000

05/20/2022

Caldwell, ID  83607-9625

15775 Wagner Rd

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 ACTIVE 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.

*SOURCE: FANNIE MAE

FANNIE MAE

X

In compliance with the most recent version of  USPAP:

To the best of my knowledge I do not have any current or prospective interest in the subject property or the parties involved and have 

not provided any services regarding the subject property within the three year period immediately preceding acceptance of the 

appraisal assignment, as an appraiser or in any other capacity such as property management, leasing, brokerage, auction, or 

investment advisory services etc.

NONE

Ames Appraisal Inc.
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Neighborhood Boundaries
These boundaries do not limit where comparable sales and/or active comparable listings can or will be utilized. These
boundaries describe the immediate area and not the entire market area for the subject property.

Neighborhood Market Conditions
A trend analysis of listing and sale data reveals the subject's market area presently has average market conditions.  
Property values in the area are increasing.

Based on this analysis, the exposure time is the same as that reported as marketing time in the neighborhood section.  The
definition of exposure time was taken from the most recent version of the Uniform Standards of Professional Appraisal
Practice.  "Exposure Time: estimated length of time that the property interest being appraised would have been offered on
the market prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal."

Additional Features
Energy efficient items:  Based on the data collected the subject and comparables appear to have a similar compliment of
energy efficient items that are consistent with market expectations for the age, quality and price range.  No significant
difference between the subject and comparables existed; therefore, no adjustments for energy efficient items were
warranted unless otherwise specified in the Sales Comparison Analysis.

Comments on Sales Comparison

Adjustments relating to factors whose value tends to be more intangible and, therefore, are more difficult to measure within
the market place are based heavily on the appraiser's skill at valuing such items as location, condition, quality of
construction, view, design, appeal, and common amenities such as car storage, bathrooms, covered porches/patios/decks,
fireplaces, fencing, rv parking, hot tubs, pools, outbuildings, landscaping and sprinkler systems. These items may differ
with size, price range and area.  These adjustments are based on market data and/or extraction, logical analysis and the
appraiser's judgement.

Unless otherwise specifically stated, items such as hot tubs, tv's and refrigerators are considered personal property and as
such were given no value in the final value opinion.

Energy Efficient Items:

Based on the data collected the subject and comparables appear to have a similar compliment of energy efficient items that
are consistent with market expectations for the age, quality and price range.

No significant difference between the subject and comparables existed; therefore, no adjustments for energy efficient items
were warranted.

Proximity to subject:  In an effort to utilize the most recent sales possible from the subject's market area, it became
necessary to travel over one mile from the subject property into competing areas for comparable sales that were similar in
quality, gross living area, design/style, acreage, and age. These sales remain within the subject's market area and stand as
strong indicators of the subject's market value.

Market Conditions Adjustments: The market indicates an increase in the market over the past six months. 0.8% multiplied
by the number of months from the contract date of the comparable sale equals the %.  The % multiplied by the sales price
of the comparable equals the adjustment (rounded).

Site:  The adjustment represents the contribution value of the surplus land.

View:  I could find a market adjustment between properties with regular residential views and properties with additional
views in the subjects price range and quality of construction.  This analysis included the comparables sales,
pendings/listings used in the report as well as other properties in the subject price range and quality of construction.  An
adjustment was necessary and appropriate.

The "Quality" adjustment is the difference that remains (rounded) after appropriate adjustments were made for location,
site, view, age, condition, bedroom, bathrooms and gross living area.

 
Quality:  Comparable one lacks the subject's upgraded cabinets, counters and flooring.

Age:  The sales comparison analysis and the market indicate that there is no sensitivity to chronological age but rather a
reaction to condition and updating.  Therefore no adjustments have been made for variances in age.  The market
adjustment (if any) was made in the Quality or Condition areas.

Condition: The adjustment represents the approximate costs to bring the properties into conformity plus the entrepreneurial
investment and the markets reaction to the updates.

Gross Living Area:  Due to the lack of similar sales it was not possible to use every comparable who's gross living area was
within 15% of the subjects gross living area.  This is not unusual when appraising homes in the area.  Although they differ
by more than 15% they are still considered to be relevant to the subjects market.

Garage:  The subject and comparable one have a two car garage and an RV Bay.  Comparable two has a traditional three
car garage. Comparable three has a two car garage, large boat bay garage and and RV Bay.

Amenities:  The amenities were given contribution value. I could find a market adjustment between properties with
amenities and properties with different types of amenities or no amenities when compared to the subject that had similar
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Addendum Page 2 of 3

utility in the subject's price range and quality of construction.  This analysis included the comparable sales,
pendings/listings used in the report as well as other properties in the subject's price range and quality of construction.  An
adjustment was necessary and appropriate.  Comparable two has a guest house.

Subdivision:  The subject and the comparables have similar amenities that are typical for the area.  There is no difference
in the marketability when comparing the subdivisions.  This is also identified at the bottom of the grid page under
"Subdivision" with a zero in the adjustment  line.

Final Reconciliation

The sales comparison analysis provides the best indication of value for the subject under current market condition. The
Cost Approach and the Income Approach were not utilized.  The Income Approach Analysis was not performed on the
subject property as there is no verifiable data to derive a Gross Rent Multiplier and the typical buyer in the market is owner
occupancy. The Cost Approach was not performed due to the age of the subject, the difficulty in accurately estimating the
reproduction costs and depreciation.  This is partly do to the changing costs of labor and materials, changing building
codes and government regulations and requirements.

No personal property included in the opinion of value.

The appraiser has reviewed and compared the best available competing sales to the subject, selected the most appropriate
of those sales, and then individually compared them to the subject and this is recognized by the adjusted value as
compared to the subject.  The final opinion of value is supported by the comparables.

I have been appraising land, single family, multi-family and high dollar properties in this area for over 20 years.  I have the
knowledge and experience to complete this specific appraisal assignment competently as outlined in the competency rule
according to the uniform standards of professional appraisal practice.

Data source for the area that was used in the report is the "Intermountain multiple listing service."

See attached extra image page for  weighted percentage for the Reconciliation of Value.

Additional Scope of Work/Assignment Conditions
Additional scope of work/assignment conditions

The intended user of the appraisal report:

The intended user of the report is listed on the first page of the report.

The intended use of the appraisal:  

The intended use of this appraisal report is to provide an opinion of market value of the subject property to assist the
intended users of the report in making financial decisions regarding the subject property.   

Scope of the appraisal:

The scope of this report includes a inspection of the subject property and utilizing the necessary and applicable approaches
to value to arrive at an opinion of market value for the subject property.  The appraisal is to be reported on the most recent
version of the land appraisal form.   

Additional information as to the scope of the appraisal is included in the "inspection addendum" which outlines inspection
procedures which should be considered as relative to the scope of the appraisal process used.

The quality and quantity of the data used is limited by the sources typically available to the appraiser.  Idaho is a
non-disclosure state and sales data can not be confirmed through county records.  The appraiser's typically employed data
sources are the local multiple listing services, appraiser files and assessor's data.  Available sources do not include "for
sale by owner" properties and sales not reported in the mls system.

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 active 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.

*Source: Fannie Mae
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Appraiser's certification as required by standards rule 2-3 of uspap:

I certify that, to the best of my 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 my personal, impartial, and unbiased professional analyses, opinions, and conclusions.  

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

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

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

My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined
value or direction in value that favors the cause of the client, the amount of 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.  

My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the uniform
standards of professional appraisal practice.
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Comments:

AREA  CALCULATIONS  SUMMARY
Code Description Size Net Totals

GLA1 First Floor 2604.95

P/P

2604.95

Cov/Patio 176.00

Cov/Porch 255.48

GAR

431.48

Garage 1542.22 1542.22

TOTAL LIVABLE (rounded) 2605

Breakdown Subtotals

LIVING  AREA  BREAKDOWN

First Floor

12.5  x    45.0 562.50 

14.7  x    33.0 484.00 

21.8  x    29.0 633.17 

2.5  x     4.0 10.00 

14.3  x    24.5 351.17 

8.0  x    39.0 312.00 

2.7  x    10.2 27.11 

9.0  x    25.0 225.00 

8 Calculations Total (rounded) 2605

Sketch by Apex IV™
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COMPARABLE SALE #1

Sale Date:
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COMPARABLE SALE #2

Sale Date:
Sale Price: $

COMPARABLE SALE #3

Sale Date:
Sale Price: $
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850,000
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Caldwell, ID 83607-9522

5020 Artisan Ln

1,097,000

s12/21;c09/21

Caldwell, ID 83607-5539

22604 Aura Vista Way

1,067,850

s04/22;c06/21

Nampa, ID 83651-3401

14134 S Florida Ave
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OCTOBER 2021 EDITION RE-21 REAL ESTATE PURCHASE AND SALE AGREEMENT 
Serial#:   
Prepared by: 
             

021521-600165-1938371
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RE-21 REAL ESTATE PURCHASE AND SALE AGREEMENT
OCTOBER 2021

EDITION

THIS IS A LEGALLY BINDING CONTRACT, READ THE ENTIRE DOCUMENT, INCLUDING ANY ATTACHMENTS.
IF YOU HAVE ANY QUESTIONS, CONSULT YOUR ATTORNEY AND/OR ACCOUNTANT BEFORE SIGNING.

NO WARRANTIES, INCLUDING, WITHOUT LIMITATION, ANY WARRANTY OF HABITABILITY, AGREEMENTS
OR REPRESENTATIONS NOT EXPRESSLY SET FORTH HEREIN SHALL BE BINDING UPON EITHER PARTY.

BUYER'S Initials (________)(________) Date ______________ SELLER'S

Page 1 of 9 

ID# _________________________________________ DATE ___________________________________1 
LISTING AGENCY ____________________________________________ Office Phone # ___________________ Fax # _________________________2 
Listing Agent __________________________________ E-Mail __________________________________________ Phone # _______________________3 
SELLING AGENCY ___________________________________________ Office Phone # ___________________ Fax # _________________________4 
Selling Agent __________________________________ E-Mail __________________________________________ Phone # _______________________5 

6 
1. BUYER: __________________________________________________________________________________________________________________ 7 
(Hereinafter called "BUYER") agrees to purchase, and the undersigned SELLER agrees to sell the following described real estate hereinafter referred to as 
"PROPERTY" COMMONLY KNOWN AS ___________________________________________________________________________________________ 
City __________________________ County __________________ ID, Zip _________________ legally described as: ______________________________
_____________________________________________________________________________________________________________________________ 
OR Legal Description Attached as exhibit _____________ (Exhibit must accompany original offer and be signed or initialed by BUYER and SELLER.) 

8 
9 

10 
11 
12 
13 

14 2. $___________________________ PURCHASE PRICE: ___________________________________________________________________________ 
payable upon the following TERMS AND CONDITIONS (not including closing costs):15 

16 This offer is contingent upon the sale, refinance, and/or closing of any other property Yes No
17 

18 3.  FINANCIAL TERMS:  Note: A+D+E+F must add up to total purchase price.
19 
20 (A). $_______________________ EARNEST MONEY: ___________________________________________________________________________
21 BUYER hereby offers the above stated amount as Earnest Money which shall be credited to BUYER upon closing. Earnest Money is/will be: 

22 
23 THE RESPONSIBLE BROKER SHALL BE: ____________________________________________________________________________________
24 
25 
26 

(B). ALL CASH OFFER: NO YES If this is an all cash offer do not complete Sections 3D and 3E, fill blanks with "0" (ZERO).  IF CASH 

27 
OFFER, BUYER'S OBLIGATION TO CLOSE SHALL NOT BE SUBJECT TO ANY FINANCIAL CONTINGENCY. BUYER agrees to provide SELLER 
within _____ business days (five [5] if left blank) from the date of acceptance of this agreement by all parties written confirmation of sufficient funds and/or 
proceeds necessary to close transaction. Acceptable documentation includes, but is not limited to, a copy of a recent bank or financial statement. 28 

29 
30 (C). Cash proceeds from another sale: Yes No (No if left blank)
31 

(D). $_______________________ NEW LOAN PROCEEDS: If a number greater than zero appears in the preceding blank, then this Agreement is 
contingent upon BUYER obtaining the following financing: 
FIRST LOAN of $________________________ not including mortgage insurance, through __ FHA, __ VA, __ CONVENTIONAL, __ IHFA, __ RURAL 
DEVELOPMENT, __ OTHER ________________ with interest not to exceed ______% for a period of ______ year(s) at: __ Fixed Rate __ Other _______ 
In the event BUYER is unable, after exercising good faith efforts, to obtain the indicated financing, BUYER's Earnest Money shall be returned to BUYER. 
SECOND LOAN of $________________ through __ FHA, __ VA, __ CONVENTIONAL, __ IHFA, __ RURAL DEVELOPMENT, __ OTHER ___________
with interest not to exceed _________% for a period of _________ year(s) at: __ Fixed Rate __ Other ___________________________________________
  
LOAN APPLICATION: BUYER___has applied OR___shall apply for such loan(s).  Within _______ business days (ten [10] if left blank) of final acceptance 
of all parties, BUYER agrees to furnish SELLER with a written confirmation showing lender approval of credit report, income verification, debt 
ratios, and evidence of sufficient funds and/or proceeds necessary to close transaction in a manner acceptable to the SELLER(S) and subject 
only to satisfactory appraisal and final lender underwriting. If an appraisal is required by lender, the PROPERTY must appraise at not less than 
PURCHASE PRICE or BUYER'S Earnest Money shall be returned at BUYER'S request unless SELLER, at SELLER'S sole discretion, agrees to reduce 
the purchase price to meet the appraised value, in which case SELLER shall be entitled to a copy of the appraisal and shall have the option to notify 
BUYER of any price reduction.  BUYER may also apply for a loan with different conditions and costs and close transaction provided all other terms and 
conditions of this Agreement are fulfilled, and the new loan does not increase the costs or requirements to the SELLER. 
  
  
 

32 
33 
34 
35 
36 
37 
38 
39 
40 
41 
42 
43 
44 
45 
46 
47 
48 
49 
50 
51

Evidenced by: Held By: Delivered: Deposited:

Cash Responsible Broker With Offer Upon Receipt and Acceptance

Personal Check Within _____ business days (three [3] if 
left blank) of acceptance.

Upon Receipt Regardless of
Acceptance 

See Section 5Cashier's Check 

Closing Company 

See Section 5
Wire/Electronic Transfer

See Section 5

Note
See Section 5

Initials (________)(________) Date ______________

050622Olson May 6, 2022
RE/MAX Executives 208-938-9099 208-938-8099

Adrianne  Goff adriannegoff@me.Com 208-863-5763
RE/MAX Executives (208) 938-9099 (888) 257-7778

Argentina  Tapp idahohomesbyargentina@gmail.com 208-412-8652

 Gordon Olson & Ruth Olson

15775 Wagner
Caldwell Canyon 83605

A

One Million Ninety-nine Thousand Nine Hundred Ninety Dollars And Zero Cents

Ten Thousand Dollars And Zero Cents

✖

✖
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Yuri Blanco
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----- ------ -------------

✖

✖

✖

✖

✖

-----

672,000.00

672,000.00
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1099990
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05/07/2022

GO RO
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4. SATISFACTION AND/OR REMOVAL OF ALL CONTRACT CONTINGENCIES: Unless specifically stated below all contingencies in this  
Agreement and in any counter offers, addendums or amendments are required to be satisfied, removed or exercised no later than ____ business   
days (five [5] if left blank) prior to the stated closing date or any extension thereof. Failure of either BUYER or SELLER to exercise any contingency by 
this deadline shall constitute an unconditional waiver of said contingency. Unless this Agreement is properly terminated under a specific provision of this   
Agreement prior to the contingency deadline stated above then all parties shall conclusively be deemed to have elected to proceed with the transaction and   
all Earnest Money shall become nonrefundable except upon an instance of SELLER's default. This contingency deadline shall not apply to the following   
contingency(ies): _____________________________________________________________________________________________________________   
___________________________________________________________________________________________________________________________   
___________________________________________________________________________________________________________________________  
  
5. OTHER TERMS AND/OR CONDITIONS: This Agreement is made subject to the following special terms, considerations and/or contingencies. 
__________________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________________ 
  
6. ITEMS INCLUDED & EXCLUDED IN THIS SALE: All existing fixtures and fittings that are attached to the PROPERTY are INCLUDED IN THE 
PURCHASE PRICE (unless excluded below), and shall be transferred free of liens and in as-is condition. These include, but are not limited to, all seller-owned 
attached floor coverings, television wall mounts, satellite dish, attached plumbing, bathroom and lighting fixtures, window screens, screen doors, storm doors, 
storm windows, window coverings, garage door opener(s) and transmitter(s), exterior trees, plants or shrubbery, water heating apparatus and fixtures, attached 
fireplace equipment, awnings, ventilating, cooling and heating systems, all ranges, ovens, built-in dishwashers, fuel tanks and irrigation fixtures and equipment, 
that are now on or used in connection with the PROPERTY and shall be included in the sale unless otherwise provided herein. BUYER should satisfy 
himself/herself that the condition of the included items is acceptable. The terms stated in this section shall control over any oral statements, prior written 
communications and/or prior publications including but not limited to MLS listings and advertisements. Personal property described in a property disclosure 
report shall not be inferred as to be included unless specifically set forth herein. It is agreed that any item included in section 6(A) below is of nominal value 
less than $100.

(A). ADDITIONAL ITEMS SPECIFICALLY INCLUDED IN THIS SALE: ________________________________________________________________ 
__________________________________________________________________________________________________________________________ 
__________________________________________________________________________________________________________________________ 
__________________________________________________________________________________________________________________________ 
  
(B). ITEMS SPECIFICALLY EXCLUDED IN THIS SALE: ___________________________________________________________________________ 
__________________________________________________________________________________________________________________________ 
__________________________________________________________________________________________________________________________ 
__________________________________________________________________________________________________________________________

FHA / VA: If applicable, it is expressly agreed that notwithstanding any other provisions of this contract, BUYER shall not be obligated to complete the 
purchase of the PROPERTY described herein or to incur any penalty or forfeiture of Earnest Money deposits or otherwise unless BUYER has been given 
in accordance with HUD/FHA or VA requirements a written statement by the Federal Housing Commissioner, Veterans Administration or a Direct 
Endorsement lender setting forth the appraised value of the PROPERTY of not less than the sales price as stated in the contract. The purchaser shall 
have the privilege and option of proceeding with consummation of the contract without regard to the amount of the appraised valuation. The appraised 
valuation is arrived at to determine the maximum mortgage the Department of Housing and Urban Development will insure. HUD does not warrant the 
value or condition of the property. The purchaser should satisfy himself/herself that the price and condition of the property are acceptable  
  
(E). $___________________________ ADDITIONAL FINANCIAL TERMS: 
__ Additional financial terms are specified under the heading “OTHER TERMS AND/OR CONDITIONS” (Section 5). 
__ Additional financial terms are contained in a FINANCING ADDENDUM of same date, attached hereto, signed by both parties. 
  
(F). $___________________________ APPROXIMATE FUNDS DUE FROM BUYERS AT CLOSING (Not including closing costs): Cash at closing 
to be paid by BUYER at closing in GOOD FUNDS, includes: cash, electronic transfer funds, certified check or cashier's check. 
  
If such written confirmation required in 3(B) or 3(D) is not received by SELLER(S) within the strict time allotted, SELLER(S) may at their option cancel this 
agreement by notifying BUYER(S) in writing of such cancellation within _____ business days (three [3] if left blank) after written confirmation was required. 
If SELLER does not cancel within the strict time period specified as set forth herein, SELLER shall be deemed to have accepted such written confirmation 
of lender approval or waived the right to receive written confirmation and shall be deemed to have elected to proceed with the transaction. SELLER’S 
approval shall not be unreasonably withheld.

15775 Wagner, Caldwell, ID 83605 050622Olson

1) This offer is contingent upon a successful closing of Buyers home on 31040 Sutherland Dr., Redlands, CA 92373 currently under contract and 
1332 W Raelin Drive, Nampa, Idaho 83686 currently listed. 
2) This transaction not to close prior to June 28,2022. 
--------------------------------------------------------------------------------------END-------------------------------------------------------------------------------------------------------------------
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12. INSPECTION: (A). BUYER chooses  to conduct inspections  not to conduct inspections. If BUYER chooses not to conduct inspections, skip 
Sections 12(B) and (C). If indicated, this contract is contingent upon BUYER'S approval of the condition of the PROPERTY and BUYER shall have the right 
to conduct inspections, investigations, tests, surveys and other studies at BUYER'S expense. BUYER is strongly advised to exercise these rights and to make 
BUYER'S own selection of professionals with appropriate qualifications to conduct inspections of the entire PROPERTY. BUYER shall keep the  PROPERTY 
free and clear of liens; indemnify and hold SELLER harmless from all liability, claims, demands, damages and costs; and repair any  damages arising from the 
inspections. SELLER shall make the PROPERTY available for inspection and agrees to accept the responsibility and expense  for making sure all the utilities 
are turned on no later than _____ business days (two [2] if left blank) from acceptance for the inspection except for phone, cable and internet. No inspections 
may be made by any governmental building or zoning inspector or government employee without the prior consent of SELLER unless required by 
local law. 

__ This offer is subject to a short sale approval by a mortgage company, the timeframe(s) for completing inspections shall begin upon written approval of 
the short sale by the mortgage company and/or all lien holders. 
  
(B) TIMEFRAME(S) FOR INSPECTIONS 
1) PRIMARY INSPECTION: Buyer's inspection contingency allows a BUYER to conduct a general inspection of the PROPERTY which includes all aspects 
of the PROPERTY, including but not limited to neighborhood, conditions, zoning and use allowances, environmental conditions, applicable school districts 
and/or any other aspect pertaining to the PROPERTY or related to the living environment at the PROPERTY; hereinafter referred to as the Primary 
Inspection. Except for additional items or conditions specifically reserved in a Secondary Inspection below BUYER shall, within _____ business days (five 
[5] if left blank) of acceptance, complete these inspections and give to SELLER written notice of disapproved items/conditions or written notice of termination 
of this Agreement based on an unsatisfactory inspection. Once BUYER delivers written notice to SELLER it shall end BUYER'S timeframe for inspections 
other than those specifically reserved in a Secondary Inspection below and is irrevocable regardless of if it was provided prior to the deadline stated above.  

050622Olson15775 Wagner, Caldwell, ID 83605
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7. MINERAL RIGHTS: Any and all mineral rights appurtenant to the PROPERTY and owned by SELLER are included in and are part of the sale of this 
PROPERTY, and are not leased or encumbered, unless otherwise agreed to by the parties in writing. 
  
8. WATER RIGHTS: Any and all water rights including but not limited to water systems, wells, springs, lakes, streams, ponds, rivers, ditches, ditch rights, 
and the like, if any, appurtenant to the PROPERTY and owned by SELLER are included in and are a part of the sale of this PROPERTY, and are not leased 
or encumbered, unless otherwise agreed to by the parties in writing. 
  
9. FARM/CROPS/TIMBER RIGHTS: SELLER, or any tenant of SELLER, shall be allowed to harvest, sell or assign any annual crops which have been 
planted on the PROPERTY prior to the date of this Contract, even though said harvest time may occur subsequent to the date of the settlement of this contract, 
unless otherwise agreed by attached addendum. If the crop consists of timber, then neither SELLER nor any tenant of SELLERS shall have any right to 
harvest the timber unless the right to remove same shall be established by an attached addendum. Notwithstanding the provisions hereof, any tenant who 
shall be leasing the PROPERTY shall be allowed to complete the harvest of any annual crops that have been planted prior to the date of Contract Acceptance 

as previously agreed between SELLER and Tenant. ANY AND ALL SUCH TENANT AGREEMENTS ARE TO BE ATTACHED.  
  
10. TITLE CONVEYANCE: Title of SELLER is to be conveyed by warranty deed, unless otherwise provided, and is to be marketable and insurable except 
for rights reserved in federal patents, state or railroad deeds, building or use restrictions, building and zoning regulations and ordinances of any governmental 
unit, and rights of way and easements established or of record. Liens, encumbrances or defects to be discharged by SELLER may be paid out of purchase 
money at date of closing. No liens, encumbrances or defects which are to be discharged or assumed by BUYER or to which title is taken subject to, exist 
unless otherwise specified in this Agreement. 
  
11. TITLE INSURANCE: There may be types of title insurance coverages available other than those listed below and parties to this agreement 
are  advised to talk to a title company about any other coverages available that will give the BUYER additional coverage.

(A). PRELIMINARY TITLE COMMITMENT AND CC&Rs: Within ____ business days (six [6] if left blank) of final acceptance of all parties, __ SELLER or 
__ BUYER shall furnish to BUYER a preliminary commitment of a title insurance policy showing the condition of the title to said PROPERTY and a copy of 
any covenants, conditions and restrictions (CC&Rs) applicable to the PROPERTY. BUYER shall have ____ business days (two [2] if left blank) after receipt 
of the preliminary commitment and CC&Rs, within which to object in writing to the condition of the title or CC&Rs as set forth in the documentation provided. 
If BUYER does not so object, BUYER shall be deemed to have accepted the conditions of the title and CC&Rs. If the title of said PROPERTY is not 
marketable, and cannot be made so within ____ business days (two [2] if left blank) after SELLER’S receipt of a written objection and statement of defect 
from BUYER, or if BUYER objects to the CC&Rs, then BUYER’S Earnest Money deposit shall be returned to BUYER and SELLER shall pay for the cost of 
title insurance cancellation fee, escrow and legal fees, if any. Nothing contained herein shall constitute a waiver of BUYER to challenge CC&R terms directly 
with a homeowner’s association after closing. 
  
(B). TITLE COMPANY: The parties agree that ________________________________________________________________________ Title Company 
located at _________________________________________________________ shall provide the title policy and preliminary report of commitment. 
  
(C). STANDARD COVERAGE OWNER’S POLICY: SELLER shall within a reasonable time after closing furnish to BUYER a title insurance policy in the 
amount of the purchase price of the PROPERTY showing marketable and insurable title subject to the liens, encumbrances and defects elsewhere set out 
in this Agreement to be discharged or assumed by BUYER unless otherwise provided herein. The risk assumed by the title company in the standard 
coverage policy is limited to matters of public record. BUYER shall receive a ILTA/ALTA Owner’s Policy of Title Insurance. A title company, at BUYER’s 
request, can provide information about the availability, desirability, coverage and cost of various title insurance coverages and endorsements. If BUYER 
desires title coverage other than that required by this paragraph, BUYER shall instruct Closing company in writing and pay any increase in cost unless 
otherwise provided herein. 
  
(D). EXTENDED COVERAGE LENDER’S POLICY (Mortgagee policy): The lender may require that BUYER (Borrower) furnish an Extended Coverage 
Lender’s Policy. This extended coverage lender’s policy considers matters of public record and additionally insures against certain matters not shown in the 
public record. This extended coverage lender’s policy is solely for the benefit of the lender and only protects the lender.

904 Dearborn St Ste. 100, Caldwell, ID 83605
Title One - Attn: Crystal Sandy
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13. LEAD PAINT DISCLOSURE: The subject PROPERTY __ is __ is not defined as “Target Housing” regarding lead-based paint or lead-based paint 
hazards. The term lead-based paint hazards are intended to identify lead-based paint and all residual lead-containing dusts and soils regardless of the 
source of the lead. If yes, BUYER hereby acknowledges the following: (a) BUYER has been provided an EPA approved lead-based paint hazard information 
pamphlet, “Protect Your Family From Lead in Your Home”, (b) receipt of SELLER’S Disclosure of Information and Acknowledgment Form and have been 
provided with all records, test reports or other information, if any, related to the presence of lead-based paint hazards on said PROPERTY, (c) that this contract 
is contingent upon BUYERS right to have the PROPERTY tested for lead-based paint hazards to be completed no later than ____________________ or the 
contingency will terminate, (d) that BUYER hereby __ waives __ does not waive this right, (e) that if test results show unacceptable amounts of lead-based 
paint on the PROPERTY, BUYER has the right to cancel the contract subject to the option of the SELLER (to be given in writing) to elect to remove the lead-
based paint and correct the problem which must be accomplished before closing, (f) that if the contract is canceled under this clause, BUYER’S earnest 
money deposit shall be returned to BUYER. Additionally, if any structure was built before 1978 and is a residential home, apartment or child-occupied facility 
such as a school or day-care center, federal law requires contractors that disturb lead-based paint in that structure to provide the owner with a “Renovate 
Right” pamphlet. The contractor shall be certified and follow specific work practices to prevent lead contamination.

2) SECONDARY INSPECTION: Items or conditions marked below, if any, allow BUYER the indicated additional time to conduct inspection of only those 
items or conditions. If not indicated below BUYER may still conduct these inspections but must do so under the 12(B)(1) Primary Inspection timeframe. 
BUYER shall, within each timeframe stated below, complete the inspections indicated and give to SELLER written notice of the disapproved item/condition 
or written notice of termination of this Agreement based on an unsatisfactory inspection of that item/condition. Once BUYER delivers written notice to 
SELLER it shall end BUYER'S timeframe for only that item/condition and is irrevocable regardless of if it was provided prior to the deadline stated below. 
Any notice provided under this subsection is unrelated to a notice provided under subsection 12(B)(1). BUYER shall be responsible for the cost of all 
indicated inspections unless otherwise noted in the Costs Paid By section or elsewhere herein. BUYER reserves the right to conduct the following inspections 
outside the Primary Inspection timeline:  
  
  
  
  
  
  
  
  
  
  
(C). SATISFACTION/REMOVAL OF INSPECTION CONTINGENCIES: 
  
Each following subsection shall apply to BUYER’S Primary Inspection and, if indicated in 12(B)(2) above, shall also apply independently and repeatedly to 
each item or condition for which BUYER reserved additional time. If no time was reserved for any additional item(s) there will be only one notice required, 
if additional time was reserved in 12(B)(2) there may be multiple notices. 
  
1). If BUYER does not within the strict time period specified give to SELLER written notice of disapproved items/conditions or written notice of termination 
of this Agreement under the Primary Inspection or any particular 12(B)(2) reserved item, BUYER shall, for only that particular inspection or item/condition, 
conclusively be deemed to have: (a) completed applicable inspections, investigations, review of applicable documents and disclosures; (b) assumed all 
liability, responsibility and expense for repairs or corrections for that particular inspection or item/condition and (c) waived BUYER’S right to terminate 
based upon that particular item/condition. BUYER not providing one written notice shall not affect BUYER’S rights regarding other unrelated notices and 
inspections. 
  
2). If BUYER does within the strict time period specified give to SELLER written notice of termination of this Agreement based on any unsatisfactory 
inspection, the parties will have no obligation to continue with the transaction and the Earnest Money shall be returned to BUYER. 
  
3). If BUYER does within the strict time period specified give to SELLER written notice of disapproved items/conditions, it shall end BUYER’S timeframe 
for that particular inspection and is irrevocable. BUYER shall provide to SELLER pertinent section(s) of written inspection reports upon request, if 
applicable. Upon receipt of written notice SELLER shall have _____ business days (three [3] if left blank) in which to respond in writing. SELLER, at 
SELLER’S option, may agree to correct the items as requested by BUYER in the notice or may elect not to do so. If SELLER agrees in writing to correct 
the items/conditions requested by BUYER, then said agreement will become an integral part of this contract. Otherwise, immediately upon a written 
response from SELLER that rejects BUYER’S requests, in whole or in part, said response is irrevocable without consent of BUYER and BUYER may 
proceed under 12(C)(4) below. 
  
4). If SELLER does not agree to correct BUYER’S disapproved items/conditions within the strict time period specified, or SELLER does not respond in 
writing within the strict time period specified above, then within _____ business days (three [3] if left blank) the BUYER has the option of 1) negotiating 
with SELLER to obtain a modification of SELLER’S response 2) proceeding with the transaction without the SELLER being responsible for correcting the 
disapproved items/conditions stated in that particular BUYER’S notice, or 3) giving the SELLER written notice of termination of this agreement in which 
case Earnest Money shall be returned to BUYER. If within the strict time period specified in this paragraph BUYER does not obtain a modification of 
SELLER’S response or give written notice of cancellation, BUYER shall conclusively be deemed to have elected to proceed with the transaction without 
the repairs or corrections to the disapproved items/conditions stated in that particular BUYER’S notice. BUYER electing to proceed with the transaction 
under BUYER’S Primary Inspection or any single inspection reserved under 12(B)(2) shall not affect BUYER’S rights regarding other inspections reserved 
in 12(B)(2). 
  
(D). Home Warranty Programs are available for purchase through a number of Home Warranty Companies.

050622Olson15775 Wagner, Caldwell, ID 83605
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Domestic Well Water Potability and/or Productivity Test which shall be completed and notice provided within ____ business days (ten [10] if left 
blank) from acceptance. 

Septic Inspection and required Pumping which shall be completed and notice provided within ____ business days (ten [10] if left blank) from 
acceptance. 

Survey which shall be completed and notice provided within ____ business days (ten [10] if left blank) from acceptance. 
Other Inspection #1: ___________________________________________ which shall be completed and notice provided within ____ business 

days (ten [10] if left blank) from acceptance. 
Other Inspection #2: ___________________________________________ which shall be completed and notice provided within ____ business 

days (ten [10] if left blank) from acceptance. 

10

10
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Upon closing SELLER agrees to pay __________% of the purchase price OR $____________ (dollar amount) (N/A if left blank) as a SELLER
concession. This can be used toward lender-approved BUYER'S closing costs, lender fees, and prepaid costs which include but are not limited to 
those items in BUYER columns marked above. This concession can also be used for any other expense not related to financing at the BUYER's 
discretion. 
  
SELLER agrees to pay up to $_________________________ ($0 if left blank) of lender required repair costs only. 
BUYER or SELLER has the option to pay any lender required repair costs in excess of this amount.

BUYER SELLER
Shared 
Equally N/A BUYER SELLER

Shared 
Equally N/A

Appraisal Fee Title Ins. Standard Coverage Owner's Policy

Appraisal Re-Inspection Fee Title Ins. Extended Coverage 
Lender's Policy – Mortgagee Policy

Closing Escrow Fee Additional Title Coverage

Lender Document/Processing Fee Domestic Well Water Potability Test
Shall be ordered by: BUYER SELLER 

Tax Service Fee Domestic Well Water Productivity Test
Shall be ordered by: BUYER SELLER 

Flood Certification/Tracking Fee Septic Inspections
Shall be ordered by: BUYER SELLER 

Lender Required Inspections Septic Pumping
Shall be ordered by: BUYER SELLER 

Attorney Contract Preparation or Review Fee Survey
Shall be ordered by: BUYER SELLER 

OCTOBER 2021 EDITION 
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14. MOLD DISCLAIMER: BUYER is hereby advised that mold and/or other microorganisms may exist at the Property. Upon closing BUYER 
acknowledges and agrees to accept full responsibility and risk for any matters that may result from mold and/ or other microorganisms and to hold 
SELLER and any Broker or agent representing SELLER or BUYER harmless from any liability or damages (financial or otherwise) relating to such 
matters. 
  
15. SQUARE FOOTAGE AND BOUNDARY VERIFICATION: BUYER is aware that any reference to the square footage, the boundaries and/or 
property lines of the real property or improvements is approximate. If exact knowledge of the square footage, boundaries and/or property lines is material to 
the BUYER, they must be verified by BUYER during the inspection period. BUYER is advised that fences, walls, hedges, and other natural or constructed 
barriers or markers do not necessarily identify true property boundaries. Property lines and boundaries may be verified by surveys.  
  
16. RIGHT TO FARM: BUYER acknowledges Idaho's right to farm statutes codified in Title 22, Chapter 45 which states a preference for, and protects, 
agricultural land use by limiting certain nuisances.  
  
17. SELLER'S PROPERTY CONDITION DISCLOSURE FORM: If required by Title 55, Chapter 25 Idaho Code SELLER shall within ten (10) calendar 
days after execution of this Agreement provide to BUYER or BUYER’S agent, “Seller's Property Condition Disclosure Form” or other acceptable form. BUYER 
has received the “ Seller's Property Condition Disclosure Form ” or other acceptable form prior to signing this Agreement: __ Yes __ No __ N/A 
  
18. SUBDIVISION HOMEOWNER'S ASSOCIATION: BUYER is aware that membership in a Home Owner's Association may be required and BUYER 
agrees to abide by the Articles of Incorporation, Bylaws and rules and regulations of the Association. BUYER is further aware that the PROPERTY may be 
subject to assessments levied by the Association described in full in the Declaration of Covenants, Conditions and Restrictions. BUYER has reviewed 
Homeowner's Association Documents: __ Yes __ No __ N/A. Association fees/dues are $__________________________ per _______. 
__ BUYER __ SELLER __ Shared Equally __ N/A to pay Association SET UP FEE of $___________________ at closing. 
__ BUYER __ SELLER __ Shared Equally __ N/A to pay Association PROPERTY TRANSFER FEES of $_________ at closing. 
__ BUYER __ SELLER __ Shared Equally __ N/A to pay Association STATEMENT OF ACCOUNT FEE of $__________ at closing. Association Fees are 
governed by Idaho Code 55-116 and 55-1507. 
  
19. COSTS PAID BY: The parties agree to pay the following costs immediately when due and regardless of transaction closing, unless otherwise 
indicated. These costs shall be paid by the indicated party regardless of whether or not the transaction closes; if the transaction fails to close due to breach 
of a party, any costs paid by the non-breaching party may be recovered as damages. None of the costs to be paid by the parties in this section creates an 
inspection or performance obligation other than strictly for the payment of costs unless otherwise stated. There may be other costs incurred in addition to those 
set forth below. Such costs may be required by the lender, by law, or by other circumstances. Requested tests/inspection reports as indicated below shall be 
provided to the other party within the time period specified in Section 12.

0.00 year✖

Water Rights/Shares Transfer Fee

✖
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20. OCCUPANCY:  BUYER __ does __ does not intend to occupy PROPERTY as BUYER'S primary residence. 
  
21. SECTION 1031 TAX DEFERRED EXCHANGE: If applicable, each party shall cooperate with the other Party in effectuating an exchange under IRS 
Section 1031; provided however, that the other Party’s cooperation shall be conditioned on the following: (a) the exchange shall be at no additional liability 
and/or cost to the other Party; (b) the exchange shall not delay Settlement or Closing; and (c) the other Party shall not be required to acquire title to any 
proposed exchange properties to accommodate an exchange. The exchanging party shall indemnify, defend and hold the other Party harmless from and 
against all claims, demands, costs and expenses which that Party may sustain as a result of the actual or attempted 1031 exchange.  
  
22. RISK OF LOSS OR NEGLECT: Prior to closing of this sale, all risk of loss shall remain with SELLER. In addition, should the PROPERTY be 
materially damaged by fire, neglect, or other destructive cause prior to closing, this agreement shall be voidable at the option of the BUYER. 
  
23. WALK THROUGHS: The SELLER grants BUYER and any representative of BUYER reasonable access to conduct two walk through inspections of 
the PROPERTY NOT AS A CONTINGENCY OF THE SALE, but for the following stated purposes: first walkthrough shall be within _____ business days 
(three [3] if left blank) after the deadline for completion of repairs agreed to as a result of the Buyer's Inspection Contingency for the purpose of satisfying 
BUYER that any repairs agreed to in writing by BUYER and SELLER have been completed. The second walkthrough shall be within ______ business days 
(three [3] if left blank) prior to close of escrow, for the purpose of satisfying BUYER that PROPERTY is in substantially the same condition as on the date this 
offer is made. The walk throughs stated herein are not a contingency of the sale which might allow termination, but rather for BUYER’S reasonable 
satisfaction. BUYER’S only recourse if unsatisfied is to notify SELLER who must correct or rectify the situation. SELLER shall make PROPERTY available 
for the walk throughs and agrees to accept the responsibility and expense for making sure all the utilities are turned on for the walk throughs except for 
phone, cable and internet. If BUYER does not conduct either of the walk throughs, BUYER specifically releases the SELLER and Broker(s) and their 
associates of any liability as to incomplete repairs and/or any changed conditions. 
 
24. SINGULAR AND PLURAL terms each include the other, when appropriate. 
 
25. FORECLOSURE NOTICE: If the PROPERTY described above is currently involved in a foreclosure proceeding (pursuant to Idaho Code §45-1506) 
any contract or agreement with the owner or owners of record that involves the transfer of any interest in residential real property, as defined in §45-525(5)(b), 
Idaho Code, subject to foreclosure must be in writing and must be accompanied by and affixed to RE-42 Property Foreclosure Disclosure Form. 
 
26. MECHANIC'S LIENS - GENERAL CONTRACTOR DISCLOSURE STATEMENT NOTICE: BUYER and SELLER are hereby notified that, 
subject to Idaho Code §45-525 et seq., a "General Contractor" must provide a Disclosure Statement to a homeowner that describes certain rights afforded to 
the homeowner (e.g. lien waivers, general liability insurance, extended policies of title insurance, surety bonds, and sub-contractor information). The Disclosure 
Statement must be given to a homeowner prior to the General Contractor entering into any contract in an amount exceeding $2,000 with a homeowner for 
construction, alteration, repair, or other improvements to real property, or with a residential real property purchaser for the purchase and sale of newly 
constructed property. Such disclosure is the responsibility of the General Contractor and it is not the duty of your agent to obtain this information on your 
behalf. You are advised to consult with any General Contractor subject to Idaho Code §45-525 et seq. regarding the General Contractor Disclosure Statement. 
 
27. SALES PRICE INFORMATION: Pursuant to Idaho Code §54-2083(6)(d), a "sold" price of real property is not confidential client information. 
 
28. TRANSMISSION OF DOCUMENTS: Facsimile or electronic transmission of any signed original document, and retransmission of any signed facsimile 
or electronic transmission shall be the same as delivery of an original. At the request of either the BUYER, SELLER, LENDER, Closing Company, or either 
broker, the BUYER and SELLER will confirm facsimile or electronic transmitted signatures by signing an original document. SELLER and BUYER consent to 
conduct the transaction referenced herein, when not prohibited by law, by and through electronic means in accordance with Idaho's Uniform Electronic 
Transaction Act and Idaho Code § 54-2052. Unless specifically stated otherwise, delivery of any document, notice or communication to a Broker or real estate 
licensee working on behalf of a party hereto, shall constitute delivery to that party.  
 
29. WIRE TRANSFER WARNING: Electronic means of transferring money (i.e. ETF, wire transfer, electronic check, direct deposit, etc...) are subject to 
sophisticated cyber fraud attacks. These attacks are even more prevalent in real estate transactions due to the large sums of money being exchanged. All 
parties are advised that Brokerage will not provide electronic transfer instructions by e-mail. Following money transfer instructions contained in an email from 
any party is inherently dangerous and should be avoided. All parties agree that if any party uses, or authorizes the use of, electronic transfer of funds in a 
transaction all parties hereby hold the Brokerages, their agents, and the designated title and escrow company harmless from any and all claims arising out of 
inaccurate transfer instructions, fraudulent interception of said funds and/or any other damage relating to the conduct of third parties influencing the transfer 
process or stealing funds. 
 
30. BUSINESS DAYS: A business day is herein defined as Monday through Friday, 8:00 A.M. to 5:00 P.M. in the local time zone where the subject real 
PROPERTY is physically located. A business day shall not include any Saturday or Sunday, nor shall a business day include any legal holiday recognized by 
the state of Idaho as found in Idaho Code §73-108. If the time in which any act required under this agreement is to be performed is based upon a business 
day calculation, then it shall be computed by excluding the calendar day of execution and including the last business day. The first business day shall be the 
first business day after the date of execution. If the last day is a legal holiday, then the time for performance shall be the next subsequent business day. 
 
31. CALENDAR DAYS: A calendar day is herein defined as Monday through Sunday, midnight to midnight, in the local time zone where the subject real 
PROPERTY is physically located. A calendar day shall include any legal holiday. The time in which any act required under this agreement is to be performed 
shall be computed by excluding the date of execution and including the last day, thus the first day shall be the day after the date of execution. Any reference 
to "day" or "days" in this agreement means the same as calendar day, unless specifically enumerated as a "business day." 
  
32. ATTORNEY'S FEES: If either party initiates or defends any arbitration or legal action or proceedings which are in any way connected with this 
Agreement, the prevailing party shall be entitled to recover from the non-prevailing party reasonable costs and attorney's fees, including such costs and fees 
on appeal.
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33. DEFAULT: If BUYER defaults in the performance of this Agreement, SELLER has the option of: (1) accepting the Earnest Money as liquidated damages 
or (2) pursuing any other lawful right and/or remedy to which SELLER may be entitled. If SELLER elects to proceed under (1), SELLER shall make demand 
upon the holder of the Earnest Money, upon which demand said holder shall pay from the Earnest Money the costs incurred by SELLER'S Broker on behalf 
of SELLER and BUYER related to the transaction, including, without limitation, the costs of title insurance, escrow fees, appraisal, credit report fees, inspection 
fees and attorney's fees; and said holder shall pay any balance of the Earnest Money, one-half to SELLER and one-half to SELLER'S Broker, provided that 
the amount to be paid to SELLER'S Broker shall not exceed the Broker's agreed-to commission. SELLER and BUYER specifically acknowledge and agree 
that if SELLER elects to accept the Earnest Money as liquidated damages, such shall be SELLER'S sole and exclusive remedy, and such shall not be 
considered a penalty or forfeiture. However, in the event the parties mutually agree in writing that the Earnest Money shall become non-refundable, said 
agreement shall not be considered an election of remedies by SELLER and the non-refundable Earnest Money shall not constitute liquidated damages; nor 
shall it act as a waiver of other remedies, all of which shall be available to SELLER; it may however be used to offset SELLER'S damages. If SELLER elects 
to proceed under (2), the holder of the Earnest Money shall be entitled to pay the costs incurred by SELLER'S Broker on behalf of SELLER and BUYER related 
to the transaction, including, without limitation, the costs of brokerage fee, title insurance, escrow fees, appraisal, credit report fees, inspection fees and 
attorney's fees, with any balance of the Earnest Money to be held pending resolution of the matter. If SELLER defaults, having approved said sale and fails 
to consummate the same as herein agreed, BUYER'S Earnest Money deposit shall be returned to him/her and SELLER shall pay for the costs of title insurance, 
escrow fees, appraisals, credit report fees, inspection fees, brokerage fees and attorney's fees, if any. This shall not be considered as a waiver by BUYER of 
any other lawful right or remedy to which BUYER may be entitled. 
  
34. EARNEST MONEY DISPUTE / INTERPLEADER: Notwithstanding any termination or breach of this Agreement, BUYER and SELLER agree that 
in the event of any controversy regarding the Earnest Money and things of value held by Broker or closing company, Broker may reasonably rely on the terms 
of this Agreement or other written documents signed by both parties to determine how to disburse the disputed money. However, Broker shall not be required 
to take any action but may await any proceeding, or at Broker's option and sole discretion, may interplead all parties and deposit any moneys or things of value 
into a court of competent jurisdiction and shall recover all costs which were incurred as a result of the dispute including, but not limited to, reasonable attorney's 
fees. If either parties' Broker incurs attorney's fees as a result of any Earnest Money dispute, whether or not formal legal action is taken, said Broker is entitled 
to recover actual fees incurred from either BUYER or SELLER. 
  
35. COUNTERPARTS: This Agreement may be executed in counterparts. Executing an agreement in counterparts shall mean the signature of two identical 
copies of the same agreement.  Each identical copy of an agreement signed in counterparts is deemed to be an original, and all identical copies shall together 
constitute one and the same instrument. 
  
36. "NOT APPLICABLE" DEFINED: The letters "n/a," "N/A," "n.a.," and "N.A." as used herein are abbreviations of the term "not applicable." Where this 
agreement uses the term "not applicable" or an abbreviation thereof, it shall be evidence that the parties have contemplated certain facts or conditions and 
have determined that such facts or conditions do not apply to the agreement or transaction herein. 
  
37. SEVERABILITY:  In the case that any one or more of the provisions contained in this Agreement, or any application thereof, shall be invalid, illegal or 
unenforceable in any respect, the validity, legality or enforceability of the remaining provisions shall not in any way be affected or impaired thereby. 
  
38. REPRESENTATION CONFIRMATION: Check one (1) box in Section 1 and one (1) box in Section 2 below to confirm that in this transaction, the 
brokerage(s) involved had the following relationship(s) with the BUYER(S) and SELLER(S). 
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
Each party signing this document confirms that he has received, read and understood the Agency Disclosure Brochure adopted or approved by the Idaho real 
estate commission and has consented to the relationship confirmed above. In addition, each party confirms that the brokerage's agency office policy was made 
available for inspection and review. EACH PARTY UNDERSTANDS THAT HE IS A "CUSTOMER" AND IS NOT REPRESENTED BY A BROKERAGE 
UNLESS THERE IS A SIGNED WRITTEN AGREEMENT FOR AGENCY REPRESENTATION. 
  
39. CLOSING: On or before the closing date, BUYER and SELLER shall deposit with the closing company all funds and instruments necessary to complete 
this transaction. Closing means the date on which all documents are either recorded or accepted by an escrow agent and the sale proceeds are 
available to SELLER. The closing shall be no later than (Date) ___________________________________________. The parties agree that the CLOSING 
COMPANY for this transaction shall be _____________________________________________________ located at _______________________________ 
____________________________________________________________________________.  If a long-term escrow / collection is involved, then the long-
term escrow holder shall be _______________________________________________________. 
 

RE-21 REAL ESTATE PURCHASE AND SALE AGREEMENT Page 7 of 9 

PROPERTY ADDRESS: __________________________________________________________________________________ ID#: __________________

BUYER'S Initials (________)(________) Date ______________ SELLER'S Initials (________)(________) Date _______________

Page 7 of 9

364 
365 
366 
367 
368 
369 
370 
371 
372 
373 
374 
375 
376 
377 
378 
379 
380 
381 
382 
383 
384 
385 
386 
387 
388 
389 
390 
391 
392 
393 
394 
395 
396 
397 
398 
399 
400 
401 
402 
403 
404 
405 
406 
407 
408 
409 
410 
411 
412 
413 
414 
415 
416 
417 
418 
419 
420 
421 
422 
423 
424 
425 
426 
427 
428 
429 
430 
431

Section 1: 
 
 
 
 
 
 
Section 2:

A. 
B. 
C.
  
D.
 
 
A. 
B. 
C.
 
D.

The brokerage working with the BUYER(S) is acting as an AGENT for the BUYER(S). 
The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S), without an ASSIGNED AGENT. 
The brokerage working with the BUYER(S) is acting as a LIMITED DUAL AGENT for the BUYER(S) and has an ASSIGNED AGENT 

acting solely on behalf of the BUYER(S). 
The brokerage working with the BUYER(S) is acting as a NONAGENT for the BUYER(S). 
 
 
The brokerage working with the SELLER(S) is acting as an AGENT for the SELLER(S). 
The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S), without an ASSIGNED AGENT. 
The brokerage working with the SELLER(S) is acting as a LIMITED DUAL AGENT for the SELLER(S) and has an ASSIGNED AGENT 

acting solely on behalf of the SELLER(S). 
The brokerage working with the SELLER(S) is acting as a NONAGENT for the SELLER(S).
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40. CONDITION OF PROPERTY UPON CLOSING: Upon closing BUYER agrees BUYER is purchasing the PROPERTY in as-is-condition with all faults and 
with no further repairs required, subject only to the representations and warranties stated herein, or unless otherwise agreed upon by the parties in writing and 
BUYER will assume all obligations with respect to the PROPERTY.  
  
41. POSSESSION: BUYER shall be entitled to possession __ upon closing or __ date ___________________ time _________ __ A.M. __ P.M. 
  
42. PRORATIONS: Property taxes and water assessments (using the last available assessment as a basis), rents collected, interest and reserves, liens, 
encumbrances or obligations assumed, and utilities shall be prorated __ upon closing or as of __ date ___________________. 
BUYER to reimburse SELLER for fuel in tank __ Yes __ No __ N/A. Dollar amount may be determined by SELLER's supplier. 
  
43. ASSIGNMENT: This Agreement and any rights or interests created herein __ may __ may not be sold, transferred, or otherwise assigned. 
  
44. ENTIRE AGREEMENT: This Agreement including any addendums or exhibits, constitutes the entire Agreement between the parties respecting the 
matters set forth and supersedes all prior Agreements between the parties respecting such matters. This Agreement may be modified only by a written 
agreement signed by each of the parties. 
  
45. TIME IS OF THE ESSENCE IN THIS AGREEMENT. 
  
46. AUTHORITY OF SIGNATORY: If BUYER or SELLER is a corporation, partnership, trust, estate, or other entity, the person executing this agreement 
on its behalf warrants his or her authority to do so and to bind BUYER or SELLER. 
  
47. ACCEPTANCE: This offer may be revoked at any time prior to acceptance and is made subject to acceptance on or before 
(Date) ________________________ at (Local Time in which PROPERTY is located) ___________________ __ A.M. __ P.M.  

✖

✖
✖

✖

✖May 8, 2022 12:00
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48. BUYER'S SIGNATURES: 

SEE ATTACHED BUYER'S ADDENDUM(S): ________________________________ (Specify number of BUYER addendum(s) attached.) 
SEE ATTACHED BUYER'S EXHIBIT(S): ______________________________________ (Specify number of BUYER exhibit(s) attached.) 

BUYER does currently hold an active Idaho real estate license. BUYER is related to agent.

BUYER Signature ___________________________________________ BUYER (Print Name) _____________________________________________

Date Time A.M. P.M. Phone # _________________________ Cell # _________________________

Address ____________________________________________________ E-Mail _________________________________________________________

City ___________________________ State ______ Zip _____________ Fax #

BUYER does currently hold an active Idaho real estate license. BUYER is related to agent.

BUYER Signature ___________________________________________ BUYER (Print Name) _____________________________________________

Date Time A.M. P.M. Phone # _________________________ Cell # _________________________

Address ____________________________________________________ E-Mail _________________________________________________________

City ___________________________ State ______ Zip _____________ Fax #

49. SELLER'S SIGNATURES: On this date, I/We hereby approve and accept the transaction set forth in the above Agreement and agree to carry out all 
the terms thereof on the part of the SELLER.

SIGNATURE(S) SUBJECT TO ACCEPTANCE OF ATTACHED COUNTER OFFER
COUNTER OFFER INCLUDES ATTACHED ADDENDUM(S) # _______________________________________
COUNTER OFFER INCLUDES ATTACHED EXHIBIT(S) # __________________________________________

SELLER does currently hold an active Idaho real estate license. SELLER is related to agent.

SELLER Signature __________________________________________ SELLER (Print Name)

Date Time A.M. P.M. Phone # _________________________ Cell # _________________________

Address ____________________________________________________ E-Mail _________________________________________________________

City ___________________________ State ______ Zip _____________

CONTRACTOR REGISTRATION # (if applicable)

SELLER does currently hold an active Idaho real estate license. SELLER is related to agent.

SELLER Signature SELLER (Print Name)

Date Time A.M. P.M. Phone # _________________________ Cell # _________________________

Address ____________________________________________________ E-Mail _________________________________________________________

City ___________________________ State ______ Zip _____________ Fax #

CONTRACTOR REGISTRATION # (if applicable)

LATE ACCEPTANCE
If acceptance of this offer is received after the time specified, it shall not be binding on the BUYER unless BUYER approves of said 
 acceptance within _____ calendar days (three [3] if left blank) by BUYER initialing HERE (________)(________) Date ______________ 

If BUYER timely approves of SELLER's late acceptance, an initialed copy of this page shall be immediately delivered to SELLER.

_____________________ _________________

__________________________________________________________

_____________________ _________________

__________________________________________________________

_____________________ _________________

__________________________________________________________

___________________________________

___________________________________________ ____________________________________________

_____________________ _________________

__________________________________________________________

___________________________________

Fax #

____________________________________________

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _
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