STATE BOARD OF LAND COMMISSIONERS
August 17, 2010
Regular Agenda

SUBJECT

Request for final approval to purchase 4.96 acres of property Zoned C-2, including
improvements, in the City of Boise, ID. The property is known as Affordable Self Storage.

BACKGROUND

The IDL (Buyer) entered into a Real Estate Purchase and Sale Agreement (PSA) (Attachment I)
with Dirk L. Marcum, Leslie Marcum and Kevin A. Howell (Sellers) on July 16, 2010, for a self-
storage facility located at 450 S. Maple Grove Road, currently operated as Affordable Self
Storage. The property consists of 4.964+ acres and the improvements are “considered to be a
Class A self-storage facility”’ containing 80,625+ sf of rentable enclosed storage and 1,400+ sf
of office space plus 768 + sf of detached garage space for use by the office occupants (See
Attachment 2, Thornton Oliver Keller Commercial Real Estate Investment Offering). The PSA is
subject to the following:

1. Buyer’s satisfactory review of the Due Diligence Information;
Final approval by the State Board of Land Commissioners for the acquisition of the
property;

3. Buyer obtaining an appraisal at least equal to the purchase offer price; and

4. Delivery of title to Buyer’s approval.

DISCUSSION

The IDL completed due diligence necessary to recommend this Land Bank Fund purchase
pursuant to the requirements outlined in the land board approved Asset Management Plan,
appendix N — “Due Diligence Checklist.” The findings of key reports and analysis follows:

Appraisal — A summary appraisal report prepared by Timothy P. Williams, MAI, MRICS Idaho
CGA #193 and Paul Rodeghiero, Idaho CGA #152 as of July 23, 2010 with the “As-Is” market
value of the Fee Simple Estate at least equal to the purchase offer price of $2,680,000.00.

Property Condition Assessment — A Property Condition Assessment (PCA) was conducted by
Jeremy C. Jeffers, AIA, CSI, Senior Consultant with Terracon Consultants Inc., Boise ID. The
final written report is due August 9".

Phase | Environmental Site Assessment — Gem Environmental Management, LLC completed a
Phase | Environmental Site Assessment (ESA) report pursuant to the American Society of
Testing and Materials (ASTM) Practice E 1527-05. The ESA report revealed no evidence of
“recognized environmental conditions,” as defined in the ASTM practice in connection with the
site.

Preliminary Title Report —The Preliminary Title Report was reviewed by Deputy Attorney
General, Robert Follett and Department staff and revealed no issues.

! Summary Appraisal Report, Williams Research Inc., July 23, 2010
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Financial Analysis

The Current Physical Occupancy rate is 92.9% and the Economic Occupancy for year end 2009
was 91.8%. Current rental rates appear to be below market rates. Market rates were used to
project Potential Gross Income in the financial analysis below and a Projected Rent Loss
calculation was used to allow for a two year time period increasing rates to market, with a 10%
vacancy.

Units Year 1 Year 2
Potential Gross Income 414 $ 395,669 $395,669
Other Income 23,955 23,955
Total Potential income 419,624 419,624
Less Vacancy & Collection Loss 10% $ (39,567) $ (39,567)
Projected Rent Loss (48,300) (16,100)
Total Income $ 331,757 $363,957
Expenses
Taxes $ - $ -
Insurance 4,000 4,000
Management/Operations 60,000 60,000
Advertising 15,000 15,000
Utilities 9,000 9,000
Maintenance & Repair 7,600 7,600
Reserves 7,600 7,600
Total Operating Expenses 103,200 103,200
Net Operating Income 228,557 260,757
Purchase Price $2,680,000
CAP Rate
(Net Income/Purchase Price) 8.5% 9.7%

This Land Bank Fund purchase provides the IDL and the board with the opportunity to invest
Land Bank funds in real property; increase cash distributed to beneficiaries; and potentially
increase the value of endowment holdings as the property is located in an area of current and
projected future growth.

The purchase of Affordable Self Storage meets the purpose and objectives expressed in the
board’s Asset Management Plan and priorities for new assets in the following ways:

* Increases net cash flow $228,500 - $260,700 annually to Public School Funds
= Diversifies asset types to reduce risk and
= Reduces single industry dependence [forestland]

Management of the Site
The Department successfully manages seven other commercial properties in Boise. However,

managing a self storage facility is different. Fortunately, there is a plethora of information on the
self storage industry to use as a guide; a local chapter {Idaho Self Storage Association (ISSA)}
that sponsors an annual conference; and industry specific requirements specified in Idaho
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Statute Title 55, Chapter 23 Self-Storage Facilities. Similar to existing office/retail management
arrangements, the Department will contract for the day-to-day property management with an
experienced company here in the Treasure Valley.

RECOMMENDATION

The Department recommends that the Board approve the acquisition of the above referenced
property pursuant to the terms and conditions of the Purchase Sale Agreement.

BOARD ACTION

A motion was made by Attorney General Wasden that the Board approve the acquisition of the
referenced property pursuant to the terms and conditions of the Purchase Sale Agreement.
Controller Jones seconded the motion. The motion carried on a vote of 5-0.

ATTACHMENTS

1. Purchase Sale Agreement
2. Thornton Oliver Keller Investment Offering
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This Resal Batate Purchase and Sale Agreement (the

i and berwesn Dirk L Marcum snd Leslie Marcum, bugband and wife, whose muailing

: fdaho 83716; Kevin A. Howell, whase mailing address is 4822 N Rosepoint Way,
11.C. an 1dsho limited liability compamry, whose mailing address is 450 S Msple Grov
collectively referred to as “Seller”) and Stat= of Idaho, Depertment of Lands, whose fosl
North 6° Sereet, Boigs, 1aho §3720-0050, and/or assigas (hereinu
COMmO)
unit facility known and doing dusinems as “Affordsble

certain real property. improvements, and buxiness assets with 2

*Property”).

Buyer, shall be applied against the purchase price at closing. -

3. Buyer's Fe:;ﬂnw Stody.

83705, and commonly known &s: & 414 vait 80,625 stquare foot Starage
Self Storage” and “affordable Storage”, copsisiing of thret (3) scparae parccls Icgally described on Exhibil A, together with
ol tights sppurienant thereio, including ofl buildings, improvemems,
snd related to the operation of the storage businzss operagions theréon,
and surveys of the Seller which peruain 1o e yeal propesty, storage furillty,

fixtures, 99585 and

1 Purchase Price; Payment. mw[mmhmpﬁceforﬂaemm
Tnousand & 007100 Dollars ($2,680,000.00), inciuding the Deposit 1o be paid 45 follows;

Faroest Money Depasit. Buyer shall deposit with Fist Amevican pA
Tweaty Thousand Dollars {320,000.00) s an amesL monsy deposit ("the Doposl
of this Purchase and Sale Agreemeont. The Depasit, together with any intevest

11 The balance of the pizthase price shall bs

.32 ‘The deposit will besome nonrefundable only: (1) following B
Diligence Maperial, (2) upod Buyer's approval of 8 Prelimigzcy Tite Commiun
Insuronco Company which shell be included as yart of the Due Diligence
‘Board of Land Commissioners for the acquisition of the subjest Propeny.

2 Inciaded Ttems Three (3) separate parcels legally described on
appurenant thered, {ncluding all buildings, improvements, fixnres, nssets, equipment
not limited 1o office equipment, files, recands and databasss)

ns therson, including the assignment of all relevant Jeases of customers and/or
umits or other facilides located thereon, the right to ths caminved (and a5 between the paties herem, the sxclusive) use the
business names “Affordable Self Storage™ and “Affordabls Storege”,
and surveys of the Sellsr which penain o the real propetty, slorage

and toget
theility and/or businest operal

31 Feasibility Period. Buyer shali have thiry (30) days
by the partics of this Agresment (the nFeasibility Period”) 10 conduct & peoeral faasibilily s
. cﬂimmu.mployes.conwlmorecmmﬂnnhmdw!!ghlmenuuponmahopmyfmdnpmpomof
! conducting such studies, appraleals, inspectons, SYIVays r evaluations as Buyer deams approprisie. Buyar shail have the right
as part of such inspection w jospezt the Propenty, s Buyer ghall
hire such engineers, aichitecis, sppraisers and other congultants 10
mechanical equipment and uldlity facilidet, 1 inspect all sccounting
and 10 conduct sofl, epvironmental and ¢imilar 1ests and studies at Brryer's cost

, 32 Sufislection or Walver of Beiyer's Feasibiity Study. On of bafore expirtion of the Feasibility
T e s on - -Peiod, Buyer shall deliver ane of the following notices to the Cloging Ageat with-a copy 1o Seller and e Brokats:. ... .. ocon e

321 Sstisfactory. A nolice swiing that B
rizht to complete & feasibility stdy, and elects to proce=d 1o closing this wapsacti

09:03:34 a.m.
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") is made effectivc this day of July, 2010, by

sddress is 14364 B Highway 21, Boise,
Bolse 83713; and Affordable Storage,
¢, Boise, 1dsho 83709 (bereinafie
ling address i FO Box 83720, 300
fiar refearod to as “Buyer”) for the pichase aod sale of shat
1 sirect addruss of 450 S Maple Grove, Boixe, Idsho

equipment of Seller locared thereon

together with all entitiements and all reponts, smdies,

Praperty Locations 450 5. Muple Grove Road, Boise, D RIT09

andfor butisess operations thereon (the

is Two Milllon Six Hundred Bighty

de Insurance Company its check in the amount of
") within three business days from execution
thereon which shall accre to the benelfin of

paid 21 closing In cash or cashisr'scheck -

g satisfactory reviewof the Dus
prit provided by Fimst Aorerican Title
Period, and (3) finz] spproval by the Stae

Exhihit A, wgother with all fighs
and personal propecty (insludiog but
of Seller related 1o the operation of the storage business
fesseas of any and all of the storage

her with all prtitlements and sli reporis, swdles,
ong thereon (e "Property™)

which shall commence upon the execulion
tudy of the Property. Buyes and its

ing the Intesior of all buildings, 10
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o, including the roafi, all

Buyer bas completed s feasibility sudy, o7 waives its
o0 on the remaining reams hereot.
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. 322 Unsatisfactory. A notice gioting that Buyer has completed fis feasibility amdy and found,
in Buyer’s sojo discrerion, the property unsuilabls, or for any other reason has detsrmined this Agreement unacceptable, and
(herefare elects o tesminare this Agreament. Op givioZ guch notice of termination to Closing Agent, the Deposit shell be
rectmed immadiately 1o Buyer and Buyer and Sefier ghall be relieved of all obligations hersunder, and this Agreement will be

termipated,

———— —

323  Faibare to Give Notice. If ncither such notice is given within the Feasibility Perind, thia
Agreement may be rerminated by either party upon nolice to the other party. 1f this Agresment ls terminated pursuant o this

ph, the Deposit sball be returoed 10 Buyer, and Buyer and Seller ghall be relicved of all obligations heseunder, and this
Agreemeni wil be terminatad, .

' 43 Reviewy of Docoments. Scller shall within five (5) business days from the date of this Agreameat, *
provide Buyer with copics of the Due Diligence information ea shown on Exhibit C. Seller agrees, st Scller’s.cost, to request
and/or cooperate to obtsin such matesials not in Seller's possession for Buyer.

4. Closing.

41 Notice of Land Baard's acfion on Agreementy Time for Closing; Termination Date; Muttiple
Closings. Buyer shall deliver to Seller notice of the State Board of Land Commissioners’ final epproval or dispproval of this
Agrezment within five (5) business days of the State Land Board meeting © be beld Angust 17, 2010. The gale shall be closed
in the office of the Clazing Agent and shall ccour within 15 days following the final purchase approval by the Suxe Board of
Land Comumissioness. Af closing, Buyer and Seljer ghall deposit in sscow with Closing Agent all instruments, documents and
monies mecessary to completz the gale fn accordance with this Agreement. As used hercin, *closing™ or "date of closing”
mesns the das on whichall ap a1e documents are recardsd and proceeds of salc dre avaljable for disbursement to Seller.
. Funds held ip reasrve accOUnts PUrsUant 1o eserow hmimetions shall be deemed, for purposes of this definition, as available for
alshursement to Seller. If reguested by Buyes, Seller agress (o permit multiple closings foc pordons of the Property, With one
o more purchasers, which may or may not includs the Buyer, so long ¢ the purchass prics is paid in full and alt closings for -
portions of the Propesty occur simultapacaxly. .

42 Prorations; Cloging Costs. Taxes and essestmenls foc the cumrent year, coflecked reats, interest,
prepaid premiums for fonmance 10 be assigned to Buyes, if any, utilities consthuting liens and other imms of income and direst
expense relatiog w the Property (including without limitation existing sevice ar supply COMACIs, OWNCT's AFsOCiAton dues,
eic.) shall be prorated a5 of the date of closlng. On closing Scller either will assigo and vransher to-Buyer, of Eive Buyera
credit, in the amount of all tsonnt Jeposits, if any, he)d by Sellar. Seller shall pay for the ALTA. sndard coverage tiflo
insursncs policy, the cost of recording the dead of trust given to Scller hereundr, if any, and ang-balf (172) of Closing Ageat’s
cscrow fee, Buyer ghall pay the cost of the Appraisal, the Phase | Bnvironsatal Assessment, if any, recording the Waranty
Deed. and one-brlf (1/2) of Closing Ageal's epctow fee. ) .

43  Possession. Buyer shall be entitled 1 possession of ihe Propetty upan closing subject to existing
Isxses and eanerpants or encumbrances of record. . : .
44 Docaments To Be Deliveced by Seller st Closing. On the date of closing, Seller shall have

axecuted, or causad 1o be exscuted, and delivared to the Clasing Agent the following documens, if required by Buyer, in &
form reasomubly acceptable to Buyer and Seller: '

2) Wamanty Desd:

b) FIRPTA (as provided in Seotion 7.3 of this Agreement);

¢) No-XLien affidavit (a3 provided in Santion 2.2 of this Agmeement);

d) -Bill of Sale transfering all persoual property, aEs=ts apd equipment; and wsigning lease:
¢) Any othar insruments ar dncumests reasonably requested by Buyer; and

f) Other

-4 Conveyanice of Title. On closing, Seller shall cxzoute ond deliver 10 Buyer a general Warranly' Decg-
conveying good and marketable thle to the Propenty consisting of real propenty, bulldings end improvements neluding all
sppunzaances thereto foe and clear of any end all defects of title, including, but not limited 10, &RY and all, jisns and
encumbmances excepl tose which may be specifically agreed 1o by Buyes In wriiing foflowing a review of (he 1itle_
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commitment by both parties. Seller shall also execats and defiver to Buyer a Bill of Sale conveying good and merketablc title
to the Propeity consisting of al) equipment, mssels and persomal property (ncluding office equipment, files, records and
dotabases) used in connectiop withshe business {casivz operations focated upon the real propetty, and shall assign 10 Buyer all
fight, title and intarest in any und al) Jeases of lessees to lcasz the Property ot any poriion thereaf, all free and clear of any and
all defects of title, Including, but pot limited &, any and all, Jiens and encumbrances except those which may be specifically
agresd o by Busyer in writing following 2 review of the title conpmitment by both partics. K

[ Risk of Loss; Tnsursoee; Condemnation. Risk of lass of or dsmage W the Propenty shall be borme by
Seller unsil the date of closing. Thereafter, Buysr shall bear the risk of lozs. In the event of material loss of of damage 1o the
Property pricr to the dute upon which Buyer axumes the risk of Joss, Sedier shall not be obligated to restore the Proparty nor
pay damages 1o Buyer by reason of such loss of Gamage, and Buyer may terminals \his Agreement by giving notice of such
termisation to Seiler and Closing Agent, and guch tarmination shell be cffective and the Deposht shall be refunded 10 Boyer
within ten (10) days thereafiar; provided howevex, that such termination ghal not be effective if Seller sprees in writng within
such ten (10) day period w restare the Propeny subsmntially to its presamt condition by the Cloaing datc; aod provided further
that Buyer may elect to ptochase the Property in the conditlon existing on the, date of closing xnd on closing Seller shall assign
to Buyer the procecds of any policy of insurance caxied by or for the benefit of Seller covering eny loss ox damage to the
Property occuring after the date hereof and prior w the closing date. Saljer will submit an insurance claim and use irs best
efforts to obthin insorance procesds. On closing Seller will pay o Buyer, outside of escrow, the enlire amount of insumnce
procesds received prior to closing fram such claim,

Untl closing, Selier ehal] maintmin fis exising insmancs policy(es) with premiuens prepald on the Proparty pmming
sny improvemeats Jacated on the Propeny againstloss by firc apd all pther risks customarily eoveted in 1dsha. .

2. Seler's Represwtstions and Worranties. In sddiion 0 other regresomesions coglained In s
Asteement and in Exhibir ), which exhiblt g attached hereto and made @ part hereof, Seller represents and warrants o Buyer
as of the date of closing thav ) :

71 Atharily. Selles, hnd all persons signing on hehilf of Sefler, bave full powsr and sutharity to exec Hhis
Agresmant and perform Sellec’s obligntions hereunder and if Buyer i5 8 caxporation, all naceszry corporate Action (v buthorize
this trinsaction has bern taken;

72" Parties In Possession; Liens. The Property it not subject to any. leases, tanapcies ar rights of pergons In
possession excepi as have been disclosed tm Buyer in writing, Prior to closing Selier shall executs and deliver 1o the Closing
Agent or Buyeran caecured No-Lien Affiduvit confirming the nonexistcare of any liens ar rights to any Tians on the Propenty;

23 Nondorego Status, Seller s not » *fareign person” for purposss of Section 1445 of the Inteancl Reveaus
Code. Prior o closing, Seller shell exccute and deliver (o Closing Ageant an affidavit in order 1o meet the Foreiga Jnvestment:
in Real Propeay Tex Act CFIRPTA®) requirerents of LR C. § 1445 und LC. § 58-313; and

74~ No Bazardous Waste; Jpdemnity. Seller is unaware of, and has not receivad notification of eny kind from
any apency, suggesning that the Propeny {s or may be targeted for @ Supacfund cleapup. To the best of Seller’s knowledee,
neither the Propecty por Ay portion thereof ia or has besn uezd 05 2 JandGii, waste storage or disposal site, or for the storage ar
dispotal of any chemicals, peirolenn or oil products, or hezardous of dangerous waties of SubSRANCES. Sclier agrees 1o
indemnify and hold Buyer barmlass from and agsinst any and all loss, damage, claims, peaalties, Yiability, suits, costs and
expenset (including, withiout timitation, reasonzhle attomey fees) and akeo including without limitarion, costs of rsmedlal
action o cleanup, Fuffered or incurred by Buyse arizing out Of or rolated to any such use of the Propexty, or portion thereof,
occurring prior to the copveyanee © Ruyer, sbout which Seller knew ar reasonably should have known pfiot o closing.

8 ' Buyer’s Authority. Buyer reprezents and waranls 10 Seller that at the date of execution bereof and at the
dae of closing Buyer, mnd all persoas signing on behalf of Buyer, have full power aad authority 1o execut this Agreement and
o perform Buyer's chliganons hereunder, and if Buyer is @ corporation, all necessary corporatc. sction o Autharize this
ransaction has been 1aken. '

cit. Q- Assignment of Warrsnties and Service ani Supply Contrasts. On closing. Salier shall and.does hereby
amigo 1o Buyer ell righis and benefits, if any, pow or hessfier held by Seller undor any warranties of any kind, cxpress oF
implicd, made ot furnished by the monufacwrers, builders, supplists or yeadurs of a6y material uged in construcfon of ths
irgprovements on the Propetty or any furnitare, appliances ar equipment ko be purchesad by Buyer hersunder, and Scllcr shait
and does hereby assign to Bayer all tights and benefits under avy peesent ar futuce contract for services or supplies used io ot

REAL ESTATE FURCHASE AND SALBACREBMENT-3  SELLSR]MM(. L M Dia— me}il}/
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about the Propery, auch essignments to be self-operative without the need ®or any

in enforcing eny such warraniies 05 CODTACE, provided that such documents and oooperily

i for, and otherwice dispese of or deal with apy clsims, payments, patilements Of COrUpromise!

any supply or servics contract hereby ascipned.

1 which are not cxptessly set forth in this Agresment,

be foxficited op demand by Selier as Jiquidated damages and upop payment thereof to Saller,

imcluding reasonable attoroey fes.

- constituting said- Sefler or Buyer:

Notices o Sellcr shall be sent to:

Fax;

Notices o Buyer shall be sent ©0: Kathy Opp
Jdaho Depaniment of Lands .
PO Bax §3720
300 North 6® Sueat
SR Boige, Idnho 83720-0050
| : Fax: (208) 334-3698

liability to Seller. Seller hercby designates Buyer full power of substution in its name, to demend, enllect,

to any warrantes transfesred to Buyer hereunder. Buyer shall pol be obligated Io acCSpI Of EAVMS

abfigations or liability bereunder. In any Bult, action or appeal therefrom, 0 enforce this Agrecm
hercof, ar to intespest this Agreement, the prevalting party shall be entitled to recover Its costs inourred

refusal, (b) three (3) days afiss malling by cerified mall, or () 8 day facsimile delivery is vetifi
Buyzr consist of ons or mare parties, noﬁumthemmfonhhmﬂnxhaﬂbadwnd.noﬁwwnl

P. 005

07-16-2010
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further writlen docurment; provided

however, thet et Buyer's request Soller shall exacute any jostruments and cooperate with Buyer 85 reasonsbly required to

evideoce or enforee such assignments. Seller will sign any documents, join in any action, and utherwise cooperate with Buyer
on does nol resuli in any Cost or

sut upon, eecaipl
5 which may be mede with respecl
Seller's obligations undes

10. Condition of Propexty. Buyer is pirchasing he Propetty oo an “gs3s" basis without eny wamantiss,
exquress o implied, from Seller, cxcept a8 provided in this Agrecment {inctuding ExhikitR). Buyer
Buysr i5 not relying upon sny siajement or representations by the broker(s) or any reproscomtves

further acknowledges thas
of the broker(s) or Seller

1L Defavis; Attorney Fees. Time is of the essence of this Agresment. If Seller defaults hesoundes, Buyer may
of this Agroemant, damages or rescission, and Buyer shall be entitled to a return of the Deposit ob

seck specific
demsand, end Sejler hereby relcases all claims to the Depait In the event of such defaule. If Buyzr defaults, the Deposit shall
Buyer shall heve uo further

cnt or any term Or provision
thereln (and on appeal),

N v Notices. Any notice under this Agreenent atell be in wrlting and be delivered ip person ot by public or
private courier service (including U.S. Postal Service Express Mail) or coaifed mall or by facsiroile. Any notice givea by
cenified mail shell be soot with return receipt requested. - Avy notice given by facsimile shal be verified by telephone. . All
notices shall be addressed to the panties at the pddreszes sot forth in this Agreemant, or at such other

may from thne 1o ime direzz io wrlting. Any notiee shell be deemed 10 have besn giveh on the ceglier of: (2) actml delivery or
ad. In the event Seller or

I ather persons or eatities

addresses as the pearties

13 Survival of Warranties, Ths lerms, covenants, represenations end wamantics shall not merge in the deed

of conveyancs, but shall survive closing-

14.  Commissions. Buyer and Seller understand and agree tal Kel

. [ is involved in this transactioo on behalf of Buyer and Seller (collectively the “Brokers™), snd that 50 other brOKer ar agent Was
l the procuring ceuse of the wrepsscticn contemplated by this Agrecment.  Seller shall be responsible for prying a sules
!

and Buyer's sssigned agents. Buyer and Seller cach agree to protect, defond, indemaify and

surcessors and msigos, from and Ageinst any and sll obligation, eost, expenss and Liability, incleding,

1858

$G) of the purchase price al closing to Tharnton Oliver Keller, © be split equally beaween Seller
hoid harmless the other, thew

without limimion, alf

S e e = — guazoTEble altorncy.fees 20d cONI COSIS acising put.of any ¢laim for brokerage commission, finder's commission of other stich

due the agent of Gy party clajming such indeyonification. .

REAL ESTATE PURCHASE AND SALE AGREBMBNT -4 ssu.sghﬁgtl_/m_ Jg %"M smné(
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" enmpengation &s & result of the deslings of Bayer aod Seller in connection with this transaction other than such feesasmaybe ™™ 7).
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. Sectlon 11

- Bection 2¢

REPRESENTATION CONFIRMATION

Check oas (1) box in Section 1 below and ope (1) box in Seotion 2 below to confnm that in this transaction, the
brokerage(s) involved had the following relotionship(s) with the BUYER(S) find SELLER(S).

A [ The brokemge working with tho BUYER(S) is acting a an AGENT for the BUYER(S).
B. [] Tbe brokemge working with the BUYER(S) is scting 28 & LIMITED DUAL AGQENT for the
‘ “BUYER(S). without a0 ASSIONED AGENT. '
C. [© The brokerage working with the BUYER(S) ¢ acting as a LIMITED DUAL AGENT for the BUYER(S),
- apd bos an ASSIGNED AGENT acting solely on behalf.of the BUYER(S).
D, [ The brokerage working with the BUYER(S) is acsing 8 8 NONAGENT for the BUYER(S).

A. The brokerage working with the SRLLER(S) is ncting 85 an AGENT foc the SELLER(S).

B. The brokerage worlong' with the SELLER(S) is scting a5 & LIMITED DUAL AGENT far the
SELLER(S), without and ASSIGNED AGENT. . .

C. The drokerage working with the SELLBR(S) is woting 35 3 LIMITED DUAL AGBNT for the
SELLERS(S), and has an ASSIGNED AGENT ncting solely en Behalf of the SELLER(S)-

D. [ The brokemge working with the SELLBR(S) is pating 25 0 NONAGENT for the SELLBR(S).

Bach pary signing the signing this document copfirms thet he has reccived, read and andersiood the Ageacy Disclosure
frochute sdopted of approved by the 1dgho Real Bstate Commissiop and hes cansented to the telationship confitmed sbave.,
In addiBon, cach party confirms that the brokerage agency offics policy was made svailable for inspestion and review,
EACH PARTY UNDERSTANDS THAT HEIS A ~CUSTOMER™ AND 1S NOT RBPRESENTED BY A BROKERAGB
UNLESS THERE IS A SIGNED WRITTEN AGRESMENT FOR AGENCY ﬁEPRB_SENTATlON'.

CONSENT TO LIMITED DUAL REPRESENTATION AND ASSIGNED AGENCY

The updersigned have received, read and updersiand the Agency Disclosvre Broctiura. The undersigned understand thatthe
brokarage involved in this transaction may b providing agency representation to both the buyer and the s=tler. The'
podersigned each understands 1hal, as a0 ageat for voth buyep/client and selles/client, a brokezage will be 2 Jimited dvel
agemt of each client ond cannot advocate oa behalf of one client over another, and canoot fegally disclaze 1o either client
cerwaln confideatial client information concerning prica negotiations, rmE or faciars mouveting the buyes/client to buy ar
the seller/client o sell withoot specifio writen permission of the client to whom the information peraing, The specific

_ dwies. obligations and limilations of o Bmited dual agent are contained in the Agcocy Discloswe Brochura as requited by

geotion 54-2085, Idsho Code. The undersigned csch undersiands that & Jimited dual agent docs sot have dury of undivided
loyalty w either cilent. . '

The undersigned furthet acknowlndge that, 1o the extent the drokerage firm offers assigned agency as a type of agency
son, individual sales sssoclares may be ascigoed to represeat each client to act solely on behplf of the client
consigtept with applicable duties. set forth i Section 54-2087, 18aho Code. Inan nssigned eagency shwotion, the desighawd
broker (the broker who supervizes the sales associates) will remain & finited dual ngeot of the client and shall have the duty
to supervise the assigned agents ip the fulfillen of their dulles 1p their respeciive clients, o cefrain fiom advocaling on
benalf of rny one clical ovar gnothar, and to refrain from disclosing or using, witbomt permassion, confidential information
of any other client with whom the brokerage has an agency relationship. )

RESPONSIBLE BROKER :
The RESPONSIBLE BROKER in this tensaction Is Wﬂwﬁm for Thorntan Oliver Keller
Commeycial Resl Bstate, LLC . _

Listing Agency: Thomton Oliver Kaller Commercial Real Estate
Addresx: 250 S. 5 Strees, 2 Floor, Boise, ID, w02
Phone: 208.947.0806

h nuLmAnniRMANDSAwAOREaMENT-S smm_%?):M_ ,u&/ ,E%'{l&—— aum/%
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Selling Agency: Thornton Oliver Ealler Commencial Resl Estatc
Agest: Al Marino and Gavin Phillips
Address: 250 . 5® Sweet, 2™ Floor, Boise, ID 83702
Phone: 2083784600

15. Coumterparee. Thig Agreement may bo axecutzd ip any an of counlerparts for the convenience of the
patics, oil of which, when takep together and afier execution by all pacties hereto, shall consumie onc and the seme

Agreament

16. Geperal Thie is the endre agreement of Buyer and Sclier with fespect 10 the matters covered hereby and
supersedes all prior agreements between them, wntse of arel. This Agrecment may be modified only In writing, signed by
! | Buyer and Seller. Any wajvers heccunder must pe ip writing. No waives of any right or semedy in the evesy of dofavit

hercunder shall constilute & waiver of such right or rsmedy in the event of any subsequent dzaniL This Agreement shall be
govemed by the laws of 1dabo. Tnis Agresment is for the benefit only of the parties bereto and shall inwre 1o the benefit of and
bind the heirs, personal fepresepiatives, SUCCESSDLS and assigns of the partias hereln. The invalidity or unenforceability of any
provision of this Agrezment shall not affect the validity or enforeeabilily of any other provision hereof.

' 17. Assigament. Buyer may &ssign its rights hereunder Lo any person(g) or entity(ies).

18. Seller Cooperation. Seller will cooperaie in conneetiop With Buyer's efforts to obiain al) neceésary permits,
consents and epprovals of all governmenal AgeRCics having jurisdiction over the Propesty as required i comnection with
zoning, design review and the coratruction of amy improvemenis on the Property; provided however, thas Seller will novbe .
yequived to, nor will Buyer enter into any agreement which serves 1o, placcany permranent obligation, covenant o1 vurden upon
the Seller or the. Propexty prior to closing without Sellar’s conseny, sot to be unteasonably withhedd or delsysd. Any and all

‘ expenses incuored by Buyer in conjunction with there matters will be Buyes's responsbility.

19.  Additional Provisions. Any eAdifional provisioas are set forth in the Addendum & this Agrecmens, which
Addendumn is anached heraio and made a part hercof. ' .

20, Exhibit. Exhibit A, B, Cand the Addsndum auzched hereto are jncorpormed hereln ax if fully set foﬁh ’

: 2. Sufficient Apprupriation By Legislature Required. Thic Agxeemont ghall in no way Of manncr be
construed 50.a5 W bind or obligate the State of Idsho beyond the 1srmn of any particular sppropriation of funds by the Stat=
legislaturs a5 may exist from time to Gme. The Smtc of Ideho shall have and reserves the right (o terminate this Agroement
JF the legislawure of the State of 1dsho fails, neglects or refuses to appropriate sufficient funds as may be nequired far the
State of Idaho to mzel any obligation under this Contract. Al) future rights and labilides of the paries berso shall

thereupon cease within thiry (30) days after writisa notice o the Selles.

p Officials, Agzuts, And Employees Not Peraonally Linble. No director, official, officsr, employee or
agenoy of the Smic of 18aho shall be in any way Jisble or responsible for any coveoant of agreement harein contained, -
whethar exprezxed or implied, nor for any suremen, representation of wartanly meds herein or in any way connected with
this Contract, Auction, or Szle. In particulat, and withoot fimiwation of the foregoing, no full-time or part-time agentof-
employze, of the State of Jasho chall have any personal liability or reeponsibility hercunder, and the sole responsibility and
ligbifity for the performance af this Contract and all of the provisioos and covenamts herzin confained peqaining fo the
Scller shall rest in and be vested with 1he Stute of Idaho. :

i ) '  [end of 1ex)
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Exeotted effertive the date first sut forth above.
SELLER:
DIRK L. MARCUM
: Dated: 7 =l /2 B W‘_‘
- LESLIE MARCUM '
) e Tlic] 1 Wi Mt Mt
i 1 _
. ' KEVIN A. BOWELL
Datad: 7 - \S’»- |h ‘QC _/4 7041442 4 :
AFEORDABLESTDRAGB.LLC
an Jdzho Jimited Jiability company
Dated: YLl ekl © - ' A -

. _ [TV VAL sumLL
REAL ESTATE PURCKASE AND SALE AGREEMENT 7 m’% v& Tl )

g2/14
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Exhibit 4

EARCES AL )

part of the soutbwesh quarter of the Noxthwest quarter of Segtion
13, Towanshiy 3 Moxrth, Rangs 1 past, of tue Boise Meridian, Ada

County Tdeho, Aaseribed us followss ,
at a found bzass cap wonommting tha Northwest cezpex of
-suid Bection 137 thuacs nleag the .Wasi:url‘? 14me of swid
geation 12 BSouth 00°00/40" Nest A e of 1,323.04 fest Lo 8
found stesl pin said pin monumenting tha Northwest cozpar OFf
£ the Mortimest gnartet of Begtiom 13

safd Boutbwegt guarter o
o coatisuing aleog szid Wostexly 14ine of seid SecC

Eoukh 00°02’40™ ¥Yast 2 distwnce of 166.00 Zoet to & pointy thenum

lenving suid Nestezly line ) .
Horth 89°41/d4°® Bast & distance of 55,00 feal o o found steel pin
on the Eastezrly of way of South Maple aGrowa Ruad; thenos
aloug metd Bustexly right of Wiy )

South 0p°02'40* fant & aiptance of 30,00 faet O & pet gteel pin,
sald piz deing +he RBEAL BOINT OF AP s+ thence leaving
soid Eastexly cight cf way ‘ , '

ylorth 89°41 44" Bast s distonce of 636.78 fSect to 3 Bat eveel pinr

thanca .

fentl 00°0Q7029 west a Gistante of 197.2¢ fest to 2 Spumd Btael

pin; thence

South 89°46705” Wes
+ho Raptezly right of way of

o

along oeid Basterly right ef way

Rorth 00°02/40" West & aistence of 136.D7 fect £o the REAL POINT OF
SREINNING )

LESS AND thet portion deeded 'to Mda Commey Highway
2000, =8 mgmeu:t . -

EXCERPTING
District in Warranty Dead recorfed May 18,
x.oa_oaalzs. pacords of 3da Comly.,. Idgho.
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PARCEL Bt

Paxt of the Bonthwest guarter
13, Township 3 Noxth, Range
founty Idaho, deporibed as followsi

Cosmenci at 8 found brhgg Cup MeXum
gaid Sectlod 137 thengn aleoty the W

a3 .
South 007007407 West 2 distance of 1,329.04
1iz=0 COWBEON to Bectionu 13 and

09:06:05a.m.

- mmes M1 s EmVMCVNSTEw

Extiblt A Cont

mmm-gixteenth cornes thence

I - gSecticas 13
: eenterline of MAPLE GrROVYH

or BEGINNING;

sterl pins thanoe

"PROLENIVG.
SCHEDUILR C CONTINUED®

EXCEPD any porLion
| TRANSPORTATION BORRD for

| mwm&ﬂﬁ

way 5m |
8758078, Official Pacords.

2000358135, Reeords ©F

Jouthk §9°41/ 44" West 3 distance
PAPLE GROVE ROAD, thenss along
HNoxrth 00°02740" Wart @ distance of 30 £

am mwm R s e dmApAAN AR me——— e s a7 e
« e R L

gouth 0°02°407 Hast 166.00 feet along
BOAD, saild

shence lLonving said section lime
worth 89°41 ¢4 Xast €71.80 fsst along

+ RTDES EURDIVISION to aa iron pim
acuth . 0U°00702* Hest & dipkance ot
ef 671.78 fact to dhe centexlise of

gaid cmntoxrlinme
ewn &0 the EBRL

within that iand
DIVIBIOR OF
lapueﬂbu: 29,

[ X

af the :ﬁomnst
1 East, of tha B3O

07-16-2010

P. 010

ar of Becticn
se Maridian. Ada

the Horthwegt coraer af

an
said poo
point

ETGHNAYS

pm d to A
ecorded MBey ie, 2000,

Yy 1ins of eaid Section

£rat alomg tha aaction

2 thenoe
80 feet XROXO OF

iron pin marking the

4o 2AN0 COMOD to

namlm.lnobedngm
hea.ngmmnzom

t$:6 Bowth houndary of WALMUT

less o a oot

rIgT OF

deedad to TR0
#ax rosd right of
1987, as Tagtzrument 'no. :

da Connty EK.ghway
as Tustrument No-
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PDRCELCE . ] )
2 pazcel of lwid looated in ‘thie Soutlwest of the Worthwsut .
aquartey of seetion 13, Towaship 3 Mazth, Range 1 Beet. of ths Boipe ,
Noridiaa, Ms Ronuly Iduho, pxe particule=ly dencxibed s fallowdl

! . egivning at » Dross cap smrking the wectied coxpor sommez ko

! faise Heridian; ‘thante
: doprh 000’ 40" Weat 1329.0¢ faat aleng Tha section line aouman tO
[' Sectiany 15 und ue.ensmganmld.nsmmum-mh

H . cozrpars thsuce

! : Goptp 0°03/80% Baot, 166.00 foet aleng mald section line gommon re
gecticms 13 and 16 te s posinz, saif sestien 1ins almo boing tha

centarling of Mapla Grove Rosd; theneceo laaving madd seation

i R eh B§-al-¢4* Bugt, 671,80 feet wlovg the Houth bpundary OF
; WALNUT RIDGR ° W.wammhﬁmmmwmw

AEATVNIRG; thence oﬂnd;nu.u:g .- .
Rowrh 89°41/ 44" Baste 646, aet along vald subdiviaion boumdary

40 an iren o, the ono-Bixteepth 1iue) thenca

Soutk 0°02747" ¥mok, 150.44 Seet nlong dhe ocnoraintecoth line to RO
Ixughpiay thenve lexving amid cpe-gixtesntd line

Bouth 25487057 West, €4€6.67 fesk ko sn ivon pin; thebce 4
Barth 0°00702% Bant, 267.34 teor to the REAY PONT OF MEQIENING.

mc-mntfmugw-mdermmapwceioflmﬂbumam
the Somthwest guartex of the Noztiwest gquerTes of, Eection 13,

ZawnahlD 3 North, Range 1 East. af the Poise Meridinn, Ada Sounty
Tloho, JorH parkianlerly dasoribed as fallows:

Peginning at a Lxoss o6 mnzking the section coxnes CORmER o’

35 god 14, Tomship 3 Horth. ponge 1 Enst,

3 :
1836.D4 feab along the peebicn 23ne gemgacm. £o
a4 goqni:mghmasm.- ona pixtasath

] : Sectiens 1k, 13

Baise s
Soutk 0°00’ 40" Vo6t

geagticna 13 and

aoxgor) thence . o

Souid 0°02740™ gast, 166,00 Feet mlang saldd geotiog line gomon
spid peatiom Jine mlse belag the

Secreienn 13 and 14 to @ poiak, asd pect Lt baing o0 b e OF

i ) seprarline of Maple drove
% pEGIDONE; thenoe 1oxving said pCL_ P
fozch 897417 ¢4" Sast, 671.00 feet orong che
KALWOT RINGE 5I0N to 6m Sxroa pin; thenas
soutk D0°D0O¢D2™ Wast a distascée of 30. Teet, 70X
oel pin oo . .
Eﬁm sa'ix'u' Kept, & didtance of 671..78 feeat tO tha center aine
of Eaple Grove - Road; thence aleng maid contarline :
gorkh 00°02740% Res:, a @Gietunce ©

ARCINHLEG - )

EECEPT crion Jying withim that lond decded bto IDAFRG

mﬁﬁm fovr tLhe DIVISIOY or RIGEVAYP for sand Tignt of

way in Yarzanty Dead acordad Beptember 29, 1987, u® mumm;’m.

. g755078, OZEicial Recozrds. o _

N T “'.."'."".‘j7:.';""‘*;:'.. ALSC LESES A¥D EICRPTING that portian deedzcd £0:Ads County Eighwsy
pietrict in Waxzenty ‘necd recczded MY 128/ 2000, &o Tgtrodant ¥o..
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EXHIBIT B

Additional Represeatations and Warranties

Seller’s Representations and Warranties. Tn addition to other represctations et forth in this Agrezmeat, Seller
mprﬁmsudmnmmnwnofmedmnfdoﬁnguw . L

PO M AR

I. No Vinlation of Law. Nelther the Propeny nor the sale of the Propeny violstes any applicablc statwe. ordipance or
regulation, nor any order of any court of &ny governmental authority or agency. peraining to the Proporty or the use
occupancy ar condition thereof; : SO

T

2. NoLienz. All persans and corporations supplying Jobor, materinls and equipment to the Property have bean paid and
there are no claims of licns; ' ool

3. No Assessments. Therc are no aurently due and payable asseszments for public improvemsnts against the Propesty |
and Seller 1o not awzre of any local improvement distriet or other xing sutbority having jurisdiction over the

Property 1n the procass of formation;
4 Title. Scllerhas good and marketable fitke 1 the property: e

5. Utilitles. AN uslities, including bin not limited t0 2as, electricity, tstephone, water, and smitation $d stovm sowers, '
are complad 1o ove or more property Jines of the Property, in zize sufficient o gervice the Property. ' All 2uch
piilitiss ar» over valid easements of recond o dedicated tighis of way that have beea seceptad by local anthorities

having jurisdicrion thereof; ; R :

6. Twod: Drelnage. The Propaty is nos located In en area Wemifid by e Sacretry of Housing and Usban

Development of other govemnmental sgency as an ared heving special flopd hazards, end no sepamate preas Withinthe
Prapeny are raquired © be set aside for water retention, “green belt,” open spaco ar dreinags; T

7. Woeter Retention; Drninage. All water setention and storm drainage facilities, strects, curbs, guaers, sidewalks and
uilifes have bean or will be completed in accardance with applicable plans. specificatioos and permits, and. will have
beon approved by the spplicable govemmeotal entity prioe to closing: : e

. Devalopmant Fesz Seller has po notice or ymowilcdge of eny sgrecment, Tequirement, fequest ar demaod with or by

any govemmeota) entty.to the effect that the owner of the Proporty chall or runy be reguired to give consideration
such 25, without Jimimtion, payment of amy deferred zoning or development fees. conmbutionz 10 school dismiets,
park districts, local improvement districts o7 ghrollar agsncies, or dedication of any portion of the Property, 858
cnm!‘nionmﬂngmnﬁngofdevelopmﬂoxbiﬂdingmilsﬁrrﬂmhvpem; ‘ oo

9. Storm/Sewer Faclities. Scllcr bas no knowledge of any resmiction, foretorum, regulation oF policy that would

prevent or tmpede connection of present or future Improvement on the Property 10 the Btorm, sanitary sower, of

water facilifies, or thel would impose sn extracrdinary fes for such connecdon: R

10. Contiguity. The Property consisis of 4.96 scres more or feax; C

11, Zoning, The curtcat zoning for the Bropeny i L-ODIDA. (Limited Offce with Design Eovied and a Development
Agresment) Zons. Seller has no knowledge of any plan by any person of entity 1o change the caistng zoning

d applicable to the Propesty; T

12, Commercisl Devlopraent. Seller ecknowledges that Buyer is acquising the Property with e ntention of either
roainuining or developing and conatrucfing commercial improvements (hereon. Lo

v
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Bxhibit C
DUE DILIGENCE CHECKLIST
NA ) ] '
C\nrenl.rem roll indicming Jease terms, rental Inies, concessions gransed, renswal options,
X 1. tecurity deposits, tsnant's financial statements and any omstanding delinquencies or prepayments
X 2. Tenant leascs currently in place

3. Siandard lease form
4, Cetificates of Occupancy

5. Tenant profiles, if avallable
istorice) financial and/or operating statements for the prior five years and current year-to-date

|

X 6. smiements or thoss covering the period of Selier’s ownezship
X 7. Capital eaﬁcndlnnemordsfwmspastﬁvcyurs
- X R, Utity bills for the pr:ﬁcding twenry-four month pesiod

Mafntcnance/service coptracts sud agresmonls. Any coutests reiating to the ownership,
aperation and maintepance of the propenty inchuding laundsy Inase, pool, pest and landseaping

X 9, oonwacts

X * 10, Oufrent ad valorem tax bills and property 1ax swmtements

X 11, List of veadors and utility compeuies with ascount numbezs

List of magible personel proparty owned by Seller and uted in connsction with the owpership,
X 12. operation, use and maistenance of the propeny” :

'l

umw

13, Floox plana
X j4. Site plan
15, Goverameml pamits or zoning restictions affecting the development of the propecty
X 16. Sutement of suuctural ahcrations made (o premises ‘
X 17. Any g\;nrlnw and wattanties on the buildinj. roofs, major repairs, etc.
X 18. Existing survey, if availeble: -
X __19. Phasel Envbmmcnni Report, if availabie
X 20, Mast recent sagineering report, if avalable

21 Traffic repont (apartments)
22, Market surveys ér gdies of aree or comparnable propesiles, If available

23. Brochures of project and comparable ar;mnpcﬁlive projects (spaaiménts) T T T

REAL ESTATE FURCHASE AND SALE AGREEMENT - [2 smmM\LM_ [Mk.ﬁ&*—-— BWH%A
‘ - . el = gy 4 _ fa




IUL/16/2010/FRT 04:05 PM FOUNDATIONS LLC o FAX No, 2089559050 P.0l4

6347504

P ewr awawl S Ala W aa

SHORE LODGE 09:07:03 a.m. 07-16-2010 14 /14

[SETRSAIVEVIVAYE 2 Ad .4

PYTeN . - ars 1A R W A wwemas

————————

ADDENDUM

ﬁis Addendum conwins additiona) provisions which supplemeat the Real Estate Purchase and ;ﬂe Agv:emunt dawed
) asBuyerapd ____

2% Seller for the purchass and sole of cenain veal property commonly
in Coanty, Idaho,

known a5

(a)

o)

(<),

(d)

'@.

®

®

®
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OLIVER INVESTMENT DESCRIPTION

COMMERCI AL R E AL ESTATE

Experrence Kesdlts.

Affordable Self Storage

414 Self Mini Storage Facility
450 S. Maple Grove Rd.
Boise, ID 83709

Institutional quality facility

Rents average 20% below market area rates
Actual 8.1% capitalization rate

Ideal central Boise, ID location

Trevor Caster of Thornton Oliver Keller exclusively represents this opportunity to acquire this well posi-
tioned and well located institutional quality mini storage facility.

Affordable Self Storage enjoys 168’ of frontage on the high traffic corridor of Maple Grove Road and
is less than 1 mile from Interstate 84, Interstate 184 and the super regional retail heart of the Treasure
Valley anchored by the Boise Towne Plaza.

A population of 91,186 with an average household income of $67,164 resides within a 3 mile radius of
the subject property and there is a population of 219,726 within 5 miles. Phase | of the 200+ unit high
density multifamily project, Pine Tree Village, was just recently completed directly adjacent to
Affordable Self Storage.

Affordable Self Storage is offered at a current actual 8.1% capitalization rate which jumps to 9.1% with
a 10% increase in the more than 20% below market existing rates.

The subject property boasts a present physical occupancy of 92.9% and has maintained a 90%+
occupancy level throughout the last several years. The offering is underwritten with attractive in place
management that makes this a ‘hands off’ passive investment. 51.5% of the existing tenants have
resided at the property for 2 years or longer and 27.5% for 5 years or longer.

ALL SHOWINGS SHALL BE COORDINATED THROUGH THE LISTING AGENT.
PLEASE DO NOT VISIT THE PROPERTY WITHOUT AN APPOINTMENT.

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.
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250 S. FIFTH STREET - BOISE, IDAHO . 208.378.4600 .- WWW.TOKRE.COM




orver LOCATOR MAP

COMMERCI AL R E AL ESTATE

Experrence Kesdlts.

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.

250 S. FIFTH STREET - BOISE, IDAHO . 208.378.4600 .- WWW.TOKRE.COM




OLIVER PROPERTY PHOTOGRAPHS

COMMERCI AL R E AL ESTATE

Experrence Kesdlts.

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.

250 S. FIFTH STREET - BOISE, IDAHO . 208.378.4600 .- WWW.TOKRE.COM




OLIVER PROPERTY PHOTOGRAPHS

COMMERCI AL R E AL ESTATE

Experrence Kesdlts.

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.

250 S. FIFTH STREET - BOISE, IDAHO . 208.378.4600 .- WWW.TOKRE.COM




OLIVER PROPERTY PHOTOGRAPHS

COMMERCI AL R E AL ESTATE

Experrence Kesdlts.

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.

250 S. FIFTH STREET - BOISE, IDAHO . 208.378.4600 .- WWW.TOKRE.COM




OLIVER PROPERTY PHOTOGRAPHS

COMMERCI AL R E AL ESTATE

Experrence Kesdlts.

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.

250 S. FIFTH STREET - BOISE, IDAHO . 208.378.4600 .- WWW.TOKRE.COM




THORNTON OLIVER

COMMERCI AL

R E AL

KELLER

ESTATE

Experrence Kesdlts.

UNIT LAYOUT

G| sexes fa .M ey
+ ; . - & oy e |
[ \3;1_[ ‘{:& l e | ‘IL-I g - sryes o T il Y :’K’WI
. ) Pl e A ,
~ = D) =+ wxE | N REY IR YL Py
| o
i " b o e = pekl @ —
rvos |2 il S T R N M e
T r ’ P = =" P e
_ ¥or |z w27 | Grr, | IR 22 &l e
| .
| orror la L{g ; ’/-’;‘- d ‘h\l P = L] o P b
- ‘\,\ﬁ N ’ § T |y
Cx s | 0 " B /*‘_- 'Q ey o= — < | 2 ;}l-
. L 2y =
Ok N . 2| Tl
CFEALE s 2T 85 za:d.,\ " ‘ T S P = N ) R
R Rkl L) B NPy e vy B eroys R G Y 20, |Q
: = | 703 R = -,
S [omror b | 2l BIE] 27| 7ram| AN EEE N i Sia
ok, Y - ’ <] o Hxp, |
N S RN I N TR Ny aci
< - = VX |
Rt ) ) . ;23; . = all e\ q-ﬁ-,, l q“\"or. EVNE ~ |
S e b N f O o = = | e | 1
% ror s |9 7 Yo, 5 T, USRI RN -
x <N o er¥es | Y R q: =| P,
Orror |y N G- x':ﬁﬁ (s =
) == =e =3 Fer
R o ]e PEL% 2Bk
“= v ol \ Ey ol SN A LA TN o e
‘ - oryo r“ﬁﬁfﬁ Tfs 7
- 13 ’ —7 [ R =
| Tz = R ey Tl W ey Orxos |@ 3_. —r ET:; o A
SR SR -1 I BN e B Ry S et ¥ are |- 2h é’“-T\ I o spra|
i I e ) i b G * e \2 ‘:'.-_5“ - 1G]
o T - =
A RERE 3’ Tloqd wy 714 &7 § 3 Sxxps |2 "HJ&| - %\L; Tr¥es 3
Q | Crpes *“yc\q% % ?’i % % Froln o 77757 @ S | sere |a -_: :l & == w erres| Wy
=~ "~ % o
C 2l | & ; el B & +| crro
¢ (27 h BEEEE T (7 C e SRR e
N BRI R — AN R v
' IE 2 EARS RN =t orier - == | e
o) 2 /el o2l P kFy B % %
1Y IS % W ‘#\}”WJ - Orxos |=— U:' —. - o Yoy
T SRS [ F el | pae = 2 ' S
= Bl = I ] W i
| e 7o ) ~ W Sexor
NN IEE R o S i e, B
% % o 25 3%l 5 bl N 11xe7 ‘® orxz |0 TTTT o I ol
o= TE e e NI 3 % p= o 5, | e [ o FEves
wn 1B 2 o 72 - T
i B AR iyt m ¥ e Y EERR
< [ orxy, T5 3 5 3 ey : Dex iy N )
) N =3 5G9 o 4 — i |, 9’4—.9,31 =" "*yi Txy 15\
TrrEs | % g TN JETE of seres | 3
| . L %, | &
rary |- % Z d . R ETaT
I NS
Y el =R "’.,ld]m“iHﬁ‘o
oT ¥or |oo < . .. r,_r’ % i
er kol | w FThe,
L
’b\\ orros | | T W W s
m_ [ o srxer o ol Fap |Fraly T Ffio, prg
O N
[ 3 3 g sTres he o ST | T, g d Opp oy &
[ ] R necd LI P I W S o ko, 3
' | °rxor | nog Sete, o0
[ rro, |- |w CEYT AL
! |
i | < Cgxopy - e alafapls s
orroe [oo s.ﬁ‘
Ogox - °g ¥
s e w & W kaor
N Srro, |& =
h e cxor -
& - PR -7 [} 0. N X o &
a G [ szres | M Ty }
X Q 1~ .
. «Q & xros |n a Erer (N B xg g
g oo, | oy LI Cad -E-)J
Q e Ly &
= ey
3 S | Prra,
B X
_/ *\% __g; et o,
N > .
08 S o 3P| ©
i ¥ > a | 5
; crarr| ' z

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.
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EXECUTIVE SUMMARY

Affordable Self Storage

414 Unit Self Storage Facility
450 S. Maple Grove Rd.
Boise, ID 83709

Institutional quality facility

» Rents average 20% below market area rates
Actual 8.1% capitalization rate

Ideal central Boise, ID location

LOCATION

Address:
Location:

PROPERTY DESCRIPTION

Type:
Building Area:
Construction:

Parcel:

Year Built:

Frontage:

Traffic Count:

Total Units & Spaces:

LEASING STATUS

Current Physical Occupancy:

Economic Occupancy:
(Year End 2009)

450 S. Maple Grove Rd.
South of Franklin on Maple Grove, near 1-84.

Self Mini-Storage Facility
80,625 square feet
Concrete block with metal roof

4.96 AC

Zoning: L-OD/DA

1998 to 2000

168’ on S. Maple Grove Road
19,104 vpd ACHD 9/11/2008

Size:

414

92.9%
91.8%

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.
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FINANCIAL SUMMARY

Affordable Self Storage
Boise, ID 83709

Investment Summary

Price
Down Payment

Capitalization Rate
Cash on Cash Return
Total Pretax Return

Cost / Rentable Building SF

Self Storage Building Rentable SF
Office Building Rentable SF
Land Area (Acres)

Total Units
Year Built
Frontage
Traffic Count

Physical Occupancy - 2010
Economic Occupancy - YE 2009

Tenant Longevity - 2 Years or Longer
Tenant Longevity - 5 Years or Longer

$2,800,000
$980,000 35%

Actual ™ Proforma!?
8.1% 9.1%

7.6% 10.6%
11.2% 14.2%

$34.30

80,625
1,000
4.96

414

1998 to 2000

168' on S. Maple Grove Road
19,104 vpd ACHD 9/11/2008

92.9%
91.8%

51.5%
27.5%

Zoning Use L-OD/DA Commerical Group: Mini Storage
Property Information
Year Built 1998 to 2000

Exterior Construction
Interior Construction
Foundation

Roof

Building Quantity
Doors

Fencing

Gate

Paving

Climate Controlled Units
Alarms

Security

Traffic Exposure
Flood Plain
Management Software
Property Website
Hours of Operation
Access Times

Concrete Block

Steel Frame

Concrete Slab

Metal

33

Metal/Plastic Roll Up

Chain Link with Barbed Wire
Keycode Entry

Fully paved

None

All units are individually alarmed
Secured entry, Cameras, Alarms, Fenced
Go00d/168' on S. Maple Grove Road
No

WinSen

No

Mon-Sat: 9:00 am - 6:00 pm

24 hours a day & 7 days a week

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.
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Affordable Self Storage
Boise, ID 83709

Annual Operating Data

Income Actual ™ Proforma!?
Total Potential Self Storage Income $ 329,724 $ 362,696
Less Self Storage Vacancy Cost $ (18,769) 5.7% $ (20,646) 5.7%
Late Fees $ 13,878 $ 13,878
Lein Fees $ 4,815 $ 4,815
Returned Checks $ 1,748 $ 1,748
Security Deposits $ 2,340 $ 2,340
Miscellaneous $ 508 $ 508
Total Gross Transaction Income $ 334,244 $ 365,339
Less Credits $ (17,404) 5.2% $  (19,023) 5.2%
Total Gross Deposit Income $ 316,840 $ 346,316
Rental Office Income $ 11,448 $ 11,448
Less Rental Office Vacancy Reserve $ (572) 5.0% $ (572) 5.0%
Effective Gross Income $ 327,716 $ 357,192
Less Expenses
Legal & Accounting $ 1,526 $ 1,526
Advertising $ 11,016 $ 11,016
Office Expense $ 1,376 $ 1,376
Landscaping $ 2,464 $ 2,464
Taxes & Licenses $ 29,649 $ 29,649
Refunds $ 2,104 $ 2,104
Workmans Comp $ 568 $ 568
Insurance $ 4,099 $ 4,099
Postage & Delivery $ 520 $ 520
Total Repairs $ 1,935 $ 1,935
Telephone $ 2,420 $ 2,420
Garbage $ 297 $ 297
Irrigation $ 215 $ 215
Portapotty $ 1,010 $ 1,010
Sewer & Water $ 228 $ 228
Gas & Electric $ 4,856 $ 4,856
Total Payroll $ 37,786 $ 37,786
Total Expenses $ (102,070) 31.1% $ (102,070) 28.6%
Net Operating Income $ 225,646 8.1% $ 255,122 9.1%
Less Debt Service $ (151,585) 1.49 $ (151,585) 1.68
Pretax Cash on Cash Return $ 74,061 7.6% $ 103,537 10.6%
Principal Reduction (7 yr Ave.) $ 35,510 $ 35,510
TOTAL Pretax Return $ 109,571 11.2% $ 139,047 14.2%

[1] Actual income is based on annualized YTD 4/30/10 income.
[2] Proformaincome is based on a 10% rental rate increase. Current rental rates are over 20% below that of area
competitors. A market area rent survey is available upon request.

Proposed New Financing

Principal Balance $1,820,000

Down Payment $980,000 35%
Debt Coverage Ratio 1.49

Interest Rate 6.80%
Ammortized 25 years

Fixed Term 7 years

Maturity Date 10 years

Monthly Payment $12,632

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.
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Affordable Self Storage
Boise, ID 83709

Rent Roll
Units Square Footage Rental Rate
Type Size Total Rented  Vacant Unit Total Rented Vacant Unit Per SF Total Rented Vacant
A 5x5 12 12 0 25 300 300 0 $ 19 $§ 076 $§ 228 $§ 228 % -
B 5x10 43 36 7 50 2150 1800 350 $ 32 $ 064 $ 1,376 $ 1,152 $ 224
BA 10x5 6 6 0 50 300 300 0 $ 32 $§ 064 $ 192 § 192 $ -
BB 5x12 10 9 1 60 600 540 60 $ 34 $ 057 $ 340 $ 306 $ 34
BC 6x10 16 16 0 60 960 960 0 $ 34 $ 057 $ 544 $ 544 $ -
BD 10x7 6 6 0 70 420 420 0 $ 36 $ 051 $§ 216 $ 216 $ -
C 6x12 15 14 1 72 1080 1008 72 $ 38 $ 053 $ 570 $ 532 $ 38
CA 5x15 1 1 0 75 75 75 0 $ 40 $ 053 $ 40 $ 40 $ -
D 10x10 20 20 0 100 2000 2000 0 $ 50 $ 050 $ 1,000 $ 1,000 $ -
DA 12x10 4 4 0 120 480 480 0 $ 53 $ 044 $ 212 $ 212§ -
DB 10x12 21 20 1 120 2520 2400 120 $ 53 $ 044 $ 1,113 $ 1,060 $ 53
DC 10x14 3 3 0 140 420 420 0 $ 54 $§ 039 $§ 162 $ 162 $ -
DD 12x12 3 3 0 144 432 432 0 $ 56 $ 039 $ 168 $ 168 $ -
E 10x15 20 20 0 150 3000 3000 0 $ 61 $§ 041 $ 1220 $ 1,220 $ -
EA 12x14 8 8 0 168 1344 1344 0 $ 66 $ 039 $§ 528 $§ 528 $ -
EB 12x16 43 41 2 192 8256 7872 384 $ 69 $ 036 $ 2967 $ 2,829 $ 138
F 10x20 43 43 0 200 8600 8600 0 $ 72 $ 036 $ 3,096 $ 3,096 $ -
FA 12x20 40 38 2 240 9600 9120 480 $ 75 $ 031 $ 3,000 $ 2,850 $ 150
G 10x25 15 15 0 250 3750 3750 0 $ 77 $ 031 $ 1,155 $ 1,155 $ -
GA 12x21 4 4 0 252 1008 1008 0 $ 79 $ 031 $§ 316 $§ 316 $ -
GB 12x25 5 5 0 300 1500 1500 0 $ 85 $§ 028 $ 425 $ 425 $ -
GC 11x30 1 1 0 330 330 330 0 $ 9% $ 029 $ 9% $ 9% $ -
H 10x35 8 7 1 350 2800 2450 350 $ 100 $ 029 $ 800 $ 700 $ 100
| 12x30 8 6 2 360 2880 2160 720 $ 103 $ 029 $ 824 $ 618 $ 206
J 10x40 2 2 0 400 800 800 0 $ 119 $ 030 $ 238 $ 238 §$ -
K 25x22 2 2 0 550 1100 1100 0 $ 124 $ 023 $§ 248 $§ 248 $ -
L 26x22 2 2 0 572 1144 1144 0 $ 145 $ 025 $ 290 $ 290 $ -
M 20x30 6 6 0 600 3600 3600 0 $ 159 $§ 027 $ 954 $ 954 §$ -
MA 18x35 1 1 0 630 630 630 0 $ 161 ¢$ 026 $ 161 $ 161 § -
MB 30x22 6 5 1 660 3960 3300 660 $ 165 $ 025 $ 990 $ 825 $ 165
MC 20x35 2 2 0 700 1400 1400 0 $ 175 $ 025 $ 350 $ 350 $ -
MD 22x35 1 1 0 770 770 770 0 $ 187 $ 024 $ 187 $ 187 $ -
N 20x40 1 1 0 800 800 800 0 $ 197 $ 025 $ 197 $ 197 $ -
(0] 43x22 2 2 0 946 1892 1892 0 $ 226 $ 024 $ 452 $ 452 % -
RV 13x22 34 24 10 286 9724 6864 2860 $ 83 $ 029 $ 2822 $ 1,992 $ 830
414 386 28 80625 74569 6056 $27,477 $25539 $ 1,938
100% 93.2% 6.8% 100% 92.5% 7.5% 100% 92.9% 7.1%

The information presented has been obtained from sources believed reliable. You are responsibile for confirming its accuracy and completeness. Any projections, opinions, assumptions or estimates used are for example
only and do not represent the current or future performance of the property. The value of this transaction depends on many factors which should be evaluated through investigation by your advisors.
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