Valley County Planning and Zoning

PO Box 1350 e 700 North Main Street

Phone: 208-382-7115
Cascade, ID 83611-1350

Email: cherrick@valleycountyid.gov

STAFF REPORT: SUB 25-019 Rocky Mountain Storage - Preliminary Plat
MEETING DATE: February 12, 2026
TO: Planning and Zoning Commission
STAFF: Cynda Herrick, AICP, CFM

Planning and Zoning Director
APPLICANT/ Pearson Storage Partners LLC
PROPERTY OWNER: PO Box 4110, McCall, ID 83638
ENGINEER: Rob Pair, Crestline Engineers

PO Box 2330, McCall, ID 83638
SURVEYOR: Dan Dunn

25 Coyote Trail, Cascade, ID 83611
LOCATION: 14014 Highway 55

Parcel RP18NQO3E331807 in the NE % Section 33, T.18N, R.3E, Boise
Meridian, Valley County, idaho

SIZE: 18.47 acres

REQUEST: Storage Unit Condominium Subdivision Plat - Commercial Use
EXISTING LAND USE:  Storage Unit Building Approved for Private Use

Pearson Storage Partners LLC is requesting a conditional use permit for a subdivision on 18.47
acres. Block 1 would include 105 condominium storage units and two offices/bathroom units.

Wetland areas are delineated on the plat and would be marked as “no build” areas. An
undulating landscape berm is proposed along Highway 55.

A wildland urban interface fire protection plan has been submitted. It is anticipated that a pond
would be used for fire protection.

Access would be from a new shared driveway onto State Highway 55; this access would align

with the access driveway on the west side of the highway. The existing access point would be
abandoned.

The applicant changed the name of the development from HWY 55 Storage to Rocky Mountain
Storage.

Please refer to the previous staff reports and meeting minutes for additional information.
Additional information requested by Commissioners include:

» Results of the traffic impact study and
s Aresponse from Lake Irrigation District.
Staff Report
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FINDINGS:

1. A properly notice public hearing was held September 11, 2025. The PZ Commission tabled
SUB 25-019 to November 13, 2025, at 6:00 p.m.

2. A properly notice public hearing was held November 13, 2025. The PZ Commission tabled
SUB 25-019 to February 12, 2026, at 6:00 p.m. The public hearing was closed but can be
reopened since new information has been submitted by the applicant and agencies.

3. Legal notice was posted in the Star News on January 22, 2026, and January 29, 2026.

Since the matter was table to a specific date and time, additional public hearing notice was
not required.

4. Rob Pair, representing the applicant, submitted additional information on January 15, 2026:
¢ An encroachment permit was submitted in November to ITD. The traffic impact study
was submitted to ITD. Response from ITD is attached.

» He attended the December Lake Irrigation District meeting. The District has submitted a
letter.

5. All Agency comments received:

Shirley Florence, Lake Irrigation District (LID), listed requirements for the LID water assigned to
the proposed subdivision. (September 3, 2025) The applicants and their engineers are working
with the District's Board regarding the District's easement through the site. (November 6, 2025)
Agreements have been made: 1) A 20-ft easement on the delivery ditch in the southeast corner
and 2) Idaho Code 42-1102 will be reference on the plat. (January 13, 2025)

Annette Derrick, Valley County Building Official, stated, the existing structure was permitted as a
residential detached garage. It was finaled without mezzanines in the structure. If this structure is
being used as a commercial structure, a new building permit will be required. (January 29, 2026)

(Prior Agency Requirements)

Kendra Conder, Idaho Transportation Department, stated ITD’s request for turn lane warrants
has not been met. (October 15, 2025) ITD will need to review turn lane warrants that include
traffic that will be generated from all parcels using the shared access. The applicant will need to
apply for an ITD encroachment permit and must meet ITD specifications for a commercial two-

way approach. Installation of any landscaping within the ITD right-of-way will need a permit.
(August 29, 2025)

Emily Hart, McCall Airport Manager, stated the site is 1.8 miles from Runway 34, in Horizontal
Surface. The applicant should prescreen for FAA Form 7460-1. (August 21, 2025)

Ryan Garber, McCall Fire & EMS, listed requirements for fire flow, hydrants, driveways, security
gates, and fire extinguishers. Roads and water supply for fire protection shall be installed,

inspected, and operable prior to final plat or building construction within each phase.
(September 2, 2025)

Annette Derrick, Valley County Building Official, stated a building permit will be required to convert the
existing storage units to commercial use. (Exhibit 1 - September 11, 2025)
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Brent Copes, Central District Heaith, stated a subdivision application, fees, test holes, ground
water monitoring and engineering report are required. (Exhibit 2 ~ September 11, 2025)

6. All Public comment received:

John Humphries, 108 Magnetic Rock RD, is opposed. The proposed size and scale is not
compatible with adjacent single-family residential subdivision to the south or the agricultural iand
use to the east. Without any turn lanes, acceleration or decleration lanes, this project would
exasperate the existing dangerous section of Highway 55. The existing building was for
personal use only; however, power meters have been added for each unit. There is a lack of
landscaping for the numerous commercial buildings along Highway 55. The proposed storage

units are not in the best interest of the community. Zoning laws should be considered.
(February 1, 2026)

Kathy Deinhardt Hill, 14068 Pioneer Road, is opposed. A turn lane, reduced speed limit, and a
no passing zone is needed in this area. The first 12 units, supposedly for personal use, are
already completed; however, each unit has a power meter. What businesses will be allowed in
the offices/bathroom buildings. Allowing people to run businesses from the storage units would
have a negative impact; does the County have resources to make sure that kind of activity does
not happen at this site? Enforcement of landscaping requirements is needed. The proposed
use in incompatible with the areas to the south and east sides. The only reason it is compatible

with the north and west sides is because industrial, commercial, and storage units have been
allowed. (February 1, 2026)

Katharina and Geoffrey Roth are opposed to any more storage units along the scenic highway.
If approved, require a 90% visual barrier using vegetation and a low berm. (February 2, 2026)

Drew Dodson, a reporter for BoiseDev.com and ValleyLookout.com, submitted information
regarding lease agreements for business entities owned by Dusty Bitton for the existing storage

building. He also requested information on enforcement or violations of Valley County Code.
(February 4, 2026)

(Prior Public Comments)

April Whitney commented and sent pictures on the dirt work occurring on the site after the public
hearing on September 11, 2025. (September 18, 2025)
» Dusty Bitton replied, stating the digging was occurring for underground electrical lines
and propane tanks. (September 22, 2025)

Kathy Deinhardt Hill, 14068 Pioneer Road, is opposed. The constructed storage units should
remain for personal use. Highway 55 has been made more dangerous by the unlimited
commercial development. A full-turn lane from Lake Fork to McCall and a reduced speed limit
are needed before approval of additional commercial development. Commissioner Potter
should recuse herself from review of this application. (November 3, 2025)

STAFF COMMENTS / QUESTIONS:

1. Are you allowing commercial uses to be conducted from the current structure? Before
this garage is used commercially, a building permit is required.

2. Does each unit currently have a separate utility meter and separate gas connections?
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Are there firewalls in the structure approved for commercial uses?

At the last meeting you said your construction equipment was on-site to put in
mezzanines...are the mezzanines permitted?

There was discussion concerning the design of the buildings; has anything changed
from the original application?

Question to P&Z Commission:

1.

Does this use meet the minimum standards in Title 9, Chapter 5, of the Valley County
Code, etc.? If not, which ones does it not comply with?

2. Would impacts be properly mitigated? If not, which impacts would not be mitigated?
3. What could the applicant do to gain approval?

Standards of Approval:

1.
2.

Will the application result in an increase in value of private property? VCC 9-5-2(B)(3).

Will the approval of the application result in an undue adverse impact on the
environment? VCC 9-5-2(B)(3).

Will the approval of the application result in an undue adverse impact on adjoining
properties? VCC 9-5-2(B)(3).

Wiil the approval of the application result in an undue adverse impact on governmental
services? VCC 9-5-2(B)(3).

Is the application consistent with the Valley County Comprehensive Plan?
VCC 9-5-2(B)(3).

Conditional uses may be approved only after a C.U.P. has been evaluated to determine

that the impacts can be mitigated through conformance with conditions of approval.
VCC 9-5-2(A).

These six standards should be a significant focus of attention during the public hearing and
deliberations because they need to be resolved in order to justify approval. VCC 9-5-1(C)
directs the decision-making body to encourage conditional uses where noncompatible aspects
of the application can be satisfactorily mitigated through development agreements for the costs
to service providers and impacts to surrounding land uses. Because mitigation measures are a
requirement of approval the applicant needs to understand that he/she will be required to
perform some off-site improvements. They are not mandatory but without them the application
cannot satisfy the mitigation of impacts requirement and would be denied under the ordinance.

ATTACHMENTS:
¢ Proposed Conditions of Approval - Revised
¢ Draft Relevant PZ Commission Minutes — September 11, 2025, and November 13, 2025
o Additional responses received after November 13, 2025
®

Additional Submittals from Applicant
o Email received January 15, 2026, and attachment
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Proposed Conditions of Approval - Revised

1.

1.
12.
13.

14.

15.

16.

17.
18.

19.
20.

The application, the staff report, and the provisions of the Land Use and
Development Ordinance are all made a part of this permit as if written in full herein.
Any violation of any portion of the permit will be subject to enforcement and penalties

in accordance with Title 9-2-5; and, may include revocation or suspension of the
conditional use permit.

Any change in the nature or scope of land use activities shall require an additional
Conditional Use Permit.

The issuance of this permit and these conditions will not relieve the applicant from
complying with applicable County, State, or Federal laws or regulations or be
construed as permission to operate in violation of any statute or regulations.
Violation of these laws, regulations or rules may be grounds for revocation of the
Conditional Use Permit or grounds for suspension of the Conditional Use Permit.

The final plat shall be recorded within two years, or this permit will be null and void.

Must have an approved storm water management plan and site grading plan approved
by the Valley County Engineer prior to any more dirt work being done on-site.

Wetland delineation shall be shown on the final plat and marked as a "No Build Area".

A Declaration of Installation of Utilities shall be recorded and noted on the face of the
plat.

A letter of approval is required from McCall Fire District prior to recording the final
plat.

Must have approval from Central District Health prior to issuance of a building permit.

. Must have approval from Idaho Transportation Department for Joint Access approach

prior to approval of the final plat.
Must have a letter of approval from Lake Irrigation District.
All easements must be shown on the final plat.

CCR's should address septic maintenance, dark sky compliant lighting, wildfire
prevention, noxious weeds, wetlands, and landscape maintenance.

All lighting must comply with the Valley County Lighting Ordinance. All lights shall be
fully shielded so that there is not upward or horizontal projection of lights. This
includes any pathway lighting. Motion lights are recommended.

Landscaping, as shown on the submitted landscaping plan, shall be installed prior to
October 1, 2027. If landscaping dies, it must be replaced.

Shall place addressing numbers on each building.

All easements shall be shown on the final plat.

Shall obtain a sign permit prior to installation of any signs. Construction trailers
cannot be used as signage.

No outside storage is allowed.

Any additional uses on Block 1 or Block 2 will require approval of a new conditional
use permit.
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21. Must have Idaho Transportation Department approval of the change in access and
use.

22. The following notes shall be placed in the notes on the face of the final plat:

¢ 'The Valley County Board of Commissioners have the sole discretion to set the
level of service for any public road; the level of service can be changed."

e "Alllighting must comply with the Valley County Lighting Ordinance."
e "Surrounding land uses are subject to change."

e There shall be no division of any unit depicted on this plat except as permitted in

the declaration AND with approval of the Health Authority and Planning and
Zoning Commission.

o |daho Code 42-1102 shall be referenced.

23. A building permit will be required to convert the storage units to commercial use.

The units cannot be rented until permit issued and in compliance with fire code and
commercial codes.

24. First well installed will be a monitoring well for data collection by Idaho Department
of Environmental Quality or their assigned.

END OF STAFF REPORT
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Valley County Planning and Zoning Commission

PO Box 1350 ¢ 700 South Main Street
Cascade, ID 83611-1350

Phone: 208-382-7115
Email: cherrick@valleycountyid.gov

Ken Roberts, Chairman
Carrie Potter, Vice-Chair

Brad Mabe, Commissioner
Ben Oyarzo, Commissioner
Heidi Schneider, Commissioner

MINUTES
Valley County Planning and Zoning Commission
November 13, 2025
Valley County Court House - Cascade, Idaho
PuBLIC HEARING - 6:00 p.m.

A. OPEN: Meeting called to order at 6:00 p.m. by Chairman Roberts. A quorum exists.

PZ Director — Cynda Herrick: Present
PZ Commissioner — Brad Mabe Present
PZ Commissioner — Ben Oyarzo: Present
PZ Commissioner — Carrie Potter: Present
PZ Commissioner — Ken Roberts: Present
PZ Commissioner — Heidi Schneider: Excused
PZ Planner Il — Lori Hunter: Present

B. MINUTES: Commissioner Potter moved to approve the minutes of October 16, 2025, and
October 23, 2025. Commissioner Mabe seconded the motion. Motion passed unanimously.

C. OLD BUSINESS:

1. SUB 25-019 HWY 55 Storage — Preliminary Plat: Pearson Storage Partners LLC is
requesting a conditional use permit for a subdivision on 28.5 acres. Block 1 would include
108 condominium storage units and two offices/bathroom units. Individual septic systems and
individual wells are proposed. The use for Block 2 is undefined. Access would be from a joint
driveway onto State Highway 55. The site, addressed at 14014 Highway 55, includes parcel
RP18N03E331807 and Vandal Flats Subdivision Lot 2 Block 1, located in the NE % Section
33, T.18N, R.3E, Boise Meridian, Valley County, ldaho. Tabled from September 11, 2025.
Action ltem.

Commissioner Mabe moved to move SUB 25-019 HWY 55 Storage from the table. Commissioner
Oyarzo seconded. Motion passed unanimously. Commissioner Potter did not vote.

Chairman Roberts introduced the item and asked if there was any exparte contact or conflict of
interest. Commissioner Potter recused herself.

Director Herrick presented the staff report, displayed the site, GIS map, and plat on the projector
screen, and summarized the following exhibits submitted by the applicant:
e Exhibit 1 — Revised Preliminary Plat (7 sheets), received November 10, 2025. Vandal
Flats Subdivision Lot 2 Block 1 has been removed from the preliminary plat.
e Exhibit 2 — Revised Landscape Concept, received November 10, 2025
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« Exhibit 3 — Federal Aviation Administration (FAA) pre-screening results received
November 10, 2025. Applicant is not required to file with FAA.

« Exhibit 4 — Renderings of proposed buildings and landscaping received November 10, 2025.
Exhibit 5 — Landscape compilation video received November 10, 2025

Director Herrick stated that she has been informed that a construction business has moved to
site and two shipping containers that need placement permits are at the site. The applicant
should clarify.

Commissioner Mabe inquired if similar requests from Idaho Transportation Department (ITD)
are usually met at this time of the application process. Director Herrick responded that condition
of approval typically states that ITD approval is required prior to construction. The applicant .
needs to be working towards this approval.

Chairman Roberts asked for the applicant’s presentation.

Rob Pair, Crestline Engineering, McCall, represented the applicant. Additional information
requested by Commissioners has been provided. The name was changed to Rocky Mountain
Storage due to a conflict with an existing business name. They have been working with staff,
ITD, a traffic engineer, and Lake Irrigation District. Following the September PZ Commission
meeting, applicant's representatives met with ITD. Their initial feedback indicated that a traffic
study would need completed prior to submitting an application to ITD. The team then consulted
with a private traffic engineer who will prepare a traffic study to be submitted to ITD. The
company has prepared a scoping study and a trip generation analysis which has been
submitted to ITD. Traffic counts to provide baseline traffic volumes are ongoing. Trip
generation at full buildout for Rocky Mountain storage is anticipated to be equivalent to
approximately 12 single family residences. Other adjacent developments such as McCall
Landing and Paradigm Storage, which include 19 single-family homes and 121 storage
condominiums, have been approved for access by Valley County and ITD. The 105 storage
condominiums in Rocky Mountain Storage will generate less trips. Once this analysis is
complete and the final report is furnished, we should expect an answer from ITD in or around
January 2026. Staff has proposed Conditions of Approval 10 and 21 which establish the
requirements for access and use through ITD. The applicant will adhere to ITD requirements.

More detailed renderings of proposed landscaping have been submitted. The video
compilation was played on the large screen (Exhibit 5). The renderings reflect the updated
landscape plan and include the proposed pond, berms, trees, rock, shrubbery, and snow
fencing. Questions regarding the existing irrigation ditch were raised at the September PZ
Commission meeting. Since then, Mr. Pair attended the Lake Irrigation District board meeting.
There was discussion of the need for an easement to be placed over the ditch for access and
maintenance. Lake Irrigation District did not make a decision at the board meeting and wished
to look further into the matter. Mr. Pair expects the next Lake Irrigation District meeting to occur
on the second Tuesday in December. If an easement is required, one will be included on the
final plat. Another option would be to reference language specific to Idaho code on the plat. The
applicant has no issues with allowing monitoring of the first well installed at the site.

Mr. Pair responded to questions from Commissioners. Commissioner Mabe appreciated the
additional information. However, the very long plain brown metal building will be visible even
with berms. Can the applicant design the building to be more interesting, particularly as
Highway 55 is designated a Scenic Byway? Mr. Pair stated he would defer questions regarding
the design to the applicant; berms and landscaping are intended to improve the site.
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Dusty Bitton, 14076 Morell Road, recently sold two storage units he owned on Deinhardt Lane;
the two shipping containers at the site are currently being used to store these items. Some stuff
is being moved into the existing storage unit building now. He will be building some mezzanines
in the back for future owners. Scaffolding, saws, and other things are being unioaded from the
shipping containers for this construction. Then the shipping containers will be moved to the
Rocky Mountain Crane yard.

The new storage units would be two-toned like the existing building, black on the bottom, brown
on top, black fascia, and a black roof. A couple of storage units have already been lost by
breaking up the front solid building into two buildings. The opening will be used to assist in snow
removal. The front buildings also provided screening of the interior of the project from Highway
55. The lower, 18-ft high eave side of the building will be along Highway 55.

Mr. Bitton clarified that a well would not be dug specifically for monitoring by Idaho Department
of Environmental Quality (DEQ). However, when the first well is dug, he will let DEQ install
monitoring equipment in the well.

There was further discussion between Mr. Bitton and the Commissioners regarding the ditch,
easement, and building design. The ditch is 100% within the wetland area, winds in and out
along the property line. Buildings would not interfere with the ditch. The ditch is currently not
maintained: it enters the property on the northeast corner. Chairman Roberts stated that any
water conveyance must have access for maintenance. Mr. Bitton stated he had no issues with
giving an easement; he is not planning on moving or piping or doing anything that would
obstruct the waterway. Commission Mabe asked if he was willing to modify the building design.
Mr. Bitton replied he should not be asked to do more than anyone else has hadto do. ltisa
nice-looking building. There are already multiple steel buildings along Highway 55. Paradigm
Storage across Highway 55 is already selling storage units and has installed no landscaping
yet. Mr. Bitton would add mature trees to the site as part of the landscaping. Commissioner
Mabe stated that Idaho Waterworks has a visually pleasing metal building; Mr. Bitton countered
that there is no screening to the five 200-ft by 300-ft metal buildings from Highway 55 at that
site. Chairman Roberts cautioned that the application is being considered on its own merits and
not compared to previously approved applications.

Chairman Roberts opened the public hearing and asked for proponents. There were none.
Chairman Roberts asked for undecided. There were none.
Chairman Roberts asked for opponents. There were none.

Chairman Roberts closed the public hearing. The Commission deliberated. Commissioners
would like to see the results of the traffic impact study and also hear further from Lake Irrigation
District. '

Commissioner Mabe moved to table the conditional use permit and preliminary plat for

SUB 25-019 to February 12, 2025, at 6:00 p.m. Commissioner Oyarzo seconded the motion.
Motion carried unanimously.

There is a 10-day appeal period to the Board of County Commissioners in accordance with
Valley County Code 9-5H-12.

6:34 p.m.
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Valley County Planning and Zoning Commission

PO Box 1350 ¢ 219 North Main Street

Phone: 208-382-7115
Cascade, ID 83611-1350

Email: cherrick@valleycountyid.gov

Ken Roberts, Chairman

Brad Mabe, Commissioner
Carrie Potter, Vice-Chair

Ben Oyarzo, Commissioner
Heidi Schneider, Commissioner

MINUTES
Valley County Planning and Zoning Commission
September 11, 2025
Valley County Court House - Cascade, Idaho
PuBLIC HEARING - 6:00 p.m.

A. OPEN: Meeting called to order at 6:00 p.m. by Chairman Roberts. A quorum exists.

PZ Director — Cynda Herrick: Present
PZ Commissioner — Brad Mabe Present
PZ Commissioner — Ben Oyarzo: Present
PZ Commissioner — Carrie Potter: Present
PZ Commissioner — Ken Roberts: Present
PZ Commissioner — Heidi Schneider: Present
PZ Planner Il — Lori Hunter: Present

B. MINUTES: Commissioner Schneider moved to approve the minutes of August 14, 2025, and
August 28, 2025. Commissioner Potter seconded the motion. Motion passed unanimously.

C. OLD BUSINESS:

1. C.U.P. 25-016 Harvey Property Management and Equipment Storage: Karen and Aaron
Harvey are requesting a conditional use permit for the operation and equipment storage of a
property management business using an existing shop. An individual well and individual
septic system would be used. Access is from an easement across 13978 Rustic Road to
Rustic Road, a public road. The 1-acre parcel, addressed at 13978 B Rustic Road, is the
east half of Lot 3 of Eld’s Country Subdivision in the NWSE Section 33, T.18N, R.3E, Boise
Meridian, Valley County, Idaho. Tabled from August 14, 2025. Action ltem

Commissioner Mabe moved to move C.U.P. 25-016 Harvey Property Management and

Equipment Storage from the table. Commissioner Potter seconded. Motion passed
unanimously

Chairman Roberts introduced the item and asked if there was additional information. Director
Herrick applied in the affirmative, presented the staff report with additional information, and
displayed the site plan and GIS map on the projector screen.

lon Electric is not interested in sharing access to Highway 55. The nearby Crawford
Landscaping business has a condition of approval to work with the Valley County Road
Department to mitigate dust and to travel northward on Rustic Road to access Highway 55.
Proposed Conditional # 19 would require using a shorter trip on an unpaved road to Highway 55

rather than by traveling to the south on Rustic Road; thereby, limiting business traffic past
homes.
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9:00 p.m.

7. SUB 25-019 HWY 55 Storage — Preliminary Plat: Pearson Storage Partners LLC is
requesting a conditional use permit for a subdivision on 28.5 acres. Block 1 would include
108 condominium storage units and two offices/bathroom units. Individual septic systems and
individual wells are proposed. The use for Block 2 is undefined. Access would be from a joint
driveway onto State Highway 55. The site, addressed at 14014 Highway 55, includes parcel
RP18N03E331807 and Vandal Flats Subdivision Lot 2 Block 1, located in the NE ¥ Section
33, T.18N, R.3E, Boise Meridian, Valley County, Idaho. Action ltem.

Chairman Roberts introduced the item and asked if there was any exparte contact or conflict of
interest. Commissioner Potter recused herself and left the meeting room.

Director Herrick presented the staff report, displayed the site and GIS map on the projector
screen, and summarized the following exhibits:
e Exhibit 1 — Annette Derrick, Valley County Building Official, stated a building permit will be
required to convert the existing storage units to commercial use. (Sept. 11, 2025)
e Exhibit 2 — Brent Copes, Central District Health, stated a subdivision application, fees, test
holes, ground water monitoring and engineering report are required.
(September 4, 2025)

o Exhibit 3 — Crestline Engineers replied to Staff Questions listed in the Staff Report.
(September 11, 2025)

The applicant has stated that the proposed Block 2, platted as VVandal Subdivision Lot 2, will be

removed from the proposal. This would not affect the number of storage units or proposed land
use.

Commissioner Schneider asked for clarification of the existing storage building and use.
Director Herrick stated that she originally determined that a conditional use permit would be
required for the storage unit building. This decision was appealed to the PZ Commission. The
applicant stated the storage units would be used only for personal use of his family and
business partners’ families, not commercial use. The PZ Commission approved the use. The
decision was then appealed to the Board of County Commissioners who also approved the use.
The applicant has since had changes in this business operations and wishes to convert the site
to commercial use. A building permit would be required to convert the existing building from

personal use to a commercial use. The various phases were reviewed by Staff and
Commissioners.

Chairman Roberts asked for the applicant’s presentation.

Rob Pair, Crestline Engineers, McCall, represented the applicant and clarified the change in the
proposal. The proposed plat only includes the rural parcel, not the adjacent portion of Vandal
Flats Subdivision. The proposal is still below the maximum lot coverage requirement. The
wetland boundary has been delineated and approved by U.S. Army Corps of Engineers.
Landscaping berms would be adjacent to highway. The wetland area already has mature
vegetation. A pond is proposed for fire protection. The majority of landscaping would be along

Highway 55. The applicant does not want a wall of trees along the highway and has proposed a
mixture of trees, shrubs, and rocks.

The current building is Phase 1. Landscaping would be established during Phase 2. The
current access from Highway 55 will be used until Phase 2; the new landscaping would cover
the current driveway access. A property owner association will be established to maintain
landscaping. The proposal will be revised to meet the 100-ft setback from highwater line.
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The irrigation easement mentioned for vacation in the application is only on portion that has

been removed from proposal (Vandal Flats Lot 2); thus, this project will no longer include
vacation of irrigation easement.

Mr. Pair gave more details and responded to questions from the Commissioners.

The Lake lrrigation District allocates water rights to users within the District. Mr. Pair has
reached out to Shirley Florence and will obtain a letter from the District prior to final plat.
Irrigation water flows through a pond located on the property to the northeast, then into an
existing pond on the east portion of this property. The existing 140-ft easement is on Lot 2 of
Vandal Flat Subdivision, not part of this property. The application originally included vacating
this easement; this is no longer part of the proposal.

A subdivision name change request will be submitted to Staff. An approach permit will be
obtained from Idaho Transportation Department. Water rights for the new pond will be obtained
from Idaho Department of Water Resources. Based on a discussion with Ryan of McCall Fire,
two dry hydrants will be added for fire protection. Water would still be available for fire
protection during winter. The fire volume available calculation does not include top 6-ft, which
allows for ice buildup and the vortex from the pump. The pond would be constructed to be
about 13-ft deep and would hold more than 30,000 gallons of water. The application shows a

pond for fire protection plus a 4-ft deep retention pond for stormwater. Overflow would go the
pond and then to the existing natural drainage.

Only one person attended the neighborhood meeting; this person was pleased that a residential
subdivision was not proposed.

Director Herrick stated the applicant intends to break up the visual design of the structures
along the highway instead of building one long storage building along Highway 55.

A traffic study has not been completed yet; it was not a requirement of the application submittal.
The change in access location was reviewed. The new access would be across the highway

from Sunbridge Drive. It would be a shared access that was included in the approval of Vandal
Flat subdivision to consolidate access points.

Phase 1 is underway. The building has been erected, foundation was poured, and the shell has
been constructed for the private use. Electrical power has not been energized. No more dirt

work, other what is associated with the existing building, can be done until a stormwater plan is
approved.

All work done regarding draining and trenches to mitigate ground water in 2022 was permitted
and excess material was removed.

Chairman Roberts opened the public hearing and asked for proponents. There were none.
Chairman Roberts asked for undecided. There were none.
Chairman Roberts asked for opponents. There were none.

Chairman Roberts asked for rebuttal from the applicant.

The applicant, Dusty Bitton, McCall, responded to questions. They are planning to get approval
from Lake Fork Irrigation for a dry well. Landscaping would be irrigated with existing water
rights. Phase 1 was constructed to commercial standards with fire walls. The irrigation
easement is for an old irrigation pipe that runs behind the Nez Perce office building through
Vandal Flats Lot 2 and ends prior to Mr. Bitton's property. The owner of Vandal Flats Lot 2 is
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trying to get the easement abandoned. The Vandal Flat portion of the application submittal has
been removed. He was going to do a lot line adjustment but could not get a deal done at this

time. The stormwater management plan needs approval. Extra soil from the previous
dewatering project has been removed.

Mr. Bitton responded to questions from Chairman Roberts. The current application is for storage
unit condominiums. The existing building would be used for various personal recreational

vehicles if the subdivision application is not approved. Business changes have occurred; he is
going in a different direction than previously planned.

Commissioner Mabe asked for more details regarding the landscaping plan, particularly the
view of the site from northbound drivers. The proposed berms are between the buildings and
Highway 55. Mr. Pair stated the proposed pond may shrink or could move slightly to the east; if
s0, the landscaping berm could continue further south. That area is heavily treed.

Mr. Mabe asked if the proposed buildings have been designed. Director Herrick stated that
building design can be used to mitigate visual impacts on the designated scenic byway. Mr.
Pair referred to other storage building sites in the McCall area; accents can be added so the
result is not just a solid wall of metal. Mr. Bitton stated having two buildings along the highway
instead of one breaks up the visual barrier. They are considering staggered, screening walls,
less than 6-ft high. The buildings would have overhanging eaves, unlike the storage units being

constructed across the highway. He does not want to add exterior wooden beams due to
maintenance concerns

Chairman Roberts closed the public hearing. The Commission deliberated.

Chairman Roberts stated the original application no longer matches the current proposal. The
parameters keep changing. The plan is not complete. A traffic study should be done as this
would result in lots of units on Highway 55. The landscaping plan is lacking. He would like the
applicant to verify water rights going downstream from this property. This may not involve Lake
Irrigation District; however, existing water rights may exist to downstream users. Applicant
needs to give more details as there are too many loose ends.

Commissioner Mabe has concerns about more storage units along Highway 55 during this

sensitive time. The proposed landscaping plan may not do a good job of screening from
Highway 55. He would like a rendering of proposed landscaping.

Commissioner Schneider is not as concerned about the landscaping; she is not sure of the
landscaping requirements for the Paradigm storage units across Highway 55. She is concerned
about seeing what ITD will require. ITD approval is a proposed condition of approval.

Commissioner Oyarzo stated a traffic study takes precedence over landscaping.

Chairman Roberts stated he had a difficult time completing the compatibility rating. The
applicant is not clear and not detailed. There are not enough details regarding mitigation to
answer compatibility rating questions 4 through 9. There are companies that prepare traffic
studies and put a number to the infrastructure impact.

Director Herrick understands that the Commissioners are requesting additional information and
wanted to clarify this for the applicant. Desired items include a traffic study to ensure safety, the
applicant shall work with ITD, landscape and building renderings, a monitoring well, and
determine if an easement is needed to deliver water through the site.
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Commissioner Mabe moved to table SUB 25-019 HWY 55 Storage to November 13, 2025, at 6
to allow the applicant to submit the desired information. Commissioner Oyarzo seconded the
motion. Commissioner Mabe, Commissioner Oyarzo, and Chairman Roberts voted in favor of
the motion; Commissioner Schneider voted in opposition. The motion passed.

Commissioner Potter returned to the Commission.
E. FACTS AND CONCLUSIONS - Action Items:

o C.U.P.25-015 Vore Solar Panels
SUB 25-015 Devil's View Subdivision
e SUB 25-016 South Ranch

Commissioner Schneider moved to approve the Facts and Conclusions as presented and

authorize the chairman to sign. Commissioner Potter seconded the motion. Motion carried
unanimously.

Upcoming Meetings

October 16, 2025, 6:00 p.m. — Public Hearings. Commissioner Mabe will not be able to attend.

October 23, 2025, 4.00 p.m. — Anticipated public hearing for revisions to the Comprehensive
Plan and Valley County Code.

Chairman Roberts adjourned the meeting at 10:05 p.m.
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LAKE IRRIGATION DISTRICT

District Manager:

Board Members:
John Leedom |GG PO Box 3126 Art Troutner
Secretary: McCall, ID 83638 Justin Florence
Shirley Florence (N Will Maki

January 13, 2025

Valley County Planning and Zoning Commission
PO Box 1350

Cascade, ID 83611

Re: SUB 25-019 HWY 55 Storage Preliminary Plat
Commissioners,

Applicant SUB 25-019, HWY 55 Storage, have been working with the Lake Irrigation District
(LID) board and have agreed on the following:

A 20 ft easement on the delivery ditch running through the property in the southeast

corner that delivers Lake Irrigation District water to said property and others on down
stream.

+ Idaho Code 42-1102 will be referenced on the developers plat.

For questions, feel free to contact John Leedom - or Shirley Florence -

Sincerely,

Shirley Florence

Secretary



From: Annette Derrick <aderrick@valleycountyid.gov>
Sent: Thursday, January 29, 2026 10:01 AM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: 14014 state highway 55

Re: BP # 25-60
Pearson Storage Partners
14014 State Highway 55
Valley County, ID

This property was permitted as a residential detached garage, it was permitted and finaled
without mezzanine in structure,

If this structure is being used as a commercial structure a new building permit will be
required.

Please reach out with any questions

Thanks,

Annette Derrick
Valley County Building Official
Building Department
Office: (208) 382-7114
700 South Main St | PO Box 1350
Cascade, ID 83611

SERVICE
TRANSPARENCY
ACCOUNTABILITY
RESPONSIVE



From
Sent: Sunday, February 1, 2026 1:55 PM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: SUB 25-019 Rocky Mountain Storage

To Valley County Planning and Zoning Commission:

I am writing to strongly oppose SUB-019, Rocky Mountain Storage as proposed. The size

and scale of this proposal, with 108 condominium storage units with two offices/bathroom
units is not compatible with the adjacent Single Family residential subdivision to the south
or the Agricultural land use to the east. Inlooking at the Block 1 Preliminary Plat, this looks

more like an military housing compound. I'm sure the residents of the Knob Hill
subdivision to the south will really enjoy this view.

| am concerned about the impact this will have on an already dangerous Highway 55 from
Lake Fork to McCall. Without any turning lanes, acceleration or deceleration lanes, this
huge project will only exasperate an already huge problem. | am interested in what IDT
thinks of this project and what mitigation solutions they might require, if any.

Itis my understanding that the first 12 Units, which have already been built, were for
personal use only. I now see that there are 12 utility power meters attached to the building

when only one would be necessary if it were for personal use only. What is the explanation
for that?

When | drive this section of Highway 55, a so called scenic by-way, I'm appalled at the lack
of landscaping that exists to shield the numerous commercial buildings from the
highway. If the county is requiring a landscaping plan as part of a commercial CUP then

enforce it! The track record so far doesn't look too good and I'm sure this CUP will be no
different.

In conclusion, | do not think 108 Condominium Storage Units at this location is in the best
interest of the community. With out traditional zoning, we are witnessing what | call
"incremental creep”. Once you approve one type of use then it sets the precedent for the
same use being compatible on adjacent property. The way Valley County is growing, and

expected to in the future, isn't time we consider zoning laws like every other county in the
state has except one other?

Thank you for accepting my comments.
John Humphries

108 Magnetic Rock RD.
McCall, ID 83638



From: Kathy Deinhardt Hill
Sent: Sunday, February 1, 2026 7:32 AM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: SUB 25-019

Dear Commissioners:

Please deny application SUB 25-019 Rocky Mountain Storage Units for the following reasons:

1. Traffic Concerns on Highway 55. This past summer, the Idaho Department of Transportation stated
that Highway 55 had reached capacity. That is definitely true of the stretch between Lakefork and

McCall. 1 'am not privy to what ITD feels about this development, but at the very minimum, a turn lane at
the access point to these storage and business units is needed. In fact, the state should reduce the speed
limit and make it a no passing zone all the way from Lakefork to McCall. Residents on either side of this
section of Highway 55 face danger every day as they try to access or turn off on to side roads and
driveways. In the past month there have two accidents in the stretch between Knob Hill and Elk Creek
Church, all at intersections. If ITD refuses to require the turn lane, then the commissioners should act by

denying this application. NO MORE COMMERCIAL DEVELOPMENT ON THAT STRETCH OF HIGHWAY
UNTIL SAFETY CHANGES ARE MADE.

2. The first 12 units, supposedly for personal use, are already completed. If they are for personal use, why
does each unit have its own power meter? The only reason | can see is that the applicant plans to rent
them to individuals, which is a violation of his original permit. The applicant received a permit to build the
units for personal use; he can't change his mind after they are built.

3. The use of the buildings is in question. What will the businesses be that are allowed in the
offices/bathroom buildings? What about those who use their storage “condos” to run their own
businesses out of their spaces. Look at the storage units in McCall behind the car wash. Many of those are
now businesses or commercial shops, with traffic in and out of them all day. Does the county have the
resources to make sure that kind of activity does not happen at this new site? The applicant might say

that is not the purpose of his development, but he has shown repeatedly that once his developments are
approved, he does change his mind.

4. Many of the approved developments along Highway 55 have required adequate landscaping to screen

the buildings from the scenic highway. In many cases, that has not happened; the county does not have
the resources to enforce the requirements.

5. This development is incompatible with the areas on the south and east sides, and the only reason it is
compatible on the north and west sides is because planning and zoning keeps approving this push to turn
Highway 55 into the industrial, commercial, storage unit capital of Idaho. These approvals have led to
developmental creep that are detrimental to the residents and the attempts to preserve the valley floor. It

must stop somewhere. it is an ugly, dangerous mess between Lakefork and McCall, all caused by the
unrestricted development the county has allowed. Stop it now.

Please deny the application for SUB 25-019 Rocky Mountain Storage Units.
Respecfully,

Kathy Deinhardt Hill
14068 Pioneer Road
McCall, Idaho 83638



From: Katharina Roth _

Sent: Monday, February 2, 2026 9:50 AM

To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: SUB 25-019

Dear Planning and Zoning Commissioners,

We are writing in regards to the CUP request for Rocky Mountain Storage
on Hwy. 55.

We are opposed to any more storage units on our scenic highway. Bit by
bit our scenic highway is taken over by industrial and storage units.

We understand the need for industrial area, but does it have to be on
the highway? Visible to anybody driving into this beautiful town?

If you have to approve this CUP and yet another storage unit, canyou
please stipulate that there is a 90% visual barrier using vegetation
and a low burm, please?

Having these ugly units at least visually hidden would be a huge
improvement.

Thank you so much for reading this,

Katharina and Geoffrey Roth



From: Drew Dodson <drew@boisedev.com>
Sent: Wednesday, February 4, 2026 12:46 PM
To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: Re: Rocky Mountain Storage

Thank you Cynda!

| can confirm that the building permit that was issued was for a personal garage and
should be used or leased for commercial purposes.

I think you meant to say "should NOT be used or leased for commercial purposes," correct?

It looks like | cannot download the leases off of the Valley County self-service kiosk, but
here is a link to them:

If that link doesn't work, the instrument number is: 2025-006494

An off-shoot of this issue that I'd be remiss not to ask about is... Dusty had the lease
agreements recorded by the county despite in doing so being in violation of the terms of

his building permit. | am also going to ask the clerk's office about this, but why was this not
caught during the recording process?

Drew

On Wed, Feb 4, 2026 at 12:20PM Cynda Herrick <cherrick@valleycountyid.gov> wrote:

Hello Drew,

| can confirm that the building permit that was issued was for a personal garage and should
be used or leased for commercial purposes.

Please send the leases.

We would start enforcement of our land use codes through a series of letters and
agreements with the landowner, with final enforcement tasks by filing charges. But what

Dusty is doing now, the process that he is in now, is how you correct the violation. There is
awhole process....see below.

| believe the P&Z Commission will make their decision based on the integrity of the
application.

The difference is impacts such as who accesses site, how often is there access, security,
traffic, noise, etc....IMPACTS. | believe there are structural considerations in the building
also for SAFETY. | believe fire code is different.

| hope this helps with your questions.
Enforcement Codes:

9-2-3: ENFORCEMENT; GENERAL STATEMENT:



The enforcement of this title shall apply equally to each person and property in similar
circumstances. (Ord. 10-06, 8-23-2010)

9-2-4: COMPLIANCE BY ISSUERS OF PERMITS:

All departments, officials, and public employees of the county vested with the duty or authority to
issue permits, shall conform to the conditions of this title, and shall issue no permit, certificate, or
license for the use of lands, buildings, or purposes in conflict with the provisions of this title and

such permit, certificate, or license issued in conflict with the provisions of this title shall be null
and void. (Ord. 10-06, 8-23-2010)

9-2-5: COUNTY ENFORCEMENT AND AUTHORITY:

Whenever it appears to any person, including, but not limited to, the building inspector, planning
and zoning staff, commission members, the board, the county prosecuting attorney or county
sheriff that any person is about to engage in act or practice violating any provisions of this title, the
person shall orally or in writing notify the administrator or his office. The administrator, with the
assistance of staff, the county sheriff and the county prosecuting attorney, shall cause an
investigation to be made upon the oral or written request concerning an alleged violation of this

title, permit, or other county ordinance relating hereto, as the administrator deems advisable under
the circumstances.

A. Authority: The administrator or staff shall have the authority to:

1. Conduct a program of continuing surveillance and regular or periodic inspection of the
potential or actual violation.

2. Enter, at allreasonable times, upon any private or public property for the purpose of
inspecting or investigating to ascertain violations of this title, permit, or ordinances relating hereto.

B. Violation: If an investigation discloses that there is a reasonable basis for believing that a
violation exists, the administrator or staff shall follow the following procedure:

1. Issue and serve upon the person alleged to have violated this title a written notice of
violation. This notice shall specify the provision of this title, variance or permit which has been
violated; the extent and manner in which the ordinance, variance or permit has been violated and
the procedure for the person to contest the allegation. The written notice shall be sent by certified
mail to the person's home mailing address and/or business address, or personally served upon the
person. A copy of this notice shall also be delivered to the county prosecuting attorney.

2. If a hearing is requested by the person, in writing, within seven (7) days of the service of the
notice, then the administrator shall schedule a settlement conference with said person within
seven (7) days from the time that the administrator has been served with said request for a
settlement conference. If no response is received, the violation will be sent to the Valley County
prosecuting attorney who shall act on the matter within forty five (45) days.

3. Ifthe allegations of the violation, as described in the notice, cannot be resolved in the above
mentioned settlement conference with the administrator, the matter shall be submitted for review
before the commission at the next regularly scheduled public meeting. If the matter can be
resolved, then the agreement shall be ratified or rejected by the commission.

4. Ifthe agreement reached by the administrator in the settlement conference is rejected by the
commission, then a hearing on the notice shall be held at the next regularly scheduled hearing of
the commission.

5. The conduct of the hearing on the notice shall be as set forth in section 9-5H-11 of this title.

6. The administrator shall render the commission's decision, in writing, within seven (7) days
from the date of the hearing.

7. After the decision of the commission, any party may have the right to appeal the decision to
the board.

8. The board shall have the right to hear the appeal from the commission in the same manner
as set forth in section 9-5H-12 of this title.
C. Civil Penalty: If such preventive or corrective measure is not taken in accordance with the
settlement agreement, commission’s decision, or order of the board, then the person in violation of



said agreement, commission's decision or order of the board shall be liable for a civil penalty not to
exceed one thousand dollars ($1,000.00) per day beginning with the time fixed for the taking of the
preventive or corrective measure set forth in the agreement, commission's decision or order of the
board.

D. Circumstance Of Violation Constitutes Emergency: If the circumstances of the violation of
this title, permit or variance constitute an emergency creating conditions of immediate danger to
the public health, the administrator shall immediately notify the commission, the board, and the
county prosecuting attorney. The board may institute a civil action for immediate injunction to seek
any relief deemed appropriate under the circumstances as well as a civil penalty not to exceed one
thousand dollars ($1,000.00) per day.

E. Considerations In Imposition Of Civil Penalty: The board shall consider in any imposition of a
civil penalty the following factors:

1. The nature of the violation.
Whether the violation was disclosed to the administrator or staff prior to its detection.
Whether the violation was corrected without administrator or staff action.
The cost of enforcing and investigating the violation.
Whether the violation was an isolated occurrence or a multiple offense.

6. Whether there is an undue risk of future violations during the remaining construction phase
of the permit.

7. Afine under the circumstances would serve as a deterrent to this person or other persons
similarly situated.

8. Whether there were grounds tending to excuse or justify the violation.

9. Whether the person was cooperative and willing to correct the violation.

F. Waiver Of Formal Proceedings: At any stage of the proceedings, any person to whom a notice
has been served may waive the formal proceedings and enter into a settlement agreement with
approval of the board.

G. Additional Remedies: Nothing in this title or this section shall preclude the board from any
other legal or equitable remedy available. (Ord. 10-06, 8-23-2010)

9-2-6: CIVIL ENFORCEMENT:

Whenever a violation of this title occurs, or is alleged to have occurred, any person may file a
written complaint stating the cause and basis thereof. The administrator shall follow the procedure
set forth in section 9-2-5 of this chapter. Nothing in this title shall preclude the board from
instituting any cause of action against any person nor for any relief legally or equitably available
under the circumstances. (Ord. 10-06, 8-23-2010)

9-2-7: INVESTIGATIONS:

The property involved in an application for any permit or any property subject to the provisions of
this title is subject to inspection by the administrator or his staff at all reasonable times for the
purpose of inspecting or investigating violations of this titte. (Ord. 10-06, 8-23-2010)
9-2-8: PENALTIES:
A. Criminal Penalties: Criminal penalties shall be as follows:
1. Each violation of this title, permit or variance shall be considered a separate violation and
each day of a violation shall be a separate violation.
2. Each person, whether acting as the principal or agent, violating this title or its regulations
shall be responsible for the violations criminally as set forth below.
3. Each violation of this title, permit or variance shall be a misdemeanor punishable by a fine or
imprisonment, or both, punishable in accordance with provisions of idaho Code section 18-113.
B. Civil Penalties: Civil penalties shall be as follows:
1. Each violation of this title, permit or variance shall be considered a separate violation and
each day of aviolation shall be a separate violation.
2. Each person, whether acting as the principal or agent, violating this title or its regulations
shall be responsibie for the violations civilly as set forth in subsection B3 of this section.

apwb



3. Eachviolation of this title, permit or variance shall be punishable by a civil penalty not to
exceed one thousand dollars ($1,000.00) per day or per violation whichever is greater.

C. Alternative Penalties: Alternative penalties to civil or criminal penalties may include the
following:

1. Recordation of a “Notice of Land Use and Development Code Violation” with the Valley
County Recorder’s office. This recordation will remain in place until the violation is cured.

2. Recordation of other violation notices with the Valley County Recorder’s office, such as a
“Notice of Noncompliance or Dangerous Building”.

3. If aviolation is on-going or continuous further land use or building approvals on the property
may be withhetd. (Ord. 10-06, 8-23-2010; amd. Ord. 20-12, 7-6-2020

Cynda Herrick, AICP, CFM
Valley County

Planning and Zoning Director
Floodplain Coordinator

PO Box 1350

Cascade, 1D 83611
(208)382-7116

“Live simply, love generously, care deeply, speak kindly, and leave the rest....”

Service Transparent Accountable Responsive

From: Drew Dodson <drew@boisedev.com>
Sent: Wednesday, February 4, 2026 11:45 AM
To: Cynda Herrick <cherrick@valleycountyid.gov>
Subject: Rocky Mountain Storage

Hi Cynda,

Can you confirm, on the record, that any leasing of the storage units Dusty Bitton built at

14014 Highway 55 would be a violation of the 2023 approval issued with the understanding
that the units were for personal use only?

| recently received copies of lease agreements executed this fall that show at least some of
the units are being rented for $1,500 per month to various business entities owned by
Bitton, including True North Construction, Rocky Mountain Excavation and Equipment

Rental, and Pinetop Construction. | am happy to provide copies to you or send you the
instrument numbers for locating in the county's record portal.

If indeed the leasing of these storage units is a violation, what penalties may the county
impose? How and when would that be decided?

Could the violation have any bearing on the P&Z's upcoming consideration of Bitton's
application to convert the units to commercial use and add more storage units to the site?

From a planning perspective, what is the functional difference between personal use and
commercial use of storage units? In other words, how does one differ from the other and
therefore influence conditions prescribed by the P&Z7?

Thanks!

Drew



Instrument # 2025-003943

Vailey County, Cascade, idaho

08/13/2025 03:56:55 PM No. of Pages: 2

Recorded for: FLYING S TITLE AND ESCROW - MCCALL
Douglas Miller Fee: $13.00

Deputy Reiliott

Electronically Recorded

THIS DOCUMENT IS FILED FOR RE
FLYING S TITLE AND ESCROW "
AS AN ACCOMMODATION

ONLY.
NO mmmnou
TS O AMINATI HAS BEEN MADE AS TO

LONG TERM LEASE INTEREN FECREEMENT

This Lease Interest Agreement (the “Agreement”) is entered into as of July 1, 2025, by and
between Pearson Storage Partners, LLC, an Idaho limited liability company with EIN 84-

4463170 ("Lessor”), and BP Properties, LLC, an Idaho limited liability company with EIN
83-4471197 (“Lessee”).

RECITALS

WHEREAS, Lessor is the lawful ownér of the real property located at 14014 HWY 55,
McCall, Idaho 83638 (the “Premises”); and

WHEREAS, Lessee desires to lease the Premises from Lessor for the construction and
development of storage condominiums; and

WHEREAS, the parties wish to enter into a long-term lease agreement to define their
respective rights and obligations with respect to the Premises:

NOW, THEREFORE, in consideration of the mutual covenants and promises set forth
herein, the parties agree as follows:

1. LeaseTerm

o The term of this lease shall be for thirty (30) years, commencing on April 1,
2024, and ending on March 31, 2054, unless earlier terminated in
accordance with the provisions of this Agreement.
2. Monthly Rent

© Lessee shall pay to Lessor the amount of One Thousand Dollars ($1,000.00)
per month as rent for the use and occupancy of the Premises. Rent shall be
due on or before the first day of each calendar month, beginning April 1,
2024.

3. Use of Premises

o Lessee shall use the Premises exclusively for the construction and
development of storage condominiums and other related business
operations. Lessee shall not use the Premises for any unlawful purposes.

4. Maintenance and Repairs

o Lessee shall be responsible for the routine maintenance and upkeep of the
Premises, and for keeping the Premises in good order and repair throughout
the lease term, reasonable wear and tear excepted.

5. Taxes and Insurance

o Lessor shall be responsible for payment of property taxes and insurance on
the Premises. Lessee shall be responsible for maintaining liability insurance
coverage for its business operations on the Premises.
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6. Termination

o This Agreement may be terminated prior to the expiration of the lease term
by mutual written agreement of both parties or as otherwise permitted by
law.

7. Assignment and Subletting

o Lessee shall not assign this lease or sublet any portion of the Premises
without prior written consent of Lessor.

8. Governing Law

o This Agreement shall be governed by and construed in accordance with the
taws of the State of Idaho.

9. Entire Agreement

o This Agreement contains the entire agreement between the parties and
supersedes all prior negotiations, understandings, and agreements.

IN WITNESS WHEREOF, the parties have executed this Lease Interest Agreement as of the
date first written above.

U BTV —

Elise Bitton, Member
Pearson Storage Partners, LLC

AL Bty 77—

Elise Bitton, Member
BP Properties, LLC

NOTARY ACKNOWLEDGMENT

State of Idaho
County of Valley

On this /3 day of Ay&m_ﬁ, 2025, before me, a Notary Public in and for said state,
personally appeared Ell€e Bitton, known to me (or satisfactorily proven) to be the persons
whose names are subscribed to the within instrument and acknowledged that they

executed the same for the purposes therein contained.

IN WITNESS WHEREOF, | have hereunto set my hand and affixed my official seal the day
and year first above written.
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v 4 = b‘,'....'.",'@q‘?”/
i » %%‘\FRYP ‘o.‘
Notary Public for Idaho K By (@
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Instrument # 2025-006494
Valley County, Cascade, Idaho
11/26/2025 04:39:30 PM No. of Pages: 28
Recorded for: FLYING S TITLE AND ESCROW - MCCALL
Douglas Miller Fee: $91.00
Deputy Minwards
Electronically Recorded
RECORDATION REQUESTED BY:

Columbia Bank

Treasura Valley CBO

CiO Loan Support Services

PO Box 1580

Rossburg, OR 97470

WHEN RECORDED MAIL TO:
Columbia Bank
PO Box 1580
Roseburg, OR 97470

SEND TAX NOTICES TO:
Pearson Storage Partners, LLC
PO Box 4110
McCall, 1D 83638

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT RESULTS IN YOUR

SECURITY INTEREST IN THE COLLATERAL BECOMING SUBJECT TO AND OF LOWER PRIORITY THAN THE LIEN
OF SOME OTHER OR LATER SECURITY INSTRUMENT.

SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT AND ESTOPPEL
CERTIFICATE

THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT dated November 25, 2025
("Agreement"), is made and executed among Pearson Storage Partners, LLC, whose address is PO Box 4110,
McCall, ID 83638 ("Landlord"); BP Properties LLC, whose address is 112 N 3rd St, McCall, ID 83638 ("Tenant");

and Columbla Bank, Treasure Valley CBO, C/O Loan Support Services, PO Box 1580, Roseburg, OR 97470
{"Lender"}.

SUBORDINATED LEASE. Tenant and Landlord have executed a lease dated April 1, 2024 of the property described herein which was recorded
as follows: Recorded on August 13, 2025 as Instrumant no. 2025-003943 in tha official records of Valley County, idaho. (the “Lease”). The
following information is the summary of the basic terms and conditions of the Subordinated Lease: The term is for Thirty Years commencing

4/1/24 and ending 3/31/2054 with monthly rent of $1,000 for occupancy and use of the premises. Expected use inciudes construction of
storage condominiums and other related business.

REAL PROPERTY DESCRIPTION. The Lease covers 18.44-acre site of the following described res! property {the "Real Property™) located in
Valley County, State of idaho:

LEGAL DESCRIPTION:

A PARCEL OF LAND SITUATE IN THE SE¥ OF THE NEV. OF SECTION 33, TOWNSHIP 18 NORTH, RANGE 3 EAST, B.M., VALLEY
COUNTY, IDAHO, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF LOT 1 KNOB HILL ESTATES SUBDIVISION AS SHOWN ON THE OFFIGIAL PLAT
THEREOF ON FILE IN THE OFFICE OF THE RECORDER OF VALLEY COUNTY, IDAHO, IN BOOK &, PAGE 35 OF PLATS, A 5/8 REBAR,
THENCE, NORTH 0"17'31°EAST., 246.43 FEET ALONG THE EASTERLY RIGHT.-OF-WAY LINE OF STATE HIGHWAY 55 TO A 5/8"
REBAR, THE REAL POINT OF BEGINNING

THENCE, NORTH 80°41'54" EAST, 484.00 FEET TO A 5/8" REBAR,

THENCE, NORTH 5°48'34" WEST, 125.57 FEET TO A 5/8" REBAR,

THENCE, NORTH 55°20'31" EAST, 515.30 FEET TO A 5/8" REBAR,

THENCE, SOUTH 60°13'656" EAST, 181.38 FEET TO A 5/8" REBAR ON THE NORTHWESTERLY BOUNDARY OF LOT 8 IN SAID KNOB
HILL ESTATES SUBDIVISION,

THENCE, NORTH 30°34’15" EAST, 435.95 FEET ALONG THE NORTHWESTERLY BOUNDARY OF SAID KNOB HILL ESTATES
SUBDIVISION TO A 5/8" REBAR,

THENCE NORTH 43°16'03" EAST, 44.83 FEET, ALONG SAID NORTHWESTERLY BOUNDARY TO (T'S INTERSECTION WITH THE
EASTERLY LINE OF SAID SE% NEY, A 5/8” REBAR,
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THENCE NORTH 0°49'11" EAST, 137.90 FEET TO THE NORTHEAST CORNER OF SAID SE% NEY, A 5/8” REBAR,

THENCE SOUTH 89°53'02" WEST. 1285 65 FEET ALONG THE NORTHERLY LINE OF SAID SEV: NE¥% TO ITS INTERSECTION WITH THE
EASTERLY RIGHT-OF-WAY OF STATE HIGHWAY 55, A 5/8" REBAR:

THENCE SOUTH 0°17°31" WEST 917.06 FEET TO THE POINT OF BEGINNING.

The Real Property or its address is commonyy known as 14014 Highway 55, McCall, ID 85257. The Real Property tax identification number is
RP18NO3E331807.

SUPERIOR INDEBTEDNESS. Lender has extended or has agreed to extend the following described financial accommodations to B8P Propertiss
LLC. secured by the Real Property {the "Superior indebtedness"™;:

All "Indebtedness”, as that term Is defined in Lender's Lien.

LENDER'S LIEN, The Supernor Indebtedness is or will be secured by the Real Property and evidenced by a morigage, deeg of trust, or other lien
instrument, dated November 25, 2025, from Landlord to Lender {the “Lender's Lien") As a condition to the granting of the requested financial
accommadations, Lender has required that the Lender's Lien be and remain superior to the Subordinated Lease and all of Tenant's rights in the
Real Property ("Lease Rights")

REQUESTED FINANCIAL ACCOMMODATIONS. Landiord and Tenant each want Lender to provide financial accommodations to BP Properties
LLC n the form of the Supenor Indebtedness Landiord and Tenant each represent and acknowledge to Lender that Landiord and Tenant will
benefit as a result of these financial accommodations from Lender to BP Properties LLC, and Landlord and Tenant acknowledge receipt of
valuable consideration for entenng into this Agreement.

IN EXCHANGE FOR GOOD AND VALUABLE CONSIDERATION, THE SUFFICIENCY AND RECEIPT OF WHICH ARE HEREBY ACKNOWLEDGED,
LENDER, LANDLORD, AND TENANT HEREBY AGREE AS FOLLOWS:

ESTOPPEL CERTIFICATE. Tenant hereby cartifes to and agrees with Lender that as of the date of this Agreement, Lender is relying on all of the
following certifications and agreements of Tenant as consideration for Lender executing this Agreement:

(A} The Lease s in full force and effect and is the vahd and binding obligation of Tenant. enforceable in accordance with its terms,
(B} All requirements for the commencement and va'idity of the Lease have been satisfied.

(C} Neither Tenant nor Landiord is in default under the Lease and nc event has occurred and no condilion exists, which with the giving of
notice, the passage of time, or both, would constitute a default by Tenant or Landlord under the Lease.

{D) There are no defenses, counterciaims or setoffs against rents or charges due or which may become due undaer the Lease and no claim
by Tenant of any nature exists against Landlord under the Lease. All obligations of Landlord have been fully performed.

(E) None of the rent, which Tenant is raquired to pay under the Lease, has besn prepaid, or will in the future be prepaid, more than one
month in advance.

{F} The Lease shall not after the date of this Agreement be modified, terminated, or amended, without the prior written consent of Lender
for any termination and each such amendment or modification. Any attempted medification, termination, or amendment without the prior
written consent of Lender shall be vold.

{G} Tenant has not assigned, morigaged, sublet, encumbered or otherwise transferred any or all of its interest under the Lease and, during
the term of the Loan, agrees 1o not assign, mortgage, sublet, encumber, or otherwise transfer any or all of its interest under the Lease
without the prior written consent of Lender.

SUBORDINATION. Notwithstanding anything in the Lease to the contrary, the parties acknowledge and agree that the Lease and Lease Rights
are an<d shall be subject and subordinate in right, interest and lien, and for all purposes, to Lender's Lien, and {o all renewals, modifications.
consolidations, replacements, and extensions thereof, and 10 any subsequent lien of the Lender with which Lender's Lien may be spread or
consolidated, to the full extent of the pringipal sum and all other amounts secured thereby and interest thereon. Tenant will not cause the Leass
to be subordinated to any interests other than those held by or made for the benefit of Lender, and its successors and assigns, without the prior
written consent of Lender.

NON-DISTURBANCE. So long as the Lease is in full force and effect and Tenant is not in default under the Lease beyond any applicable cure
period, Lender shall not name or join Tenant as a defendant in any exercise of Lender's rights and remedies arising upon a default of the Loan
under the Note and/or under Lender's Lien unfess applicable law requires Tenant to be made a party thereto as a condition to proceeding against
Landlord or pursuing such rights and remedies. In the lafter case, Lender may join Tenant as a defendanl in such action only for such purpose
and not to lerminale the Lease or otherwise adversely affect Tenant's rights under the Lease or this Agreement in such action. If the Lease has
not been terminated, then, when Lender succeeds to the inlerest of Landlord, the Lender shall not terminate or disturb Tenant's possession of
Tenant's premises under the Lease, except in accordance with the terms of the Lease and this Agreement.
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ATTORNMENT. If Lender shal: succeed to the interest of the Landiord under the Lease, and the Lease shali not have expired or been terminated
in accordance with the terms of the Lease or this Agreement. Tenant shall, from and after such event, attorn to Lender, all nghts and obligations
under the Lease to continue as though the interest of Landlord had not terminated. Such attomment shall be effective and self-operative without
the execution of any further instrument on the part of the parties hersto Tenant agrees. however, to execute and deliver at any time and from
time to time, upon the request of Lender. any instrument or certifcate which, in the sole judgment of Lender, may be necessary or appropriate
in any such foreclosure proceeding or otherwise to evidence such attornment

NO LIABILITY FOR LENDER. Lender in the event of attornment shall have the same remedies in the event of any default by Tenant (beyond any
period given Tenant to cure such default: in the payment of annual base rent or additional rent or in the performance of any of the terms,
covenants. and condit:ons of the Lease on Tenant's part to be performed that are available to Landlord under the Lease. Tenant shali have the

same remedies aganst Lender for the breach of an agreement contained in the Lease that Tenant might have had against Landlord if Lender had
not succeeded to the interest of Landiord; prov.ded, however. that Lender shall not be

(A) Liable for any act or omission of or any claims against any prior landlord, including Landlord, or
(8) Sublect to any offsets or defenses which Tenant might have against any prior tandiord, including Landlord, or

(C) Bound by any rent or additional rent which Tenant might have paid for more than the current month to any prior fandlord. including
Landlord. or

(D) Bound by any amendmaeant or modification of the Lease, or waiver of any of its terms, made without its consent; or

{E) Liable for any sum that any prior landlord, including Landlord, owed to Tenant, including without limitation any security deposit, unless
the amount owed was actually delivered to Lender: or

(Fy Bound by any sumender. canceliation, or termination of the Lease, in whole or in part. agreed upon between Landlord and Tenant; or
(G} Liabie for any construction obligation of any prior landiord, including Landiord: or
(H) Liable for any breach of representation or warranty of any prior landiord, including Landiord.

NEW LEASE. if Lender shall succeed 1o the interest of the Landlord under the Lease, upon the written request of Lender to Tenant, Tenant shall

execule and deliver to Lender a lease of the Real Property upon the same lerms and conditions as the Lease between Landlord and Tenant,
which lease shall cover any unexpired term of the Lease axisting prior to such transfer.

ACKNOWLEDGMENT AND AGREEMENT BY LANDLORD. Landlord, as landlord under the Lease, acknowledges and agrees for itself and its
heirs, successors and assigns to each of the following:

(A} This Agreement does not in any way release Landlord from its obkgations to comply with the terms, provisions, conditions, covenants,
agreements and clauses of the Note, Lender's Lien or any other documents executed in connection with the Loan

(B) In the event of a default under the Note, or any of the other documents executed in conneclion with the Loan, Landlord hereby

consents to Tenant's attornment to Lender and, upon such event, Tenant shall pay all rent and ali other sums due under the Lease to
Lender as provided in the Lease.

VENUE. The undersignied hereby (a) irrevocably submits to the jurisdiction of any state or federal court in the State of Idaho or in any state or
federal court sitting in the county that any of Lender’s collateral is located. in any action or proceeding brought to enforce, or otherwise arising
out of or relating to, this Agreement; (b} irrevocably waives to the fullest extent permitted by law any objection that the undersigned may now
or hereafier have to the laying of venue in any such action or proceeding in any such forum: and (c) further irrevocably waives any claim that
any such forum is an inconvenient forum. The undersigned agrees that a final judgment in any such action or proceeding shal! be conclusive and
may be enforced in any other jurisdiction by suit on the judgment or in any other manner provided by law Nothing herein shall impair the right
of Lender to bring any action or proceeding against the undersigned in any court of any other jurisdiction. As used in this paragraph, the term

“Agreement” means the promissory note, guaranly, security agreement or other agreement, document or instrument in which this paragraph is
found, even if it is described by another name as well.

CLASS ACTION WAIVER. EACH PARTY WAIVES THE RIGHT TO LITIGATE IN COURT ANY CLAIM OR DISPUTE AS A CLASS ACTION, EITHER
AS A MEMBER OF A CLASS OR AS A REPRESENTATIVE, OR TO ACT AS A PRIVATE ATTORNEY GENERAL.

COSTS AND EXPENSES. Obligor shall pay on demand (a) all reasonable out-of-pocket expenses incurred by Lender (including, withoul
limitation, the reasonable fees, charges and disbursements of counsel for Lender). and shail pay all fees and time charges and disbursements for
attorneys who may be employess of Lendsr, in connection with the preparation, negotiation, execution, delivery and administration of this
Agreement and the refated documents, or any amendments, modifications or waivers of the provisions hereof or thereof (whether or nat the
transactions contemplated hereby or thereby shall be consummated), and (b} all out-of-pocket expenses incurred by Lender (including. without
limitation, the fees, charges and disbursements of any counsel for Lender), and shall pay ali fees and time charges for attorneys who may be
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employees of Lender. in connection with the enforcement ar protection of Lender's rights (i) in connection with this Agreement and the related
documents, including, without limitation, Lender's nghts under this paragragh, or (i) in connaction with the loans and other extensions of credit
made under this Agreemant and the related documents includng, without limitation, all such out-of-pocket expenses incurred during any appeal,
bankrupicy. workout, restructuring or negotiations in respect of such loans and exiensions of credit. As used in this paragraph, "Agreement”
means the loan agreement. promssory note. guaranty, security agreement, or other agreement, document, or instrument in which this
paragraph is found, even if descnbed or defined by another name. As used in this paragraph, "Obligor” means, collectively, the borrower,
granior. pledgor, trustor or guarantor executing this Agreement ‘n favor of Lender, even if described or defined by another name.

MISCELLANEOUS PROVISIONS, The following miscellaneous provisions are a part of this Agreement:

Amendments. This Agreement constilutes the entire understanding and agreement of the parties as {o the matters set forth in this
Agreement. No alteration of or amendment to this Agreement shall be effective unless given in writing and signed by the party or parties
sought to be charged or bound by the alteration or amendment.

Expenses. If Lender :nstitutes any suit or action to enforce any of the terms of this Agreement, Lender shaif be entitled to recover such
sum as the court may adjudge reasonable. Whether or not any court action is involved, and to the extent not prohibited by law, ali
reasonable expenses Lender incurs that in Lender's opinion are necessary at any time for the protection of its interest or the enforcement of
its rights shall bacome a part of the Indebtadness payable on demand and shall bear interest at the Note rate from the date of the
expenditure unti: repaid Expenses covered by this paragraph include, without limitation, however subject to any limits under applicable
law. Lender's expenses for bankruptcy proceedings (including efforts to mod#fy or vacate any automatic stay or injunction), appeals, and
any anticipated post-judgment coliect-on services. the cost of searching records obtaining title reports (including foreclosure reports),
surveyors’ reports, and appraisal fees and title insurance. to the extent permitted by applicable law. Landlord aisc will pay any court costs,
in addtion to all other sums provided by law.

Authority. Any person who signs this Agreement on behalf of Landlord and Tenant represents and warrants that he or she has authority to
execute this Agreement

Caption Headings. Caption headings in this Agreement are for convenience purposes only and are not 1o be used to intemret or define the
provisions of thus Agresmant.

Counterparts, This Agreament may be executed in multiple counterparts, each of which, when so executed, shall be deemed an original,
but ali such counterparts, taken together, shall constitute one and the same Agreement

Governing Law. This Agreement will be governed by federal law applicable to Lender and, to the extent not preempted by federal law, the
faws of the State of Idaho without regard to its conflicts of law provisions. This Agreement has baen accepted by Lender in the State of
idaho.

Notices. Any notice raquired to be given under this Agreement shall be given in writing, and, shall be affective whan actually deiivered,
when actually received by iefefacsimile (unless otherwise required by law}, when deposited with a nalionally recognized overnight courier,
or if mailed, when deposited in the United States mail, as first class, certified or registered mail postage prepaid, directed to the addresses
shown near the beginning of this Agreement. Any party may change its address for notices under this Agreement by giving formal written
notice to the other parties, specifying that the purpose of the notice is to change the party's address.

No Walver by Lender. Lender shall not be deemed to have waived any rights under this Agreement unless such waiver is given in writing
and signed by Lender. No delay or omission on the part of Lender in exercising any right shall operate as a waiver of such right or any
other right. A walver by Lender of a provision of this Agreement shall not prejudice or constitute a waiver of Lender's right otherwise to
demand strict compliance with that provision or any other provision of this Agresment. No prior waiver by Lender, nor any course of
dealing among Lender, Landlord, and Tenant shall constitute a waiver of any of Lender's rights or of any of Landlord's andfor Tenant's
obligations as to any future transactions. Whenever the consent of Lender is required under this Agreement, the granting of such consent
by Lender in any instance shall not constitute continuing consent to subsequent instances where such consent is required and in all cases
such consent may be granted or withheld in the sole discretion of Lender.

Severabllity. If a court of competent jurisdiction finds any provision of this Agreement to be illegal, invalid, or unenforceable as to any
circumstance, that finding shall not make the offending provision illegal, invalid, or unenforceable as to any other circumstance. If feasible,
the offending provision shall be considered modified so that it becomes legal, valid and enforceable. [f the offending provision cannot be so
modified, it shall be considered deleted from this Agreement. Uniess otherwise required by law, the illegality, invalidity, or unenforceability
of any provision of this Agreement shalil not affect the legality, validity or enforceability of any other provision of this Agreement.

Successors. This Agreement shall extend to and bind the respective heirs, personal representatives, successars and assigns of the parties
to this Agreement.

Walve Jury. Al parties to this Agreement hereby walve the right to any jury trial in any action, proceeding, or counterclaim brought by any
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party against any other party.

EACH PARTY TO THIS AGREEMENT ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS AGREEMENT, AND EACH PARTY
AGREES TO ITS TERMS. THIS AGREEMENT IS DATED NOVEMBER 2§, 2025.

LANDLORD:

Authonxed Signar for Pearson Storage Partners, LLC

TENANT:

o,

BP P?ERTIES LLC !
Y ) N\
| .
Aut gnkr for BP Properties LLC ulhor Signer for BP Properties LLC

LIMITED LIABILITY COMPANY ACKNOWLEDGMENT
STATE OF M : }

COUNTY OF ‘;/1 ﬁ// M

This record was acknowledged before me on // / Z{’( 20_&:_ . %M

and Pearson Storage Partners, LLC, a M__ Limited Lnabmty Company, is the maker of the foregoing record.

] BECKYAHINSON ——§ y

b COMMISSION 262089 s Notary Pubfe’in and for the State of M
NOTARY PUBLIC s

[

p STATE OF IDAHO : My commission expires g/ i / 34/

MY COMMISSION EXPIRES 08/26/20314,
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LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

STATE OF _/—;évfp@ )

| ) S8
COUNTY OF _W/A’df—_.—_‘

This record was acknowledged before me on __ / / / 2@ .20 %-— by _ 5/ ‘A_’,SQ glg #’*f

and Pearson Storage Pariners, LLC. 2 M Limited Liability Company. is the maker of the foregoing record. T

4 BECKYAHINSON ———} (L .
: COMMISSION #62080 : Notary Public in and for the State of
NOTARY PUBLIC
4
3 STATE OF IDAHO : My commission sxpires _f/ ﬂ{,’lp / &/
S MY COMMISSION EXPIRES 0826720314 -

LENDER ACKNOWLEDGMENT

—_
STATE OF _ W }

)88
COUNTY OF \/ 2t }

m§ rey gﬁ owledged bet\'cfreVrl‘neon ///2'.‘& 20 2 by %@JZZ&JW

of Columbia Bank.

PaPedomiatdudadodiodcdh o & 2 &

) BECKY A HINSON ]
) CO%M:SS!ON #62089 L Notary Public in and for the State of
NOTA b
: STATERgFPI%%g : My commission axpires 5 / 2l g
MY COMMISSION EXPIRES a/26/2031§

LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

STATE OF % )
) S8
COUNTY OF M@M )

This record was acknowledged before me on . /f / 2& 20 2{\” by / ( ﬂ€‘{l? /" ﬁ’ %J!

and BP Properties LLC, a M Limited Liability Company. 15 the maker of the foregoing record
4 BECKYAHINSON b - / = f )
b COMMISSION #82088 4 Notary Public In and for the State of -
4 b
NOTARY PUBLIC
I STATE OF IDAHO : My commission expires __ 5 /2& Y47
L p

MY COMMISSION EXPIRES 08/26/2031

NN N N NN NN NN
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LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

STATE OF w , )
)ss
COUNTY OF _M&r/l )

/

This record was acknowledged before meon £ / 24 20 2& by &é‘z&« WS_.'Z{JL%’A[

o ra S
and BP Properties LLC. a __s—aletlfid  Uimited Liability Company, is the maker of the foregoing record.

: Cgsag’s?:&u‘ss%g : “ota;y Pulhc in and f:r the State of Ma
) NOTARY PUBLIC q

p SYATE OF IDAHO L My commission expires

{ MY COMMISSION EXPIRES 08/26/20313

LaserPro. Ver. 25.2.20 003 Copr. Finastra USA Corporation 1997, 2025 All Rights Reserved - 10 G\LPrOGFILPLIG216 FC TR-11228480
‘ PR-150
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RECORDATION REQUESTED BY:
Columbia Bank
Treasure Valley CBO
Ci/O Loan Support Services
PQ Box 1580
Roseburg, OR 97470

WHEN RECORDED MAIL TO:
Cofumbia Bank
PO Box 1580
Roseburg, OR 97470

SEND TAX NOTICES TO:
BP Properties LLC

PO Box 4110
McCall, ID 83638 SPACE ABOVE THIS LINE IS FOR RECORDER'S USE ONLY

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT RESULTS IN YOUR
SECURITY INTEREST IN THE COLLATERAL BECOMING SUBJECT TO AND OF LOWER PRIORITY THAN THE LIEN
OF SOME OTHER OR LATER SECURITY INSTRUMENT.

SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT AND ESTOPPEL
CERTIFICATE

THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT dated November 25, 2025
{"Agreement”), is made and executed among BP Properties LLC, whose address is 112 N 3rd St, McCall, 1D
83638 ("Landlord"); Rocky Mountain Excavation & Equipment Rental LLC, whose address is 14014 Highway 55,
McCall, ID 83838 ("Tenant™); and Columbia Bank, Treasure Valley CBO, C/O Loan Support Services, PO Box
1580, Roseburg, OR 97470 {"Lender").

SUBORDINATED LEASE. Tenant and Landlord have executed a lease dated October 1, 2025 of the property described herein (the "Lease”)
The following information is the summary of the basic terms and conditions of the Subordinated Lease: The rental period begins on
10/01/2025. This is 38 Month-to-Month rental, the rent amount is $1,500.00 per month per unit with one unit for a total of $1,500.00 per
month.

REAL PROPERTY DESCRIPTION. The Lease covers Unit # NA One Enclosed Storage Unit of the following described real property (the "Real
Property”) located in Valley County, State of idaho:

LEGAL DESCRIPTION:
A PARCEL OF LAND SITUATE IN THE SEY% OF THE NEY OF SECTION 33, TOWNSHIP 18 NORTH, RANGE 3 EAST, B.M., VALLEY
COUNTY, IDAHO, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF LOT 1 KNOB HILL ESTATES SUBDIVISION AS SHOWN ON THE OFFICIAL PLAT
THEREOF ON FILE IN THE OFFICE OF THE RECORDER OF VALLEY COUNTY, IDAHO, IN BOOK 8, PAGE 35 OF PLATS, A 5/8 REBAR,
THENCE, NORTH Q°17°31"EAST., 246.43 FEET ALONG THE EASTERLY RIGHT-OF-WAY LINE OF STATE RIGHWAY 55 TO A 5/8”
REBAR, THE REAL POINT OF BEGINNING

THENCE, NORTH B0°41'54" EAST, 484.00 FEET TO A 5/8" REBAR,

THENCE, NORTH 5°48'34" WEST, 125.57 FEET TO A 5/8" REBAR,

THENCE, NORTH 55°20'31" EAST, 515.30 FEET TO A §/8” REBAR,

THENCE, SOUTH 50°13'55" EAST, 191.38 FEET TO A 5/8” REBAR ON THE NORTHWESTERLY BOUNDARY OF LOT 9 IN SAID KNOB
HILL ESTATES SUBDIVISION,

THENCE, NORTH 30°34’15" EAST, 435.95 FEET ALONG THE NORTHWESTERLY BOUNDARY OF SAID KNOB HILL ESTATES
SUBDIVISION TO A 5/8” REBAR,

THENCE NORTH 43°16°03" EAST, 44.83 FEET, ALONG SAID NORTHWESTERLY BOUNDARY TO IT'S INTERSECTION WITH THE
EASTERLY LINE OF SAID SE¥% NEY, A 5/8" REBAR,

THENCE, NORTH 0°49'11" EAST, 137.90 FEET TO THE NORTHEAST CORNER OF SAID SEY NE%, A 5/8" REBAR,
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THENCE SOUTH 89°53'02" WEST, 1285 65 FEET ALONG THE NORTHERLY LINE OF SAID SEY NEY TO ITS INTERSECTION WITH THE
EASTERLY RIGHT-OF WAY OF STATE HIGHWAY 55, A 5/8” REBAR;

THENGE SQUTH 0"17°317 WEST 917.06 FEET TO THE POINT OF BEGINNING.

The Real Property or its address is commonly known as 14014 Highway 55, McCall, ID 85257. The Real Property tax identification number 15
RP18NO3E331807.

SUPERIOR INDERTEDNESS. Lender has extended or has agreed to extend the following described financial accommodations to Landiord.
secured by the Real Property (the "Superior Indebtedness™),

All “indebtedness’”, as that term is defined in Lender's Lien.

LENDER'S LIEN. The Superior indebtedness is or wili be secured by the Real Property and evidenced by a mortgage, deed of frust, or other lien
instrument, dated November 25, 2025, from Landlorg to Lender (the "Lender's Lien™) As a condition to the granting of the requested financial

accommodations. Lender has required that the Lender's Lien be and remain superior to the Subordinated Lease and all of Tenant's nights in the
Real Property ("Lease Rights")

REQUESTED FINANCIAL ACCOMMODATIONS. Landiord and Tenant each want Lender to provide financial accommaodations fo Landlord in the
form of the Superior Indebtedness. Landlord and Tenant each represent and acknowledge to Lender that Landiord and Tenant will benefit as a

result of these financial accommodations from Lender to Landlord, and Landlord and Tenant acknowledge receipt of valuable consideration for
entering into this Agreement

IN EXCHANGE FOR GOOD AND VALUABLE CONSIDERATION, THE SUFFICIENCY AND RECEIPT OF WHICH ARE HEREBY ACKNOWLEDGED,
LENDER, LANDLORD, AND TENANT HEREBY AGREE AS FOLLOWS:

ESTOPPEL CERTIFICATE. Tenant hereby certifies to and agrees with Lender that as of the date of this Agreement, Lender is relying on all of the
following certifications and agreements of Tenant as consideration for Lender executing this Agreement:

(A} The Lease 1 in full force and effect and is the valid and binding obligation of Tenant, enforceable in accordance with its terms.

(B} All requiraments for the commencement and validity of the Lease have been satisfied

(C) Neither Tenant nor Landlord is in default under the Lease and no event has occurred and no condtion exists, which with the giving of
notice, the passage of time, or both, would constitute a default by Tenant or Landlord under the Lease.

(D) There are no defenses, counterciaims or setoffs against rents or charges due or which may become due under the Lease and no claim
by Tenant of any nature exists against Landlord under the Lease. All cbligations of Landiord have been fully performed.

(E}) None of the rent, which Tenant is required to pay under the Lease, has been prepaid, or will in the future be prepaid, more than one
month in advance.

{F) The Lease shall not after the date of this Agreement be modified, terminated, or amended, without the prior written consent of L.ender

for any termination and each such amendment or modification. Any attempted modification, termination, or amendment without the prior
written consent of Lender shall be void.

{G) Tenant has not assigned, mortgaged, sublat, encumbared or otharwise transferred any or all of its interest under the Lease and, during

tha term of the Loan, agrees to not assign, mortgage, sublet, encumber, or otherwise transfer any or all of its interest under the Leass
without the prior written consent of Lender.

SUBORDINATION. Notwithstanding anything in the Lease to the contrary, the parties acknowiedge and agree that the Leasa and Lease Rights
are and shall be subject and subordinale in right, interest and lien, and for ail purposes, 10 Lender's Lien, and to all renewals, modifications,
consolidations, replacements, and extensions thereof, and to any subsequent lien of the Lender with which Lender's Lien may be spread or
consolidated, to the full extent of the principal sum and all other amounis secured thereby and interest thereon. Tenant will not cause the Lease

to be subordinated to any interests other than those held by or made for the benefit of Lender, and its successors and assigns, without the prior
written consent of Lender.

NON-DISTURBANCE. So long as the Lease is in full force and effect and Tenant is not in default under the Lease beyond any applicable cure
period, Lender shall not name or join Tenant as a defendant in any exercise of Lender's rights and remedies arising upon a default of the Loan
under the Note andior under Lender's Lien unless applicable law requires Tenant to be made a party thereto as a condition to proceeding against
Landiord or pursuing such rights and remedies. In the latter case, Lender may join Tenant as a defendant in such action only for such purpose
and not to temminate the Lease or otherwise adversely affect Tenant's rights under the Lease or this Agreement in such action. If the Lease has
not been terminated, then, when Lender succeeds to the interest of Landlord, the Lender shall not terminate or disturb Tenant's possession of
Tenant's premisas under the Lease. except in accordance with the terms of the Lease and this Agreement.



Instrument # 2025-006494
11/26/2025 04:39:30 PM Page 10 of 28

SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT

{Continued) Page 3

ATTORNMENT, If Lender shall succeed to the interest of the Landlord under the Lease and the Lease shall not have expired or been terminated
in accordance with the terms of the Lease or this Agresment. Tenant shall, from and after such event, attorn to Lender. all rights and obligations
under the Lease {o continue as though the interest of Landiord had not terminated Such attomment shali be effective and salf-operative without
the execution of any further instrument on the part of the partes hereto. Tenant agrees, however, to execule and deliver at any time and from
time to time, upon the request of Lender. any instrument or certificate which, In the sole judgment of Lender, may be necessary or appropriate
in any such foreclosure proceeding or otherwise to evidence such attornment

NO LIABILITY FOR LENDER. Lender in the event of attornment shall have the same remedies in the event of any default by Tenant (beyond any
pericd given Tenant to cure such default) in the payment of annual base rent or additional rent or in the performance of any of the terms,
covenants, and conditions of the Lease on Tenant's pant to be performed that are available to Landiord under the Lease. Tenant shall have the
same remades against Lender for the breach of an agreement contained in the Lease that Tenant might have had against Landlord if Lender had
not succeeded to the interest of Landiord: provided. however, that Lender shall not be.

(A} Liable for any act or omiss:on of or any ciaims against any prior landlord, including Landiord: or
(B} Subject to any offsets or defenses which Tenant might have against any prior landiord, including Landlord; or

(C) Bound by any rent or additonal rent which Tenant might have paid for more than the current month to any prior landiord. including
Landiord. or

(D) Bound by any amendment or modificaton of the Lease, or waiver of any of its terms, made without its consent: or

(E) L-able for any sum that any pror jandlord. including Landlord, owed to Tenant, including without lim:tation any securty deposit, unless
the amount owed was actually delivered to Lender, or

{F) Bound by any surrender. cancellation, or termination of the Lease in whole or in part, agreed upon between Landiord and Tenant; or
(G} Liable for any construction obligation of any prior ‘andlord. :nciuding Landiord; or
(H) L:abie for any breach of representation or warranty of any prior fand-ord, including Landliord

NEW LEASE. If Lender shall succeed to the interest of the Landiord under the Lease. upon the written request of Lender to Tenant, Tenant shall
execute and deliver to Lender a lease of the Real Properly upon the same terms and conditions as the Lease between Landlord and Tenant,
which lease shall cover any unexpired term of the Lease existing prior to such transfer.

ACKNOWLEDGMENT AND AGREEMENT BY LANDLORD. Landlord. as landlord under the Lease, acknowledges and agrees for itself and its
heirs. successors and assigns to each of the following:

(A} This Agreement doss not in any way releass Landlord from sts obligations to comply with the terms, provisions, conditions, covenants.
agreements and clauses of the Note, Lender's Lien or any other documenis exacuted in connection with the Loan

(B! In the event of a defaull under the Note. or any of the other documents axecuted in connection with the Loan, Landlord hereby
consants to Tenant's attornment to Lender and, upon such event, Tenant shall pay all rent and all other sums due under the Lease to
Lender as providad in the Leasa.

VENUE. The undersigned hereby (a) irrevocably submits to the jurisdiction of any state or federal court in the State of idaho or in any state or
federal court sitt:ng in the county that any of Lender’s collateral 1s located, in any action or proceeding brought to enforce, or otherwise arising
out of or relating to, this Agreement; (b) irrevocably waives to the fullest extent permitted by law any objection that the undersigned may now
or hereafter have o the laying of venue In any such action or proceeding in any such forum; and (c} further irrevocably waives any claim that
any such forum is an inconveniant forum. The undarsigned agreas that a finai judgment in any such action or proceeding shall be conclusive and
may be enforced in any other jurisdiction by suit on the judgment or in any other manner provided by law Nothing herein shall impair the right
of Lender to bring any aclion or proceeding against the undersigned in any court of any other jurisdiction. As used in this paragraph, the term
*Agreement’ means the promissory nofte, guaranty. security agreement or other agreement, document or instrument in which this paragraph is
found, even if it is described by another name as well

CLASS ACTION WAIVER, EACH PARTY WAIVES THE RIGHT TO LITIGATE IN COURT ANY CLAIM OR DISPUTE AS A CLASS ACTION, EITHER
AS A MEMBER OF A CLASS OR AS A REPRESENTATIVE, OR TO ACT AS A PRIVATE ATTORNEY GENERAL.

COSTS AND EXPENSES. Obligor shall pay on demand (a) al’ reasonable outl-of-pocket expenses incurred by Lender (including, without
limitation, the reasonable fees, charges and disbursements of counsel for Lender). and shall pay all fees and time charges and disbursements for
attorneys who may be employees of Lender, in connection with the preparalion, negotiation, execution, delivery and administration of this
Agreement and the related documents, or any amendments, modifications or waivers of the provisions hereof or thereof (whether or not the
transactions contemplated hereby or thereby shal: be consummated}, and (b} all out-of-pocket axpanses incurred by Lender (including, without
limitation, the fees charges and disbursements of any counsel for Lender). and shall pay all fees and time charges for aftorneys who may be
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employees of Lender. in connecton with the enforcement or protection of Lenders nights ii) in connection with this Agreement and the related
documents, including, without mitation, Lender's nights under this paragraph, or (i} in connection with the loans and other extensions of credit
made under this Agreement and the related documents including, without imitation. ail such oul-of-pocket expenses incurred during any appeal,
bankruptcy, workout, restructuring or negotiations in respect of such Ioans and extensions of credit. As used in this paragraph, “Agreement”
means the loan agreement. promissory note, guaranty, security agreerment, or other agreemeni, document, or instrument in which this
paragraph is found. even if described or defined by anolher name. As used in this paragraph, “Obligor” means, collectively, the borrower,
grantor, pledgor. trustor or guarantor executing this Agreement in faver of Lendar, even if described or defined by ancther name.

MISCELLANEOUS PROVISIONS. The following miscellanasous provisions are a part of this Agreement:

Amendments, This Agreement constitutes the entire understanding and agreement of the parties as to the matlers set forth in this

Agreement No alteration of or amendment to this Agreement shall be effectiva unless given in writing and signed by the party or parties
sought to be charged or bound by the alteration or amendment.

Expenses. If Lender institutes any suit or action to enforce any of the terms of this Agreement, Lender shall be entitled to recover such
sum as the court may adjudge reasonable. Whether or not any court action is involved, and to the extent not prohibited by law, ali
raasonable expenses Lender incurs that in Lender’s opinion are necessary at any time for the protection of its interest or the enforcement of
its rights shall become a part of tha indebledness payable on demand and shall bear interest at the Nole rale from the date of the
expenditure until repaid.  Expenses covered by this paragraph include. without limitation, however subject to any limits under applicable
law, Lender's expenses for bankruptcy proceedings (including efforts to modify or vacate any automalic stay or injunclion), appeals, and
any anticipated postjudgment coflection services, the cost of searching records, abtaining title reports (including foreclosure reports),

surveyors' reports, and appraisal fees and fitle insurance. to the extent permitted by applicable law. Landlord also will pay any court costs,
in addition to all other sums provided by law.

Authority. Any person who signs this Agreement on behalf of Landiord and Tenant represents and warrants that he or she has authority to
execute this Agreement

Caption Headings. Caption headings i this Agreement are for convenience purposes only and are not to be used to interpret or define the
provisions of this Agreement.

Counterparts. This Agreement may be executed in multiple counterparts, each of which, when so executed, shall be deemed an original, ’
but all such counterparts, taken together, shall constitute one and the same Agreement.

Governing Law. This Agreement will be governad by faderal law applicable to Lender and, to the extent not preempted by federal law, the

laws of the State of idaho without regard to its conflicts of law provisions. This Agreement has been accepted by Lender in the State of
Idaho.

Notices. Any notice required to be given under this Agreement shall be given in writing, and, shall be effective when actually delivered,
when actually received by telefacsimile (unless otherwise required by law), when deposited with a nationally recognized overnight courier.
or if mailed, when deposited in the United States mail, as first class, certified or registered mail postage prepaid, directed to the addresses
shown near the beginning of this Agreement. Any party may change its address for notices under this Agreement by giving formal written
notice to the other parties, specifying that the purpose of the notice is to change the party’s address.

No Waiver by Lender. Lender shall not be desmed to have waived any rights under this Agreement unless such waiver is given in writing
and signed by Lender. No delay or omission on the parl of Lender in exercising any right shall operate as a waiver of such right or any
other right. A waiver by Lender of a provision of this Agreement shall not prejudice or constitute a waiver of Lender's right otherwise to
demand strict compliance with that provision or any other provision of this Agreement. No prior waiver by Lender, nor any course of
dealing among Lender, Landlord, and Tenant shall constitute a waiver of any of Lender's rights or of any of Landlord's and/or Tenant's
obligations as to any future transactions. Whenever the consent of Lender is required under this Agreement, the granting of such consent

by Lender in any instanca shall not constitute conlinuing consent to subsequent instances where such consent is required and in all cases
such consent may be granted or withheld in the sole discretion of Lender,

Severability. If a court of competent jurisdiction finds any provision of this Agreement to be illegal, invalid, or unenforceable as to any
circumstance, that finding shall not make the offending provision illegal, invalid, or unenforceable as to any other circumstance. If feasible,
the offending provision shali be considered modified so that it becomes lagal, valid and enforceable. If the offending provision cannot be so
modified, it shall be considared deleted from this Agreement. Unless otherwise required by law, the illegality, invalidity, or unenforceability
of any provision of this Agreement shall not affect the legality, validity or enforceability of any other provision of this Agreement.

Successors. This Agreement shall extend to and bind the respectlive heirs, personal representatives, successors amnd assigns of the parties
to this Agreement.

Walve Jury. All parties to this Agreement hersby walve the right to any Jury trial in any action, proceeding, or counterclaim brought by any
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party against any other party.

EACH PARTY TO THIS AGREEMENT ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS AGREEMENT, AND EACH PARTY

AGREES TO ITS TERMS. THIS AGREEMENT IS DATED NOVEMBER 25, 2025.
LANDLORD:

mf{//ééfﬁ 7/

grer for BP Properties LLC uthorized Signer for BP Properties LLC

LENDER: /

COLUMBJK BANK

X eV
Authorized Officer
TENANT:
Ro‘:)goun N EXCAVATION & EQUIPMENT RENTAL LLC
, By: % 7 m ;
Au!ho Signer for Rocky Mountain Excavation & Athcrized Signer Tor Rocky Mountain Excavation &
Equlpment Rental LLC Equipment Rental LLC

LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

STATE OF _ﬂg/r//l«e )
A~
COUNTY OF -,\/i&//ﬁ?ﬂ e o

}
This record was acknowledged before me on ___A/m 20 Z( by m_&ﬁzﬂ‘—/

and BP Preperties LLC, a Fvad p Limited Liability Company, is the maker of the foregeing record.

PO W A W W W www ey

4 : Far th

) cgf‘afgsw&ggg& b Notary Public in and for the State of __WJ?
b NOTARY PUBLIC { e,

b STATE OF IDAHO f My commission expires

< MY COMMISSION EXPIRES 08/26/2031%
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LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

STATE OF M )
) 88

COUNTY OF -L/;,,Z[W }
This record was acknowledged before me on Vs / / 2-& .20 2{' by _Z J 5{ é&’d

and BP Properties LLC. a M_ Limited Liab:ity Company. is the maker of the foregoing record

I~""BECKY AHINSON » v o A ) ,
9 COMMISSION #62089 : Notary Pu fic In and for the State of ﬂgﬁ 7
) NOTARY PUBLIC g / )
STATE OF IDAHO M is ! Fi f?-
Imy commission EXPIRES oarer2031§ ¥ commissian expires . g 26
LENDER ACKNOWLEDGMENT
STATE OF Q M : I }

)88

COUNTY OF _L&AM_________ )
This rec zrd was acknowledged before me on { / / Z.pé .20 Z’( by &l é{,ﬁ!ﬁﬂ;

__of Columbla Bank.

D ey gyt e O R — o 2.

: coi%%i{ssoggq 223‘89 : Notary Pubtic In and for the Stato of “w&\ "
BLI i

: STATE OF IDAH g p My commission expires (/’ ? é’ / ’3/

MY COMMISSION EXPIRES oa/26/20318

LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

/"
STATE OF }&Jw )
COUNTY OF \/ 4«/ Z&MI' }
This record was acknowledged before me on I ! I/ 25 20 '25-.- by M@_Z{ 31%1&{

and Rocky Mountain Excavation & Equipment Rental LLC, a ' Z-stadnd® _ Limited Liability Company. is the maker of the foregeing record
%Z.\
BECKY A HINSON

<
: COMMISSION #82080 Notary Puﬁlc in and for the State of %)g&
b
F

NOTARY PUBLIC
My commission expires j 2 'Z- &' r{é;/

STATE OF IDAHO
MY COMMISSION EXPIRES 08/26/2031

Il A g e g a0 0 Y

WOy

5 R TR
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LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

STATE OF 2-:/%,/59 )
} 88
counry or (/[ e

/

}
This record was acknowledged before meon __{[_Z&@ 20 2“;’ by _ é é [éﬂ,g) B{%ﬁ[

and Rocky Mountain Excavation & Equipment Rental LLC 2 detaddlg . Limiled Liabilty Gompany, is the maker of the foregoing record

I BECKY ARINSON - ¥ ,

: Noh_i! ;§Rs¢ GP?J ;Sfc 089 : Notary Public in and for the ?e ;}%M
L

: STATE OF IDAHO : My commission expires 4 % 8-1/

MY COMMISSION EXPIRES 08/26/2031%

T LaserPro. Ver 26.2.20.003 Copr Finastra USA Gorporaton 1997, 2025 Al Rights Reserved, - 1D GALPro\CFNLPLIG216.FC TR-11226480
PR-150
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RECORDATION REQUESTED BY:
Columbia Bank
Treasure Valley CBO
CiO Loan Support Services
PO Box 1580
Roseburg, OR 97470

WHEN RECORDED MAIL TO:
Columbia Bank
PO Box 1580
Roseburg, OR 97470

SEND TAX NOTICES TO:
BP Properties LLC
PO Box 4110

___McCallID 83638 P BOVE THIS LINE IS FOR RECORDER'S USE ONLY

|

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT RESULTS IN YOUR

SECURITY INTEREST IN THE COLLATERAL BECOMING SUBJECT TO AND OF LOWER PRIORITY THAN THE LIEN
OF SOME OTHER OR LATER SECURITY INSTRUMENT.

SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT AND ESTOPPEL
CERTIFICATE

THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT dated November 25, 2025
("Agreement"), is made and executed among BP Properties LLC, whose address is 112 N 3rd St, McCall, ID
83638 ("Landlord™); Pinetop Construction LLC, whose address is 14014 Highway 55, McCall, ID 83638

("Tenant"); and Columbia Bank, Treasure Valloy CBO, C/O Loan Support Services, PO Box 1580, Roseburg, OR
97470 ("Lender”).

SUBORDINATED LEASE. Tenant and Landlord have executed a lease dated Oclober 1, 2025 of the property described herein (the "Lease").
The following information is the summary of the basic terms and conditions of the Subordinated Lease: The rental period begins on

10/01/2025. This is a Month-to-Month rental, the rent amount is $1,500.00 per month per unit with two units for g total of $3,000.00 per
month

REAL PROPERTY DESCRIPTION. The Lease covers Unil # NA Two Enclosed Siorage Units of the following described real properly (the “Real
Property") located in Valley County. Stale of ldaho:

LEGAL DESCRIPTION:

A PARCEL OF LAND SITUATE IN THE SEY% OF THE NEY OF SECTION 33, TOWNSHIP 18 NORTH, RANGE 3 EAST, B.M., VALLEY
COUNTY, IDAHO, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF LOT 1 KNOB HILL ESTATES SUBDIMISION AS SHOWN ON THE OFFICIAL PLAT
THEREQF ON FILE IN THE OFFICE OF THE RECORDER OF VALLEY COUNTY. IDAHQ, IN BOOK 6, PAGE 35 OF PLATS, A 5/8 REBAR,

THENCE, NORTH 0°17°31"EAST., 246.43 FEET ALONG THE EASTERLY RIGHT-OF-WAY LINE OF STATE HIGHWAY 55 TO A 5/8"
REBAR. THE REAL POINT OF BEGINNING

THENCE, NORTH 80°41'564° EAST, 484.00 FEET TO A 5/8° REBAR,
THENCE, NORTH 5°48'34" WEST, 125.57 FEET TO A 5/8" REBAR,
THENCE. NORTH 55°20'31" EAST, 515.30 FEET TO A 5/8" REBAR,

THENCE. SOUTH 50°13'55" EAST, 191.38 FEET TO A 5/8" REBAR ON THE NORTHWESTERLY BOUNDARY OF LOT 9 IN SAID KNOB
HILL ESTATES SUBDIVISION,

THENCE, NORTH 30°34'15° EAST. 43585 FEET ALONG THE NORTHWESTERLY BOUNDARY OF SAID KNOB HILL ESTATES
SUBDIVISION TO A 5/8" REBAR,

THENCE NORTH 43°16'03" EAST. 44.83 FEET. ALONG SAID NORTHWESTERLY BOUNDARY TO IT'S INTERSECTION WAITH THE
EASTERLY LINE OF SAID SE% NE'Y A 5/8" REBAR,

THENCE. NORTH 0°49'11" EAST, 137 .90 FEET TO THE NORTHEAST CORNER OF SAID SE% NEY, A 5/8" REBAR,
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THENCE SOUTH 89°53'02" WEST. 1285.65 FEET ALONG THE NORTHERLY LINE OF SAID SEY NEY: TO ITS INTERSECTION WITH THE
EASTERLY RIGHT-OF-WAY OF STATE HIGHWAY 55, A 5/8" REBAR:
THENCE SOUTH 0~ 17'31" WEST 817.06 FEET TO THE POINT OF BEGINNING

The Real Property or its address is commonly known as 14014 Highway 55, McCall, ID 85257, The Real Property tax identification number is
RP{8NO3E331807

SUPERIOR INDEBTEDNESS. Lender has extended or has agreed to extand the following described financial accommodations to Landlord.
secured by the Real Property (the "Superior Indebtedness')

All "Indsbiedness”, as that term is defined in Lendar's Lien.

LENDER'S LIEN. The Superwor indebtadness is or will be secured by the Real Property and evidenced by a mortgage, deed of trust, or other lien
instrument. dated November 25, 2025, from Landlord to Lender (the "Lender's Lien™). As a condition to the granling of the requested financial
accormmodations, Lender has required that the Lender's Lien be and remain superior to the Subordinated Lease and all of Tenant's rights in the
Real Property ("Lease Rights")

REQUESTED FINANCIAL ACCOMMODATIONS. Landlorg and Tenant each want Lender to provide financial accommodations to Landlord in the
form of the Superior Indebtedness. Landord and Tenant each represent and acknowledge to Lender that Landlord and Tenant will benefit as a
result of these financial accommodations from Lender to Landlord, and Landlord and Tenant acknowledge receipt of valuable consideration for
enterning into this Agreement

IN EXCHANGE FOR GOOD AND VALUABLE CONSIDERATION, THE SUFFICIENCY AND RECEIPT OF WHICH ARE HEREBY ACKNOWLEDGED,
LENDER, LANDLORD, AND TENANT HEREBY AGREE AS FOLLOWS:

ESTOPPEL CERTIFICATE. Tenant hereby cerlifies to and agrees with Lender that as of the date of this Agreement, Lender is relying on all of the
following centifications and agreements of Tenant as consideration for Lender executing this Agreement:

{A) The Lease is in full force and effect and is the val.d and binding abligation of Tenant, enforceabie in accordance with its terms.
{8) Al requirements for the commencement and validity of the Lease have been satisfied,

(C} Neither Tenant nor Landlord is in default under the Lease and no event has occurred and no condition exists, which with the giving of
notice, the passage of time, or both, would constitute a default by Tenant or Landlord under the Lease.

(O} There are no defenses, counterclaims or setoffs against rents or charges due or which may become due under the Lease and no claim
by Tenant of any nature exists against Landlord under the Lease. All obligations of Landiord have been fully performed.

{E) None of the rent, which Tenant is required to pay under the Lease, has been prepaid, or will in the future be prepaid, more than one
menth in advance.

(F} The Lease shafl not after the date of this Agreement be modified, terminated, or amended, without the prior written consent of Lender
for any termination and each such amendment or modification. Any attempted modification, termination, or amendment without the prior
written consent of Lender shall be void.

(G} Tenant has not assigned, mortgaged, sublet, encumbered or otherwise transferred any or ali of its interest under the Lease and, during
the term of the Loan, agrees fo not assign, morigage, sublet, encumber, or otherwise transfer any or all of its interest under the Lease
without the prior written consent of Lender.

SUBORDINATION. Notwithstanding anything in the Lease to the contrary, the parties acknowledge and agree that the Lease and Lease Rights
are and shall be subject and subordinate in right, interest and lien, and for ail purposes, to Lender's Lien, and to ail renewals, modifications
consolidations, replacements, and axtensions thereof, and to any subsequent lien of the Lender with which Lender's Lien may be spread or
consolidated, to the full extent of the principal sum and all other amounts secured thereby and interest thereon. Tenant will not cause the Lease
{o be subordinated to any interests other than those held by or made for the benefit of Lender, and its successors and assigns, without the prior
written consant of Lander.

NON-DISTURBANCE. So long as the Lease is in full force and effect and Tenant is not in default under the Leass beyond any applicable cure
period, Lender shall not name or join Tenan! as a defendant in any exercise of Lender's rights and remedies arising upon & default of the Loan
under the Note and/or under Lender's Lien unless applicable law requires Tenant to be made a party thereto as a condition to proceeding against
Landlord or pursuing such rights and remedies. In the latter case, Lender may join Tenant as a defendant in such action only for such purpose
and not to lerminate the Lease or otherwise adversely affect Tenant's rights under the Lease or this Agreement in such action. If the Lease has
not been terminated, then, when Lender succeeds to the interest of Landlord, the Lender shall not terminate or disturb Tenant's possession of
Tenant's premises under the Lease, except in accordance with the terms of the Lease and this Agreement.
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ATTORNMENT. If Lender shall succeed to the interest of the Landlord under the Lease, and the Lease shall not have expired or been terminated

in accordance with the terms of the Lease or this Agreement, Tenant shall, from and after such event, attorn to Lender, all rights and obligations
under the Lease to continue as though the interest of Landlord had not terminated. Such attornment shall be effective and self-operative without
the execution of any further instrument on the part of the parties heretc Tenant agrees, however, to execute and deliver at any time and from

time to time, upon the request of Lender, any instrument or certificate which, in the sole judgment of Lender, may be necessary or appropriate
in any such foreclosure proceeding or otherwise to evidence such attornment.

NO UIABILITY FOR LENDER. Lender In the event of attomment shall have the sams remadies in the event of any default by Tenant {beyond any
period given Tenant to cure such default: in the payment of annual base rent or additional rent or in the performance of any of the terms,
covenants, and conditions of the Lease on Tenant's part to be performed that are available to Landlord under the Lease. Tenant shall have the

same remedies against Lender for the breach of an agreement contained in the Lease that Tenant might have had against Landlord if Lender had
not succeeded to the interest of Landlord; provided. howaver, that Lender shall not be:

(A) Liable for any act or omiss:on of or any claims against any prior landlord, including Landlord; or
(B) Subjec! to any offsets or defenses which Tenant might have against any prior landlord, including Landlord; or

(C) Bound by any rent or addit-onal rent wh:ch Tenant mght have paid for more than the current month to any prior landlord, including
Landlord,; or

{D) Bound by any amendment or modification of the Lease, or waiver of any of its terms, made without its consent; or

(E) Liable for any sum that any prior landiord. including Landlord, owed 1o Tenant, including without limitation any security deposit, unless
the amount owed was actually delivered to Lender; or

{F) Bound by any surrender, cancellation, or termination of the Lease, in whole or in part. agreed upon between Landlord and Tenant; or
(G) Liable for any construction obligation of any prior landiord. including Landlord; or
{H) Liable for any breach of representation or warranty of any prior landiord, including Landlord.

NEW LEASE. If Lender shall succeed to the interest of the Landiord under the Lease, upon the written request of Lender to Tenant, Tenant shall

execute and deliver to Lender a lease of the Real Property upon the same terms and conditions as the Lease between Landlord and Tenant,
which laase shall cover any unexpired term of the Lease existing pror to such transfer.

ACKNOWLEDGMENT AND AGREEMENT BY LANDLORD. Landiord, as landlord under the Lease, acknowledges and agrees for itself and its
heirs, successors and assigns to each of the following:

{A) This Agreement does not in any way release Landlord from its obligations to comply with the terms, provisions, conditions, covenants,
agreements and clauses of the Note, Lender's Lien or any other documents execulsd in connection with the Loan.

(8} In the event of a default under the Note, or any of the other documents sxecutsd in connection with the Loan, Landlord hereby

consents to Tenant's atiornment to Lender and, upon such event, Tenant shall pay all rent and all other sums due under the Lease to
Lender as pravided in the Lease.

VENUE. The undersigned hereby (a) imevocably submits to the jurisdiction of any state or federal court in the State of idaho or in any state or
federai court sitting in the county that any of Lender's collateral is located. in any action or proceeding brought to enforce, or otherwise arising
out of or relating to, this Agreement; (b} irrevocably waives to the fullest extent permitted by law any objection that the undersigned may now
or hereafier have to the laying of venue in any such action or proceeding in any such forum; and (c) further irrevocably waives any claim that
any such forum is an inconvenient forum. The undersigned agrees that a final judgment in any such action or proceeding shall be conclusive and
may be enforced in any other jurisdiction by suit on the judgment or in any other manner provided by taw. Nothing herein shall impair the right
of Lender to bring any action or proceeding aganst the undersigned in any court of any other jurisdiction. As used in this paragraph, the term

*Agreement” means the promissory note, guaranty, security agreement or other agreement, document or instrument in which this paragraph is
found, even if it is described by another name as well.

CLASS ACTION WAIVER. EACH PARTY WAIVES THE RIGHT TO LITIGATE IN COURT ANY CLAIM OR DISPUTE AS A CLASS ACTION, EITHER
AS A MEMBER OF A CLASS OR AS A REPRESENTATIVE, OR TO ACT AS A PRIVATE ATTORNEY GENERAL.

COSTS AND EXPENSES. Obiigor shall pay on demand (a] all reasonable out-of-pocket expenses incurred by Lender (including, without
limitation, the reasonable fees. charges and disbursements of counsel for Lender}. and shall pay all fees and time charges and disbursements for
attorneys who may be employees of Lender. in connection with the preparafion, negotiation, execution, delivery and administration of this
Agreement and the related documents, or any amendments. modifications or waivers of the provisions hereof or thereof (whether or not the
transactions contemplated hereby or thereby shall be consummated;. and (b} ai: out-of-pocket expenses incurred by Lender (including, without
limitation, the fees. charges and disbursements of any counsel for Lender). and shall pay all fees and time charges for attorneys who may be
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employees of Lender, in connaction with the enforcement or protection of Lender's rights (i) 'n connection with this Agreement and the related
documents. including. without limitation, Lender's rights under this paragraph, or (i) in connection with the loans and other axtensions of credit
made under this Agreement and the related documents, including, without Emitation, all such out-of-pocket expenses incurred during any appeal,
bankruptey. workout, restructuring or negatiations in respect of such loans and extensions of credit. As used in this paragraph, "Agreement”
means the loan agreement, promissory note, guaranty, securily agreement or other agreement, document, or instrument in which this
paragraph is found, even if described or defined by another name. As used in this paragraph, “Obligor” means, collectively, the borrower,
grantor, pledgor, trustor or guarantor exacuting this Agreemant in favor of Lender, even if described or defined by another name.

MISCELLANEOQUS PROVISIONS, The foliowing miscsilaneous provisions are a part of this Agreement:

Amendments, This Agreement constitutes the entire understanding and agresment of the parties as to the matters set forth in this
Agreement No alteration of or amendment to this Agreement shall be effective unless given in writing and signed by the party or parties
scught to be charged or bound by the alteration or amendment.

Expenses. If Lender institutes any suit or action 1o enforce any of the terms of this Agreement, Lender shall be entitied to recover such
sum as the court may adjudge reasonable. Whether or not any court action is invoived, and to the extent not prohibited by law, all
reasonable expenses Lander incurs that in Lender's opinion are necessary at any time for the protection of its interest or the enforcement of
its nghts shall become a part of the Indebtedness payable on demand and shall bear interest at the Note rate from the date of the
expenditure until repaid. Expenses covered by this paragraph include without lirutation, however subject to any limits under applicable
law. Lender's expsnses for bankruptcy proceedings (including efforts to modify or vacate any automatic stay or injunction), appeals, and
any anticipated post-judgment collection services, the cost of searching records, obtaining title reports (including foreclosure reports),
surveyors reports. and appraisal fees and title insurance. to the extent permitted by applicable taw. Landlord also will pay any court costs,
in addition to all other sums provided by law

Authority. Any person who signs this Agreement on behalf of Landiord and Tenant represents and warrants that he or she has authority to
executs this Agreement

Caption Headings. Caption headings in this Agreement are for convenience purposes only and are not to be used to interpret or define the
provisions of this Agreement.

Counterparts. This Agreement may be executed in multiple counterparts, each of which, when so executed, shall be deemed an original,
but all such counterparts, taken together, shall constitute one and the same Agresment.

Governing Law. This Agreement will be governed by federal iaw applicable to Lender and, to the extent not presmpted by federal law, the
laws of the State of Idaho without regard to its conflicts of law provisions. This Agreement has been accepted by Lender in the State of
idahe.

Notices. Any notice required to be given under this Agreement shall be given in writing, and, shall be effective when actually delivered.
when actually received by telefacsimile {unless otherwise required by law), when deposited with a nationally recognized overnight couner,
or if mailed, when deposited in the United States mail, as first class, certified or registered mail postage prepaid, directed 1o the addresses
shown near the beginning of this Agreement. Any party may change its address for notices under this Agreement by giving formal written
notice o the other parties, specifying that the purpose of the notice is to ¢change the party's address.

No Waiver by Lender. Lender shall not be deemed to have waived any rights under this Agreement unless such waiver is given in wriling
and signed by Lender. No delay or omission on the part of Lender in exercising any right shall operate as a waiver of such right or any
other right. A waiver by Lender of a provision of this Agreement shall not prejudice or constitute a waiver of Lender's right otherwise to
demand strict compliance with that provision or any other provision of this Agreement. No prior waiver by Lsnder, nor any course of
dealing among Lender, Landlord, and Tenant shall constitute a waiver of any of Lender's rights or of any of Landlord's and/or Tenant's
obligations as to any future transactions. Whenaver the consent of Lender is required under this Agreement, the granting of such consent
by Lender in any instance shall not constitute continuing consent to subsequent instances where such consent is required and in all cases
such consent may be granted or withheld in the sole discretion of Lender,

Severability. If 8 court of competent jurisdiction finds any provision of this Agreement to be illegal, invalid, or unenforceable as to any
circumstance, that finding shall not make the offending provision iliegal, invalid, or unenforceable as to any other circumstance. If feasible.
the offending provision shall be considerad modified so that it becomes legal, valid and enforceable. If the offending provision cannot be so
modified, it shali be considered deleted from this Agreement. Unless otherwise required by law, the iflegality, invalidity, or unenforceability
of any provision of this Agreement shail not affect the legality, validity or enforceability of any other provision of this Agreement

Successors. This Agreement shail extend to and bind the respective heirs, personal representatives, successors and assigns of the parties
to this Agreement.

Walve Jury. All parties to this Agreement hereby waive the right to any jury trial in any action, proceeding, or counterclaim brought by any
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party against any other party.

EACH PARTY TO THIS AGREEMENT ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS AGREEMENT, AND EACH PARTY
AGREES TO ITS TERMS. THIS AGREEMENT IS DATED NOVEMBER 25, 2025.

LANDLORD:

BP PRZ{’ERTIES L

W/t 7

orized Signer for BF Properties LLC 7 Authoriu Signer for T Properties LLC

/f./(/"/\ﬁ/7

Authuﬂud Oéﬁer

By:

cotumsl

TENANT:

PINETOP CONSTRUCTION LLC

L SR A By: ~ LAt/ I 2.
“Authorizgg-Signer for Pifletop Construction LLC Authorized Signer for Pinetop Construction

LIMITED LIABILITY COMPANY ACKNOWLEDGMENT
STATE OF W )

}8§
COUNTY OF &Z ﬂdizi_f# }

This record was acknowledged before me on { / / %"/ e 202'{ by _ A‘(’Qf;f tﬁ' 2’3‘%"&{ |

and BP Properties LLC, a _M‘Q_ Limited Liability Company, :s the maker of the foregoing record.

A A A A A o ﬂm’\

BECKY A HINSON Public |
COMMISSION #82089 Notary Public in and for the State of

g'l?;;rTAERgF P}éﬁlﬂg My commission explres g“/ 2Le / 2/

MY COMMISSION EXPIRES 08/26/2031

A A
S an e g
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LIMITED LIABILITY COMPANY ACKNOWLEDGMENT
STATE OF _@M )

COUNTY oF _\/ ;{/447/ ;55
This record was ackpowledged before me on / / / 2’6‘ _Z£_: by é[g&gf—; {M .

and BP Prope LLC. a —W— Limited Liability Company, is the maker of the foregoing record

P W W OW W WOWwwWw e w e

i

My commission expires ?‘:/ Z& / 37!’

) STATE OF IDAHO
$MY COMMISSION EXPIRES 08/26/2031

Nugmggingluginging g gty

] BECKY A HINSON ¢ v/,
4 COMMISSION 262089 ¢ Notary PubTic in and for the State of _"Z—2{A 020
) NOTARY PUBLIC {

4

LENDER ACKNOWLEDGMENT

/,—-«
STATE OF ‘éﬁ .&éd____ . )

) §8
COUNTY OF ,W/ of S }

This recorggs ‘;c&ow“iedged before me an / / I// 2le 20 Z'{‘ by ‘@MMSC?AZ

as __of Columbia Bank.

e
:

-,
PR G A WA W W W W W W T~

L BECKY A HINSON p b4

< COMMISSION 862089 s Notary Public In and for the State of m
) NOTARY PUBLIC {

b STATE OF IDAHO 1 My commission expires

<MY COM!‘SS*ON EXPIRES 08/26/2031%

LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

-5
STATE OF _ Wﬁ )

} 88

COUNTY OF \/é.-/ / é&? )

This recard was acknowledged before me on ,/ / / ._2____& e e 20 %‘-_ by ‘Aﬁ_@é_gﬁfffﬂ

and Pinetop Construction LLC. 3 Zofl @M Limited Lability Company, :s the maker of the foregoing record.

VW W WY W Y

) BECKY A HI Ll a0
: CON%E;BSI on : Notary Puhllc in and for the State of
ARY PUBLI :
: STATE OF lDAl!:ig : My commission explres _.5 /_é&/&f,\ i
MY COMMISSION EXPIRES 08/26/2031{
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LIMITED LIABILITY COMPANY ACKNOWLEDGMENT
STATE OF M )

74 / 24 02w fiee S Bffﬁbt‘[

and Pinetop Construction LLC, a Aok Timited L;abv ity Company, is the makear of tha foregoing record

g W 7D

b
: COMMISSION $62080 : Notary PuBllc In and for the State of __ /2@ 18
NOTARY PU
: STATE OF lt’::go : My commission expires ?r'/ 24# / 2/
MY COMMISSION EXPIRES 08/26/2031%

LaserPro. Ver 25 2 20.003 Copr Finastra USA Corporation 1997, 2025 All Righls Reserved

-ID CALPro'CFILPLVG216 FC TR.11926480
PR-150
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RECORDATION REQUESTED BY:
Columbia 8ank
Treasure Valiey CBO
C/O Loan Support Services
PO Box 1580
Roseburg, OR 97470

WHEN RECORDED MAIL TO:
Columbia Bank
PO Box 1580
Roseburg, OR 97470

SEND TAX NOTICES TO:
BP Properties LLC
PO Box 4110

. McCall iD 83638 SPACE ABOVE THIS LINE IS FOR RECORDER'S USE ONLY

AR A

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT RESULTS IN YOUR
SECURITY INTEREST IN THE COLLATERAL BECOMING SUBJECT TO AND OF LOWER PRIORITY THAN THE LIEN
OF SOME OTHER OR LATER SECURITY INSTRUMENT.

SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT AND ESTOPPEL
CERTIFICATE

THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT dated November 25, 2025
{"Agreament”), is made and executed among BP Properties LLC, whose address is 112 N 3rd St, McCall, 1D
83638 ("Landlord"}; True North Construction Services, LLC, whose address is 14014 Highway 55, McCall, iD
83638 {"Tenant"); and Columbla Bank, Treasure Valley CBO, C/O Loan Support Services, PO Box 1580, Roseburg,
OR 97470 ("Lender"}.

SUBORDINATED LEASE, Tenant and Landlord have executed a lease dated October 1, 2025 of the property described herein (the “Lease")
The following information is the summary of the basic terms and conditions of the Subordinated Lease: The rental perod begins on
10/01/2025. This is a Month-to-Manth rental, the rent amount is $1.500.00 per month per unit with three units for a total of $4,500.00 per
month

REAL PROPERTY DESCRIPTION. The Lease covers Unit # NA Three Enclosed Storage Units of the following described real property (the "Real
Property”) located in Valley County, Stats of idaho:

LEGAL DESCRIPTION
A PARCEL OF LAND SITUATE IN THE SE% OF THE NEY. OF SECTION 33, TOWNSHIP 18 NORTH, RANGE 3 EAST. B M., VALLEY
COUNTY, IDAHO, MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF LOT 1 KNOB HILL ESTATES SUBDIVISION AS SHOWN ON THE OFFICIAL PLAT
THERECF ON FILE IN THE OFFICE OF THE RECORDER OF VALLEY COUNTY, IDAHO, IN BOOK 6, PAGE 35 OF PLATS, A 5/8 REBAR
THENCE NORTH 0°17'31'EAST., 246,43 FEET ALONG THE EASTERLY RIGHT-OF-WAY LINE OF STATE HIGHWAY 65 TO A 5/8"
REBAR, THE REAL POINT OF BEGINNING

THENCE. NORTH 80"41'54" EAST, 484.00 FEET TO A 5/8" REBAR.

THENCE. NORTH 5°48'34" WEST, 125.57 FEET TO A 5/8” REBAR,

THENCE. NORTH 55°20°31" EAST. 515.30 FEET TO A 5/8" REBAR.

THENCE, SOUTH 50°13'55" EAST, 191.38 FEET TO A 5/8” REBAR ON THE NORTHWESTERLY BOUNDARY OF LOT 9 IN SAID KNOB
HILL ESTATES SUBDIVISION.

THENCE. NORTH 30°34'15° EAST. 43595 FEET ALONG THE NORTHWESTERLY BOUNDARY OF SAID KNOB HilL ESTATES
SUBDIVISION TO A 5/8" REBAR

THENCE NORTH 43°16°03" EAST, 44.83 FEET, ALONG SAID NORTHWESTERLY BOUNDARY TO IT'S INTERSECTION WITH THE
EASTERLY LINE OF SAID SE% NEY. A 5/8” REBAR,

THENCE. NORTH 0*49'11" EAST, 137.90 FEET TO THE NORTHEAST CORNER OF SAID SE¥ NEV:, A 5/8" REBAR,



Instrument # 2025-006494
11/26/2025 04:39:30 PM Page 23 of 28

SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT AGREEMENT
(Continued) Page 2

THENCE SOUTH 89"53'02” WEST, 1285.65 FEET ALONG THE NORTHERLY LINE OF SAID SE% NEY TO ITS INTERSECTION WITH THE
EASTERLY RIGHT-OF-WAY OF STATE HIGHWAY 55, A 5/8" REBAR;
THENCE SOUTH 0*17°31" WEST 917.06 FEET TO THE POINT OF BEGINNING.

The Real Property or its address is commonly known as 14014 Highway 55, McCall 1D 85257 The Real Property tax wentification number is
RP18NO3E331807.

SUPERIOR INDEBTEDNESS. Lender has extended or has agreed to extend the following described financial accommodations to Landiord,
secured by the Real Property (the "Superior Indebtedness”)

All "Indebtedness”, as that term is defined In Lender's Lien.

LENDER'S LIEN. The Superior Indebledness is or will be secured by the Real Property and evidenced by a mortgags, deed of trust, or other lien
instrument, dated November 25, 2025, from Landlord to Lender (the "Lender's Lien"). As a condition to the granting of the requested financial

accommodations, Lender has required that the Lender's Lien be and remain superior to the Subordinated Lease and all of Tenant's rights in the
Rea: Property ("Lease Rights")

REQUESTED FINANCIAL ACCOMMODATIONS. Landlord and Tenant each want Lender to provide financial accommodations to Landiord in the
form of the Superior Indebtedness Landlord and Tenant each represent and acknowledge to Lender that Landlord and Tenant will benefit as a

result of these financial accommodations from Lender to Landlord, and Landlord and Tenant acknowledge receipt of valuable consideration for
entering into this Agreement,

IN EXCHANGE FOR GOOD AND VALUABLE CONSIOERATION, THE SUFFICIENCY AND RECEIPT OF WHICH ARE HEREBY ACKNOWLEDGED,
LENDER, LANDLORD, AND TENANT HEREBY AGREE AS FOLLOWS:

ESTOPPEL CERTIFICATE. Tenant hereby certifies to and agrees with Lender that as of the dale of this Agreement, Lender i3 relying on all of the
following certifications and agreements of Tenant as consideration for Lender executing this Agresment:

(A} The Lease is in full force and effect and s the valid and binding obligation of Tenant, anforceable in accordance with its terms.

(B) All requirements for the commencement and validity of the Lease have been satisfied

(C) Neither Tenant nor Landlord is in default under the Lease and no asvent has occurred and no conddion exists, which with the giving of
notice, the passage of time, or both, would constitute a default by Tenant or Landlord under the Lease.

(D} There are no defenses, counterclaims or setoffs against rents or charges due or which may become dus under the Lease and no claim
by Tenant of any nature exists against Landiord under the Lease. All obligations of Landlord have been fully performed.

{E)} None of the rent, which Tenant is required to pay under the Lease, has been prepaid. or will in the future be prepaid, more than one
month in advance.

{F) The Lease shall not after the date of this Agreement be modified, terminated, or amended, without the prior writlen consent of Lender

for any termination and each such amendment or modification. Any attempted modification, termination or amendment without the prior
written consent of Lender shall be void.

(G} Tenant has not assigned, mortgaged, sublet, encumbersd or otherwise transferred any or all of its interest under the Lease and, during

the term of the Loan, agmes to not assign, mortgage, sublet, sncumber, or otherwise transfer any or all of its interest under the Lease
without the prior written consent of Lender.

SUBORDINATION. Notwithstanding anything in the Lease to the contrary, the parties acknowledge and agree that the Lease and Lease Rights
are and shall be subject and subordinate in right, interest and fien, and for all purposes, to Lenders Lien, and to all renewals, modifications,
consolifations, replacements, and exlensions thereof, and to any subsequent lien of the Lender with which Lenders Lien may be spread or
consolidated, to the full extent of the principal sum and all other amounts secured thereby and interest thereon. Tenant will not cause the Lease

to be subordinated to any interests other than those held by or made for the benefit of Lender, and its successors and assigns, without the prior
written consent of Lender.

NON-DISTURBANCE. So long as the Lease is in full force and effect and Tenant is not in default under the Lease beyond any applicable cure
period, Lender shall not name or join Tenant as a defendant in any exercise of Lender’s rights and remedies arising upon a default of the Loan
under the Note and/or under Lender's Lien unless applicable law requires Tenant to be made a party thereto as a condition to procgeding against
Landlord or pursuing such rights and remedies. In the latter case, Lender may join Tenant as a defendant in such action only for such purpose
and not to terminate the Lease or otherwise adversely affect Tenant's rights under the Lease or this Agreement in such action. If the Lease has
not been terminated, then, when Lender succeeds fo the interest of Landlord, the Lender shall not terminate or disturb Tenant's possession of
Tenant's premises under the Lease, except in accordance with the terms of the Lease and this Agreement.
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{Continued)

employees of Lender. in connection with the enforcement or protection of Lender's rights (l) in connaction with this Agreement and the related
documents. including. without fimitation, Lender's rights under this paragraph, or (i) in connection with the loans and other extensions of credit
made under this Agreement and the related documants, including. without limitation, all such out-of-pocket expenses incurred during any appeal,
bankruptcy, workout, restructunng or negotiations in respect of such loans and axtensions of credit. As used in this paragraph, "Agraement”
means the loan agreement. promissory note. guaranty. security agreement, or other agreement, document, or instrument in which this
paragraph is found, even if described or defined by another name  As used in this paragraph, “Obligor” means, collectively, the borrower,
grantor. pledgor. trustor or guarantor executing this Agreament in favor of Lender, aven if described or definad by another name.

MISCELLANEQUS PROVISIONS. The following miscellaneous provisions are a part of this Agreement:

Amendments. This Agreement constitutes the entire understanding and agreement of the parties as to the matters set forth in this

Agreement. No alteration of or amendment to this Agreement shall be effective unless given in writing and signed by the parly or parlies
sought to be charged or bound by the ateration or amendment

Expenses. If Lender institutes any suit or action to enforce any of the terms of this Agreement, Lender shall be entilled 1o recover such
sum as the court may adjudge reasonable. Whether or not any court action i1s involved, and to the extent not prohibited by law, all
reasonable expenses Lender incurs that in Lender's opinion are necessary at any time for the protection of its interest or the enforcement of
its rights shali become a part of the Indebledness payable on demand and shall bear interest at the Note rate from the date of the
expanditure until repaid  Expenses covered by this paragraph include, without limitation, however subject to any limits under applicable
law, Lender's expenses for bankruptcy proceedings (inciuding efforts to modify or vacate any automatic stay or injunclion), appeals, and
any anticipated postjudgment collection services, the cost of searching records, obtaining title reports (including foreclosure reports),

surveyors' reports, and appraisal fees and titie insurancs, to the extent permitted by applicabls faw. Landlord also will pay any court costs,
in addition to all other sums provided by law

Autharity. Any persan who signs this Agreement on behalf of Landlord and Tenant reprasents and warrants that he or she has authority to
execute this Agreement.

Caption Headings. Caption headings in this Agreement are for convenience purposes only and are not to be used to interpret or define the
provisions of this Agreement.

Counterparts. This Agresment may be executed in muitipie counterparts, each of which, when so executed, shall be desmed an original,
but all such counterparts, taken together, shall constitute one and the same Agreement.

Govarning Law. This Agreement will be governed by federal law applicable to Lender and, to the axtent not preempted by federal law, the

laws of the State of ldaho without regard to its conflicts of law provisions, This Agreement has been accepted by Lender in the State of
Kaho. '

Notices. Any notice required to be given under this Agreement shail be given in writing, and, shall be effective when actuaily delivered,
when actually received by tetefacsimile (unless otherwise required by law}, when deposited with a nationally recognized ovemight courier,
ar if mailed, when deposited in the United States mail, as first class, certified or registered mail postage prepaid, directed to the addresses
shown near the beginning of this Agreement. Any party may change its address for notices under this Agreement by giving formal written
notice to the other partias, specifying that the purpose of the notice is to change the party’s addrass.

No Waiver by Lender. Lender shall not be deemed to have waived any rights under this Agreement unless such waiver is given in writing
and signed by Lender. No delay or omission on the part of Lender in exercising any right shall operate as a waiver of such right or any
other right. A waiver by Lender of a provision of this Agreement shall not prejudice or constitute a waiver of Lender's right otherwise to
demand strict compliance with that provision or any other provision of this Agreement. No prior waiver by Lender, nor any course of
dealing among Lender, Landiord, and Tenant shall constitute a waiver of any of Lender's rights or of any of Landlord's and/or Tenant's
obligations as 1o any future transactions. Wnenever the consent of Lender is required under this Agreement, the granting of such consent

by Lender in any instance shall not constitute continuing consent to subsequent instances where such consent is required and in all cases
such consent may be granted or withheld in the sole discretion of Lender.

Severability. If a court of compstent jurisdiction finds any provision of this Agreement ta be dlegal, invalid, or unenforceable as to any
circumstance, that finding shall not make the offending provision illegal, invalid, or unenforceable as to any other circumstance. If feasible,
the offending provision shall be considered modified so that it becomes legal, valid and enforceable. if the offending provision cannot be so
modified, it shall be considered deleted from this Agreement. Unless otherwise required by law, the illegality, invalidity, or unenforceability
of any provision of this Agreement shall not affect the legality, validity or enforceability of any other provision of this Agreemant.

Successors. This Agreement shall extend to and bind the respective heirs, personal representatives, succassors and assigns of the parties
to this Agreement.

Waive Jury. All parties to this Agreement hereby walve the right to any Jury triail in any action, proceeding, or counterclaim brought by any
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party against any other party.

EACH PARTY TO THIS AGREEMENT ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS AGREEMENT, AND EACH PARTY
AGREES TO ITS TERMS. THIS AGREEMENT IS DATED NOVEMBER 25, 2025.

LANDLORD:

Authoriz o ' " AGtiorized Signer for BP Properties LLC

LENDER:

COLUMBIA 7&&"& 2 i '
« C/{_/&‘{_ 4% 5:.]/6(/

Authorized Officer

TENANT:

TRUE NORTH CONSTRUCTION SERVICES, LLC .

™~
o (N o WS
Authorized #Signer for /Prue North Construction horized er

c Services, LLC

LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

STATE OF Q&M )

)88
COUNTY OF 555442{44 )

This record was acknowledged before me on / / / Zﬁ . 20 5 by _&L{: Qé Zﬁ/\[

and BP Properties LLC, a M Limited Liability Company, is the maker of the foregoing record.
I e £ -
b COMMISSION #82088 o Notary P‘:sbﬁc in and for }Ee State of Me
r NOTARY PUBLIC b ; v
MY G STATE OF IDAHO ' My commission explres ? / A / 2/
SMMISSION EXPIRES 0a/26/2031 ST

g

TN gt
i . o
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LIMITED LIABILITY COMPANY ACKNOWLEDGMENT
STATE OF M )
COUNTY OF L/Aa }'/ -4’4{-‘1 ) =
This record was acknowledged before me on £l / 2 _égi by f A [V B[% AL
and 8P Piopenies LLC. 3 7 el B Urnited Lisbiy Company, is the maker of the foregoing record

PO ﬂﬁ;,é; I
AA‘A“.‘-AA‘.. b4

1 BECKY A HINSO j

: COMMISSION N b Notarfa‘ubl!c in and for the State of

: gg&AERg;"UBUC : My commission expires X / Zé’ / 2f

MY COMMISSION EXPIRES oar2e/2031{
LENDER ACKNOWLEDGMENT
STATE OF Md }
) 88

COUNTY OF _{ 421’ / éu;f )

. ) 2 y ﬁ) 4
z\lelefged before me gp Columbla Bank. / / (/ ' 20—& > @-‘2 wmﬁ/

Y BECKY AHINSON : WA/ I~ -
) c%q;s:v‘op%;?gas ! Notary Public in and for the State of a VMQ
4 p
ATE OF IDAHO ;
:'WCOMMSIQSlON EXPIRES 08/26/2031 { My commission expires ___ YV/ ﬁ'tff '/ 3 Fi

LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

STATE OF M )
' )88
comrvor \Jamdlecy )

This record was acknowledged before me on AL / Zép 2025wy A»g,sg Zl B) ﬂ‘l’/j

and True North Construction Services, LLC, a M} Limited Liability Company. is the maker of the foregoing record.

AN A LECKY A HINSON -_ ____({;4 ,
: comﬁ%%ﬁgﬂ 9 b Notary Pubif’in and fcr the State of W
P p
: MY COM“s;g.{gNOEF(:’IRES 08!20!2061 ¢ My commission expires ?(/ 2L / 2
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LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

’Z—ZAM
STATE OF }

} 8§

county oF _{ /4./ M )
This record was acknowledged before me on /L / 2 20 265 by E// 5';5’ ja’%ﬂé ,

and True North Construction Services LLC. a w_ Limited Liability Company. is the maker of the foregoing record.
.z
““““““““““ LY rl
: BECKY A HINSON Notary Public in and for the State of _Wfﬁ
b COMMISSION #62089 . / "
L NOTARY PUBLIC 4 My commission expires m 24
STATE OF IDAHO r L
MY COMMISSION EXPIRES carzer2031(

TN i

Wy

“LaserPro, Ver, 25.2.20.003 Copr Finastra USA Corporation 1997, 2025 Al Rights Reserved. - ID C LPro\CFILPLIG216 FC TR.11226480
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SUB 25-019 Rocky Mountain Storage - Additional Information

From Rob Pair <rpair@crestline-eng.com>
Date Thu 1/15/2026 10:19 AM
To  Cynda Herrick <cherrick@valleycountyid.gov>

Cc  Lori Hunter <lhunter@valleycountyid.gov>; gtankersley <gtankersley@crestline-eng.com>;

dusty@pinetopmccall.com <dusty@pinetopmccall.com>

@ 2 attachments (205 KB)
22012_ITDEmail_260113.pdf; VCPZ CUP 25-019 HWY 55 Storage final.pdf;

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize
the sender and know the content is safe.

Good morning Cynda,

Thank you for the updated notice regarding SUB 25-019. | wanted to provide some additional
correspondence related to the outstanding information the commissioners requested.

» Results of traffic impact study

o An ITD encroachment permit was submitted in late November to ITD. Kittleson and
Associates finalized and submitted the traffic impact study to ITD and we have received
correspondence from Kendra Conder (see attached email). Based on her feedback we

anticipate a formal response from ITD regarding the encroachment permit and traffic
analysis prior to the February 12th meeting.
» Comments from Lake Irrigation District

o | attended the December LID meeting, at which time they had not visited the site to
determine an appropriate solution for the delivery ditch that traverses the site. Since the
December meeting, LID has visited the site and provided a letter to you (attached)
addressing the requirements they have for the development.

Please don't hesitate to reach out should you have any additional questions.

Regards,

Rob

Rob Pair, E.LT. | Associate Engineer

Crestline Engineers, Inc.

323 Deinhard Lane, Suite C

PO Box 2330 | McCall, Idaho 83638

T 208.634.4140 | C 208.315.7450 | F 208.634.4146




Rob Pair

e

From: Kendra Conder <Kendra.Conder@itd.idaho.gov>
Sent: Tuesday, January 13, 2026 2:10 PM

To: Rob Pair

Subject: RE: Rocky Mountain Storage Update

Hi Rob,

Yes, we have received it! So sorry for the delayed response... it’s just me working on developments for all
of SW ldaho so my response times are much slower than I’d like. I'll reach out to the group and let them

know it’s been received. Barring any major concerns with the analysis, we can get it reviewed prior to the
hearing on the 12",

Kendra Conder

District 3| Development Services Coordinator
Idaho Transportation Department

Office: 208-334-8377

Cell: 208-972-3190

YOUR Safety =« YOUR Mobility »+ s i YOUR Ecomomic Opportunity

From: Rob Pair <rpair@crestline-eng.com>

Sent: Tuesday, January 13, 2026 9:21 AM

To: Kendra Conder <Kendra.Conder@itd.idaho.gov>
Subject: Rocky Mountain Storage Update

CAUTION: This email originated outside the State of ldaho network. Verify links and attachments BEFORE you click or
open, even if you recognize and/or trust the sender, Contact your agency service desk with any concerns.

Good Morning Kendra,

I hope your New Year is off to a great start! | just wanted to reach out real quick and touch base with you on the
Rocky Mountain Storage project. | submitted an approach permit on 11/26 and John Ringert provided the Traffic
Analysis to you last week (1/8). | was just curious if there was any update on the permit or, if it was in a holding
pattern until the study was provided by Kittleson?

l appreciate the time in advance and thanks for the help moving this forward!

Regards,

Rob

Rob Pair, E.L.T. | Associate Engineer

Crestline Engineers, Inc.
323 Deinhard Lane, Suite C
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