CITY COUNCIL
WORK SESSION AGENDA
September 26, 2022, at 7:00 p.m.
City Hall Council Chambers, 201 First Avenue East

The public can participate in person in the council chambers or via videoconferencing. Register
to join the video conference at:
https://us02web.zoom.us/webinar/register/WN_ystnBYpbTe-KmtJJiMSDYA
Please see the bottom of the agenda for instructions to watch the meeting live.
Public comment can also be provided via email to publiccomment@kalispell.com.
A.

CALL TO ORDER

B.

DISCUSSION
1. Hotel Dev Partners Developers Agreement and Parking Lease Agreement

C.

PUBLIC COMMENT
Persons wishing to address the council are asked to do so at this time. Public comment
can be provided in person, verbally during the online meeting, or via email to
publiccomment@kalispell.com

D.

CITY MANAGER, COUNCIL, AND MAYOR REPORTS

E.

ADJOURNMENT

UPCOMING SCHEDULE / FOR YOUR INFORMATION

Next Regular Meeting – October 3, 2022, at 7:00 p.m. – Council Chambers
Next Work Session – October 10, 2022, at 7:00 p.m. – Council Chambers
To provide public comment live, remotely, please register for the video conference through
zoom and use the raise hand feature to indicate you would like to provide public comment. See
the top of the agenda for the zoom link.
Watch City Council sessions live or later on Charter Cable Channel 190 or online at
https://www.kalispell.com/480/Meeting-Videos.
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Development Services
201 1st Avenue EastKalispell, Montana 5991
Phone (406) 758-7940

Report To:

Doug Russell, City Manager

From:

Jarod Nygren, Development Services Director

Subject:

Eagles Lot RFP

Meeting Date:

September 26, 2022 (Work Session)

BACKGROUND: On August 1 the Council authorized staff to negotiate a Developer’s
Agreement and Lease Agreement with Montana Hotel Development Partners, LLC for the Eagles
Lot Development. The Eagles Lot Development stems from an RFP request that met the current
obligations of the executed Development Agreements associated with the Charles Hotel project.
The Eagles Lot Development Proposal is comprised of a city-leased 242 stall public parking
garage, 78-unit multi-family units, and 6,200 square feet of street level commercial broken up into
both retail and office space.
The project includes a CUP request under separate consideration for the public parking structure
and for additional height over sixty (60) feet, which is the height allowed by right (unlimited height
is allowed with a conditional use permit). The building would be eight (8) stories, or approximately
88 feet tall. Regarding the CUP, the Kalispell Planning Board held a duly noticed public hearing
on September 13, 2022, to consider the request. Staff presented staff report KCU-22-02, providing
details of the proposal and evaluation. Board discussion concluded that the request was
appropriate, and the CUP passed unanimously on roll call vote.
The project also includes a City TIF application for the public parking garage. The parking garage
is similar to the agreement previously approved by the Council with the exception of it being
privately owned with the city leasing back the public garage portion of the development. The City
of Kalispell is proposing to use Downtown Kalispell TIF for the 242-space public parking garage.
The garage qualifies as a public infrastructure program within the Downtown Kalispell Tax
Increment Financing Assistance Program, as parking lots and off-street parking facilities are
identified as an allowable redevelopment activity per Montana Code Annotated (Sec. 7-154288(4)).
The public parking garage will be entirely financed and constructed by the developer. In exchange,
the city is proposing to reimburse the developer for the public parking garage construction from
the tax increment generated by the Charles Hotel and Eagles Lot Developments. In addition to the
increment from the two projects, the Council had previously approved the use of increment for
additional parking spaces above the 202 required by the developer, which would provide for
additional growth. The Kalispell Urban Renewal agency held a public meeting on September 21,
2022, to consider the request. Staff presented the TIF staff report, providing details of the proposal
and evaluation. There was brief discussion regarding the request and the URA did not forward a
recommendation, as there was a tie with two-member voting for the request, two against, and one
abstaining.

At the meeting staff will present the history of the proposal and answer any questions the Council
has in regard to the project. Additionally, up for Council consideration/discussion is the following:
•
•
•
•

Public Parking Garage Development Agreement
Public Parking Structure Lease Agreement
CUP for the public parking garage and height over 60 feet.
Purchase and Sale Agreements for transfer of City lots

RECOMMENDATION: It is recommended that the Council receive the report and direct the
staff as needed.
ATTACHMENTS:
Third and Main RFP
Eagles Lot RFP
DRAFT Development Agreement (Eagles Lot)
DRAFT Parking Structure Lease Agreement
CUP Application Materials and Staff Report
TIF/URA Application and Staff Report
The Downtown Plan
Downtown Urban Renewal Plan
Executed Developer’s Agreement (Hotel and Parking Garage)
Purchase and Sale Agreement
Appraisals
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COVER LETTER
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T H E P R I VAT E D E V E LO P M E N T O F T H E
C I T Y OW N E D 3 R D & M A I N LOT
07 / 0 9 / 2 0 2 1
Attn: City Clerk
201 1st Ave E
Kalispell, MT 59901
Thank you for the opportunity to review and submit a proposal to the city of

Kalispell to develop the lot located at 3rd Street West and Main Street. Herein is
a comprehensive vision for the development as well as private financing, project
construction, and operations and management details.
Compass Construction, Bond Partners, and Alchemy have joined forces as Montana
Hotel Dev Partners, LLC. Together, our combined knowledge and experience
will produce an exemplary product for the city and Flathead Valley communities.
Our proposal is the collective result of multifaceted visionaries who are excited
to participate in the redevelopment of the Kalispell downtown area. We have
spent hours casting the vision, fine-tuning details, and preparing this proposal.
We are pleased to present a proposal backed with our intricate knowledge of
the hospitality industry, real estate development, and construction management.
We value and are fully committed to assisting the city in achieving its mission to
promote economic growth, improve area employment opportunities, and expand
its tax base.
Thank you for your thoughtful consideration. Should you need any clarifications,
please do not hesitate to reach out to us.
Sincerely,
Montana Hotel Dev Partners, LLC

RO B E RT WAT S O N
Partner

B I L L G O L D B E RG
Partner

J O H N C O S TA
Partner

G E N E R A L I N F O R M AT I O N
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EXECUTIVE
SUMMARY
Montana Hotel Dev Partners, LLC, comprises many

With respect to the history of this site, our

years of experience in construction, development,

proposed project is comprised of three primary

and hospitality management. Together with local

elements. The main component of our proposal

lead Bill Goldberg of Compass Construction, our

focuses on the development of an 86,000-square-

regional presence and familiarity is enhanced by

foot boutique hotel on the property at the

national knowledge and experience. We worked

northwest corner of 3rd Street West and Main

alongside Montana-based firm A&E Design,

Street. Amenities on the building’s first floor and

leveraging their skills and talent in architecture,

portions of the second engage both the public

interior design, branding, and environmental

and hotel guests. A three-meal restaurant, bar,

graphics to craft a vision for this project. We feel

lounge, retail pads, and conference space will

the resulting proposed development best suits

appeal to both audiences. We envision a total

the needs of downtown Kalispell and its market.

transformation of this site from a quiet surface

This property shares an important touchstone

parking lot to a busy Main Street attraction.

with the founder of Kalispell. Charles Conrad and

The second component of the project is a

his herd of bison (the namesake of “Buffalo Hill”

parking structure to accommodate increased

on many local places) have specific relevance

parking demand. We propose to construct this

to the site. Mr. Conrad owned Conrad National

on what is currently the city-owned Eagles lot

Bank where the south wing of Glacier Bank stands

at the intersection of 1st Avenue West and 1st

today. His daughter Alice used the proceeds

Street West. The proposed structure is sized to

from the sale of her father’s herd to construct the

accommodate displaced city-leased parking for

building that previously occupied this lot. The

both lots in addition to the hotel and restaurant

original mixed-use Buffalo Block building stood

parking demands. With attention to good urban

handsomely in 1910 before becoming a grocery

design principles, we also propose additional

store. Later, it became Hillstead Department Store,

retail or restaurant space on the street-facing

with predominately medical offices on the floor

main floor of this structure.

above. Sadly, the historic building was destroyed
by a fire in September of 1976.
G E N E R A L I N F O R M AT I O N
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The final component of our proposal is a collection

visualizing redevelopment opportunities. 		

of support office spaces. These spaces will house

The downtown plan, Kalispell Urban Renewal

staff that can support hotel operations off site. This

Plan, and Kalispell Growth Policy have been

will likely be a tenant improvement project within

adopted and continue to be implemented every

an existing building near the hotel site.

day. Traffic and parking studies support the vision

We worked with Northwest Montana History
Museum to resurface historic photos of the
original Buffalo Block building. We referenced
design cues from the precedent building’s form,
openings, mass, and structural rhythm of the

and reinforce functionality of an urban core in an
otherwise rural corner of Montana. The city center
sees new businesses coming to market while
gaining walkability, placemaking, and population
density—all positive economic drivers.

façade, but chose not to replicate them. Rather,

We have detailed opportunities within our plan

we reimagined these distinctive characteristics

to host local artists and makers in our building.

to support the historic context while designing a

Not only will these creatives provide an authentic

concept reflective of the current era. Naming the

experience for our guests, but they will also enjoy

building the Buffalo Block while branding the hotel

a growing market share and regional recognition.

as The Charles Hotel honors the site’s rich history

From the hotel check-in environment to our dining

and brings the project full circle.

experience, we intend to curate a feel that is

Our team shares enthusiasm for the future
of Kalispell. That excitement resonated so
significantly with our investor group that they have
already committed capital for the entire project.
We are eager to see the results of the vision
seeded approximately a decade ago in the city.
As the work on projects like the Kalispell Bypass,
Parkline Trail, Glacier Rail Park, Downtown Plan,
and TIF Districts materialize, we are inspired to
invest our time, money, expertise, and ideas.
The Charles Hotel at the Buffalo Block advances
the city’s and region’s positive trajectory by
attracting people to this area. Having already
secured a liquor license, we see our restaurant
and bar creating additional dining and social
options downtown. Hotel guests support
extended hours for downtown business and
activities. As a result, the money they spend in
restaurants, bars, and retail will benefit the local
economy.

authentic to the Flathead Valley while establishing
an environment of casual sophistication. Through
our restaurant and bar, we plan to support local
farms and ranches as well as businesses that
produce desserts and spirits. These strategies
further support the local economy and reflect
the place we love. From plated meals to an iconic
corner building, we hope to enhance the qualities
that already make Kalispell great.
Our team is inspired and motivated by the
upcoming redevelopment of the core area and
what that means for downtown. We envision more
TIF revenue, better parking in the downtown TIF,
and ultimately more synergy within the district.
Preserving the past while infusing forward-thinking
elements creates a place we can continue to
love and enjoy; one that stays true to its history
while taking advantage of present and future
potential. Our plan shares a pathway to that
vision, becoming a reality in the third quarter of
2023. Thank you for this incredible opportunity

The people employed by our local firms know

to partner with the city of Kalispell to propel the

that Kalispell is a special place. These stakeholders

region toward a bright future ahead.

have long been invested in downtown and
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CITY OF Kalispell
Development Services Department
3rd & Main Development RFP

Attachment A
AFFIDAVIT
Assurances
The undersigned proposer hereby submits to the City of Kalispell (City) the enclosed proposal
based upon all terms and conditions set forth in the City’s Request for Proposals (RFP) and
referenced materials. Proposer further specifically agrees hereby to provide services in the
manner set forth in the proposal submitted by the proposer.
The undersigned proposer acknowledges and states, under penalty of perjury, as follows:
1. The City is relying on proposer’s submitted information and the representation that proposer
has the capability to successfully undertake and complete the responsibilities and obligations
submitted in its proposal and in the resulting agreement.
2. The City has the right to make any further inquiry it deems appropriate to substantiate or
supplement information supplied by proposer.
3. Proposer has read and fully understands all the provisions and conditions set forth in the RFP
documents, upon which its proposal is based.
4. The forms and information requested in the RFP are complete and made part of theproposal.
The City is not responsible for any proposer errors or omissions.
5. This proposal may be withdrawn by requesting such withdrawal in writing at any time prior to
the proposal deadline but may not be withdrawn after such date and time.
6. The City reserves the right to reject any and all proposals and to accept the proposal that, in
its judgment, will provide the best quality development to the City.
7. This proposal is valid for a minimum of 120 days after the RFP proposal submission
deadline.
8. All costs incurred by proposer in connection with this proposal shall be borne solely by
proposer. Under no circumstances shall the City be responsible for any costs associated with
proposer’s proposal or the RFP process.
9. Proposer has not in any manner, directly or indirectly, conspired with any person or party to
unfairly compete or compromise the competitive nature of the RFP process.
10. The contents of this proposal have not been communicated by the undersigned nor by any
employee or agent to any other person engaged in this type of business prior to the official
opening of this proposal.
11. To the best of the proposer’s knowledge, the information provided in its proposal is true and
correct and neither the undersigned proposer nor any partner, corporate officer or managing
employee have ever been convicted of a felony or a crime involving moral turpitude.

A-1

G E N E R A L I N F O R M AT I O N

5

CITY OF Kalispell
Development Services Department
3rd & Main Development RFP

Legal Status
1. Proposer intends to operate the business as (check one):
Corporation*
( )
Government Entity
( )
Limited Liability Corporation* (x)
Other (Please describe:

Non-Profit 501(c)(3)
Partnership*
Sole Proprietorship

( )
( )
( )
) ( )

Identify the members, if LLC, partners, if a partnership, or officers, if a corporation, of the
proposer (add lines as needed).
Members: Bill Goldberg, John Costa, Robert Watson

For the purpose of this RFP, addenda and exhibits, any questions regarding the principals are
referring to the officers, partners and members as disclosed.
2. In the past 10 years, have you personally, or any business with which you have been involved,
been declared bankrupt, filed a petition in any bankruptcy court, filed for protection from
creditors in bankruptcy court, or had involuntary proceedings filed in bankruptcy court? If
"Yes," provide date, court jurisdiction, case name, case number, amount of liabilities, amount
of assets and the status of each occurrence. Yes ( ) No ( x )
3. Has the proposer or any of its principals or its principal's affiliates been declared to be in
default under any obligation to or contract with the City? If "Yes," please provide details
concerning the nature of the default, including the City contract number. Yes ( ) No( x )
4. Are there any pending liens, claims or litigation in excess of $500,000 involving proposer, or
any corporation or other entity that has, directly or indirectly, a controlling interest in the
proposer, or any subsidiary of the proposer or other entity in which the proposer has a
controlling interest or any of the proposer’s principals, officers, or directors? If "Yes," provide
detailed information regarding complaints. Yes ( ) No ( x )
5. Has the proposer, or any corporation or other entity that has, directly or indirectly, a controlling
interest in the proposer, or any subsidiary of the proposer or other entity in which the proposer
has a controlling interest or any of the proposer’s principals, officers, or directors, been
involved in any lawsuits in the past 10 years? If "Yes," provide list.
Yes ( ) No (x )
6. Has the proposer’s or any of its principals or its principals’ affiliate’s contracts been terminated
prior to their expiration terms, voluntarily or involuntarily, within the last 10 years? If "Yes,"
provide name, location, and date of the contract(s). Yes ( ) No ( x )
7. Has the proposer, or any corporation or other entity that has, directly or indirectly, a

A-2
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CITY OF Kalispell
Development Services Department
3rd & Main Development RFP

controlling interest in the proposer, or any subsidiary of the proposer or other entity in which
the proposer has a controlling interest or any of the proposer’s principals, officers, or directors
ever been barred from bidding on federal, state, or local government contracts? If "Yes,"
provide the current status of such suspension or debarment proceedings.
Yes ( ) No ( x )
References
Proposer shall furnish the names and contact information for 3 clients for whom the proposer is furnishing
or has furnished services similar to those described in this RFP. Do not list City of Kalispell employees or
officials as references.
1. Company and Reference Name:

702-540-1001

Telephone and E-Mail:

2. Company and Reference Name:

3. Company and Reference Name:

Signature(s)

hagg.john@icloud.com

MKay Enterprises, Steven Kay

415-254-1201

Telephone and E-Mail:

Telephone and E-Mail:

Multiple Companies, John Hagg

sk@stevenkay.com

Rim Rock Development, Micah Linton

386-867-1403

micah@rimrockcompanies.com

Billy Goldberg

Proposer’s Legal Name1:
1The proposer must be authorized to transact business in Montana and be in good standing prior to
submitting this proposal.
Printed Name of Authorized Representative*:
Title:

Billy Goldberg

Member

Business Mailing Address:

208 1st Ave E, Kalispell, MT 59901

Telephone and Email Address:

406-253-0544 bill@compassmt.net

Signature:
*Proposal must be signed by an individual authorized to contractually bind the proposer.
Name of Joint Venture Partner (if applicable):
Printed Name of Authorized Representative*:
Title:
Business Mailing Address:
Telephone and Email Address:
Signature:
*Proposal must be signed by an individual authorized to contractually bind the joint venture partner.

A-3
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CITY OF Kalispell
Community & Economic Development Department
3rd & Main DEVELOPMENT RFP

Attachment B
DEVELOPMENT DETAILS
Montana Hotel Dev Partners, LLC
Name of proposer: _______________________________________

Each proposer must complete and submit this form with its proposal.
•
•
•
•
•

86,100 gross SF
Gross Square Footage (SF): __________________
14,054 SF retail and restaurant
Commercial SF: ____________________________
2,860 SF
Office SF: _________________________________
N/A
Residential SF: _____________________________
42,852 SF hotel rooms, 26,334 space and SF other (see program)
Other SF (detail): ___________________________

•
•

N/A
Number of Residential Units: __________________
Number of Units by Residential Type:
o Rental Units: _____________
o For Sale Units: ____________
Number of Units by Market Type:
o Affordable: __________
o Workforce: ___________
o Market Rate: _________________________

•

•

79
Number of Hotel Rooms: _____________________

•

95 hotel + 58 public + 12 shared (165 total)
Number of Parking Spaces: ___________________

•
•

(1) one on subject property + (1) one parking structure on nearby property
Number of Buildings: ________________________
5 stories + basement | 58’-10” abv grade
Building Height(s) (feet and stories): _______________________

•
•

600
Estimated Number of Construction Jobs: ___________________
135
FTE
Estimated Number of Permanent Jobs: _____________________

•

$47M hotel total project cost / $34M construction cost
Estimated Value of Project: ______________________________

Page B-1
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CONCEPT TO
DEVELOP THE SITE

CONCEPT TO DEVELOP THE SITE
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NARRATIVE
T H E C H A R L E S H OT E L AT T H E B U F FA LO B LO C K
The new 86,000-square-foot hotel at the corner of 3rd Street West and Main Street will
engage area visitors and locals alike, bolstering the downtown Kalispell restaurant and
entertainment scene. This property has high visibility, attracting passersby both on foot
and driving through the area. Guests will receive truly generous service, rooted in the
philosophy of saying “yes.” Our philosophy is reflected from within; we are internally
committed to providing a fun and supportive work environment for staff. Their satisfaction
translates to personal, welcoming touches extending through the boutique hotel to its
world-class restaurant and business event center.
Our passion for downtown Kalispell is real and we want to be a part of it. We feel strongly
that a successful project on this property is one which incorporates regionally appropriate
and historically relevant materials within the Main Street Historic District. Additionally,
attention to scale, rhythm, and the fabric of downtown is critical to being authentic to the
site in its redevelopment. By translating our passion to this project, we know future guests
will want to visit and see all that downtown Kalispell and the Flathead Valley have to offer.
B R A N D S TAT E M E N T

Storytelling is a critical component of the plan for The Charles Hotel development. In every
corner, we emphasize the property’s historic attributes and infuse it with contemporary
craftsmanship. By sourcing regional materials and curating collections from local artisans,
we will tell Kalispell’s story while writing the pages of a new one. This highly stylized
boutique hotel is designed to be both casual and sophisticated, luxurious yet approachable.
We will maintain downtown’s hallmark rustic characteristics, ensuring the space is
reminiscent of Montana and the western lifestyle. By enhancing its authentic environment
with outstanding amenities and unrivaled service, our development will elevate the modern
hospitality experience.
FOOD & BEVERAGE

Unlike other hotel groups that outsource food and beverage programs to celebrity chefs
and restaurateurs, we remain committed to developing strong community partners. By
operating a standalone, three-meal restaurant, our independent operations will attract
outstanding culinary talent inspired by local culture and products. This approach elevates
the level of hospitality service and amenities in the region, resulting in a unique and
authentic hotel brand. Our team has already secured a liquor license for use in the bar
and restaurant, lounge, and potential rooftop patio.
O P E R AT I O N S A N D M A N A G E M E N T

The Charles Hotel will be operated by an entity owned and controlled by BOND Partners.
The partners have 50-plus years managing properties with Four Seasons Hotels and Resorts,
Kimpton Hotels and Restaurants, W Hotels, and Auberge Resorts.
CONCEPT TO DEVELOP THE SITE
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With hotel security personnel already on staff,

site parking strategy; one that ideally included

we plan to assist the city of Kalispell in the effort

developing a parking structure on a nearby site

to monitor the parking structure’s security. Using

that is currently being used as surface parking.

CCTV cameras and routine patrol, we will ensure
that our guests and all parking structure users
are safe within the facilities and while traveling
between the hotel and parking structure.

Potential neighboring sites that met the criteria
for an off-site parking structure were both
privately and publicly owned property. Possible
locations included the private surface parking lot

PA R K I N G

south of the KM Building; the private Valley Bank

The paradox of parking is widely recognized

surface parking lot south of 3rd Street West; a

and debated in downtown Kalispell. Some feel

combination of privately held Valley Bank & Glacier

there is not enough parking available, and there

Bank surface parking lots along 1st Avenue West;

is an expectation to be able to park adjacent

the city owned Eagles lot at 1st Street West and

to downtown destinations. The downtown plan

1st Avenue West; and the private First Interstate

highlights 18 acres of parking in this core district.

Bank surface parking lot at West Center Street

The downtown TIF is starved for fund generation

and 1st Avenue West. Assessment of these

through renewal and redevelopment of surface

properties concluded that few were appropriately

parking to achieve greater densities, placemaking,

sized for an efficient parking structure. Some

and good urban design.

options were complicated by their ownership.
Other sites were nicely sized and proportioned

Initially, the design team reflected on the

but located outside of the downtown TIF district.

requirement of the RFP to provide parking for the

In the end, the city owned Eagles lot proved to

proposed building users per the Kalispell Zoning

be the most likely candidate to support such

Ordinance, which exempts the requirement of

development.

providing any off-street parking in the
downtown core.

In designing a parking solution for this proposal,
we reviewed the hotel’s uses per the letter of the

Several early parking concepts were explored

Minimum Parking Standards by Use as outlined

at the surface. These options ranged from

in the Kalispell Zoning Ordinance. Our design

providing no off-street parking to limiting the

team determined that the hotel would require 171

size of the building. We considered a single

parking stalls. We also quantified the combined

level of parking below grade, which amounted

existing surface parking stalls at both the Eagles

to a meek, two-story building on the subject

lot and Valley Bank lot, identifying 105. We then

property. That concept would be limited to

began determining the actual utilization of both

office and retail due to the parking requirements

the required hotel parking and city owned lots.

of dining establishments and housing. Other

A significant piece of the hotel requirement was

iterations included mixing construction types

dedicated to parking employees and potential

and proportions on the subject property. We

conference-goers. Desiring not to overbuild the

geared the front portion toward the public and

parking structure, the developer has committed

human scale, while the rear site lent itself to

to leasing local surface spaces for hotel employees

parking and navigating vehicles. These poor

and making valet accommodations at other

and underwhelming solutions pointed to an off-

existing surface parking on private lots in the
event of large conferences.
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By enhancing its authentic environment with outstanding
amenities and unrivaled service, we elevate the hospitality
experience for modern travelers, diners, and guests.

With regard to the city owned lots, we reviewed

165 stalls includes: 95 dedicated hotel stalls, 58

the 2015 parking study. Applying an average

public stalls for either leasing or hourly parking,

peak utilization rate to the two public lots, we

and 12 spaces shared between both

determined that their actual use is a combined

user groups.

70 stalls. Our team also considered the shared
use of parking between downtown businesspeople
and hotel guests. From 8 am-5 pm weekdays,
downtown professionals typically lease spaces
in the public lots. Since nights and weekends are
dominated by hotel guests, we desired to convey
an efficient parking scheme by sharing parking
between the symbiotic user groups. This strategy
would further reduce the total parking counts of
the targeted parking structure design. Considering
that the hotel has factored valet parking and
security monitoring into the operational pro forma,
the strategy appears achievable.

At the time of submission of this RFP response,
we see the pro forma and construction cost of
the hotel at the 3rd and Main site improving the
taxable value of the property within the downtown
TIF. Our projections show that bonding against
the future TIF funds offsets the construction costs
of the parking structure in approximately nine
years of increased taxable value. Additionally, the
development team has engaged Glacier Bank
and First Interstate Bank as parties that could
potentially commit to additional parking spaces
within the structure. We have conducted some
informal parking utilization studies of their lots

Our team engaged the city Planning Department

in addition to engaging in initial conversations

to comment on the logic behind this parking

with their corporate leadership. If either or both

scheme. We received feedback that while the

banks commit, it would effectively increase the

utilization approach is actually a preferred

size of the parking structure. Further, those parties

method of determining an entity’s parking needs,

would be responsible for their portion of the

the shared use approach in our scheme is not

total construction costs. The prospect of their

without some flaw. Overlapping evening hours

inclusion in the parking structure is exciting for the

between hotel check-in and end-of-business as

community as it begins to paint the future vision of

well as morning hours between beginning of the

redeveloping their current surface parking, which

business day and hotel check-out were potentially

will only further increase the downtown TIF and

problematic. In the end, the 165-stall count that is

the vitality of Kalispell’s core district.

achieved on this lot by developing a three-level
parking structure strikes the right balance for the
project. The parking breakdown of the projected

CONCEPT TO DEVELOP THE SITE
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BUILDING

125’-0”

MAIN ST

S I T E / RO O F P L A N

140’-0”

N

3RD ST WEST

L A N D S CA P E D E S I G N
Our project team feels strongly about the benefits

While our proposed concept is early in design,

of trees and landscaping design on a project site.

we plan to present to Architectural Review

Vegetation helps reduce noise, soften edges, filter

Committee, Site Review, and Urban Forestry for

light, introduce color, indicate seasonal changes,

their comment and feedback. Well before that

tie the architecture to its place, and influences

time, we will work through the design to ensure

the natural ecosystem by introducing small

we have the appropriate species selection,

wildlife. Although landscaping provides many

infrastructure, and other relevant details. We

benefits, an urban site with zero lot lines provides

plan to develop those items with the city urban

limited options for introducing vegetation. This

forester or arborist, parks and recreation, street

makes any opportunity for street trees and other

tree commission, public works, and Montana

plants that much more important in downtown.

Department of Transportation. We will engage a
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licensed landscape architect for the development

intersection in the final design. Further, continuing

and completion of a landscape design and plan for

traffic light and crossing operations as well as

bid as well as to lead these design conversations.

coordinating with city street standard lighting

The success of this landscaping project is rooted

and planting patterns are primary considerations.

in details and thoughtful planning. Design must
consider maintenance of plant material and the
surrounding surfaces; irrigation; size of planters;
plant species’ resistance to de-icer; and the
ability for both street sweeping and leaf and snow
removal to commence regularly and easily. Our
renderings currently reflect a non-city standard
tree well and planter with an integrated bench.
These are preliminary design ideas as are the
locations shown in the site plan. We will work
through maintaining a sight triangle at the

There is tremendous potential for Main Street in
the context of the Kalispell Bypass completion,
work on the Parkline Trail, and the various
opportunities and ideas shared in the Downtown
Plan, Urban Renewal Plan, and recent traffic
studies. A more walkable downtown with wider
sidewalks allowing dining to spill out of the
building will activate the street and extend
downtown activity. This plan benefits businesses
and the public as Kalispell becomes an even
greater destination.

N O RT H W E S T M O N TA N A
H I S TO R I C A L S O C I E T Y
B u ff a l o B l o c k , Ka l i s p e l l

CONCEPT TO DEVELOP THE SITE
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E X T E R I O R H OT E L E L E VAT I O N S
S E E D E TA I L E D P E R S P E C T I V E S T H R O U G H O U T T H I S D O C U M E N T.

ROOF
157' - 0"

LEVEL 5
146' - 0"

LEVEL 4
136' - 0"

LEVEL 3
126' - 0"

LEVEL 2
114' - 0"

LEVEL 1
100' - 0"

S O U T H E L E VAT I O N : 3 R D S T W E S T
ROOF
157' - 0"

LEVEL 5
146' - 0"

LEVEL 4
136' - 0"

LEVEL 3
126' - 0"

LEVEL 2
114' - 0"

LEVEL 1
100' - 0"

E A S T E L E VAT I O N : M A I N S T
TO PARAPET
160' - 0"
ROOF
157' - 0"

LEVEL 5
146' - 0"

LEVEL 4
136' - 0"

LEVEL 3
126' - 0"

LEVEL 2
114' - 0"

LEVEL 1
100' - 0"

W E S T E L E VAT I O N : A L L E Y
ROOF
157' - 0"

LEVEL 5
146' - 0"

LEVEL 4
136' - 0"

LEVEL 3
126' - 0"

LEVEL 2
114' - 0"

LEVEL 1
100' - 0"

N O R T H E L E VAT I O N : P R O P E R T Y L I N E
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H OT E L F LO O R P L A N S
LIVING ROOM

FITNESS & MASSAGE

RESTAURANT & BAR | GAMING

BACK OF HOUSE

RETAIL

CIRCULATION

EVENT SPACE

OFF-SITE BACK OF HOUSE

HOTEL ROOMS

EXISTING BUILDING

EXISTING BUILDING

RETAIL

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

OFFICES
KITCHEN

MAIN STREET

A L L E Y WAY

BOH

CORE

RESTAURANT
& BAR
FRONT
OFFICE

ROOM
CORE

ROOM

ROOM
CORE

CORE

ROOM

ROOM

GAMING

LIVING
ROOM
RETAIL

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

3RD STREET

M A I N F LO O R

T H I R D F LO O R

EXISTING BUILDING

EXISTING BUILDING

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

FITNESS &
MASSAGE

ROOM
BOH
BOH

ROOM

CORE

MEETING
TWO

PRE
FUNCTION

OPEN TO
BELOW

BOARD
ROOM

S EC O N D F LO O R

ROOM

ROOM

ROOM

ROOM

CORE

ROOM

CORE

ROOM

CORE

ROOM
MEETING
ONE

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

F O U RT H F LO O R

CONCEPT TO DEVELOP THE SITE
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H OT E L F LO O R P L A N S

EXISTING BUILDING

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

ROOM

CORE
ROOM
ROOM

CORE
ROOM

ROOM
ROOM

ROOM

ROOM

BAR

ROOF TOP
PATIO

F I F T H F LO O R

EMPLOYEE
FACILITIES

MECH

SALES &
MARKETING

BOH

BA S E M E N T
P RO G R A M
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OFFICE
SUPPORT

MANAGEMENT
ACCOUNTING

OFF-SITE
P RO G R A M

PA R K I N G S T RU C T U R E C O N C E P T
LEVEL 1
1 ST S T W E S T

UPPER LEVELS

R E Q U I R E D S TA L L S ± 1 7 7

STAIR

3RD & MAIN		
± 107
PUBLIC 			
± 70
PARKING STRUCTURE RETAIL 0

STAIR

EACH ADDITIONAL LEVEL
± 74 S TA L L S
2.5 LEVELS		
3 LEVELS 			
3.5 LEVELS 		
4 LEVELS:			
4.5 LEVELS: 		
5 LEVELS: 		

ADJACENT
BUILDING

S U R FA C E PA R K I N G

2 ND S T W E S T

3
2

9'-0"

ADJACENT
BUILDING

S U R FA C E PA R K I N G

4

9'-0" 3'-6"

STAIR

1

ADJACENT
BUILDING
* Additional community commitments could
add levels to the proposed parking structure

± 2 76

±177

ZONING FORMULA
F O R R E Q ’ D PA R K I N G
MIN SIMPLE

AV G D A I LY U S E
GARAGE

LEASE FROM
EXISTING SITES

QUANTITY OF
EXISTING CITY
S TA L L S

OFFSITE 64

PA R K I N G G A R A G E

171

GUEST ROOMS 79

± 202 STALLS
± 165 STALLS*
± 202 STALLS
± 239 STALLS
± 276 STALLS
± 313 STALLS

6'-0" 5'-0"

STAIR

		

S U R FA C E
PA R K I N G

RAMP UP

ALLEY

RAMP UP

LEASING SPACE

RAMP UP

BASEMENT, LEVEL 1, LEVEL 1.5
±54 STALLS
6800 SF RETAIL

RAMP DOWN

1 S T AV E W E S T

P R O V I D E D S TA L L S

HOTEL 107

AV E R A G E D A I LY
USE OF CITY LOTS

50% REDUCTION
PER HOTEL

EMPLOYEE 30

EAGLE LOT 69

CONFERENCE 34

R E S TA U R A N T 1 5
BAR & CASINO 10
R E TA I L 3

VALLEY BANK LOT 46

CITY OWNED
LOTS 70

AV E R A G E P E A K
U T I L I Z AT I O N P E R 2 0 1 5
PA R K I N G S T U D Y

105

CONCEPT TO DEVELOP THE SITE
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M AT E R I A L S & C O LO R S A M P L E S

Historic photos of the original Buffalo Block were

Of the two forms, the lower breaks down into

consulted for simplified, historically accurate

tripartite building form with an open ground floor

details, such as corbeling, archways, and prismatic

with large glazed windows, punched openings

glass. The building massing and structural rhythm

on the middle floors, and a unique top cornice

draws inspiration from the historic structure,

that creates a simplified interpretation of historic

while subtle details imply that its architecture

brick details common on Main Street. The façade

is of a current era. The massing has two major

creates a historically sensitive rhythm with multiple

divisions: a lower base that pays homage to

openings to Main Street and 3rd Street West. These

historic structures, and a modern element

encourage pedestrian interactions with shops, a

stepped back above the datum established by

restaurant and bar, and The Charles Hotel lobby.

the adjacent historic buildings. The lower element

Multiple canopies also help create a human scale

uses historically appropriate brick masonry, while

experience from the sidewalk, further contributing

the upper form uses contemporary metal panel.

to rhythm and building breakdown. The upper

Blackened steel and wood detailing tie the two

mass has recessed balconies and touches the sky

forms together. This division in massing honors

with a graceful cap with wood soffits.

the height of the existing main street buildings
while allowing for increased density in a growing
urban environment.
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LO C A L A RT I S T S
Local artists have a certain bent to the history and culture of a place. Their work
reimagines or retells an otherwise lost story about how this place came to be
and why it is still cherished.

CONTEXT
The project site sits at the west edge of the Main Street Historic District, which gained most of its
architectural and historical importance during a period of significance between 1891 and 1960. The entire
block across Main Street consists of buildings contributing to the Main Street Historic District, as do the
two directly north of the project site, and the Whipps Block diagonally across the intersection. The Knight
& Twining Block, directly to the north of the site, is on the National Historic Registry. We see that paying
respect to this building’s scale and stature at Main Street is vital even as buildings downtown are designed
with more than two stories in mind.

CONCEPT TO DEVELOP THE SITE
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2D

SIGNAGE
SITE PLAN

B U I L D I N G R E L I E F D E TA I L S
4 T O TA L L O C AT I O N S
30”
0”

CHARLES HOTEL BLADE SIGN
C H A R L E S H O T E L AW N I N G S I G N
B U F FA L O B L O C K WA L L S I G N

0”

1/4”

1/4”

+ 3/4”

1/4”

+ 1/2”
1/4”

30”

+1/2”

Precast
PrecastConcrete
Concrete

+3/4”

B U I L D I N G R E L I E F D E TA I L S

0”
1/4”

CROSS
SECTION

CROSS
SECTION
D E TA I L

BUILDING
BUILDINGRELIEF
RELIEFDETAIL
DETAIL(4(4total
totallocations)
locations)
1”1”==1”1”
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D R AW I N G O F S I G N S
A L L S I G N A G E D E S I G N I S P R E L I M I N A R Y A N D S U B J E C T T O C I T Y 					
REVIEW FOR CONFORMANCE WITH THE SIGN ORDINANCE

BLADE SIGN
T O TA L S Q U A R E F O O TA G E P E R S I D E : 1 4 . 5
PLAN
VIEW

E L E VAT I O N
VIEW LEFT

10°

7”

E L E VAT I O N
VIEW RIGHT

E L E VAT I O N
VIEW

19”

7.75”

OPAQUE ACRYLIC
INTERIOR LED ILLUMINATED ACRYLIC FACES
POWDERCOATED BLACK STEEL INSET

1/2” STAND OFFS

BLADE SIGN 1A1 0 ”

Total Square Footage Per Side: 14.5

All signage design is preliminary and subject to city review for
conformance with the sign ordinance

1” = 1’-0”

WHITE POWDERCOATED 2” METAL RETURN

INTERIOR LED ILLUMINATED ACRYLIC FACE
STEEL MOUNTS

AW N I N G S I G N

BLADEBLADE
SIGNBLADE
ASIGNSIGN
A A

Total Square
Footage
Total
Per
Square
Side: 14.5
Footage
Total
Square
Footage
Per Side:Per
14.5Side: 14.5
T O TA L S Q U A R E F O O TA G E : 2 8 . 8
All signageAlldesign
All
is signage
preliminary
andissubject
preliminary
tosubject
cityand
review
subject
forreview
to cityfor
review for 1” = 1’-0”
signage
design isdesign
preliminary
and
to city
1” = 1’-0”
1” = 1’-0”
conformance
withconformance
the sign
sign ordinance
conformance
withordinance
thewith
signthe
ordinance
16”
21’7”

BRUSHED ALUMINUM

WA L L S I G N

ct to city review for
T O TA L

DIRECT LAG BOLT MOUNTING TO BRICK

S Q U A R E F O O TA G E P E R S I D E : 7. 7 ( 2 T O TA L S I G N S )

1” STAND OFF FROM WALL

10”

110”
WALL SIGN C
All signage design is preliminary and subject to city review for
conformance with the sign ordinance

Total Square Footage Per Side: 7.7 (2 total signs)

1” = 1”

CONCEPT TO DEVELOP THE SITE
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S I G N AG E M AT E R I A L S & C O LO R S A M P L E S
Signage materials are intended to be complimentary to the architecture
and fabric of historic downtown Kalispell. We intend them to be thoughtful
with refinement and subtlety, yet effective for wayfinding and user interface,
through appropriate detailing, material, mounting, lighting, and scale.
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2E

TIMELINE
DEC

NOV

OCT

SEPT

AUG

JUL

JUNE

M AY

APR

MAR

FEB

DEC
JAN

NOV

OCT

SEPT

AUG

JUL

JUNE

M AY

2023
APR

MAR

FEB

JAN

DEC

NOV

2022
OCT

SEPT

AUG

JUL

2021

PROPOSAL REVIEW PERIOD

HOTEL CORE/SHELL DESIGN

HOTEL CORE/SHELL PERMIT & BID

I N T E R I O R D E S I G N PA C K A G E

INTERIOR DESIGN PERMIT & BID

HOTEL CONSTRUCTION

PA R K I N G S T R U C T U R E D E S I G N

PA R K I N G S T R U C T U R E
PERMIT & BID

PA R K I N G S T R U C T U R E
CONSTRUCTION

BACK OF HOUSE TI DESIGN

BACK OF HOUSE TI
PERMIT & BID

BACK OF HOUSE TI
CONSTRUCTION

O C C U PA N C Y

CONCEPT TO DEVELOP THE SITE
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2F

CONSTRUCTION
MITIGATION PLAN
SITE PLAN

PA R K I N G
STRUCTURE
SITE

3RD & MAIN
HOTEL SITE

S I D E WA L K N O T I F I C AT I O N S I G N

Building in urban areas often involves construction

V E H I C U L A R N O T I F I C AT I O N S I G N

challenges impacting city infrastructure and

P O T E N T I A L S TA G I N G A R E A
& C O N T R A C T O R PA R K I N G
C O N S T R U C T I O N F E N C I N G / G AT E

patterns of the public. Compass Construction
understands potential pitfalls and is experienced
with addressing them in sites like the 3rd Street
West and Main Street lot. We have a long success
record working in urban environments like this in

B A S E M E N T E VA C U AT I O N

and around Flathead Valley.

LOADING ZONE

Communication and planning is key to overcoming

M A I N TA I N P E D E S T R I A N C R O S S I N G

construction obstacles. Planning for construction
methods and mitigating impact on city

M A I N TA I N T R A F F I C S I G N A L
T E M P O R A R Y L O S S O F 		
PA R A L L E L PA R K I N G
M A I N TA I N S E R V I C E A C C E S S

infrastructure and public traffic patterns starts
during building design. We will communicate
often with necessary parties at the city of
Kalispell Public Works Department and Montana
Department of Transportation. Proactive and
consistent communication will help us implement

24
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a game plan well in advance of construction

maintain pedestrian crossings and access to

commencing. Only with early engagement can

neighboring businesses. Similarly, we need to

we properly execute the plan while combating

ensure the continuation of city services, deliveries,

expected logistics during construction. Compass

and garbage pickup through the alleys.

and the City of Kalispell can communicate the
adopted plan to stakeholders through flyers, social
media, and email. Additionally, we suggest that
Compass creates a website, maintained by our
public relations staff, to share project updates.
This PR person will also serve as the point of
contact for citizens and businesses to direct
questions and concerns.
Navigating a site with essentially no yard limits
the laydown and working space adjacent to
the new building. Considering pedestrian
diversion and protection at adjacent sidewalks
and nearby laydown space elsewhere in the city
will be crucial. Consequently, we preliminarily
contacted several downtown-area landowners
and considered our KM Building parking lot
for temporary material laydown and staging.
Even with additional space, it will be necessary
to strategically order and sequence material
deliveries to the construction site. This approach

Jobsite safety is one of the pillars of our company,
and Compass takes particular care when it comes
to pedestrian safety. We suggest small diversions
of pedestrian pattens in order to allow for working
space adjacent to the building construction.
In some cases, we strongly suggest providing
covered walkways built by Compass; they
may or may not temporarily impact some onstreet parking.
Compass influenced the building design by
limiting basement sizes at both 3rd & Main and
the parking structure site. This strategy alleviates
concerns about undermining existing neighboring
building foundations and eliminating sheet
piling at the back of sidewalk for more extensive
excavation. Completing basements quickly affords
workspace around the building perimeter and
material storage below the first elevated deck of
the building.

will lessen the disruption on the 3rd & Main

Construction sites frequently evolve to support

intersection, but not entirely eliminate it.

the trades and equipment necessary for each

There is still a need to create an effective, efficient
delivery zone at the project site. Closing a lane
of Highway 93 is an unlikely consideration, as this
solution would be the most disruptive to traffic.
Our best delivery opportunity is the westbound
lane of 3rd Street West. While it is possible this
delivery area will not entirely close a lane, it will
temporarily displace adjacent on-street parking.
Compass plans to coordinate closely with public
works for traffic control and proper signage to
clearly mark diverted lanes or parking. Signs
placed ahead of the nearby intersection will
prepare drivers for road modifications and alert

phase. Tasks that deviate most from normal
day-to-day activity will be most disruptive to
traffic and existing patterns of behavior due to
the extra precautions during these instances.
However, with sewer in the alley, we anticipate
a common connection with limited disruption.
Storm also appears relatively straight-forward
with infrastructure in both the alley and 3rd
Street West. Dry utilities, such as power, gas, and
telecommunication, are all currently buried and
located in the alley as well. This condition makes
for easy service connections and more easily
hiding unsightly meters and services.

pedestrians on the sidewalks. However, we will
CONCEPT TO DEVELOP THE SITE
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The domestic water and fire connections will prove to be the most challenging and
expensive. However, we may either tie into the water line in the northbound lanes of Main
Street or defer to extending the main from 1st Avenue West down 3rd Street West to the
project site. These are solutions we will need to discuss with public works and allow all
parties to weigh the options accordingly.

26

THE CHARLES HOTEL

QUALIFICATIONS,
EXPERIENCE, &
FINANCIAL CAPACITY

PROPOSER’S QUALIFICATIONS, EXPERIENCE, & FINANCIAL CAPACITY

3A

KEY INDIVIDUALS
M O N TA N A H OT E L D E V PA RT N E R S
C O M PA S S – L E A D L O C A L C O N TA C T ; W I L L O V E R S E E P R O J E C T M A N A G E M E N T & C O N S T R U C T I O N

At Compass Construction, we are transforming

Client satisfaction is paramount at Compass.

the Flathead Valley one construction project

Values of integrity and professionalism are

at a time. Located in scenic Kalispell, Montana,

fundamental to our work, and we strive

Compass has been a premier construction and

to embody them in every interaction and

development firm since 2004. We specialize

project. We are attentive to detail, never take

in residential, multi-family, and commercial

shortcuts, and are committed to superior

construction.

quality and craftsmanship.

Owner Bill Goldberg founded Compass after

The outstanding service we provide is

years of experience in residential construction.

evidenced by a multitude of projects

He consistently chased a vision for smart

throughout the Flathead Valley. We work

development, growth, and the revitalization

within all types of construction projects and

of area communities. Over the past 17 years,

have been instrumental in the rehabilitation of

Bill’s dream has expanded, and so has our team.

multiple businesses, mixed-use projects, and

Collectively, we have extensive construction

multi-family developments. Vibrant downtown

experience and project management skills,

areas, including those in Kalispell, Whitefish,

united under our purpose to grow, reach,

and Columbia Falls, reflect the value our

and be bold together.

service brings to local communities.

B I L L G O L D B E RG
Owner

SETH SIMONSON
Project Manager

AMY McGEHEE
Project Manager

B O N D PA R T N E R S - H O T E L C O N C E P T, D E V E L O P M E N T, A N D O P E R AT I O N S

BOND Partners is a San Diego-based,

BOND Partners was created to exceed the

diversified hospitality and real estate

expectations of a highly sophisticated clientele

development company. We specialize in

and to develop, own, operate, and asset

developing, opening, and operating highly

manage lifestyle hospitality assets. We prefer

serviced, uniquely stylized, architecturally

to see the world for what it can be, rather than

significant lifestyle hotels and residences,

for what it is. We admire trends but possess a

destination restaurants and lounges, and

style of our own. We are always after that thing

other mixed-use retail offerings.

that waits to be discovered, just beyond the
obvious and the well-known. We take pride

BOND Partners is a lifestyle company with a
deliberate growth strategy, backed by a sound
business model and solid financial support.
RO B E RT WAT S O N
CEO & President

in our honesty, wit and more importantly, our
approachability.

PAU L G U C C I N I
CFO

Q U A L I F I C AT I O N S , E X P E R I E N C E , & F I N A N C I A L
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ALCHEMY DEVELOPMENT

Alchemy Development was founded under the precept of taking something ordinary and making it
extraordinary. This development will reflect Montana’s culture and lifestyle in a community hub for libations
and conversations. The establishment and its owner, John Costa, embodies his motto: “Leave it better.”
J O H N C O S TA
Owner & CEO

DESIGN TEAM
A&E DESIGN

A&E Design is a multidisciplinary design firm with four offices in Montana (Billings, Bozeman,
Missoula, and Kalispell), as well as Seattle, Washington.
As a collection of innovators, we are united for a single purpose: to create impactful experiences
for our clients. We offer architecture, interior design, historic preservation, graphic design, and
construction administration in one comprehensive package. Together, we are a team of over 80
diversely talented professionals with a strong commitment to client satisfaction, quality design,
and improving the world around us.
C H R I S M A RT I S O N
Principal

S H A N E JAC O B S
Project Manager

LINCOLN MURPHY
Project Architect

A B I GA I L K N A B
Environmental
Graphics

K E N S TO N E
Procurement
Manager

JON SEARS
Construction
Manager

E L I Z A B E T H LO C K WO O D
Interior Designer

O T H E R C O N S U LTA N T S

Pending selection from the city of Kalispell, we have kept our design team limited to the
architectural, interior design, graphic design, and creative writing staff of A&E Design for the
development of the concept design and content within this submittal. If selected, we will continue
to work with A&E Design through the remaining design phases, and they will solicit proposals from
local, qualified, licensed engineers and design consultants for a complete scope of design and permit
documents for both the hotel and the parking structure. They will intentionally team with consulting
firms with experience in these projects types, Kalispell, and sites in a downtown setting.
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3B

EXPERIENCE
C O M PA S S C O N S T R U C T I O N

Our design and construction teams have a proven track record and local knowledge to deliver a project
of this magnitude. A list of recent and local mixed-use commercial and multi-family residential projects
completed by Compass Construction include: 334, 317, and 309 Central Ave. in Whitefish, 223, 225, and 237
Baker Ave. in Whitefish, 20 Spokane Ave. in Whitefish, and 527, 519, and 638 Nucleus Avenue in Columbia
Falls, as well as The Highline Apartments, 519 Skyles Apartments, and the Glacier Courtyard Apartments.
These projects have provided experience of working on tight sites, amongst operating businesses, near
U.S. highways and city thoroughfares, as well as amongst customers and visitors to our community.
Compass has a dedicated commitment to the revitalization of the downtown area of Kalispell and it is
personal. Bill Goldberg, owner of Compass Construction, at the helm of his other entities, has recently
purchased the KM and Montgomery Ward Buildings, in addition to developing several other renewal
projects in the works at this time. Compass has recently shown their commitment to Kalispell by moving
their business from Whitefish to downtown Kalispell. Compass maintains a solid subcontractor base in
which they have developed a long-standing relationship they will utilize to drive quality, schedule, and
coordination throughout construction.
R E F E R E N C E C O N TAC T I N F O R M AT I O N AVA I L A B L E T H RO U G H :
Bill Goldberg
406.253.0544
bill@compassmt.net
B O N D PA R T N E R S 											

BOND Partners executives have over 30 years of hotel and resort conception, branding, project finance,
development, and operations. We specialize in creating lifestyle hotel projects that are architecturally
significant, highly curated, and fully serviced. Led by founder and CEO Robert Watson, some of the
projects BOND Partners has been responsible for are: Tower 23 Hotel in San Diego, 21c Museum Hotel
in Louisville, The Modern Hotel in Honolulu, Northblock Hotel in Napa Valley, and the Chileno Bay Resort
in Cabo San Lucas. A sampling of other projects BOND Partners has been responsible for include: Hotel
Monaco, San Francisco, Hotel Monaco, Seattle, Hotel Monaco, Chicago, W San Francisco, W Seattle, W
New York, Union Square, and W Times Square. BOND Partners is establishing an office in Western Montana
to create a portfolio of upscale boutique hotels in the state. We are committed to Kalispell and making this
hotel the flagship for our company’s growth direction.
R E F E R E N C E C O N TAC T I N F O R M AT I O N AVA I L A B L E T H RO U G H :
Robert Watson
310.795.2993
rwatson@bondpartners.us
A L C H E M Y D E V E L O P M E N T 										

Alchemy Development Group was founded under the precept of taking something ordinary and making
it extraordinary. Owner and CEO John Costa has 32 years of entrepreneurial experience in business
Q U A L I F I C AT I O N S , E X P E R I E N C E , & F I N A N C I A L
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development and operations. Through his ownership of Hi Tech Honeycomb, a leading honeycomb
manufacturer in the aerospace industry, John successfully developed international business relations.
His product now services all engine manufactured for General Electric, Raytheon Technologies’
subsidiary Pratt & Whitney, Rolls-Royce plc, and major airlines worldwide. He excels at program
development and implementation, with strategic skills in team building and process management.
John and his wife moved to Montana in 2016 and recently purchased First Avenue Taphouse and
Casino in Kalispell. They are passionately committed to being productive members of the Flathead
Valley community.
R E F E R E N C E C O N TAC T I N F O R M AT I O N AVA I L A B L E T H RO U G H :
John Costa
858.395.4645
john@costa.net
3C

FINANCIAL
Bond, Compass, and Alchemy have a proven track record of successfully developing, financing, and
completing projects similar to the proposed Charles Hotel at the Buffalo Block. Our substantial combined
development success is demonstrated by the cumulative body of work represented in the previous
section. We have clearly identified funding sources, equity, and debt, and retrieved letters of interest
from multiple lenders. These letters are provided for your reference in the enclosed confidential envelope.

3D

LITIGATION
B O N D PA RT N E R S
BOND Partners holds a strong reputation for ethical business practices and serving our partners fairly
and respectfully to achieve long-term relationships and successful projects. However, in the last 15
years, BOND has experienced a single litigation issue:
In 2019, BOND brought action against a landowner who hired the firm as developer of the land.
Agreement between plaintiff (BOND) and Defendant was unlawfully terminated and parties went
to Arbitration. Plaintiff was awarded a payment as settlement.

C O M PA S S , A L C H E M Y, A N D A & E D E S I G N :

There have not been any litigation/arbitration/claims filed		
against the firm in the past three years.
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BUSINESS PLAN

BUSINESS PLAN

4A

DOCUMENTATION
P RO P E RT Y O P P O RT U N I T Y
The city of Kalispell is undergoing a 25-year urban renewal plan to revitalize its downtown historic
and entertainment districts. A downtown Tax Increment Financing (TIF) district was established to
oversee the plan’s implementation and see it to completion. Robust with attractions, like museums,
restaurants, and boutique shops, this area infuses 1900s Western charm with vibrant, modern
entertainment and surrounding beauty. As Flathead Valley tourism and housing industries continue
to rise, The Charles Hotel will be a catalyst for the city’s resurgence. Offering unparalleled luxury
amenities amid expansive views of the Swan Mountain Range, this hotel will be a destination in itself.
With extensive exploration and vetting processes, Bond is adept at identifying areas with
significant potential to advance the hospitality industry. We realized that such an opportunity
is present in Montana where travel and tourism is a leading industry. Several Montana cities,
such as Bozeman, Missoula, and Helena, have experienced notable success with similar hotel
developments. However, the City of Kalispell does not yet offer boutique hotel accommodations,
despite its many visitors to the area each year. We see a tremendous need yet unmet, and believe
we can elevate hospitality amenities and experiences for locals and tourists alike. By mirroring
other successful hotel development strategies in Montana’s travel destinations, we believe The
Charles Hotel’s unique accommodations and aesthetic will translate to success for the city and
hospitality industry.

4B

BUDGET
The contents of this section are provided for your reference in the enclosed confidential envelope.

4C

OPERATING PRO FORMA
The contents of this section are provided for your reference in the enclosed confidential envelope.

BUSINESS PLAN
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4D

COMPLETION ABILITY
The partnership between Montana Dev Partners, LLC, and A&E Design pairs local knowledge and
talent with national expertise. Together, we are committed to enhancing efforts at a local level in
Kalispell using our collective specialized skills and knowledge. Our extensive references and proven
track record exemplify not only our quality work, but also our ability to complete projects within
any constraints. Our team has thoughtfully curated the proposed project schedule and pro forma to
adhere to the city of Kalispell’s two-year timeline. We are dedicated to delivering this project within
the city’s expectations and will modify our strategy to align with the city’s needs, even as
they potentially evolve.

N O RT H W E S T M O N TA N A
H I S TO R I CA L S O C I E T Y
B u ff a l o B l o c k , Ka l i s p e l l
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5A

PUBLIC BENEFITS
Construction of The Charles Hotel and a

and parking demand in the downtown core,

parking structure has tremendous short- and

we thoroughly explored opportunities to

long-term benefits for Kalispell residents and

increase available options. Our exhaustive

visitors. From enhancing the sense of place in

efforts identified the city owned Eagles lot

the downtown core to improving parking and

as the most viable location for a new parking

city circulation, propelling the local economy

structure. Here, we plan to provide ample

and creating jobs, these benefits are tangible

spaces to accommodate demand without

and positively impact the city’s future while

compromising safety or security.

respecting its rich history.

Our plan alleviates the strain of the downtown

Our design thoughtfully conveys the historical

parking situation by replacing the parking

architecture and heritage ingrained in the

we are displacing with the hotel. We are

downtown Kalispell community. With careful

also working with other financial parties that

attention to design integration within the

own a substantial amount of surface parking

surrounding context, we celebrate the area’s

downtown for a stake in the parking structure.

historical significance. However, we build

This strategy moves those cars to the

upon that history to improve the experience

structure and creates more on-street parking

for current and future visitors. They receive

opportunities for others that do business and

luxury amenities, scratch-made food and

play in our city center.

craft cocktails, and superior service all in
a casual, sophisticated, and approachable
hospitality environment. This effective mix of
contemporary and traditional will appeal to
locals and travelers of all demographics.

Adding parking and increasing property
value is paralleled by a revenue inflow to
the downtown TIF district that is critically
needed. We anticipate the annual tax revenue
generated by our project will amount to over

We will improve walkability and the visual

$516K allocated to the TIF. Additionally, if our

impact on the sidewalk surrounding this

community banks can commit to the parking

building, too. By adding trees and vegetation,

structure and allow their surface parking lots

we will expertly infuse nature into the urban

to be redeveloped as other tax-generating

setting. Despite allowing dining to transcend

properties, we’ll see the catalyst that is the

the building façade, we are able to do so

city’s creation of the 3rd and Main RFP really

without impeding on foot traffic. Our design

gain momentum.

expands sidewalks and creates a vibrant feel
in downtown, sparking engagement between
the building, its users, and passersby.

The financial implications of this project go
beyond tax revenue. As travel and tourism
increases in Kalispell due to the added

Parking has been a longtime point of

attractions at The Charles Hotel, the local

contention for visitors to downtown Kalispell.

economy can only benefit. Hotel guests,

Knowing that our hotel will increase traffic

tourists, and regional residents will be

LEVEL OF RETURN & BENEFIT TO THE CITY
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attracted to the new downtown amenities our

underutilized space in the west elevation of Main

Buffalo Block project creates. They will reserve

Street. By investing in infrastructure, hospitality,

rooms, shop in retail spaces, and dine in our bar

and retail, we create a catalyst for future growth

and restaurant. While they visit, these benefits

and improvement. Our project begins to reshape

will inevitably translate to other downtown and

the downtown area, making it an even more

Flathead Valley businesses. Our guests will likely

attractive destination for tourists and business

desire expanded business hours and community

travelers who are already captivated by the allure

activities, and they will seek outdoor recreation,

of Northwest Montana scenery and activities.

shopping, dining, and other opportunities to
influence the Kalispell economy.
The spaces we plan to shape in this historic
district will also create jobs for local residents.
Hotel support staff and service industry
professionals will be critical to the continued

A P P R O X I M AT E Y E A R LY T O T 		
TO THE CITY OF KALISPELL

8.0% = $520k annually
$2.00 = $42k annually

operation of the hotel, retail stores, and the bar

5 A N D 1 0 Y E A R A P P R O X I M AT E 		

and restaurant we envision for this property. We

TOT TO THE CITY OF KALISPELL

have listed the short-term and long-term jobs

8.0% = $2.6M Year 1-5, $3.1M Year 6-10

created in attachment B. Additionally, we feel

$2.00 = $210k Year 1-5, $216k Year 6-10

that a building and business like this in Kalispell
helps other businesses thrive. It supports local

D O W N T O W N T I F D I S T R I C T I M PA C T

restaurants and retail and begins to address

Cost of Construction:

key factors needed to bring more vibrancy to

Value of Property

downtown Kalispell.
This development will not only impact the
downtown core district, it will transform
the Kalispell community. Our hope is to
add a relevant building and businesses to
the downtown skyline that is otherwise an
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Combined building

$34,136,000
$270,000
$34,406,000

+ property value
X 1.5% (approximate property tax rate)
$516,090 in estimated annual tax revenue
for the downtown TIF district

5B

CITY ASSISTANCE
A project of this magnitude is a significant investment and we have worked in advance of team selection
for this public RFP to secure financing from private investors. It would be appreciated if the city would
consider possibly offsetting impact fees for the hotel development by utilizing TIF funds. When we study
the desire to address parking for this project, it initially appears to be financially unviable. However,
when considering how the hotel improvement at 3rd and Main and transfer of the land to private hands
augments the downtown TIF district, the potential to bond against future TIF monies to offset the cost
impact of the parking structure resolves a significant component of the financial puzzle. Hopefully, the
City of Kalispell agrees that there is a benefit to the public by expanding public parking infrastructure
in addition to what impact fees accomplish for our police, fire, water, storm, and sewer services.

N O RT H W E S T M O N TA N A
H I S TO R I C A L S O C I E T Y
B u ff a l o B l o c k , Ka l i s p e l l

LEVEL OF RETURN & BENEFIT TO THE CITY
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THANK YOU
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CHARLES HOTEL

City of Kalispell
Eagles Lot Development
Proposal Response

MONTANA HOTEL DEV PARTNERS
07 / 18 / 2022

hello.

Montana Hotel Dev Partners, LLC
Bill Goldberg
208 1st Ave E
Kalispell, MT 59901
bill@compassmt.net

July 18, 2022
Attn: City Clerk
201 1st Ave E
Kalispell, MT 59901

Thank you for the opportunity to submit a proposal to the City of Kalispell to develop the lot located
at First Street West and First Avenue West, commonly known as the Eagles Lot.
Herein is a comprehensive vision for the development as well as private financing, public funding
request, project design and construction, and operations and management details. Compass
Construction, Bond Partners, and Alchemy have joined forces as Montana Hotel Dev Partners,
LLC. Together, our combined knowledge and experience will produce an exemplary product for the
city and Flathead Valley communities. Our proposal is the culmination of many hours designing,
crunching numbers, understanding details, and preparing this proposal. We are pleased to present
a proposal aligned with that of The Charles Hotel proposal and backed with our experience
in structured parking, multifamily developments, real estate development, and construction
management.
We value and are fully committed to assisting the city in achieving its mission to promote economic
growth, improve area employment opportunities, expand the tax base, respond to the parking
quandary in this corner of the city, and to offer a downtown housing product.
Thank you for your thoughtful consideration. Should you need any clarifications, please do not
hesitate to reach out to us.
Sincerely,
Montana Hotel Dev Partners, LLC

ROBERT WATSON

BILL GOLDBERG

JOHN COSTA

Partner

Partner

Partner
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executive summary.
Montana Hotel Dev Partners, LLC, comprises many years of experience in construction,
development, and hospitality / property management. Together, with local lead Bill Goldberg of
Compass Construction, our regional presence and familiarity is enhanced by national knowledge
and experience. We worked alongside Montana-based firm A&E Design, leveraging their skills and
talent in architecture, historic preservation, interior design, branding, and experiential graphics to
craft a vision for this project. We feel the resulting proposed development best suits the needs of
downtown Kalispell and its market.
Our proposed project is comprised of three primary elements. The main component of our proposal
focuses on the development of a city-leased, 239-stall garage to be built on the current cityowned Eagles surface parking lot. Built above the garage will be a 78-unit apartment project with
20 units of workforce housing. The third component is 5,300 square feet of street-level retail.
Amenities include a fifth floor entertainment deck, a fitness facility, and residence lounge. We
envision a total transformation of this site from a quiet surface parking lot to a busy downtown hub
of activity.
We worked closely with A&E Design to take design cues from the surrounding historic downtown
buildings regarding form, openings, mass, and structural rhythm of the façades, but chose not
to replicate them. Rather, we reimagined these distinctive characteristics to support the historic
context while designing a concept reflective of the current era.
Our team shares enthusiasm for the future of Kalispell. That excitement resonated so significantly
with our investor group that they have already committed capital for the entire project. We are
eager to see the results of the vision seeded almost one decade ago in the city. As the work on
projects like the Kalispell Bypass, Parkline Trail, Glacier Rail Park, Downtown Plan, and TIF Districts
materialize, we are inspired to invest our time, money, expertise, and ideas.
This project advances the city’s and region’s positive trajectory by attracting people to live,
conduct business, and enjoy the services and amenities the downtown area provides. Providing
residential options in the downtown core supports extended hours for downtown business and
activities. As a result, the money spent in restaurants, bars, and retail will benefit the local economy.
The people employed by our local firms know that Kalispell is a special place. These stakeholders
have long been invested in downtown and visualizing redevelopment opportunities. The downtown
plan, Kalispell Urban Renewal Plan, and Kalispell Growth Policy have been adopted and continue to
be implemented every day. Traffic and parking studies support the vision and reinforce functionality
of an urban core in an otherwise rural corner of Montana. The city center sees new businesses
2 | 1.B. EXECUTIVE SUMMARY

coming to market while gaining walkability, placemaking, and population density—all positive
economic drivers.
Our team is inspired and motivated by the upcoming redevelopment of the core area and what
that means for downtown. We envision more TIF revenue, better parking in the downtown TIF, and
ultimately more synergy between the districts. Preserving the past while infusing forward-thinking
elements creates a place we can continue to love and enjoy; one that stays true to its history while
taking advantage of present and future potential. Our plan shares a pathway to that vision. Thank
you for this incredible opportunity to partner with the city of Kalispell to propel the downtown core
toward a bright future.
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CITY OF Kalispell
Community & Economic Development Department
Eagles Lot Development RFP

Attachment B
DEVELOPMENT DETAILS
Montana Hotel Dev Partners, LLC
Name of proposer: _______________________________________

Each proposer must complete and submit this form with its proposal.






198,700 gross sf
Gross Square Footage (SF): __________________
sf
Commercial SF: 5,300
____________________________
sf
Office SF: 800
_________________________________
sf, not including circulation
Residential SF: 65,905
_____________________________
sf structured parking | 4,800 sf amenities for residents
Other SF (detail): 101,255
___________________________





Number of Residential Units: __________________
78
Number of Units by Residential Type:
o Rental Units: 78
_____________
0
o For Sale Units: ____________
Number of Units by Market Type:
0
o Affordable: __________
o Workforce: 20
___________
o Market Rate: 58
_________________________



N/A
Number of Hotel Rooms: _____________________



242, including double stacked stalls
Number of Parking Spaces: ___________________






(1) one on subject property
Number of Buildings: ________________________
4 stories parking (+ 1/2 basement parking)
Building Height(s) (feet and stories): _______________________
+ 4 stories multifamily | approx. 87'-6" above grade
Estimated Number of Construction Jobs: ___________________
492 FTE
0 FTE, not including commercial tenant
Estimated Number of Permanent Jobs: _____________________



Estimated Value of Project: ______________________________
$41 M parking/multi-family total project cost

Page B-1
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project narrative.
MIXED-USE PARKING, RESIDENTIAL, & COMMERCIAL STRUCTURE
The existing Eagles Lot at the southeast corner of the intersection of 1st Avenue West and 1st
Street West is currently owned and operated by the City of Kalispell and is used primarily as hourly
parking available to visitors of downtown Kalispell. The property is bordered by several Main Street
businesses across the alley to the east, The Eagle’s Lodge to the north, Alchemy Lounge to the
South, and a strip mall across the street to the west. It falls in the Kalispell Main Street Historic
District overlay, and several of the adjacent buildings fronting Main Street on the same block also
contribute to that designation.
Originally, the Third and Main RFP required that proposing firms provide parking for their proposed
building. After exploring different options, our team found that the size of that lot made structured
parking unfeasible, and subterranean parking proved to be too expensive.
Creatively, our team proposed a parking structure to be built on the nearby Eagles Lot and factored
valet services into the hotel's proforma and parking analysis. Redevelopment of this underutilized
paved area contributes to the city’s goal of redeveloping tax exempt properties, especially those
that serve as surface parking and generate little tax revenue if they happen to be privately held.

2.A. PROJECT NARRATIVE | 9

1st Avenue West Pedestrian Experience
BUILDING DESIGN & MASSING
The new mixed-use parking structure occupies most of the existing 28,000 sf lot footprint.
It provides ground-level retail, four levels of ramped parking within a post-tension concrete
“podium” structure, and four levels of housing units stacked above. The overall building height is
anticipated to be 87'-6” at this early stage of design. Careful consideration was given to building
massing to make it fit the historic context of the area. Where the building approaches the Kalispell
Grand Hotel, horizontal design elements are pulled across the alley at 16'-0” (the top of the
hotel storefront) and 40'-0” (approximating the upper cornice of the hotel) to provide a sense of
continuity and respect. At the intersection of 1st Street West and 1st Avenue West, the mass is
broken vertically at 22'-0” and again at 66'-0” where the building steps back from the street edge
to reduce perceived height. Additionally, the building is broken out into separate forms horizontally
to give it the perception of several buildings along each street.
The main floor is designed around the pedestrian experience and human scale. Retail and lobby
spaces wrap the first floor parking and provide an interactive experience on 1st Street West and 1st
Avenue West. The 1 ½-story brick façade with large storefront windows pulls elements from classic
urban design principles like those shown on Main Street. Rhythm is achieved by using alternating
brick columns and storefront glazing to reflect the original 25' city plot spacing of downtown. Multiple
entrances provide the opportunity for several tenants, or a single large one to occupy the retail space.
Directly above the extensive storefront are fixed canopies topped off with translucent glazing that
mimics the prismatic glass transoms common to historic structures in the area. Vehicles will access
the garage via a single entrance facing 1st Avenue West. Pedestrians utilizing the parking garage will
have an entrance and exit on 1st Avenue West. Apartment tenants will have a dedicated lobby on 1st
Street West, within a massing that creates a cohesive design with its surroundings and respect in
terms of surrounding historic structures.
10 | 2.A. PROJECT NARRATIVE

Moving upwards, the central shaft combines the parking and first two levels of apartments into
a single vertical composition. Horizontally, the volume breaks into two masses on each streetfacing façade, de-emphasizing length, and relating to historic building widths. On 1st Avenue
West, an amenity plaza separates the two main structures. 1st Street West is broken by a vertical
stair tower. Material transitions from brick to fiber cement panels, with a beige color respectful of
surrounding tones. A horizontal and vertical grid sets a unified framework for openings into the
parking structure and windows into apartment units. The openings into the parking garage are to
include faux storefront frames and durable metal screens to add visual interest and maintain the
architectural rhythm while obscuring the function of these floors. They also provide an increased
sense of security, and minimize headlight glare onto adjacent properties. Taller openings are used
on the parking levels to veil angled ramps and reduce the perceived story count.
A simple cornice marks a transitional step back on the 7th floor, allowing for additional daylight
to reach the street and courtyard. The highest floors are of contemporary design and are intended
to recede from view. The palette transitions from beige to white, de-emphasizing the mass with
lightness and blending into an overcast sky. The façade articulates on all elevations, so even when
viewed from afar, the mass is broken up to give it the appearance of multiple buildings. Windows
are grouped together into vertical elements, with occasional touches of color adding visual interest.
Canopies at the corners provide a final cap to the building as it touches the sky.

Cornice Detail

Upper Levels

OPERATION & MANAGEMENT
The garage, apartments, and retail will be operated, managed, and maintained by staff of the
nearby Charles Hotel. The hotel will provide valet parking services for hotel and restaurant guests.
The valet will control a portion of the garage, where they will take advantage of the ability to
“stack” cars. The garage will be managed to take advantage of business / office use during the
daytime hours and restaurant / hotel use during the evening/overnight hours. The hotel will provide
24-hour security oversight for the garage, apartments, and retail space.
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conceptual drawings / materials.
ARCHITECTURAL SITE PLAN
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A4.3
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LANDSCAPE DESIGN
Our project team feels strongly about the benefits of trees and landscaping design on a project
site. Vegetation helps reduce noise, soften edges, filter light, introduce color, indicate seasonal
changes, tie the architecture to its place, and influence the natural ecosystem by introducing small
wildlife. Although landscaping provides many benefits, an urban site with zero lot lines provides
limited options for introducing vegetation. This makes any opportunity for street trees and other
plants that much more important in downtown.
While our proposed concept is early in design, we plan to present to the Architectural Review,
Site Development Review, and Urban Forestry Committees for their comment and feedback.
Well before that time, we will work through the design to ensure we have the appropriate species
selection, infrastructure, and other relevant details. We plan to develop those items with the city
urban forester or arborist, Parks and Recreation, the street tree commission, the Public Works
Department, and the Montana Department of Transportation. We will engage a licensed landscape
architect for the development and completion of a landscape design and plan for bid as well as to
lead these design conversations.
The success of this landscaping project is rooted in details and thoughtful planning. Design must
consider maintenance of plant material and the surrounding surfaces, irrigation, size of planters,
plant species’ resistance to de-icer, and the ability for both street sweeping and leaf and snow
removal to commence regularly and easily. We will work through maintaining a sight triangle at
the intersection in the final design. Continuing traffic signage and crossing operations as well as
coordinating with standard lighting and planting patterns are primary considerations.
There is tremendous potential for downtown in the context of the Kalispell Bypass completion,
work on the Parkline Trail, and the various opportunities and ideas shared in the Downtown Plan,
Urban Renewal Plan, and recent traffic studies. A more walkable downtown with wider sidewalks will
activate the street and extend downtown activity. This plan benefits businesses and the public as
Kalispell becomes an even greater destination.
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timeline.
PROJECT AND TASK
Eagles Lot Mixed-Use Development Project Schedule
Pre-Design | Preliminary Submissions

6/27/22-10/3/22

RFP Response Development

6/27/22 - 7/18/22

Proposals Due
Review of Proposals
Anticipated RFP Award Date
Design Contracts

7/18/22
7/18/22 - 7/29/22
8/1/22
8/1/22 - 8/26/22

CUP and TIF Application Due

8/9/22

Planning Board Meeting

9/13/22

URA Board Meeting

9/21/22

Council Meeting - Anticipated CUP Approval

10/3/22

Mixed-Use Development Contracts & Continued Design & Permit

10/3/22 - 8/18/23

Schematic Design (continued)

10/3/22 - 11/24/22

100% Schematic Design Package

11/25/22

50% Design Development (DD) Effort

11/28/22 - 1/6/23

50% DD Cost Estimate | Owner Review (design pause for pricing & review)

1/9/23 - 1/27/23

100% DD Effort

1/9/23 - 2/10/23

Internal Quality Assurance / Quality Control

2/13/23 - 2/17/23

100% DD Package

2/17/23

100% Cost Estimate | Owner Review (simultaneous with CD start)

2/20/23 - 3/10/23

50% Construction Documents (CD)

2/20/23 - 3/31/23

Internal Quality Assurance / Quality Control

4/3/23 - 4/14/23

50% CD Cost Estimate | Owner Review (simultaneous with continued CD effort)

4/17/23 - 5/5/23

100%CD / Permit Documents

4/17/23 - 6/9/23

100% CDs Issued for Permit & Bid
Permit Plan Review (estimated)
Building Permit Issued (estimated)
Bid Period
Bid Day
Notice of Award, Contracts, Notice to Proceed (estimated)

Mixed-Use Development Construction

6/9/23
6/12/23 - 8/18/23
8/18/23
6/12/23 - 7/12/23
7/13/23
7/13/23 - 8/18/23

8/21/23 - 10/18/24

Mobilization | Site Demo | Excavation | Long Lead Shop Drawings (estimated)

8/21/23 - 9/15/23

Site & Building Construction Basement - 4th Floor

9/18/23 - 4/26/24

Multi-Family Floors 5th - 8th

1/22/24 - 9/27/24

Substantial Completion (estimated)
Punch List (estimated)
Final Acceptance | Occupancy (estimated)
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9/27/24
9/30/24 - 10/18/24
10/18/24
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construction mitigation plan.
SITE PLAN

T
ES LO
EAG L USE
MIXED
SITE

MAIN
3RD &
L SITE
HOTE

SIDEWALK NOTIFICATION SIGN

Building in urban areas often involves construction

VEHICULAR NOTIFICATION SIGN

challenges impacting city infrastructure and

POTENTIAL STAGING AREAS &
CONTRACTOR PARKING
CONSTRUCTION FENCING / GATE

patterns of the public. Compass Construction
understands potential pitfalls and is experienced
with addressing them in sites like the 1st Street
West and 1st Avenue West lot. We have a long

BASEMENT EVACUATION
LOADING ZONE
MAINTAIN PEDESTRIAN CROSSING
MAINTAIN TRAFFIC SIGNAL

success record working in urban environments like
this in and around Flathead Valley.
Communication and planning are key to
overcoming construction obstacles. Planning for
construction methods and mitigating impact on
city infrastructure and public traffic patterns starts

TEMPORARY LOSS OF		
PARALLEL PARKING

during building design. We will communicate often

MAINTAIN SERVICE ACCESS

Public Works Department and the Montana

with necessary parties at the City of Kalispell
Department of Transportation. Proactive and
consistent communication will help us implement
a game plan well in advance of construction
commencing.
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Only with early engagement can we properly execute the plan while combating expected logistics
during construction. Compass and the City of Kalispell can communicate the adopted plan to
stakeholders through flyers, social media, and email. Additionally, we suggest that Compass
creates a website, maintained by our public relations staff, to share project updates. This PR person
will also serve as the point of contact for citizens and businesses to direct questions and concerns.
Navigating a site with essentially no yard limits the laydown and working space adjacent to the
new building. Considering pedestrian diversion and protection at adjacent sidewalks and nearby
laydown space elsewhere in the city will be crucial. Consequently, we preliminarily contacted several
downtown-area landowners and considered our KM Building parking lot for temporary material
laydown and staging. We have also identified several more potential staging areas close to the
construction site that would benefit the project construction but have not coordinated with the
property owners at this time. Even with additional space, it will be necessary to strategically order
and sequence material deliveries to the construction site. This approach will lessen disruption on
the 1st St. West & 1st Avenue West intersection, but not entirely eliminate it.
There is still a need to create an effective, efficient delivery zone at the project site. Closing a lane
of 1st Avenue West or a section of the one-way at 1st St. West are unlikely considerations, as they
would be the most disruptive to traffic. Our best delivery opportunity is the parallel parking on the
south side of 1st St. West, adjacent to the site. While it is possible this delivery area will not entirely
close a lane, it will temporarily displace adjacent on-street parking. Compass plans to coordinate
closely with public works for traffic control and proper signage to clearly mark diverted lanes or
parking. Signs placed ahead of the nearby intersection will prepare drivers for road modifications
and alert pedestrians on the sidewalks. However, we will maintain pedestrian crossings and access
to neighboring businesses. Similarly, we need to ensure the continuation of city services, deliveries,
and garbage pickup through the alleys.
Jobsite safety is one of the pillars of our company, and Compass takes particular care when it comes
to pedestrian safety. We suggest small diversions of pedestrian patterns in order to allow for working
space adjacent to the building construction. In some cases, we strongly suggest providing covered
walkways built by Compass; they may or may not temporarily impact some on-street parking.
Compass influenced the building design by adjusting the envelope to the existing utility locations
that serve neighboring buildings. The current desire is to leave those utilities uninterrupted.
Construction sites frequently evolve to support the trades and equipment necessary for each
phase. Tasks that deviate most from the normal day-to-day activity will be most disruptive to
traffic and existing patterns of behavior due to the extra precautions during these instances.
However, with sewer in the alley, we anticipate a common connection with limited disruption. Storm
also appears relatively straight-forward.
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mitigation plan continued.
Dry utilities, such as power, gas, and telecommunication, are all currently buried and located in the
alley as well. This condition makes for easy service connections and more easily hiding unsightly
meters and services.
The domestic water and fire connections will prove to be less challenging than the hotel with water
located in the northbound lane of 1st Avenue West. These are solutions we will need to review with
public works.
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key companies & individuals.
MONTANA HOTEL DEV PARTNERS
Compass – Lead Local Contact; Will Oversee Project Management & Construction
At Compass Construction, we are transforming the Flathead Valley one construction project at a
time. Located in Kalispell, Montana, Compass has been a premier construction and development
firm since 2004. We specialize in residential, multi-family, and commercial construction.
Owner Bill Goldberg founded Compass after years of experience in residential construction.
He consistently chased a vision for smart development, growth, and the revitalization of area
communities. Over the past 17 years, Bill’s dream has expanded, and so has our team. Collectively,
we have extensive construction experience and project management skills, united under our
purpose to grow, reach, and be bold together.
The outstanding service we provide is evidenced by a multitude of projects throughout the
Flathead Valley. We work within all types of construction projects and have been instrumental in the
rehabilitation of multiple businesses, mixed-use projects, and multi-family developments. Vibrant
downtown areas, including those in Kalispell, Whitefish, and Columbia Falls, reflect the value our
service brings to local communities.

B I L L G O L D B E RG
Owner

S ET H S I M O N S O N
Project Manager

A M Y M cG E H E E
Project Manager

Bond Partners - Hotel Concept, Development, & Operations
BOND Partners is a San Diego-based, diversified hospitality and real estate development
company. We specialize in developing, opening, and operating highly serviced, uniquely stylized,
architecturally significant lifestyle hotels and residences, destination restaurants and lounges, and
other mixed-use retail offerings. We are a lifestyle company with a deliberate growth strategy,
backed by a sound business model and solid financial support.
BOND Partners was created to exceed the expectations of a highly sophisticated clientele and to
develop, own, operate, and asset manage lifestyle hospitality assets. We prefer to see the world for
what it can be, rather than for what it is. We admire trends but possess a style of our own. We are
always after that thing that waits to be discovered, just beyond the obvious and the well-known.
We take pride in our honesty, wit, and more importantly, our approachability.
RO B E RT WATS O N
CEO & President

PAU L G U C C I N I
CFO
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key companies & individuals cont.
Alchemy Development
Alchemy Development was founded under the precept of taking something ordinary and making
it extraordinary. This development will reflect Montana’s culture and lifestyle in a community hub
for libations and conversations. The establishment and its owner, John Costa, embodies his motto:
“Leave it better.”.
J O H N C O STA
Owner & CEO

DESIGN TEAM
A&E Design - Architecture, Interior Design, Branding, & Construction Administration
A&E Design is a multidisciplinary design firm with four offices in Montana (Billings, Bozeman,
Missoula, and Kalispell), as well as Seattle, Washington.
As a collection of innovators, we are united for a single purpose: to create impactful experiences for
our clients. We offer architecture, interior design, historic preservation, branding, and construction
administration in one comprehensive package. Together, we are a team of over 90 diversely
talented professionals with a strong commitment to client satisfaction, quality design, and
improving the world around us.
C H R I S M A RT I S O N
Principal

S H A N E JAC O B S
Project Manager

LINCOLN MURPHY
Project Architect

ABIGAIL KNAB
Experiential Graphics

K E N STO N E
Procurement Manager

E L I Z A B ET H LO C K WO O D
Interior Designer

J O N S E A RS
Construction Manager

Other Consultants
Pending selection from the City of Kalispell, we have kept our design team limited to the
architectural and interior design teams at A&E Design for the development of the concept design
and content within this submittal. If selected, we will continue to work with A&E Design through
the remaining design phases, and they will solicit proposals from local, qualified, licensed engineers
and design consultants for a complete scope of design and permit documents for both the hotel
and the parking structure. They will intentionally team with consulting firms with experience in this
project type, Kalispell, and sites in a downtown setting.
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our experience.
MONTANA HOTEL DEV PARTNERS
Compass Construction
Our design and construction teams have a proven track record and local knowledge to deliver
a project of this magnitude. A list of recent and local mixed-use commercial and multi-family
residential projects completed by Compass Construction include: 334, 317, and 309 Central Ave. in
Whitefish; 223, 225, and 237 Baker Ave. in Whitefish; 20 Spokane Ave. in Whitefish; and 527, 519, and
638 Nucleus Avenue in Columbia Falls, as well as The Highline Apartments, 519 Skyles Apartments,
Glacier Courtyard Apartments, and Eagle Lake Condos. These projects have provided extensive
experience with working on tight sites, amongst operating businesses, near U.S. highways and
city thoroughfares, as well as amongst customers and visitors to our community. Compass has a
dedicated commitment to the revitalization of the downtown area of Kalispell and it is personal. Bill
Goldberg, owner of Compass Construction, at the helm of his other entities, has recently purchased
the KM and Montgomery Ward Buildings, in addition to developing several other renewal projects
in the works at this time. Compass has recently shown their commitment to Kalispell by moving
their business from Whitefish to downtown Kalispell. They maintain a solid subcontractor base with
which they have developed a long-standing relationship they will utilize to drive quality, schedule,
and coordination throughout construction.
Reference contact information available through:
Bill Goldberg | 406.253.0544 | bill@compassmt.net

Eagle Lake Condos; Whitefish, MT
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Eagle Lake Condos; Whitefish, MT

BOND Partners
BOND Partners executives have over 30 years of hotel and resort conception, branding, project
finance, development, and operations experience. We specialize in creating lifestyle projects that
are architecturally significant, highly curated, and fully serviced. Led by founder and CEO Robert
Watson, some of the projects BOND Partners has been responsible for are: Tower 23 Hotel in San
Diego, 21c Museum Hotel in Louisville, The Modern Hotel in Honolulu, Northblock Hotel in Napa
Valley, and the Chileno Bay Resort in Cabo San Lucas. A sampling of other projects BOND Partners
has been responsible for include: Hotel Monaco, San Francisco; Hotel Monaco, Seattle; Hotel
Monaco, Chicago; W San Francisco; W Seattle; W New York Union Square; and W Times Square.
BOND Partners is establishing an office in Western Montana to create a portfolio of upscale
boutique hotels in the state. We are committed to Kalispell and making this project the flagship for
our company’s growth.
Reference contact information available through:
Robert Watson | 310.795.2993 | rwatson@bondpartners.us

Alchemy Development
Alchemy Development Group was founded under the precept of taking something ordinary and
making it extraordinary. Owner and CEO John Costa has 32 years of entrepreneurial experience
in business development and operations. Through his ownership of Hi Tech Honeycomb, a leading
honeycomb manufacturer in the aerospace industry, John successfully developed international
business relations. His product now services all engines manufactured for General Electric,
Raytheon Technologies’ subsidiary Pratt & Whitney, Rolls-Royce Plc, and major airlines worldwide.
He excels at program development and implementation, with strategic skills in team building and
process management. John and his wife moved to Montana in 2016 and recently purchased First
Avenue Taphouse and Casino in Kalispell. They are passionately committed to being productive
members of the Flathead Valley community.
Reference contact information available through:
John Costa | 858.395.4645 | john@costa.net
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DESIGN TEAM
A&E Design
As one of the region’s largest and long-standing design firms, A&E Design has successfully
completed several multi-use projects. From facility analysis and assessment to the design and
construction administration of public infrastructure, we possess the talent and experience to
successfully meet all of your project goals. Relevant experience includes:
•

Parking Garage at Bozeman Yellowstone International Airport. The four-story, 437,500 sf
structure houses rental car agency fleets on most of the 1st floor, and all of the 2nd and 3rd
floors, with future growth onto the covered 4th floor.

•

Aspen Crossing at Midtown in Bozeman. The design of Aspen Crossing at Midtown offers a
unique, urban experience reflective of the dynamic culture of Bozeman, Montana. As a mixeduse development, the project offers a variety of commercial, housing, and cultural amenities in
a shared, community environment.

•

McDonald Building in Billings. The historic structure served as Montana’s first YMCA, and today,
major renovations have transformed the building once again. In support of the revitalization
of downtown Billings, the structure serves as a multi-use building, offering both business and
residential space for lease.

Our team understands the intricacies of planning and designing multi-use facilities and will
collaborate with you to develop a unique solution to your projects that will be specific to the site
and context of Kalispell.
Reference contact information available through:
Chris Martison | 406.721.5643 | cmartison@ae.design
Shane Jacobs | 406.300.7528 | sjacobs@ae.design

McDonald Building; Billings, MT

Aspen Crossing; Bozeman, MT

BZN Parking Garage; Bozeman, MT
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financial capacity.
Bond, Compass, and Alchemy have a proven track record of successfully developing, financing, and
completing projects similar to the proposed mixed-use Eagles Lot Development. Our substantial
combined development success is demonstrated by the cumulative body of work represented in the
previous section. We are in communication with local banks who have expressed interest and are
aligned with an extremely capable capital group that is identified in the confidential envelope.

litigation.
Montana Hotel Dev Partners and A&E Design hold a strong reputation for ethical business practices
and serving their partners and clients fairly and respectfully to achieve long-term relationships
and successful projects. None of the partners or team members have been involved in any active
litigation in the last three years.
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documentation.
Thank you for the opportunity to supply our documentation for the feasibility of the Eagles Lot
project. If you have any questions about the information provided, please don't hesitate to reach
out to us.

project budget.
The contents of this section are provided for your reference in the enclosed confidential envelope.

operating pro forma.
The contents of this section are provided for your reference in the enclosed confidential envelope.

completion ability.
The partnership between Montana Dev Partners, LLC, and A&E Design pairs local knowledge and
talent with national expertise. Together, we are committed to enhancing efforts at a local level in
Kalispell using our collective specialized skills and knowledge. Our extensive references and proven
track record exemplify not only our quality work, but also our ability to complete projects within
any constraints. Our team has thoughtfully curated the proposed project schedule and pro forma
to adhere to the City of Kalispell’s timeline. We are dedicated to delivering this project within
the City’s expectations and will modify our strategy to align with the City’s needs, even as they
potentially evolve. Please refer to Tab 2, section C for a detailed timeline.
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public benefits.
Construction of a parking structure, downtown apartments with workforce housing, and streetlevel commercial space has tremendous short and long-term benefits for the Kalispell community.
From enhancing the sense of place in the downtown core to improving parking and city circulation,
propelling the local economy and creating jobs, these benefits are tangible and positively impact
the city’s future while respecting its rich history.
Our design thoughtfully conveys the historical architecture and heritage ingrained in the downtown
Kalispell community. With careful attention to design integration within the surrounding context,
we celebrate the area’s historical significance. However, we build upon that history to improve the
experience for locals and visitors alike.
We will also improve walkability and the visual impact on the sidewalk surrounding this building.
We will expertly infuse nature into the urban setting by adding trees and vegetation. Our design
expands sidewalks and creates a vibrant feel in downtown, sparking engagement between the
building, its users, and passersby.
Parking has been a longtime point of contention for visitors to downtown Kalispell. Our exhaustive
efforts identified the city-owned Eagles lot as the most viable location for a new parking structure.
We plan to provide ample spaces to accommodate demand without compromising safety or security.
Our plan alleviates the strain of the downtown parking situation by replacing the parking we are
displacing with the hotel project. We are also working with other financial parties that own a
substantial amount of surface parking downtown for a stake in the parking structure. This strategy
moves those cars to the structure and creates more on-street parking opportunities for others that
do business and play in our city center.
The financial implications of this project go beyond tax revenue. The local economy can only benefit
as travel and tourism increase in Kalispell due to the added attractions at the Charles Hotel. Our
project brings additional residents to the downtown core. Hotel guests, tourists, and our downtown
core residents will create a new vibrancy to the community. They will reserve rooms, shop in retail
spaces, and dine in downtown bars and restaurants. While they live and visit downtown, these
benefits will inevitably translate to other downtown and Flathead Valley businesses. Our apartment
residents will likely desire expanded business hours and community activities and seek outdoor
recreation, shopping, dining, and other opportunities to influence the Kalispell economy.
This development will not only impact the downtown core district but also transform the Kalispell
community. Giving local businesses a place for their employees to live is critical to area growth and
prosperity. Investing in infrastructure, parking, commercial space and downtown living creates a
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public benefits continued.
catalyst for future growth and improvement. Our project begins to reshape the downtown area,
making it an even more attractive destination for residents, visitors, and local businesses who are
already captivated by the allure of Northwest Montana's scenery and activities.
In addition to providing downtown housing, covered parking, and bolstering activity downtown, as
property owners and working with City of Kalispell staff, we understand that we'll be contributing
about $247,000 in annual taxes, which continues to bolster the TIF and contribute to great things
for our community.

city assistance.
A project of this magnitude is a significant investment, and we have worked in advance of team
selection for this public RFP to secure financing from private investors and local banks. It would
be appreciated if the city would consider possibly offsetting impact fees for the parking garage
development by utilizing TIF funds. Additionally, considering how the hotel improvement at 3rd
and Main and the transfer of the land to private hands augments the downtown TIF district, the
potential to bond against future TIF monies to offset the cost impact of the parking structure
resolves a significant component of the financial puzzle. Hopefully, the City of Kalispell agrees
that there is a benefit to the public by expanding public parking infrastructure in addition to what
impact fees accomplish for our police, fire, water, storm, and sewer services.
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thank you.

bond

CONTRACT FOR PRIVATE DEVELOPMENT
between
CITY OF KALISPELL, MONTANA
and
KALISPELL GARAGE APARTMENT PARTNERS, LLC

Dated as of ____________________________, 2022

CONTRACT FOR PRIVATE DEVELOPMENT
THIS CONTRACT FOR PRIVATE DEVELOPMENT (this “Agreement”) is made as of the ______
day of ____________, 2022, by and between the CITY OF KALISPELL, MONTANA, a Montana
municipal corporation (the “City”), with offices at 201 1st Ave E, Kalispell, MT 59901, and Kalispell
Garage Apartment Partners, LLC, (the “Purchaser”) of 208 1st Ave. E., Kalispell, MT 59901.
RECITALS
WHEREAS, on July 3, 2017, and pursuant to MCA 76-1-604, the Kalispell City Council passed
Resolution No. 5821 amending the Kalispell Growth Policy which, among other things, called for the
development of a Downtown Plan as a key project to have a tangible positive impact on the citizens of
Kalispell; and
WHEREAS, on December 4, 2017, and pursuant to MCA 76-1-604, the Kalispell City Council
passed Resolution No. 5846A, thereby amending the Kalispell Growth Policy with the adoption of a
Downtown Plan; and
WHEREAS, on December 18, 2018, and pursuant to the Montana Urban Renewal Act, MCA Title
7, Chapter 15, Part 42, the Kalispell City Council, after making all necessary investigation and establishing
the appropriate findings of fact, passed Ordinance No 1816 thereby creating the Downtown Kalispell Urban
Renewal District; and
WHEREAS, on February 4, 2019, and pursuant to Montana Code Annotated, Title 7, Chapter 15,
Part 42, as amended (the “TIF Act”), the Kalispell City Council passed Ordinance No. 1820 establishing
a tax increment financing district as an overlay to the Downtown Kalispell Urban Renewal District, naming
it the Downtown Kalispell Urban Renewal Tax Increment Financing District (hereinafter referred to as the
“District”) and set January 1, 2020, as the base taxable year for the District; and
WHEREAS, on the ____ day of July, 2022, the City issued a Request for Proposals consistent with
the purposes set forth in the Downtown Plan to eliminate blight and increase the tax base within the District
that will utilize the City owned real property that was in use for surface parking situated in Section 18
Township 28 North, Range 21 West, P.M.M. Flathead County, Montana and located at the corner of 1st
Street West and 1st Avenue West and more particularly described as Lots 17, 18, 19, 20, 21, 22, 23, and 24
of Block 46 of Kalispell Original Townsite Map of record in the Office of Clerk and Recorder for Flathead
County, also known as the “Eagles Lot”, for the purposes of providing a privately owned, maintained and
managed parking structure containing a minimum of 240 parking spaces, street level retail spaces, as well
as residential units; and
WHEREAS, on the ____ day of ________, 2022, the Kalispell City Council accepted the
recommendation of the selection committee to approve the proposal submitted by Montana Hotel
Development Partners, LLC for the development of a privately owned, maintained and managed public
parking structure 242 parking spaces, street level retail spaces, as well as residential units to be located
upon the above-described real property and directed that a development agreement be negotiated between
the parties; and
WHEREAS, the City is entering into this Contract for Private Development with Purchaser for the
above stated purposes; and
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WHEREAS, pursuant to Section 7-15-4288 of the TIF Act, eligible costs to be paid by the City
include assemblage of land for redevelopment by private enterprise, including sale by the local government
of real property it owns at its fair value; and
WHEREAS, tax increment derived from the District may be utilized for any improvements
authorized by Title 7, chapter 12, parts 41 through 45; Title 7, chapter 13, parts 42 and 43; and Title 7,
chapter 14, part 47 as well as for reimbursement of the costs for improvements authorized to be made
pursuant to the TIF Act; and
WHEREAS, it is the purpose of this Contract for Private Development to set forth the respective
commitments, rights, and obligations of the parties in which a) the Purchaser acquires the real property
currently owned by the City as above described and upon which; b) the Purchaser designs and constructs a
parking structure with street level storefront spaces as well as residential units situated above the parking
structure; c) for which eligible portions of the costs shall be reimbursed to the Purchaser by the City from
Available Tax Increment derived from the District; and
WHEREAS, the Purchaser shall further commit to leasing a minimum of 90 parking spaces within
the above-described public parking structure to serve the parking needs of the Project of a hotel/hospitality
complex for a period of no less than 50 years, at the initial rate of a to be determined fee, with the amount
to be reestablished on every fifth anniversary thereafter set at the average monthly price for public parking
spaces within public parking structures located in Missoula, Bozeman, and Whitefish; and
WHEREAS, the City has determined that the application of Available Tax Increment contemplated
herein and the fulfillment generally of this Agreement, are in the vital and best interests of the City and the
health, safety, morals, and welfare of its residents, and in accord with the public purposes and provisions
of applicable State of Montana laws and local laws and requirements.
OW, THEREFORE, in consideration of the mutual obligations contained in this Agreement, the
parties agree as follows:
ARTICLE I
Definitions; Exhibits; Interpretation
Section 1.1. Definitions. The following terms shall have the meanings given in this Agreement,
unless a different meaning clearly appears from the context:
“Affiliate” means with respect to the Puchaser (a) any corporation, partnership, limited liability
company or other business entity or person controlling, controlled by or under common control with the
Purchaser, and (b) any successor to such party by merger, acquisition, reorganization, or similar transaction
involving all or substantially all the assets of such party (or such Affiliate). For the purpose hereof the
words “controlling”, “controlled by” and “under common control with” shall mean, with respect to any
corporation, partnership, limited liability company or other business entity, the ownership of fifty percent
(50%) or more of the voting interests in such entity possession, directly or indirectly, of the power to direct
or cause the direction of management policies of such entity, whether ownership of voting securities or by
contract or otherwise.
“Agreement” means this Contract for Development, as the same may be from time to time
modified, amended, or supplemented.
“City” means the City of Kalispell, Montana.
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“City Representative” means the City Manager or other City official, or staff so designated in
writing by the City Manager.
“Construction Plans” means the plans, specifications, drawings and related documents on the
construction work to be performed by the Purchaser on the Development Property, including the Minimum
Improvements and the related site improvements, which (a) shall be as detailed as the plans, specifications,
drawings and related documents which are submitted to the appropriate building officials of the City, and
(b) shall include at least the following: (1) site plan; (2) foundation plan; (3) floor plan for each floor; (4)
cross sections of each (length and width); (5) elevations (all sides); (6) landscape plan; and (7) such other
plans or supplements to the foregoing plans as the City may reasonably request to allow it to ascertain the
nature and quality of the proposed construction work.
“County” means the County of Flathead, Montana, its successors and assigns.
assigns.

“Developer” means Montana Hotel Development Partners, LLC, or its permitted successors and
“Development Property” means the real property described in Exhibit A of this Agreement.

“District” means the Downtown Kalispell Urban Development Tax Increment Financing District,
established by the City Council of the City pursuant to the TIF Ordinance.
“Environmental Laws and Regulations” means and includes the Federal Comprehensive
Environmental Compensation Response and Liability Act (“CERCLA” or the “Federal Superfund Act”) as
amended by the Superfund Amendments and Reauthorization Act of 1986 (“SARA”), 42 U.S.C. §§ 9601
et seq.; the Federal Resource Conservation and Recovery Act of 1976 (“RCRA”), 42 U.S.C. §§ 6901 et
seq.; the Clean Water Act, 33 U.S.C. § 1321 et seq.; and the Clean Air Act, 42 U.S.C. §§ 7401 et seq., all
as the same may be from time to time amended, and any other federal, state, county, municipal, local or
other statute, code, law, ordinance, regulation, requirement or rule which may relate to or deal with human
health or the environment including without limitation all land use, zoning, and stormwater control
regulations as well as all regulations promulgated by a regulatory body pursuant to any statute, code, law,
ordinance, regulation, requirement or rule.
“Event of Default” means an action by the Purchaser listed in Article VIII of this Agreement.
“Maturity Date” shall be the date of the issuance of a Certificate of Occupancy for the Minimum
Improvements defined in the Development Agreement for the public off-street parking structure at 1st Street
West and 1st Avenue West described above in the Recitals.
“Minimum Improvements” means the construction on the Development Property on Lots 17, 18,
19, 20, 21, 22, 23, and 24 of Block 46 of Kalispell Original Townsite Map of record in the Office of Clerk
and Recorder for Flathead County, including related site improvements, according to the set of plans
approved by the City, all in compliance with the requirements pertaining thereto as set forth in this
Agreement.
“Mortgage” means any mortgage made by the Purchaser which is secured, in whole or in part, with
the Development Property and which is a permitted encumbrance pursuant to the provisions of Article VII
of this Agreement.
“Project” means the Development Property as improved by the Minimum Improvements.
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“State” means the State of Montana.
“TIF Act” means Montana Code Annotated, Title 7, Chapter 15, Part 42, as amended.
“TIF Ordinance” means Ordinance No. 1820, adopted by the City Council on February 4, 2019.
“Unavoidable Delays” means delays beyond the reasonable control of the party seeking to be
excused as a result thereof which are the direct result of strikes, other labor troubles, prolonged adverse
weather or acts of God, fire or other casualty to the Minimum Improvements, litigation commenced by third
parties which, by injunction or other similar judicial action, directly results in delays, or acts of any federal,
State or local governmental unit (other than the City in exercising its rights under this Agreement) which
directly result in delays. Unavoidable Delays shall not include delays (except those attributable to
government-imposed moratoria) in the obtaining of permits or governmental approvals necessary to enable
construction of the Minimum Improvements by the dates such construction is required under Section 4.4
of this Agreement.
Section 1.2. Exhibits. The following exhibits are attached to and by reference made a part of this
Agreement:
Exhibit A

Legal Description of Development Property
ARTICLE II
Representations and Warranties

Section 2.1. Representations by the City. The City makes the following representations and
warranties as the basis for its covenants herein:
(a)
The City is a municipal corporation duly organized and existing under the laws of the State.
Under the provisions of the TIF Act, the City has the power to enter into this Agreement and carry out its
obligations hereunder.
(b)

The City owns an unencumbered fee interest in the Development Property.

(c)
There is no litigation pending or, to the actual knowledge of the City, threatened against
the City questioning the validity or enforceability of this Agreement or the due execution and delivery of
this Agreement by the City.
(d)
To the actual knowledge of the undersigned officials of the City, the execution and delivery
of this Agreement does not materially violate any agreement or any court order or judgment in any litigation
to which the City is a party or by which it is bound.
Section 2.2. Representations and Warranties by the Purchaser. The Purchaser makes the following
representations and warranties as the basis for its covenants herein:
(a)
The Purchaser is (i) a Limited Liability Company, duly organized and in good standing
under the laws of the State, (ii) not in violation of any provisions of its articles of organization or
membership agreement, and (iii) duly authorized to transact business within the State.
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(b)
The Purchaser has the power to enter into this Agreement and has duly authorized the
execution, delivery, and performance of this Agreement by proper action of its members.
(c)
In order to realize the fair market value of the Development Property which is being
transferred to the Purchaser, the City proposes to pay $__530,000______ into the City’s General Fund from
the Available Tax Increment generated by the Eagle Lot Development. Following this payment, the
Available Tax Increment generated by the Parking Structure will be used to pay for the security pledge for
the off-street public parking structure
(d)
The Purchaser has received no notice or communication from any local, State or federal
official that the activities of the Purchaser may be or will be in violation of any environmental law or
regulation (other than those notices or communications of which the City is aware, if any). The Purchaser
is not aware of any facts the existence of which would cause it to be in violation of or give any person a
valid claim under any local, State, or federal environmental law, regulation or review procedure.
(d)
Neither the execution and delivery of this Agreement, the consummation of the transactions
contemplated hereby, nor the fulfillment of or compliance with the terms and conditions of this Agreement
is prevented, limited by or conflicts with or results in a breach of, the terms, conditions or provisions of any
corporate restriction or any evidences of indebtedness, agreement or instrument of whatever nature to which
the Purchaser is now a party or by which it is bound, or constitutes a default under any of the foregoing,
which default or breach might prevent the Purchaser from performing its obligations under this Agreement.
(e)
The Purchaser will secure adequate financing for construction of the Minimum
Improvements and will provide adequate evidence to the City of said financing for the construction of the
Minimum Improvements.
(f)
The Purchaser will construct and maintain the Minimum Improvements while it is under
its control in accordance with the terms of this Agreement and all local, State, and federal laws and
regulations including, but not limited to, environmental, zoning, building code and public health laws and
regulations.
(g)
The Purchaser will construct the Minimum Improvements as provided herein in accordance
with all local, State, and federal energy-conservation laws and regulations.
(h)
The Purchaser will obtain, in a timely manner, all required permits, licenses and approvals,
and will meet, in a timely manner, all requirements of all applicable local, State, and federal laws and
regulations which must be obtained or met before the Minimum Improvements may be lawfully
constructed.
ARTICLE III
Financing of Minimum Improvements; Available Tax Increment
Section 3.1. Status of the Development Property. The City currently owns the fee interest title to
the Development Property, and the City shall convey the Development Property to the Purchaser by means
of a Warranty Deed, upon which Purchaser proposes improvements to be constructed consisting of a multideck public parking structure (managed according to the lease between the Purchaser and the City of
Kalispell), storefronts on the street level and multifamily housing constructed above the parking decks. The
Purchaser shall develop plans for the Minimum Improvements according to the City’s direction and present
them to the City for its approval.
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Section 3.2. Construction Financing, Note and Application of Available Tax Increment. The
Purchaser shall privately finance the construction of the Minimum Improvements. In an addendum to this
Agreement, the parties shall agree upon 1) the construction plans for the Minimum Improvements, 2) the
costs and cost breakdowns for the construction of the Minimum Improvements, 3) the form of the security
agreement in which the City shall pledge Available Tax Increment to secure the Purchaser’s payments on
the Note, and any other guarantee that may be required of the City for the financing and construction of the
Minimum Improvements
(a) 100 % of the tax increment generated by the Hotel project at 3rd and Main and the Eagle Lot
Development will be available to reimburse the Purchaser for costs of the Minimum
Improvements of the public parking structure that are required for the Hotel development at 3rd
and Main (including displaced parking) on an annual basis.
(b) Tax increment generated by other properties in the Downtown Tax Increment district will be
used to reimburse the Purchaser for costs associated with additional parking in the structure as
requested by the City of Kalispell.
(b)(i) Reimbursement payments will be made over a 12-year period as tax increment
becomes available beginning January 1, of the 1st year after completion. The City, at its
discretion may pay a portion, or all, of this obligation in advance.
a. Example: if 202 spaces are required for the project, under 3.2.(a). 40 parking spaces
are being added to the structure under 3.2.(b). Thus 84% of the minimum
improvements will be reimbursed by tax increment developed by the Hotel Eagle Lot
Development, and 16% of the minimum improvements will be funded through
additional available tax increment generated by properties in the district.
(c) Tax Increment generated by the Eagle Lot Development will be available to reimburse the
City of Kalispell general fund for the appraised price of ($530,000), Following this
reimbursement, increment generated by the parking structure will be available to reimburse the
Purchaser for costs of the Minimum Improvements of the parking structure (as identified in
Section 3.2 (a) and (b).
Section 3.3. Records. The City and its representatives shall have the right at all reasonable times
after reasonable notice to inspect, examine all books and records of the Purchaser relating to the Project.
Such records shall be kept and maintained by the Purchaser until the Maturity Date. The Purchaser shall
also use its best efforts to cause its contractor or contractors, all sub-contractors and their agents and lenders
to make their books and records relating to the Project available to the City, upon reasonable notice, for
inspection, examination and audit.
Section 3.4. Financing Contingency. This agreement shall be contingent upon Purchaser’s ability
to obtain financing for the Minimum Improvements, and if Purchaser is unable to obtain financing by
January 1, 2023, this Agreement shall be terminated, of no further force and effect, and the parties shall
have no further obligation to each other. The Parties, by mutual agreement, may extend this date.
Section 3.5.
Environmental Conditions. (a) The Purchaser acknowledges that the City makes
no representations or warranties as to the condition of the soils on the Development Property or the fitness
of the Development Property for construction of the Minimum Improvements or any other purpose for
which the Purchaser may make use of such Development Property, and that the assistance provided to the
Purchaser under this Agreement neither implies any responsibility by the City for any contamination of the
Development Property or poor soil conditions nor imposes any obligation on the City to participate in any
cleanup of the Development Property or correction of any soil problems.
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(b)
Without limiting its obligations under this Agreement, the Purchaser further agrees that it
will indemnify, defend, and hold harmless the City and its governing body members, officers, and
employees from any claims or actions arising out of the presence, if any, of hazardous wastes or pollutants
existing on or in the Development Property, unless and to the extent that such hazardous wastes or pollutants
are present as a result of the actions or omissions of the indemnitees. Nothing in this Section shall be
construed to limit or affect any limitations on liability of the City under any State or federal law.
ARTICLE IV
Construction of Minimum Improvements
Section 4.1. Construction of Minimum Improvements. The Purchaser agrees that it will construct
the Minimum Improvements on the Development Property in substantial accordance with this Agreement
and its Addendums and, at all times prior to the issuance of the Certificate of Occupancy, will preserve and
keep the Minimum Improvements or cause such improvements to be preserved and kept with the
appurtenances and every part and parcel thereof, in good repair and condition.
Section 4.2. Contractor’s Bonds. Purchaser’s Construction Agreement with the general contractor
shall include the following requirement: “The General Contractor shall purchase and maintain performance
and payment bonds each in an amount at least equal to the total Contractor’s Compensation as security for
the faithful performance and payment of all of Contractor’s obligations under this Agreement. All bonds
shall be obtained from a surety that is duly licensed and authorized to transact business within the state of
Montana and to issue bonds for the limits so required. All bonds shall remain in effect throughout the life
of this Agreement and for a minimum of one (1) year following the date of expiration of Contractor’s
warranties. A certified copy of the agent’s authority to act must accompany all bonds signed by an agent.
If the surety on any bond furnished by Contractor is declared bankrupt or becomes insolvent or its right to
do business within the state of Montana is terminated, Contractor shall promptly notify City and shall within
twenty (20) days after the event giving rise to such notification, provide another bond and surety, both of
which shall comply with all requirements set forth herein.”
Section 4.3. Construction Plans. (a) Generally. Before commencing construction of the Minimum
Improvements, the Purchaser shall submit the Construction Plans to the City. The City will approve the
Construction Plans in writing if: (i) the Construction Plans conform to the terms and conditions of this
Agreement; (ii) the Construction Plans conform to all applicable federal, State and local laws, ordinances,
rules and regulations; (iii) the Construction Plans are adequate to provide for construction of the Minimum
Improvements; (iv) the Construction Plans do not provide for expenditures in excess of the funds available
to the Purchaser from all sources for construction of the Minimum Improvements; and (v) no Event of
Default has occurred under this Agreement.
(b)
Changes to the Construction Plans. If the Purchaser desires to make significant changes
in the Construction Plans, in the discretion of the City Representative, after their approval by the City, the
Purchaser shall submit the proposed changes to the City’s building officials for their approval.
Section 4.4. Commencement and Completion of Construction. Subject to Unavoidable Delays, the
Purchaser shall commence construction of the Minimum Improvements no later than March 1, 2023 . Subject
to Unavoidable Delays, the Purchaser shall have substantially completed the construction of the Minimum
Improvements no later than March 31, 2025. The signatories by mutual agreement, may extend these dates.
All work with respect to the Minimum Improvements to be constructed or provided by the Purchaser on the
Development Property shall be in conformity with the Construction Plans. The Purchaser shall make such
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reports to the City regarding construction of the Minimum Improvements as the City deems necessary or
helpful in order to monitor progress on construction of the Minimum Improvements.
Section 4.5. Utilities. The Purchaser shall not interfere with, or construct any improvements over, any
public street or utility easement without the prior written approval of the City. All connections to public utility
lines and facilities shall be subject to approval of the City and any private utility company involved. The
Purchaser at its own expense shall replace any public facilities or utilities damaged during construction of the
Projects or the Public Parking Unit by the Purchaser or its agents or by others acting on behalf of or under their
direction or control of the Purchaser.
Section 4.6. Permits and Compliance With Laws. The Purchaser will obtain, in a timely manner, all
required permits, licenses and approvals, and will meet all requirements of all local, state and federal laws, rules
and regulations which must be obtained or met in connection with the acquisition and construction of the
Minimum Improvements. Without limiting the foregoing, the Purchaser will request and seek to obtain from
the City or other appropriate governmental authority all necessary land use, zoning, and building permits. The
Purchaser will comply in all material respects with all Environmental Laws and Regulations applicable to the
construction, acquisition, and operation of the Minimum Improvements, will obtain any and all necessary
environmental reviews, licenses or clearances under, and will comply in all material respects with,
Environmental Laws and Regulations. In addition, the Purchaser shall comply fully with all applicable state
and federal laws, regulations, and municipal ordinances related to worker safety including but not limited to
the Occupational Safety and Health Act (OSHA), the safety rules, codes, and provisions of the Montana Safety
Act in Title 50, Chapter 71, MCA, all applicable City, County, and State building and electrical codes, and the
Americans with Disabilities Act.
Section 4.7. Non-Discrimination and Equal Pay Affirmation. The Purchaser agrees to require its
contractor(s) to be in compliance with Title 49 Human Rights, Montana Code Annotated, regarding activities
related to the Minimum Improvements. The Purchaser agrees that in its contracts with its contractors the
Purchaser’s contractor will be required to require its subcontractors to comply with Title 49 Human Rights,
Montana Code Annotated, regarding activities related to the Minimum Improvements. The Purchaser agrees
to provide copies of all such contracts upon request by the City.
Section 4.8. Worker’s Compensation Insurance. The Purchaser shall provide in its construction
contracts related to the Minimum Improvements with all of its respective contractors that such contractors are
to be covered by a Worker’s Compensation insurance program with the State, a private insurance carrier, or an
approved self-insurance plan in accordance with State law.
Section 4.9. Certificate of Occupancy. (a) After completion of the Minimum Improvements in
accordance with the Construction Plans and all terms of this Agreement, the City will furnish the Purchaser
with a Certificate of Occupancy, a form of which is attached hereto as Exhibit B.
(b)
The Certificate of Occupancywill be in recordable form in the proper County office for the
recordation of instruments pertaining to the Development Property. If the City refuses or fails to provide
the Certificate in accordance with the provisions of this Section 4.10, the City shall, within 30 days after
written request by the Purchaser, provide the Purchaser with a written statement, indicating in adequate
detail in what respects the Purchaser has failed to complete the Minimum Improvements in accordance with
the provisions of the Agreement, or is otherwise in default, and what measures or acts will be necessary, in
the opinion of the City, for the Purchaser to take or perform in order to obtain such Certificate.
(c)
The construction of the Minimum Improvements shall be deemed to be complete at such
time as the Purchaser is legally entitled to the issuance of a certificate of occupancy by the City with respect
thereto.
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ARTICLE V
Insurance
Section 5.1. Insurance. (a) The Purchaser agrees to provide and maintain at all times during the
process of constructing the Minimum Improvements and, from time to time at the request of the City,
furnish the City with proof of payment of premiums on:
(i)
Builder’s risk insurance, written on the so-called “Builder's Risk -- Completed
Value Basis,” in an amount equal to one hundred percent (100%) of the insurable value of the
Minimum Improvements at the date of completion, and with coverage available in nonreporting
form on the so called “all risk” form of policy;
(ii)
Comprehensive general liability insurance (including operations, contingent
liability, operations of subcontractors, completed operations and contractual liability insurance)
together with an Owner’s Contractor’s Policy with limits against bodily injury and property damage
of not less than $1,000,000 for each occurrence (to accomplish the above required limits, an
umbrella excess liability policy may be used); and
(iii)

Workers’ compensation insurance, with statutory coverage.

The policies of insurance required pursuant to clauses (i) and (ii) above shall be placed with financially
sound and reputable insurers licensed to transact business in the State. The policy of insurance delivered
pursuant to clause (i) above shall contain an agreement of the insurer to give not less than thirty (30) days’
advance written notice to the City in the event of cancellation of such policy or change affecting the
coverage thereunder.
(b)
Prior to the Maturity Date, the Purchaser shall maintain, or cause to be maintained, at its
cost and expense, and from time to time at the request of the City shall furnish proof of the payment of
premiums on, insurance as follows:
(i)
Insurance against loss and/or damage to the Minimum Improvements under a
policy or policies covering such risks as are ordinarily insured against by similar businesses,
including (without limiting the generality of the foregoing) fire, extended coverage, vandalism and
malicious mischief, heating system explosion, water damage, demolition cost, debris removal,
collapse and flood, in an amount not less than the full insurable replacement value of the Minimum
Improvements. No policy of insurance shall be so written that the proceeds thereof will produce
less than the minimum coverage required by the preceding sentence, by reason of coinsurance
provisions or otherwise, without the prior consent thereto in writing by the City. The term “full
insurable replacement value” shall mean the actual replacement cost of the Minimum
Improvements and shall be determined from time to time at the request of the City, but not more
frequently than once every three years, by an insurance consultant or insurer, selected and paid for
by the Purchaser and approved by the City; and
(ii)
Such other insurance, including worker’s compensation insurance respecting all
employees of the Purchaser, in such amount as is customarily carried by like organizations engaged
in like activities of comparable size and liability exposure.
In lieu of any of the foregoing, the Purchaser may provide evidence to the City that the Purchaser has selfinsured for the amounts and terms satisfying this Section.
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(c)
The parties agree that all the provisions set forth in this Article shall terminate upon the
Maturity Date.
Section 5.2. Notification; Repair, Reconstruction and Restoration. Until the Maturity Date the
Purchaser agrees to notify the City immediately in the case of damage exceeding $50,000 in amount to, or
destruction of, the Minimum Improvements, or any portion thereof resulting from fire or other casualty.
Subject to the rights of lenders, in such event the Purchaser shall forthwith repair, reconstruct, and restore
the Minimum Improvements to substantially the same or an improved condition or value as it existed prior
to the event causing such damage and, to the extent necessary to accomplish such repair, reconstruction,
and restoration, the Purchaser will apply the net proceeds of any insurance relating to such damage received
by the Purchaser to the payment or reimbursement of the costs thereof.
The Purchaser shall complete the repair, reconstruction, and restoration of the Minimum
Improvements, whether or not the net proceeds of insurance received by the Purchaser for such purposes
are sufficient to pay for the same. Any net proceeds remaining after completion of such repairs,
construction and restoration shall be the property of the Purchaser.
Section 5.3. Subordination. Notwithstanding anything to the contrary herein, the rights of the City
with respect to the receipt and application of any insurance proceeds shall, in all respects, be subordinate
and subject to the rights of any holder under a Mortgage allowed pursuant to Article VII of this Agreement.
ARTICLE VI
Financing
Section 6.1. Generally. (a) Before commencement of construction of the Minimum Improvements,
the Purchaser shall submit to the City Representative evidence of one or more commitments for financing
which, together with committed equity for such construction, is sufficient for payment of costs of
construction of the Minimum Improvements
(b)
If the City Representative finds that the financing is sufficiently committed and adequate
in amount to pay the costs specified in paragraph (a) then the City shall notify the Purchaser in writing of
its approval. Such approval shall not be unreasonably withheld and either approval or rejection shall be
given within ten (10) days from the date when the City is provided the evidence of financing. A failure by
the City to respond to such evidence of financing shall be deemed to constitute an approval hereunder. If
the City rejects the evidence of financing as inadequate, it shall do so in writing specifying the basis for the
rejection. In any event the Purchaser shall submit adequate evidence of financing to the City within ten
(10) days after such rejection.
Section 6.2
Creation of Contingency Account. The Purchaser shall create and fund a
contingency account within its construction budget that shall be sufficiently funded to address the
contingencies of providing the funding to pay the costs of demolishing the improvements and bringing the
surface parking lot back to its functional purpose in the event the project fails, for whatever reason. The
City shall be designated as the secured party for these funds. The determination of whether to demolish
the improvements, in the event of such a crisis, shall be made, within a reasonable period of time, by
agreement between the City, the other secured parties in the project, and the Purchaser or its assigns or
successors. Upon issuance of a Certificate of Occupancy, the City shall release any interest in the

contingency account.
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Section 6.3
Determination of Contingency Requirements and Reporting. The Purchaser shall
employ the appropriate professionals to determine the amount of funds necessary to hold within the
contingency account and shall provide a report of this account to the Office of the City Manager at its initial
funding, including the amount and the methodology employed to determine the amount. Thereafter, upon
any changes in the balance of the account, reports shall be made to the City Manager’s Office, setting forth
the balance of the account along with the reasons therefore.
ARTICLE VII
Prohibitions Against Assignment; Indemnification
Section 7.1. Representation as to Development. The Purchaser represents and agrees that its
undertakings pursuant to this Agreement are and will be for the purpose of development of the Development
Property and not for speculation in land holding.
Section 7.2. Prohibition Against Purchaser’s Transfer of Property and Assignment of Agreement.
The Purchaser represents and agrees that prior to issuance of the Certificate of Occupancy for the Minimum
Improvements:
(a) Except only by way of security for, and only for the purpose of obtaining financing necessary
to enable the Purchaser or any successor in interest to the Development Property, or any part thereof to
perform its obligations with respect to making, owning and/or operating the Minimum Improvements under
this Agreement, and any other purpose authorized by this Agreement, the Purchaser has not made or created
and will not make or create or suffer to be made or created any total or partial sale, assignment, conveyance,
or lease, or any trust or power, or transfer in any other mode or form of or with respect to this Agreement
or the Development Property or any part thereof or any interest therein, or any contract or agreement to do
any of the same (collectively, a “Transfer”), without the prior written approval of the City, unless the
Purchaser remains liable and bound by this Agreement, in which event the City’s approval is not required.
In the absence of a specific written agreement by the City to the contrary, no such transfer or approval by
the City thereof shall be deemed to relieve the Purchaser or any other party bound in any way by this
Agreement or otherwise with respect to the construction of the Minimum Improvements from any of its
obligations with respect thereto. The provisions of this Section 7.2(a) shall not limit transfers to Affiliates
of the Purchaser.
(b)
In the event the Purchaser, upon Transfer or assignment of the Development Property or
any portion thereof, seeks to be released from its obligations under this Agreement as to the portions of the
Development Property that are transferred or assigned, the City shall be entitled to require, except as
otherwise provided in this Agreement, as conditions to any such release that:
(i)
Any proposed transferee shall have the qualifications and financial responsibility,
in the reasonable judgment of the City, necessary and adequate to fulfill the obligations undertaken
in this Agreement by the Purchaser as to the portion of the Minimum Improvements or the
Development Property to be transferred.
(ii)
Any proposed transferee, by instrument in writing satisfactory to the City and in
form recordable among the land records of the County, shall, for itself and its successors and
assigns, and expressly for the benefit of the City, have expressly assumed all of the obligations of
the Purchaser under this Agreement as to the portion of the Minimum Improvements or
Development Property to be transferred and agreed to be subject to all the conditions and
restrictions to which the Purchaser is subject as to such portion; provided, however, that the fact
that any transferee of, or any other successor in interest whatsoever to, the Minimum Improvements
or Development Property, or any part thereof, shall not, for whatever reason, have assumed such
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obligations or so agreed, and shall not (unless and only to the extent otherwise specifically provided
in this Agreement or agreed to in writing by the City) deprive the City of any rights or remedies or
controls with respect to the Development Property or any part thereof or the construction of the
Minimum Improvements; it being the intent of the parties as expressed in this Agreement that (to
the fullest extent permitted at law and in equity and excepting only in the manner and to the extent
specifically provided otherwise in this Agreement) no transfer of, or change with respect to,
ownership in the Minimum Improvements or Development Property or any part thereof, or any
interest therein, however consummated or occurring, and whether voluntary or involuntary, shall
operate, legally or practically, to deprive or limit the City of or with respect to any rights or remedies
or controls provided in or resulting from this Agreement with respect to the Minimum
Improvements or Development Property that the City would have had, had there been no such
transfer. In the absence of specific written agreement by the City to the contrary, no transfer or
approval by the City thereof shall be deemed to relieve the Purchaser, or any other party bound in
any way by this Agreement or otherwise with respect to the construction of the Minimum
Improvements, from any of its obligations with respect thereto.
(iii)
Any and all instruments and other documents involved in effecting the Transfer of
any interest in this Agreement or the Minimum Improvements or the Development Property
governed by this Article shall be in a form reasonably satisfactory to the City.
(c)
The City’s approval of any Transfer shall not be unreasonably withheld. Any notice of
rejection of a Transfer by the City shall contain detailed reasons for the rejection. In the event the foregoing
conditions are satisfied, the Purchaser shall be released from its obligations under this Agreement as to the
portion of the Minimum Improvements or the Development Property that is transferred, assigned or
otherwise conveyed.
(d)
After issuance of the Certificate of Occupancyfor the Minimum Improvements, the
Purchaser may transfer or assign any portion of the Development Property or the Purchaser’s interest in
this Agreement without the prior written consent of the City, provided that prior to the Maturity Date the
transferee or assignee is bound by all of the Purchaser’s obligations hereunder. Prior to any such Transfer
or assignment, the Purchaser shall submit to the City written evidence of any such Transfer or assignment,
including the transferee or assignee’s express assumption of the Purchaser’s obligations under this
Agreement. If the Purchaser fails to provide such evidence of Transfer and assumption, the Purchaser shall
remain bound by all of its obligations under this Agreement.
Section 7.3. Release and Indemnification Covenants. (a) The City and the governing body
members, officers, agents, servants and employees thereof (the “Indemnified City Parties”), except for any
willful misrepresentation or any willful or wanton misconduct or negligence of the Indemnified Parties,
shall not be liable for and the Purchaser shall indemnify and hold harmless the Indemnified City Parties
against any loss or damage to property or any injury to or death of any person occurring at or about or
resulting from any defect in the Development Property or any improvements constructed thereon, but only
to the extent that such defects were caused or committed during the periods that the Purchaser owned the
Development Property prior to and up to the issuance of the Certificate of Occupancy.
(b)
Except for any willful misrepresentation or any willful or wanton misconduct or negligence
of the Indemnified City Parties, and except for any breach by any of the Indemnified City Parties of their
obligations under this Agreement, the Purchaser agrees to protect and defend the Indemnified City Parties,
now and forever, and further agrees to hold the aforesaid harmless from any claim, demand, suit, action or
other proceeding whatsoever by any person or entity whatsoever arising or purportedly arising from this
Agreement, or the transactions contemplated hereby or the acquisition, construction, installation,
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ownership, maintenance and operation of the Development Property or any improvements constructed upon
the Development Property.
(c)
Except for any willful misrepresentation or any willful or wanton misconduct or negligence
of the Indemnified City Parties, the Indemnified City Parties shall not be liable for any damage or injury to
the persons or property of the Purchaser or its Affiliates, officers, agents, servants or employees or any
other person who may be about the Development Property or any improvements constructed thereon.
(d)
All covenants, stipulations, promises, agreements, and obligations of the City contained
herein shall be deemed to be the covenants, stipulations, promises, agreements, and obligations of such
entities and not of any governing body member, officer, agent, servant, or employee of such entities in the
individual capacity thereof.
Section 7.4 Right of Holder to Cure Defaults. City agrees to give notice to the Holder of any
Mortgage of any event of default by Purchaser under this Agreement, specifying the nature of such default,
and thereupon the Holder shall have the right, but not the obligation, to cure such default, and City shall
not exercise its remedies by reason of such default until it has afforded the Holder thirty (30) days after
Holder's receipt of such notice to cure such default and a reasonable period of time in addition thereto (i) if
the circumstances are such that said default cannot reasonably be cured within said thirty (30) day period
and Holder has commenced and is diligently pursuing such cure, or (ii) during and after any litigation action
including a foreclosure, bankruptcy, possessory action or a combination thereof.
ARTICLE VIII
Events of Default
Section 8.1. Events of Default Defined. The following shall be “Events of Default” under this
Agreement and the term “Event of Default” shall mean, whenever it is used in this Agreement, any one or
more of the following events:
(a)
failure by the Purchaser or an Affiliate to observe or perform any covenant, condition,
obligation or agreement on its part to be observed or performed under this Agreement;
(b)
commencement by the holder of any Mortgage on the Development Property or any
improvements thereon, or any portion thereof, of foreclosure proceedings as a result of default under the
applicable Mortgage documents for the Purchaser or an Affiliate;
(c)

if the Purchaser or an Affiliate shall:
(i) file any petition in bankruptcy or for any reorganization, arrangement,
composition, readjustment, liquidation, dissolution, or similar relief under the United
States Bankruptcy Act or under any similar federal or State law; or
(ii) make an assignment for benefit of its creditors; or
(iii) admit in writing its inability to pay its debts generally as they become due; or
(iv) be adjudicated a bankrupt or insolvent

(d)
failure by the City to observe or perform any material covenant, condition, obligation or
agreement or its part to be observed or performed under this Agreement.
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Section 8.2. Remedies on Default. Whenever any Event of Default referred to in Section 8.1 of
this Agreement occurs, the non-defaulting party may exercise any of the following rights under this Section
after providing thirty (30) days written notice to the other of the Event of Default, but only if the Event of
Default has not been cured within said thirty (30) days or, if the Event of Default is by its nature incurable
within thirty (30) days, the defaulting party does not, within such thirty (30) day period, provide assurances
reasonably satisfactory to the party providing notice of default that the Event of Default will be cured and
will be cured as soon as reasonably possible:
(a)
suspend its performance under this Agreement until it receives reasonably satisfactory
assurances that the defaulting party will cure its default and continue its performance under this Agreement;
(b)
cancel and rescind or terminate its obligations under this Agreement or any portion thereof,
including without limitation the obligation to apply and allocate Available Tax Increment pursuant to
Section 3.3 hereof as to any portion of the Project owned by the Purchaser, or an Affiliate, as of the date of
the notice of default;
(c)

withhold the Certificate of Occupancy with regard to the uncompleted portion; or

(d)
if the default occurs prior to completion of any portion of the Minimum Improvements and
the Developer is unable to complete the project or obtain an Assignee acceptable to the City to complete
the project, the Developer’s ownership interest in the property and improvements thereon shall be
transferred to the City and the City may exercise its option to take over management of the Project to insure
completion of the Minimum Improvements, or if default occurs with 25% or less of the Minimum
Improvements completed, to abandon the Project, provided that such abandonment is consented to by any
Holder of a Mortgage securing financing of the Project; or,
(e)
take whatever action, including legal, equitable or administrative action, which may appear
necessary or desirable to collect any payments due under this Agreement, or to enforce performance and
observance of any obligation, agreement, or covenant of the defaulting party under this Agreement.
City agrees not to suspend its obligations under the Agreement or terminate or rescind the
Agreement as a result of the Holder of a Mortgage initiating or continuing foreclosure proceedings, upon
the Holder taking possession of the Development Property or following a sale of the Development Property
by the Holder or as a result of any foreclosure proceedings so long as the Holder and/or subsequent
purchaser agrees to assume all of the obligations of the Purchaser under the Agreement.
Section 8.3. No Remedy Exclusive. No remedy herein conferred upon or reserved to any party in
this Agreement is intended to be exclusive of any other available remedy or remedies, but each and every
such remedy shall be cumulative and shall be in addition to every other remedy given under this Agreement
or now or hereafter existing at law or in equity or by statute. No delay or omission to exercise any right or
power accruing upon any default shall impair any such right or power or shall be construed to be a waiver
thereof, but any such right and power may be exercised from time to time and as often as may be deemed
expedient. In order to entitle the City to exercise any remedy reserved to it, it shall not be necessary to give
notice, other than such notice as may be required in this Article.
Section 8.4. No Additional Waiver Implied by One Waiver. In the event any agreement contained
in this Agreement should be breached by any party and thereafter waived by another party, such waiver
shall be limited to the particular breach so waived and shall not be deemed to waive any other concurrent,
previous or subsequent breach hereunder.
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ARTICLE IX
Additional Provisions
Section 9.1. Conflicts of Interest; Representatives Not Individually Liable. The City and the
Purchaser, to the best of their knowledge, represent and agree that no member, official, or employee of the
City shall have any personal interest, direct or indirect, in this Agreement, nor shall any such member,
official, or employee participate in any decision relating to this Agreement which affects his or her personal
interests or the interests of any corporation, partnership, or association in which he or she is, directly or
indirectly, interested. No member, official, or employee of the City shall be personally liable to the
Purchaser, any Affiliate, or any successor in interest, in the event of any default or breach by the City or for
any amount which may become due to the Purchaser or successor or on any obligations under the terms of
the Agreement.
Section 9.2. Binding Effect. This Agreement shall inure to the benefit of and shall be binding upon
the City, the Purchaser, any Affiliates, and their respective successors and assigns.
Section 9.3. Severability. In the event any provision of this Agreement shall be held invalid or
unenforceable by any court of competent jurisdiction, such holding shall not invalidate or render
unenforceable any other provision hereof.
Section 9.4. Equal Employment Opportunity. The Purchaser agrees, for itself and any Affiliate,
successors, and assigns, that during the term of this Agreement it will comply with all applicable federal,
State and local equal employment and non-discrimination laws, regulations, and ordinances as they relate
to the development of the Project.
Section 9.5. Covenant to Pay Property Taxes and Assessments. The Purchaser agrees for itself, its
Affiliates, successors and assigns, in addition to the State law to pay real estate taxes and special
assessments, that it is also obligated by reason of this Agreement to pay before delinquency all real estate
taxes and Assessments against the Development Property during any period while the Purchaser holds title
to any portion of the Development Property. The Purchaser acknowledges that this obligation creates a
contractual right on behalf of the City to sue the Purchaser or its successors and assigns to collect delinquent
real estate taxes, Assessments, and any penalties or interest thereon and to pay over the same as a tax
payment to the County Auditor. In any such suit, the City shall also be entitled to recover its costs, expenses
and reasonable attorney fees.
Section 9.6. Provisions Not Merged With Deed. none of the provisions of this Agreement are
intended to or shall be merged by reason of any deed transferring any interest in the Development Property
and any such deed shall not be deemed to affect or impair the provisions and covenants of this Agreement.
Section 9.7. Titles of Articles and Sections. Any titles of the several parts, Articles, and Sections
of this Agreement are inserted for convenience of reference only and shall be disregarded in construing or
interpreting any of its provisions.
Section 9.8. Notices and Demands. Except as otherwise expressly provided in this Agreement, a
notice, demand, or other communication under this Agreement by either party to the other shall be
sufficiently given or delivered if it is dispatched by registered or certified mail, postage prepaid, return
receipt requested, or delivered personally to the following addresses:
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To the Purchaser:

KALISPELL GARAGE APARTMENT PARTNERS, LLC
208 1st Ave. E.
Kalispell, MT 59901
Attention: Robert Watson

To the City:

City of Kalispell
201 1st Ave. E.
PO Box 1997
Kalispell, Montana 59903-1997
Attention: City Manager

The City or the Purchaser may, by notice given hereunder, designate any further or different addresses to
which subsequent notices, requests, or other communications shall be sent.
Section 9.7. Counterparts. This Agreement may be executed in any number of counterparts, each
of which shall constitute one and the same instrument.
Section 9.8. Applicable Law. This Agreement shall be governed by and construed in accordance
with the laws of the State of Montana.
Section 9.9. Recording. The City may record this Agreement and any amendments thereto with
the County Recorder. The Purchaser shall pay all costs for recording this Agreement.
Section 9.10. Gender, Etc. Words of any gender include the correlative words of the other gender.
The terms “hereof,” “hereby,” “herein,” “hereto,” “hereunder,” “hereinafter,” and similar terms refer to this
Agreement; and the term “hereafter” means after, and the term “heretofore” means before, the date on which
this Agreement was fully executed.
Section 9.11. Entire Agreement. This Agreement constitutes the entire agreement between the
parties pertaining to its subject matter and it supersedes all prior contemporaneous agreements,
representations, and understandings of the parties pertaining to the subject matter of this Agreement. This
Agreement may be modified, amended, terminated, or waived, in whole or in part, only by a writing signed
by all the parties.
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IN WITNESS WHEREOF, the City and the Purchaser have caused this Agreement to be duly
executed by their duly authorized representatives as of the date first above written.
CITY OF KALISPELL, MONTANA

By

STATE OF MONTANA
County of Flathead

Doug Russell, City Manager

)
) ss.
)

On this ____ day of ____________, 2022, before me, a Notary Public for the State of
Montana, personally appeared Doug Russell, proved to me to be the person whose name is
subscribed to the within instrument, and acknowledged to me that he executed the same.
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year hereinabove first written.

SEAL

___________________________________
NOTARY PUBLIC for the State of Montana
Printed Name:________________________
Residing at:__________________________
My Commission expires:______________
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KALISPELL GARAGE APARTMENT
PARTNERS, LLC
By
Its

STATE OF MONTANA
County of Flathead

)
) ss.
)

On this ____ day of ____________, 2022, before me, a Notary Public for the State of
Montana, personally appeared _______________, as Member of Kalispell Garage Apartment
Partners, LLC, proved to me to be the person whose name is subscribed to the within
instrument, and acknowledged to me that he/she executed the same.
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year hereinabove first written.

SEAL

___________________________________
NOTARY PUBLIC for the State of Montana
Printed Name:________________________
Residing at:__________________________
My Commission expires:______________
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EXHIBIT A
LEGAL DESCRIPTION OF THE DEVELOPMENT PROPERTY

Real property being situated in Section 18 Township 28 North, Range 21 West,
P.M.M. Flathead County, Montana and described more particularly as Lots 17,
18, 19, 20, 21, 22, 23, and 24 of Block 46 of Kalispell Original Townsite Map of
record in the Office of Clerk and Recorder for Flathead County Montana.

A-1

___________________________________________________________________________

PARKING STRUCTURE LEASE AGREEMENT
BETWEEN

CITY OF KALISPELL, MONTANA
AND

KALISPELL GARAGE APARTMENT PARTNERS, LLC
__________________________________________________________

PARKING STRUCTURE LEASE AGREEMENT
THIS PARKING GARAGE LEASE AGREEMENT (this "Agreement") is made as of the ____ day
of __________, 2022 (the “Effective Date”), by and between the CITY OF KALISPELL,
MONTANA, a corporate body politic and political subdivision of the State of Montana (the
"City"), and KALISPELL GARAGE APARTMENT PARTNERS, LLC, a Montana limited
liability company ("KGAP”).
Recitals
A. Kalispell Urban Resort Partners, LLC will be the owner and operator of that certain real
and personal property located at the west side of 3rd and Main Street, Kalispell, Montana
59901, to be known as The Charles Hotel ("Hotel"), as of the Effective Date and which
requires 90 spaces of off-street parking spaces to serve its business;
B. KGAP will be the owner and operator of a multi-level Parking Structure located on the
east side of 1st Ave W and 1st Street W, Kalispell, MT 59901 and more particularly
described on Exhibit A attached hereto and incorporated herein by reference (the
"Parking Structure"), and which will lease the 90 spaces of off-street parking required for
The Charles Hotel;
C. In connection with the purchase and development of the Parking Structure, the City
entered into that certain Private Development Agreement, attached hereto as Exhibit B,
whereby the City agrees, among other things, to provide certain sums of funds from the
Downtown Tax Increment Financing District for the construction of the off-street public
parking and, as consideration for this funding, KGAP will enter into a long term lease
agreement with the City for those spaces so financed in the Parking Structure.
D. The Parties desire to enter into this Agreement to set forth provisions of the lease
agreement that also governs the management, operation, and maintenance with respect to
the Parking Structure.
NOW, THEREFORE, in consideration of the foregoing and of other good and valuable
consideration, the receipt, and sufficiency of which are hereby acknowledged, the Parties state as
follows:
Section 1 – Definitions
1.1 Definitions. For purposes of this Agreement, each of the following terms, when used with an
initial capital letter, shall have the following meaning:
“Agreement” means this Parking Structure Lease Agreement.
“City Representative” means the City Manager or his/her designee.

“Manager” means KGAP as manager of the Public Parking Structure, pursuant to this
Agreement.
“Parking Structure” means the parking garage located on the west side of 1st Ave W and 1st
Street West, Kalispell, Montana.
“Parking Garage Land” means parcel(s) of land upon which the Parking Garage is located and
described on Exhibit A.
“Parties” means the City and KGAP and “Party” means either of the Parties.
Section 2 – The Lease
2.1 In consideration of funding by the City to pay for the construction of 242 parking spaces, the
parties agree to commit to this lease of 152 parking spaces for public use that is other than for
use by guests of the Charles Hotel, which will lease 90 spaces.
2.2 Parking Fees. Manager agrees that non-Hotel guests will be charged a parking fee to park in
the Parking Structure in an amount of the initial rate of a to be determined fee, with the amount
to be reestablished on every fifth anniversary thereafter, set at the average monthly fee for public
parking spaces within public parking structures located in Missoula, Bozeman, and Whitefish.
2.3 Public Parking Spaces. Of the 239 parking spaces within the Parking Garage, a minimum of
149 parking spaces shall be, at all times, open for use by the general public. The fees charged to
the general public shall be as set forth in paragraph 2.2.
Section 3 - Operation of the Parking Garage
3.1 Standard of Operation. Manager shall keep the Parking Garage and Parking Garage Land
clean, well lit, and secure.
3.2 Security. The City shall have no responsibility to provide for, or monitor, the safety of
anyone using the Parking Garage. Manager shall assume all such responsibility, including
agreeing to provide appropriate security for the Parking Garage and Parking Garage Land.
3.3 Maintenance. Manager shall maintain the Parking Garage and Parking Garage Land at all
times in good order and condition, clean and free of rodents and debris, and in accordance with
with all applicable building codes, ordinances, regulations, and laws.
“Maintain” or “maintenance” as used in this Section 3 shall include, but is not limited to:
painting (including removal of graffiti); operating, inspecting, testing, repairing, replacing, and
updating of all equipment, signs, and any other components and fee collecting systems used in
the Parking Garage, including elevators and appurtenant facilities; snow and ice removal;
sealing; and regular cleaning.

3.4 Repairs of Structural Damage. In the event of structural damage to all or any portion of the
Parking Garage, Manager shall undertake to repair or rebuild the Parking Garage to provide as
promptly as reasonably possible after the date of such damage or destruction, the number of
parking spaces existing at the time of the damage.
3.5 Lighting. Manager shall maintain interior and exterior lighting sufficient to illuminate the
Parking Garage and Parking Garage Land and all means of pedestrian and vehicular access in
and out of the Parking Garage.
3.6 Signs. Manager shall provide suitable and sufficient signs in and around the Parking Garage.
Manager will be responsible for maintaining all signs.
3.7 Right of Inspection. The City has the right, but is under no duty, to inspect the Parking
Garage and any related plans, books, and records and to be provided copies of the same as
the City Representative may request upon 48 hours notice to Manager. Any inspection or
examination of the Parking Garage or Parking Garage Land by the City is for the sole purpose of
protecting the City’s investment in the Parking Garage and its rights under this Agreement. No
default will be deemed waived by reason of an inspection or examination by the City. In no event
will inspection or examination of the Parking Garage or Parking Garage Land by the City be a
representation that there has been or will be compliance with this Agreement. Furthermore, by
inspecting or examining the Parking Garage or Parking Garage Land, the City does not assume
any responsibility for Manager’s obligations to comply with applicable law and to provide for
the safety of those using the Parking Garage.
3.8 Dispute Resolution. If a dispute arises out of, or relates to, this contract, or the breach
thereof, the parties agree first to try in good faith to settle the dispute by mediation. In the event
the dispute is not resolved through mediation, the parties agree the dispute shall be settled by
arbitration. The parties agree to equally split the costs of mediation and/or arbitration.
Section 4 – Term
4.1 Term. Except as expressly provided in Section 4 below, the term of this Agreement shall
commence as of the date first above written and end fifty (50) years from such date (the “Term”).
4.2 Termination. This Agreement may only be terminated prior to the expiration of the Term:
(a) by agreement of the parties; or
(b) upon the uncured default of the terms of this agreement by either party and as a
remedy ordered by an arbitrator.
Section 5 – Personnel
5.1 Employment. Manager, at its own expense and sole discretion, shall employ, train, and
supervise personnel with appropriate qualifications and experience in sufficient numbers to
operate the Parking Garage at a level of standard of service and quality comparable to similar
parking structures in the State of Montana. Any such personnel shall be employees of Manager
and not of the City.

5.2 Training. Manager shall train and assure that its employees maintain a clean appearance and
perform their work in a courteous and professional manner.
Section 6 - Compliance With Laws and Regulations
6.1 Compliance With Laws. Manager shall comply with all relevant laws, ordinances, codes, and
regulations including, but not limited to, those relating to health, sanitation, and safety.
6.2 Public Areas. All public areas located in the Parking Garage or on the Parking Garage Land
shall be reasonably available for use and enjoyment by the public without regard to race, color,
creed, sex, or national origin, age, handicapped or disability status, or Veterans status.
Section 7 - Relationship Between Parties
7.1 Relationship of Parties. Nothing contained in this Agreement shall be construed as creating a
partnership or joint venture of or between the Parties, or as establishing Manager as an agent of
the City. Manager’s relationship to the City under this Agreement shall be that of an independent
contractor. Manager has no right or authority to bind the City in any manner whatsoever or to
incur any obligations or expenses on behalf of the City for which the City could become liable.
Section 8 – Indemnification
8.1 Indemnity. Manager agrees to indemnify, hold harmless, and defend the City and members of
the Kalispell, Montana City Council, officers, agents and employees (collectively referred to as
the “Indemnified”) from and against all loss, damage, liability, cost or expense, including, but
not limited to, attorneys’ fees and court costs incurred or suffered by or claimed against any of
the Indemnified by any person or entity by reason of injury, death, loss, or damage to any person,
property, or business which arises, or is alleged to have arisen, from the negligence or willful
misconduct of Manager, its officers, directors, agents, or employees, and relates to the Parking
Garage or this Agreement.
Section 9 - Insurance and Bonding
9.1 Insurance. Manager shall furnish to the City Representative a Certificate of Insurance
showing coverage for Comprehensive general liability insurance insuring Manager and the City
against any and all liability for injury to or death of a person or persons and for damage to
property in any way occasioned by or arising out of the activities of Manager and their respective
agents, contractors or employees, in connection with the operation of the Parking Garage and
Parking Garage Land for property damage and for bodily injury or death of persons, in such
amounts as may be reasonably acceptable to both the City and Manager, provided, however,
such policies shall not name the City, or insure the City, for an amount of coverage in excess of
the City’s maximum liability pursuant to the Montana Tort Claims Act and amendments;

9.2 Policy Requirements. The following general requirements shall apply to all insurance
coverage carried by Manager:
(a) To the extent available, each policy shall contain a clause whereby the insurer waives
all rights of subrogation against Manager and the City;
(b) The City shall be named as its interests appear in all policies;
(c) Such policies shall be with reputable insurance companies reasonably acceptable to
the City and authorized to do business in Montana;
(d) Manager shall provide the City Representative with policies or certificates of
insurance evidencing such coverage prior to taking possession of the Parking Garage;
(e) Within thirty (30) days prior to expiration of coverage, or as soon as practicable,
renewal policies or certificates of insurance evidencing renewal and payment of premium shall
be provided by Manager to the City Representative;
(f) The policies must be noncancelable unless the carrier provides to the City
Representative thirty (30) days’ prior written notice of cancellation; and
(g) Manager shall consult with the City Representative about the availability of insurance
coverage under the City’s blanket policies. Manager shall maintain all such policies of insurance
(except the City policies under Section 1l.2(g) above) during the Term of this Agreement.
Section 10 - Assignment and Subcontract
KGAP shall have the right to subcontract this Agreement to another qualified parking company
or an affiliate of Manager upon written approval of the City and upon providing the City with a
copy of the subcontract, which approval shall not be unreasonably delayed or withheld. The
subcontracting of this Agreement shall not affect the terms of this Agreement nor relieve KGAP
from its obligations to the City hereunder. Moreover, upon such subcontracting, the
subcontractee will, in addition to KGAP, be directly bound by the provisions of this Agreement,
including, but not limited to, the covenants of indemnification under Section 9. KGAP shall not
otherwise assign this Agreement or delegate its responsibilities under this Agreement without the
prior written consent of the City.
Section 11 – Miscellaneous
11.1 Waiver. The failure of either party to insist upon strict performance of any of the provisions
of this Agreement or to exercise any option, right, or remedy contained in this Agreement shall
not be construed as a waiver or as a relinquishment for the future of such provision, option, right
or remedy. No waiver by either party of any provision of this Agreement shall be deemed to have
been made unless expressed in writing and signed by such party.
11.2 Severability. If any clause or provision of this Agreement is or becomes invalid or
unenforceable because of present or future laws or any rule or regulation of any governmental
body or entity, then the remaining parts of this Agreement shall not be affected by such
invalidity or unenforceability and shall be enforced to the greatest extent permitted by law.
11.3 Exhibits. Any exhibit referred to in this Agreement is attached to and incorporated by
reference in this Agreement.

11.4 Applicable Law. This Agreement shall be construed under and shall be governed by the
laws of Montana and exclusive venue for all disputes and litigation shall be in Kalispell,
Montana.
11.5 Headings. Headings of Sections are inserted only for convenience and are not, and shall not
be deemed, a limitation on the scope of the particular Sections to which they refer.
11.6 Notices. Whenever notice is required or otherwise given pursuant to this Agreement, it shall
be given in writing and either hand delivered, or faxed, and sent by first class U.S. mail, postage
prepaid. Any such notice or other written communication shall be deemed received by the party
to whom it is sent (a) on the date it is received, if hand delivered and (b) in the case of faxed and
first class mailing, five (5) business days after the date of posting by the United States Post
Office.
For purposes of notices or other written communications, the following addresses shall be used,
and may be charged from time to time upon written notice:
If to the City:
City Manager
201 1st Ave E
Kalispell, MT 59901
If to KGAP:
Robert Watson
208 1st Ave E.
Kalispell, MT 59901
11.7 Binding Effect. This Agreement shall be binding upon and inure to the benefit of the Parties,
their respective successors, and assigns.
11.8 Entire Agreement. This Agreement constitutes the entire Agreement between the Parties,
supersedes all prior understandings and writings, and this Agreement may be amended or
modified only by a writing signed by the Parties.
11.9 Force Majeure. No Party shall be liable for any failure to perform its nonmonetary
obligations under this Agreement due to any cause beyond its reasonable control such as war,
riots, civil commotion, strikes, labor disputes, embargoes, natural disasters, Acts of God, or any
other cause or contingency similarly beyond its control.
11.10 Counterparts. This Agreement may be executed in any number of counterparts, each of
which shall be deemed to be an original and all of which together shall comprise but a single
document.

11.11 Nondiscrimination. In performance of the Parties’ duties and obligations under this
Agreement and any other document, instrument or Agreement executed and delivered in
connection with the transactions contemplated hereby, neither of the Parties, nor their respective
agents, employees, officers, directors, consultants, contractors or subcontractors, will
discriminate against any applicant for employment or employee because of race, color, religion,
sex, national origin, age, handicapped or disability status, or veterans status.
11.12 Time of Essence. Time is of the essence with respect to every provision in this Agreement.
IN WITNESS WHEREOF, the City and KGAP have caused this Agreement to be executed
and sealed by their respective officers.
THE CITY OF KALISPELL:
Date of execution ___________________
By: _______________________
Title: ______________________
Attest:
___________________________
By _______________, City Clerk
Approved as to Form
________________________
City Attorney
KGAP, LLC
By:., Its
Member
Date of execution:
_____________________________________
__________________ By:
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existing and proposed uses: landscaping, parking,
circulation, services and utilities
proposed uses of structures and open areas
north elevation
east elevation
west elevation
south elevation
exterior materials
precedents
traffic flow and control
property access
off-street parking and loading
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Kalispell Parking Structure

Montana Hotel Development Partners, Bill Goldberg
208 1st Ave E

See Attached
See Attached
See Attached
See Attached
See Attached
See Attached
See Attached

103/125 1st Ave W Kalispell, MT 59901

406.862.8999

Kalispell, MT 59901

bill@compassmt.net
City of Kalispell
PO Box 1997

See Attached
See Attached
See Attached
See Attached
See Attached

406.758.7756
Kalispell, MT 59903

jnygren@kalispell.com
A&E Design
36 2nd Street E

See Attached
See Attached
See Attached
See Attached
See Attached
See Attached
See Attached
See Attached
See Attached
See Attached
See Attached
See Attached
See Attached

406.300.7528
Kalispell, MT 59901

sjacobs@ae.design
Shane Jacobs
36 2nd Street E

406.300.7528
Kalispell, MT 59901

sjacobs@ae.design

Montana Hotel Development Partners; Bill Goldberg, John Costa, Robert Watson

Please refer to the recently submitted Eagles Lot RPF
response from Montana Hotel Development Partners.

KAL, S07, T28 N, R21 W, BLOCK 046, Lot 017, LOTS 17 THRU 20 R 560 716 717
KAL, S07, T28 N, R21 W, BLOCK 046, Lot 021, LOTS 21 THRU 24 R 560 716 717

8/8/2022
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A-1 Vacuuming and Sewing
Raymond James, Financial Advisor
Private Residence
24 1st Avenue W LLC
Hanks Hatchets
Blacktail Mountain Books
Old School Records
Mad Hair Day
Centre Court Manor
Farmers Insurance (Misc. Tenants)
Plaza West (Misc. Tenants)
PettyJohn’s Water Store
Parr Excellence Jewelry
Highline Graphic Design
Iron Star Construction
Wheaton’s Cycle
Amore Salon
David L. Heine Real Estate
United States Postal Service
First Interstate Bank
Norm’s Soda Fountain
Eagles Lodge
Western Outdoor Store
Kalispell Grand Hotel
The Ritz
Sassafras
Kalispell Flowers
Imagination Station
Honey Home and Design
Modern Pastime
Alchemy Lounge
Glacier Bank
Community Action Partnership
Seasons
J Thomas Salon
Valley Bank
Stockman Bank
Noble Dance/Yoga Hive
Abbey Carpet and Floor
Flathead Beacon Productions
Glazier Law

42.
43.
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45.
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Nature Baby Outfitters
Website Express
Pelvis, Spine, and Sport
Ameriprise
Divinity Group
Montana Spa
Paint, Metal, and Mud
New Hope Medicine
The Bookshelf
Montana Coffee Traders
Brix Bottleshop
Hop’s Restaurant
Berkshire Hathaway
Montana Modern Fine Art
Insty-Prints
Rocky Mountain Outfitter
Camas Yarn and Fiber
Astute Salon and Spa
Kalico Art Center
House of Nails
Mimi’s Bridal
The Montana Scene
Vacant
Sage and Cedar
The Re-Finery
Tungsten Holdings
Salon Jazlin
Coins and Carats
Chuck Olson Real Estate
Flathead Farm Mutual
EXP Realty
Edward James
Ogle, Worm, and Travis Law
Monta Vino
Scribbles Day Care
Bonelli’s Bistro
Nova Blue Salon
Fresh Life Church
Mercantile Steak
Misc. Tenants
KM Bar
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Existing
Parking
Kiosk and
parking lot
lighting are
the only
existing
structures
on the site.

2f

2g

2j

PROPOSED USES OF
STRUCTURES & OPEN
AREAS
EXISTING LANDSCAPING,
SCREENING, FENCING,
OPEN SPACE & SIGNAGE

On the existing site, the landscaping
consists of islands in the surface
parking lot and buffering along the
sidewalks to screen the existing parking.
There are some trash enclosures on the
site that are in poor condition. Existing
signage mainly relates to the current
parking use.
2i

EXISTING PARKING,
LOADING, LIGHTING &
TRAFFIC CIRCULATION
Parking and vehicular circulation
currently covers the site due to the use
being a surface parking lot. There is also
parallel street parking on 1st Ave West.
There are currently 69 off-street parking
stalls in the surface lot and 8 on-street
parking stalls adjacent to the property
along 1st Ave W. 1st St W currently has
no on-street parking along the subject
property, but does have angled parking
on the opposite side of the street. There
are two existing parking lot lighting
poles on site.
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2g proposed

2k

roof plan
Private
Outdoor
Space

The alley to the rear of the site is a
one-way north to south. Trash cans
are typically in the right of way on the
passenger side in downtown Kalispell.
The subject property has several trash
cans both screened and unscreened
outside of the right of way. All of
the current trash cans are for use by
the surrounding businesses on both
sides of the alley. There is no garbage
generation on the site currently. There
are electrical and communication
utilities located on the east edge of
the site, adjacent to the alley. This
equipment serves the neighboring
buildings on both sides of the alley.
Sewer and gas are located in the alley.
The municipal water service is located
on 1st Ave W. Storm water is accessible
on all three public fronts of the site.
Streets, curbs, gutters, sidewalks, and
crossings appears to be built to a
modern public works standard.

See adjacent page.
2h

EXISTING GARBAGE
COLLECTION, STREETS &
UTILITIES

Shared
Outdoor
Space

FLOODPLAIN
This property is above the FEMA
designated 100 or 500 year floodplain
for Flathead County.

2l

EXISTING PATHS
Downtown Kalispell currently only
supports pedestrian traffic on the
sidewalks that are in place. The city of
Kalispell has proposed bike lanes on
2nd Street West in the future. The site is
also adjacent to main street that sees
consistent foot traffic and the newly
opened Parkline Trail is only two blocks
to the north, on the other side of the
mall.

north
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MATERIAL LEGEND
PAINTED CONCRETE
FIBER CEMENT PANEL - WHITE
FIBER CEMENT PANEL - BLACK
FIBER CEMENT PANEL - BEIGE

3

3 north

elevations.

elevation.

FIBER CEMENT PANEL - YELLOW
BRICK

1st Street W.

VISION GLAZING
PAINTED METAL
PERFERATED METAL SCREEN

187' - 6"

187' - 6"

166' - 0"

140' - 0"

116' - 0"

7/12/2022 12:10:06 PM

113' - 3"
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1

NORTH ELEVATION
1/8" = 1'-0"
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MATERIAL LEGEND
PAINTED CONCRETE
FIBER CEMENT PANEL - WHITE
FIBER CEMENT PANEL - BLACK

3 east

FIBER CEMENT PANEL - BEIGE

elevation.

1st Avenue W.

Alley

BRICK
VISION GLAZING
PAINTED METAL

WEST ELEVATION

KALISPELL PARKING STRUCTURE

sheet

project

PERFERATED METAL SCREEN

187' - 6"

166' - 0"

elevation.

project #

owner

3 west

FIBER CEMENT PANEL - YELLOW

22017

revision

date

phase
NOT FOR
CONSTRUCTION

122' - 0"

7/12/2022 12:11:12 PM

113' - 3"

issue date

1

WEST ELEVATION
1/8" = 1'-0"
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A4.3

A4.1
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exterior materials.
The primary exterior materials will include a diverse
palette of brick, fiber cement panel, painted steel, and
aluminum glazing systems intended to reinforce the
hierarchy of the overall design concept. The proposed
facade materials & colors correlate surrounding historic
buildings and require minimal maintenance while
offering enduring quality.

MATERIAL LEGEND
PAINTED CONCRETE
FIBER CEMENT PANEL - WHITE

3 south

elevation.

FIBER CEMENT PANEL - BLACK
FIBER CEMENT PANEL - BEIGE

2nd Street W. and adjacent properties

FIBER CEMENT PANEL - YELLOW
BRICK

The brick base adds a textural grounding at the human
scale and the natural tones complement the existing
historic fabric. The horizontal planks in the fiber cement
panels reinforce the horizontal order within building
elements. The sandy tone adds warmth to specific
building elements.

VISION GLAZING
PAINTED METAL

KALISPELL PARKING STRUCTURE

187' - 6"

175' - 0"

166' - 0"

MATERIAL LEGEND
145' - 0"

PAINTED CONCRETE

owner

SOUTH ELEVATION
sheet

187' - 6"

project

PERFERATED METAL SCREEN

22017

project #
revision

a

date

FIBER CEMENT PANEL - WHITE
FIBER CEMENT PANEL - BLACK
FIBER CEMENT PANEL - BEIGE
FIBER CEMENT PANEL - YELLOW
BRICK
113' - 3"

ADJACENT BUILDING

phase
NOT FOR
CONSTRUCTION

VISION GLAZING
PAINTED METAL

WEST ELEVATION

KALISPELL PARKING STRUCTURE

sheet

project

PERFERATED METAL SCREEN

187' - 6"

issue date

166' - 0"

1

SOUTH ELEVATION
1/8" = 1'-0"

A4.3

b

project #

22017

revision

g
d

d

date

d
phase
122' - 0"

a

f

A4.4

owner

122' - 0"

NOT FOR
CONSTRUCTION

c
g

e

113' - 3"
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a

e

precedents.
prefinished formed metal panel siding
b

aluminum storefront insulated glazing
f

fiber cement rainscreen panel
c

expanded metal
g

clerestory

brick

d

exposed steel canopies with rod tiebacks
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proposed
uses.
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4a traffic

flow and control.

4a

TRAFFIC FLOW &
CONTROL
A traffic impact study will be
performed and a report generated
prior to the construction of this
building. This will be important in
the process of this design due to
factoring in the traffic generation and
circulation of the parking structure
and hotel alike.
The only vehicular access to the site is
the parking garage is from mid-block
on 1st Ave W to minimize pedestrian/
vehicular conflicts. Additional services
may be accessed from the alley on the
east side of the property.

4b

PROPERTY ACCESS
The main floor is designed entirely
around the pedestrian experience
and the human scale. Retail and lobby
spaces wrap first floor parking and
provide an interactive experience on
1st Street West and 1st Avenue West.
The 1 ½ story brick facade with large
storefront windows pulls elements from
classic urban design principles like
those shown on Main Street. Multiple
pedestrian entrances provide the
opportunity for several tenants, or a
single large one to occupy the retail
space. Pedestrians utilizing the parking
garage will have an entrance and
exit on 1st Avenue West. Apartment
tenants will have a dedicated lobby on
1st Street West, that may be accessed
from the street or from the interior of
the parking garage.

Entrance
Vehicular
Pedestrian
north

Traffic Signal
Patron
Access
Resident
Access
Stop Sign
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4 proposed

uses.
from eight to seven to accommodate the
new vehicular approach. We propose that a
long term loading zone will be provided on
1st St. W adjacent to the apartment lobby
and elevators and will take the place of
one or two parking stalls. This will provide
a location for move ins/outs. Short term
loading, such as package delivery, will take
place in the alley adjacent to the lobby.

Parking
Levels of
Structure

neighbors from purchasing permits in a
similar fashion to the two current surface
parking lots.
Additionally, the parking structure
component of this project continues to
reality the ability to open up on-street
parking for downtown business patrons,
which has been a core public comment
since prior to even the downtown plan.

Parking will ultimately need to be agreed
to by both the city and developer through
the developer agreement. At this time,
our intent in simple terms is to match the
math shared above, with the future parking
capacity being dedicated to the recently
increase in construction on the subject
property by adding the multi-family units.
4c

PARKING & LOADING
During the 3rd and Main RFP response,
the following math was developed to
arrive at the 239 stalls required in the
Eagles Lot RFP:
79 Hotel Rooms + 5 Employees + 25
Conference + 20 Restaurant + 10 Bar
& Casino + 3 Retail = 142 stalls. That
requirement parking was reduced by 10
for providing bike parking, as allowed,
creating a total of 132 stalls related to
the Charles Hotel property.
132 Charles Hotel Stalls + 70 public
stalls to replace the surface parking
of both lots at the utilized rate + 37
to accommodate future construction
amounts to 239 total stalls was the
ultimate parking mix that the first RFP
response arrived at.
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We are continuing to explore ways to
increase parking counts within the
building design and current footprint.
We’ll strive to find more efficiencies, but at
this early juncture and without a full slate
of engineering consultants on board, we
currently sit at 242 stalls in the present
design.
The proposed structure will have four
levels of parking. Due to this structure
covering the entire lot area, the parking
garage levels will replace the existing
surface parking lot. These four levels
will support approximately 242 parking
stalls within the parking structure. The
relocation of the entry from 1st St W to
1st Ave W will allow for four additional
on-street parking on 1st St W. 1st Ave W
will see a reduction in on-street parking

Beyond that simple math, we know we can
be much more creative with the use of the
parking structure by way of valeting the
hotel and restaurant patrons, which would
allow our staff to stack vehicles in a more
compact manner. Also, with the current
downtown being predominantly a business
use, this combination of projects brings a
variety of uses to downtown through the
additional housing and hospitality, which
creates a symbiotic use to the parking
structure after business hours while
extending the activity of downtown into the
evening hours. Both the city and developer
benefit from the parking structure being
utilized to its greatest extent. With that,
we intend to work with consultants that will
help us study and make recommendations
on the best use and strategy for operation
hour by hour throughout the 24-hour daily
cycle. We have no intention of limiting our
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4d

4e utilities.

GARBAGE COLLECTION
Garbage and recycling collection will be located in the alleyway between the parking
structure and the neighboring businesses on Main Street. This is designed to match the
existing garbage collection currently in downtown Kalispell. Areas will be provided in the
alley to accommodate the increased storage for the increased generation by the new
development. A garbage chute within the building will be provided to ease removal of
refuse from the upper apartment levels to the alleyway.

Fire
Hydrant
City Water
Main
Sewer
Gravity
SD

4d garbage

collection.

Gas

Tenative
Trash Chute

BP

Collection
Route

OHP

Collection
Area

north

From City of Kalispell Infrastructure Viewer

4e

UTILITIES
The required utilities exist behind the commercial first floor
space for the building or in the adjacent streets. The existing
electrical utilities that stand on the alley side of the lot will be
accommodated for in the design of the building to minimize
disruption during construction. They will be enclosed within the
parking structure and protected from the cars in the lot. Access
to all wet and dry, public and private utilities appear to be
conventional at this time.

north
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4g

The proposed signage will pertain to
the retail spaces and the businesses
occupying them. The parking structure
will also contain signage designating
the entrances and exits of the
parking levels. This structure will
meet the edges of the lot, so there
will not be any yards or other open
spaces proposed in this design. The
commercial and residential spaces
have yet to be branded, but the
signage will we designed to meet the
zoning regulations and our design is to
be complementary to the surrounding
area in its design and placement.

Whitefish City Hall Parking Garage

4h

4f

SCREENING & BUFFERING
A horizontal and vertical grid sets a
unified framework for openings into
the parking structure and windows
into above apartments units. This grid
defines the open ventilation spaces
for the parking garage and a fitting
for windows into apartment units
above. Ventilation openings on the
street sides of the parking garage are
to include faux storefront frames and
durable metal screens, that add visual

30 | Kalispell Mixed-Use Structure

interest, an increased sense of security,
and minimize headlight glare onto
adjacent properties while screening
the structured parking with materials
and openings that are more akin to
the historic overlay. In the proposed
structure, the parking garage levels will
be screened on the street facing levels
in compliance with Kalispell’s Historic
Design Guidelines. Parking on the alley
side is to be unscreened.

SIGNS, YARDS, & OTHER
OPEN SPACES

HEIGHT, BULK, & LOCATION
The new mixed-use parking structure
occupies most of the existing 28,000
sf lot footprint. By right, the city of
Kalispell allows for buildings up to
60 ft, as represented in (Diagram A).
Given the parking requirements of the
project, this would only allow about
25 apartment units and make the
project financially unfeasible. Were the
design to prioritize minimizing height,
the same number of units could fit
in 7 stories, but the step backs and
courtyards would be lost and the
result would be a shorter building that
is perceived as more massive, see
Diagram B.
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Private
Outdoor
Space
Shared
Outdoor
Space

13’

Diagram A - 60 ft Structure

Diagram B - 7 story structure

66’

40’

22’

87’ - 6”

66’

45’

By making the building 8 stories, or approximately 87’-6”, the design is able to give more careful
consideration to building massing to make it fit the historic context of the area. Where the
building approaches the Kalispell Grand Hotel, horizontal design elements are pulled across the
alley at 16’-0” (the top of the hotel storefront) and 40’-0” (approximating the upper cornice of the
hotel) to provide a sense of continuity and respect. At the intersection of 1st Street West and 1st
Avenue West, the mass is broken vertically at 22’-0” and again at 66’-0” where the building steps
back from the street edge to reduce perceived height. Additionally, the building is broken out into
separate forms horizontally to give it the perception of several buildings along each street.
The main floor is designed around the pedestrian experience and human scale. Retail and lobby
spaces wrap the first floor parking and provide an interactive experience on 1st Street West and
1st Avenue West. The 1 ½-story brick facade with large storefront windows pulls elements from
classic urban design principles like those shown on Main Street.
While the proposed structure would be one of the tallest in Kalispell today, Montana is home to
dozens of taller buildings that were constructed within the period of significance of the Kalispell
Main Street Historic District (1875-1949), with many of the historic buildings being constructed
before 1925. In Missoula, the 1909 Montana building is 6 stories and 85 ft tall, while the 1921 Wilma
Building is 9 stories and 103 ft tall. Bozeman’s 1923 Baxter Hotel is 7 stories and 80 ft tall. Butte
has about 5 buildings of similar height constructed prior to 1925.
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north

4i

OPEN SPACE LOCATIONS
The project will provide a variety of
open spaces to meet the requirements
of Multi-Family dwellings. The main
amenity will be a patio open to 1st
Ave W on the 5th floor. Additional
areas are designed with the option to
provide private access to portions of

lower roof at building step-backs. Interior
to the project, a gym and a lounge will be
provided. The sum of the cost of these
spaces will be at or above the cost of 500
sf of undeveloped land per unit provided
per the city’s multi-family development
requirements.
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4j

HOURS OF OPERATION
The Garage, Apartments and Retail
will be Operated, Managed and
Maintained by the professional staff
of the nearby 24 hour, full service,
Boutique Hotel Charles. The hotel will
function as a 24 hour operation in
order to accommodate hotel guests.
The hotel will provide full service,
valet parking services for hotel and
restaurant guests. The valet will
control a portion of the garage. The
garage will be managed in a way to
take advantage of the predominate
downtown Business/Office uses
during the daytime hours and
symbiotic restaurant/hotel/nightlife
use during the evening/overnight
hours.
Brining more residences into
downtown translates into more
business transactions downtown,
which is healthy for local business
owners and their commitment. At
the same time, the density created
through these projects is a better
land use for the central business
district in that it doesn’t result in
sprawl and rather preserves the
open space that we all love about
the Flathead Valley. Our desire is to
continue to bolster the wonderful
things already happening downtown
and build on the positives of the
economy. These 78 residential units
in addition to the captive audience
of the hotel will result in both local
and outside dollars being spent in
Downtown Kalispell and beyond.
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Perhaps most importantly, the people
inhabiting downtown after business
hours continue to activate a currently
untapped revenue opportunity for
many downtown businesses.
4k

4l

As the development will exceed 10,000
sf of disturbed area, it will require
compliance with Chapter 8 of Kalispell’s
Standards for Design and Construction
for Storm Sewer Systems. Existing and
proposed conditions will be analyzed and
reported as required by a licensed civil
engineer.

NOISE, LIGHT, DUST,
ODORS, FUMES,
VIBRATIONS, GLARE AND
HEAT
We strive to account for reducing
or countering any nuisances such
as these through good design.
Mitigating these issues contributes
to the health and benefit of both
our building occupants as well as
that of our neighbors. We don’t
anticipate this building generating
or contributing to these negative
factors. Where these is some
possibility for odors at our trash
storage, we’ll be approaching it in a
similar manner as all other downtown
businesses. Any headlight glare in
the structured parking levels has
been addressed in this application.
Operationally, we’ll have to establish
some quiet hours for our building
residence and they will either match
or be more restrictive than the city
ordinance.

STORM DRAINAGE

4m

FIRE AND POLICE
The proposed structure is infill
construction, located in the downtown
area and close to both fire and police
resources. Additionally, this project
doesn’t require an alteration of the
city limits or extension of public
infrastructure. The building will be
equipped with a fire sprinkler protection
system throughout to comply with
building code. The fire department
connection and control room will
be located in the south west corner
adjacent to the pedestrian access
to the parking garage. The hotel will
provide 24 hour security oversight for the
garage, apartments and retail space to
help minimize the affect on the police
department.
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thank you.
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60FT PERMITTED W/O REVIEW

PROPOSED DESIGN

EXISTING CONDITIONS

spring/fall equinox.

8 AM
NOON

4 PM
8 PM
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PROPOSED DESIGN

EXISTING CONDITIONS

summer solstice.

8 AM
NOON

4 PM
8 PM

60FT PERMITTED W/O REVIEW

PROPOSED DESIGN

EXISTING CONDITIONS

winter solstice.

8 AM
NOON
4 PM
8 PM

EAGLES LOT DEVELOPMENT
REQUEST FOR A CONDITIONAL USE PERMIT
STAFF REPORT #KCU-22-02
KALISPELL PLANNING DEPARTMENT
SEPTEMBER 7, 2022
This is a report to the Kalispell City Planning Board and Kalispell City Council regarding a request
for a conditional use permit for a parking structure and for additional height over sixty (60) feet within
the B-4 (Central Business) Zoning District. A public hearing on this matter has been scheduled before
the Planning Board for September 13, 2022, beginning at 6:00 PM, in the Kalispell City Council
Chambers. The Planning Board will forward a recommendation to the Kalispell City Council for
final action.
BACKGROUND INFORMATION
This application is a request from Montana Hotel Development Partners, LLC for a conditional
use permit at 103/125 First Avenue West for a parking structure and for additional height over
sixty (60) feet, which is the height allowed by right (unlimited height is allowed with a conditional
use permit). The building would contain approximately 242 parking stalls on four levels of parking
with general commercial uses on the ground floor and 78 residential units on the upper floors. The
building would be eight (8) stories, or approximately 88 feet tall.
This report addresses the requirement for a conditional use permit for the parking structure and the
height only. There are other matters related to Tax Increment Financing, Developer’s Agreements,
and other aspects of the project which are separate matters to be determined by the City Council
at a different date. That being said, it is important to understand the context of the project as part
of the background information as it is being considered.
This project has arisen out of a request for proposals for the development of city-owned property
at the corner of Third Street West and Main Street. The City advertised for proposals in 2020 for
a seven month period and received one proposal by the application deadline. The project, named
The Charles, was submitted by Montana Hotel Development Partners, LLC, and provides for the
transfer of the city-owned surface parking lot site to the Montana Hotel Development Partners for
the purpose of a five-story boutique hotel. The hotel is proposed as a five-story development with
full-service restaurant, bar and casino, some executive conference space and ground floor retail
space.
The business model requires valet parking. To meet the valet parking requirement, the Partners
additionally propose construction of a parking garage approximately two blocks north at the
southeast corner of First Avenue West and First Street West. While the request for proposals did
not require the replacement of the existing parking spaces at the (formerly) Valley Bank lot, the
hotel project is required to provide parking for its own demonstrated demand estimated at 90
spaces.

1

Under the original proposal, the approximately 242-stall parking structure would be publicly
owned with the Charles leasing 90 spaces. Due to changed market conditions, the concept changed
to a private structure with the parking spaces leased back to the City. As currently proposed, the
parking garage would provide parking as follows: 90 spots for the Charles Hotel; 69 spaces to
replace those existing at the current Eagles lot (site of the proposed parking structure), 43 as
(unrequired) replacement of former Valley Bank lot permit parking and an additional 40 spaces
allowing for future parking demand in downtown Kalispell. An additional aspect of the proposed
parking structure is the inclusion of ground floor retail space and 78 residential units on the upper
floors.
A:

Applicant:

Montana Hotel Development Partners, LLC
208 First Avenue East
Kalispell, MT 59901

B:

Location: The property is located at 103/125 First Avenue West and can be described as Lots
17-24 of Block 46 of the Kalispell Original Township, as shown on the map or plat thereof
on file and of record in the office of the Clerk and Recorder, Flathead County, Montana.

C:

Existing Land Use and Zoning: The subject property is currently utilized as a surface
parking lot owned by the City of Kalispell. The B-4 (Central Business) zoning for the
property is a “business district intended to set apart that portion of the city which forms the
center for financial, commercial, governmental, professional and cultural activities. This
district is not intended for general application throughout the planning area. This zoning
district would typically be found in areas designated as commercial on the Kalispell
Growth Policy Future Land Use Map.”
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D. Size: The subject property is approximately
0.64 acres.
E: Adjacent Zoning:
North:
East:
West:
South:

B-4
B-4
B-4
B-4

F: Adjacent Land Uses:
North:
East:
West:
South:

Commercial
Commercial
Commercial
Commercial

G: General Land Use Character: The property
is located in the commercial core of the downtown
area of the city. The general area has contained
dense commercial activity throughout the history
of the town and the overall character is unlikely to change. It is projected that commercial, as well as
multi-family residential, growth will continue in the downtown area with increased amounts of
density based on zoning standards allowing sixty (60) foot building heights allowed by right
(unlimited with a conditional use permit) and no minimum parking requirements.
H: Relation to the Growth Policy: The Kalispell
Growth Policy Future Land Use Map designates the
subject property as Commercial. The Commercial
land use category provides areas for commercial uses
such as general retail, offices, restaurants, and other
uses consistent with general business zoning districts,
including multi-family. City services including
sewer, water and streets are immediately adjacent to
the subject property.
As noted in the City of Kalispell Growth Policy PlanIt 2035, Chapter 4B, on Business and Industry, Issue
8, “The Kalispell Downtown planning area has
significant capacity for future business and industry.
Knowing this capacity can help in planning for
downtown revitalization and in economic
development efforts.”
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A significant amount of effort has been placed into planning within the downtown area and is reflected
in several planning documents, including the Kalispell Growth Policy Plan-It 2035, the Downtown
Plan, and the Downtown Kalispell Urban Renewal Plan.
As noted in the growth policy under Chapter 3, Community Growth and Design: “A new urban
planning and development paradigm has emerged in recent years. This paradigm signals a return to
the development pattern that characterized Kalispell from its founding until the 1950’s. There is an
emphasis on redevelopment of the existing urban core. The urban core allows for balanced
transportation options including walking, biking, transit, or driving. Neighborhoods can once again
be the center of social activity and interaction. Other aspects of the paradigm include mixed-use
projects, higher residential densities and pedestrian friendly site development.”
This project and the conditional use permit request have the ability to significantly further specific
goals, policies and recommendations found in those plans. The request is consistent with the plans in
the following ways:
Kalispell Growth Policy Plan-It 2035
Chapter 1 Economy, Recommendation 1 – Support public/private partnerships to strengthen
commercial districts within the city.
Chapter 4 Housing, Goal 1 – Provide an adequate supply and mix of housing that meets the needs of
present and future residents in terms of cost, type, design, and location.
Chapter 4 Housing, Recommendation 9 – Encourage mixed uses to include residential units within
the core area as it redevelops.
Chapter 5 Natural Environment, Goal 7 – Encourage higher density mixed use developments on lands
within and close to city limits.
Chapter 6 Historic Downtown and Core Area, Goal 2 – Encourage development and redevelopment
in the downtown and implementation of the neighborhood plans.
Chapter 6 Historic Downtown and Core Area, Goal 4 – Strengthen the downtown as a historical and
cultural center of the community and viable commercial center for residents and tourists.
Chapter 6 Historic Downtown and Core Area, Goal 7 – Foster public/private relationships and
communicate opportunities for grants, loans, etc.
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Chapter 6 Historic Downtown and Core Area, Policy 1 – Work to create and support a prosperous
core of retailers, restaurants and entertainment uses that keeps the downtown and Core Area active
and vibrant.
Chapter 6 Historic Downtown and Core Area, Policy 3 – Recognize that there are special parking
requirements downtown which differ from other areas. Encourage innovative parking management,
effective regulation of on-street parking, shared parking provisions, parking standards that
encourage reuse of upper floors, and provision of public parking lots and structures.
Chapter 6 Historic Downtown and Core Area Policy 8 – Encourage development and redevelopment
by creating incentives for developers to offset infrastructure and other site costs.
Chapter 6 Historic Downtown and Core Area, Policy 9 – Redevelopment is encouraged to integrate
a variety of housing types to accommodate people of different age groups and income levels.
Chapter 6 Historic Downtown and Core Area, Policy 11 – Promote a mix of uses in downtown
buildings emphasizing retail uses on the main floor and office or residential in upper floors.
The Downtown Plan
Chapter 3, Key Issues and Strategies Goal 2, Parking Supply and management.
(7) Parking Structure:
a. Potential Parking Structure Design Concepts:
1) A new parking structure should be designed with a greater vision in mind. It should not solely be
a utilitarian structure. It must be architecturally designed and sited properly to fit into, augment and
enhance the downtown.
2)The structure should incorporate retail on the ground floor to avoid dead spots in our downtown
(stretches of street frontage which are dark, offer no goods or services or that offer nothing to the
walking public).
3)The structure could be publicly financed or be a private/public partnership.
4)The City could donate an existing public surface parking lot to an entity in exchange for an
agreement from the entity to construct a multi-story building within a reasonable period and provide
at least as much parking as the existing surface parking lot was providing.
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Downtown Kalispell Urban Renewal Plan
Under Chapter 8 of the Downtown Kalispell Urban Renewal Plan, Section 2 on Parking, the plan
notes “
. . . the continued reliance on surface parking will continue to inhibit growth in the
downtown. A parking structure, whether free standing or integrated in new mixeduse construction, needs to be part of the long-term planning for downtown. From a
practical standpoint, if the city continues to rely on surface parking, future
development downtown is effectively capped. . . . Parking structures can be
beneficial as they allow for increased densities in the core, where it is most
economical for the city to provide services.
Also under Chapter 8, Section 3 on Surface Parking:
(s)urface parking lots are not the highest and best use of land; however, (they) make
up 36% of the parcel space in Downtown Kalispell. Private surface parking lots
within the downtown boundary are valued at approximately $15 per square foot of
land, whereas, buildings within the downtown boundary are valued at approximately
$62 dollars per square foot (editors note: specific figures based on 2018 data). The
surface parking lots represent underutilized properties that are centrally located in
the city. These underutilized lots result in depressed property values (outlined above)
for the lot itself and potentially surrounding lots. The surface parking lots, if not
maintained, begin to detract from the downtown and give the impression that the
area is run down or otherwise not invested in. This will lead to further disincentive
to invest in the immediate area and reduce the commercial viability of the
downtown. Between surface parking lots and tax-exempt properties a large
proportion of the downtown is generating limited to no tax revenue. Additionally,
surface parking lots create an uninviting built environment, degrade the natural
environment (e.g., by polluting storm water runoff into areas waterways) and are
often provided at the expense of more productive investments.
The Urban Renewal Plan therefore, based on both the language of the renewal plan itself
and the Downtown Plan, calls for consideration to allow “city surface parking lots to be
leveraged for more appropriate uses.”
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I: Utilities/Services:

Sewer:
Water:
Refuse:
Electricity:
Gas:
Telephone:
Schools:
Fire:
Police:

City of Kalispell
City of Kalispell
City of Kalispell
Flathead Electric Cooperative
NorthWestern Energy
CenturyTel
School District #5, Elrod Elementary/Flathead High School
City of Kalispell
City of Kalispell
EVALUATION OF THE REQUEST

This application has been reviewed in accordance with the conditional use review criteria in the
Kalispell Zoning Ordinance. A conditional use permit may be granted only if the proposal, as
submitted, conforms to all of the following general conditional use permit criteria, as well as to all
other applicable criteria that may be requested.
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1.

Site Suitability:
a.

Adequate Useable Space: The subject property is approximately 0.64 acres. The
project site is generally flat with no significant topographical impediments. The B-4
zoning district does not have a maximum density, relying instead on appropriate
design to accommodate required improvements. Final design of the project will be in
conformance with all city design criteria, including, but not limited to, zoning,
building code, fire code, and the Standards for Design and Construction.

b.

Height, bulk and location of the building: There are no setbacks or maximum lot
coverage requirements in the B-4. The maximum height allowed by right is 60 feet,
and an unlimited amount of height with a conditional use permit. The only bulk and
dimensional standard related to the proposal not allowed as a matter of right is the
extra 28 feet, which would allow for the residential component of the project along
with aesthetic considerations. The additional height does bring high-rise construction
provisions of the building code into the building code review. When an occupied floor
is 75 feet or more above where the fire response would be, there are special structural,
fire/life safety, and other considerations. The building will be designed to meet or
exceed those standards.

c.

Adequate Access: The development fronts on First Avenue West and from First Street
West, both of which are city streets. It is anticipated that the only vehicular access
will be off of First Avenue with additional pedestrian accesses on both First Avenue
and First Street. Based on the number of trips generated, a Traffic Impact Study
(“TIS”) will be required to establish what, if any, additional street improvements need
to be made to accommodate the development. The TIS should be submitted prior to
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issuance of a building permit and any recommendations from the study should be
implemented as part of the project.
d.

2.

Environmental Constraints: There are no known environmental constraints, such as
steep slopes, streams, floodplains, or wetlands on the area of the property proposed
for development which could affect the proposed use.

Appropriate Design:
a.

Architectural Appearance: The property is located in the Downtown Historic District
overlay, which applies
certain
architectural
standards for development
within the area. The overlay
was adopted in 2021 and is
part of Chapter 27.21A of
the
Kalispell
Zoning
Ordinance. It lies outside of
the Main Street Historic
District, which is a subpart
of the overall Downtown
Historic District that would
contain additional standards.
Section 27.21A.030 details
aspects of the site design and architectural character which would apply. During the
course of the building permit review, the project will be submitted to the Architectural
Review Committee (“ARC”) for review under the generally applicable ARC
standards, the generally applicable Downtown Historic District standards and the
specific Downtown Historic District standards that would apply to parking facilities.
The conditional use permit process does not directly review the architectural
appearance, which is part of the building permit through ARC.
However, in general, the design should take reasonable measures to fit within the
character of the surrounding neighborhood. In the Downtown Historic District, that
means, at least in part, (a) presenting the primary façade to the appropriate block
frontage while conveying a sense of human scale and visual interest along the street
front, or along both frontages on corner lots such as this one; (b) appropriate window
types; and (c) appropriately scaling buildings at the pedestrian level by incorporating
recessed bays/entries, awnings, architectural elements, changes in plane, changes in
material, and window treatment.
As it relates to parking facilities, Section 27.21A.030(2) provides:
(a)

New surface parking along a street shall be placed to the side or rear of the
building and accessed via the alley when possible.
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(b)

Parking structures shall incorporate ground floor features that promote a
pedestrian environment.
1.

(c)

At street level, the parking structure shall include retail, commercial
space, or architectural features that engage the pedestrian experience.
The use of awnings, shading devices, and landscaping are a means to
provide visual interest to areas otherwise not engaging the pedestrian
at street level.

Upper parking levels facing the street shall minimize the visual impact of
parked cars.
1.

Openings shall have a rhythm and scale similar to buildings in the area.

2.

Screens and decorative materials along with railings shall be included
to provide visual interest to upper level openings in the structure to
help minimize headlight glare onto adjacent buildings.

(d)

The overall design of the parking structure shall be compatible within the area
or neighborhood especially in terms of scale, massing, and rhythm.

1.

Vertical and horizontal articulation shall divide the structure to conform with
the area or neighborhood.

2.

Vertical pedestrian circulation can be a change of material or offset from the
façade or elevation in a design similar to buildings in the area or neighborhood.

3.

Angled ramps within shall be screened from view from streets or sidewalks.

Additionally, the Design Guidelines for the Downtown Kalispell Historic District
Overlay lays out considerations for parking structures:
1) Incorporate ground-floor features that promote a pedestrian environment.
(a) At street level, include retail or commercial space that engages the pedestrian.
2) Design parking structures to be compatible with the scale, massing, and rhythm
of buildings in the area.
(a) Use vertical and horizontal articulation to divide the structure and conform
with adjacent buildings.
(b) Vertical pedestrian circulation can be a change of material or offset from the
façade or elevation.
(c) Angled ramps within should be screened from view from streets or sidewalks.
3) Minimize the visual impact of parked cars in upper levels facing the street.
(a) Include openings that have a rhythm and scale similar to buildings in the area.
(b) Provide durable screens and decorative materials that add visual interest to
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upper-level openings, provide a sense of security, and minimize headlight
glare onto adjacent buildings.
Much of the application materials submitted address the design considerations which
are
geared
toward
architectural review and
the historic standards, and
the parking structure
component in particular.
The exterior materials
were selected to reinforce
the overall design concept
and use colors and
materials that correlate to
surrounding
historic
buildings. The brick base,
in particular, is intended
to add a “textural
grounding at the human
scale” with the “natural tones complement(ing) the existing historic fabric.”
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Per the application, “the main floor is designed entirely around the pedestrian
experience and the human scale. Retail and lobby spaces wrap first floor parking and
provide
an interactive
experience on 1st Street
West and 1st Avenue West.
The 1 ½ story brick façade
with
large
storefront
windows pulls elements
from classic urban design
principles like those shown
on Main Street.”

In addition to addressing the parking structure component of the architectural
appearance, the application also lays out how the architectural design is intended to
mitigate visual impacts of the additional height. Given that zoning regulations allow
a building height of up to sixty (60) feet as a matter of right (unlimited height with a
conditional use permit), the focus on the design as it relates to height is essentially on
the additional 28 feet. As the application notes, there are other designs which could
fit the building within that sixty feet, but would either reduce the amount of housing
or eliminate some of the design features, such as the building step backs and
courtyards. Without them, the “result would be a shorter building that is perceived as
more massive.” The dotted lines overlayed on the rendering show how the shorter,
squattier buildings actually have a bulkier appearance from the ground and that the
added height softens the overall visual appearance by allowing for the step backs and
other elements.

As the application states:
By making the building 8 stories, or approximately 87’-6”, the design
is able to give more careful consideration to building massing to make
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it fit the historic context of the area. Where the building approaches
the Kalispell Grand Hotel, horizontal design elements are pulled
across the alley at 16’-0” (the top of the hotel storefront) and 40’-0”
(approximately the upper cornice of the hotel) to provide a sense of
continuity and respect. At the intersection of 1st Street West and 1st
Avenue West, the mass is broken vertically at 22’-0” and again at 66’0” where the building steps back from the street edge to reduce
perceived height. Additionally, the building is broken out into
separate forms horizontally to give it the perception of several
buildings along each street.
The application and initial design submitted take into account city standards,
including, but not limited to, the Downtown Historic District Standards and Design
Guidelines for the Downtown Kalispell Historic District Overlay. The design has
sought to mitigate visual impacts through the use of design elements which support
the request for additional height. As noted, the project will be submitted to ARC for
their review as a standard part of the building permit process.
b.

Parking Scheme/Loading Areas: In the B-4 zone, there are no parking spaces required
as part of any use. However, parking lot design such as dimensional standards, ADA,
and other design aspects would be subject to city standards. The parking and loading
areas will be reviewed at the time a building permit is submitted and will go through
the site review process to ensure compliance.
The current layout includes
approximately 242 parking spaces
on four levels of parking. The
first floor would include
commercial space, a residents’
lobby, and utility space as part of
the layout (shown in yellow),
which would impact the design.
The valet parking will also need to
be provided for in a manner that
does not impact the overall
parking design and traffic flow.
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c.

Lighting: Chapter 27.26 of the Kalispell Zoning Ordinance sets standards for all
outdoor lighting on commercial or residential structures. Exterior lighting installed in
conjunction with the development will be reviewed for compliance with the zoning
ordinance during site development review.

d.

Traffic Circulation: As noted above, the primary vehicular access will be from First
Avenue West. On-site traffic circulates through parking facilities that will need to be
designed to meet city standards and will be reviewed during the building permit and
site review process. The current plans include valet parking for the Charles Hotel. As
noted above, a TIS will be required prior to development.

e.

Open Space: There are no specific open space requirements, although, under the
zoning ordinance, 500 square feet of land with recreational value per residential unit
or the equivalent value in
amenities shall be provided and
will be reviewed as part of the
building permit and site review
process. Based on 78 units, that
would equate to 39,000 square
feet. The developers plan to
provide a rooftop patio on the
fifth floor, a gym, and a lounge.
As the multi-family component
is not part of the conditional use
permit review, the recreational
component provides additional
context to the project. In
particular, the provision of open
patios as shown on the plans work in concert with the stepped back portions of the
upper floors, which in turn generates the need for additional height to accommodate
the design.
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3.

f.

Fencing/Screening/Landscaping: There are no general landscaping or screening
requirements for the property except as it relates to shielding of vehicles and
headlights under the
architectural
standards.
The
photo shows a
similar system used
at the Whitefish
parking structure.
The
proposal
includes
the
screening on the
street facing levels, while parking on the alley side would be unscreened. In terms of
landscaping, there are minimal opportunities for landscaping on site, but the proposed
site plan includes trees and landscape buffering along the sidewalk as part of the
boulevard treatment.

g.

Signage: The development shall comply with all of the sign standards as set forth in
Chapter 27.22 of the Kalispell Zoning Ordinance.

Availability of Public Services/Facilities:
a.

Police: Police protection will be provided by the Kalispell Police Department. No
unusual impacts or needs are anticipated from the project.

b.

Fire Protection: Fire protection will be provided by the Kalispell Fire Department.
Any additional fire hydrants will be located as required by the Fire Chief, and fire
sprinkling will be required for the buildings. There is generally adequate access to the
property from the public road system. The buildings will be constructed to meet
current building and fire and safety code standards. Station 61 is approximately 900
feet from the subject property giving good response time.

c.

Water: City water is available in the adjacent street frontage and would serve the
property. No extensions or other improvements of the water main appear to be
necessary to serve the development. If any such work is necessary, the design will
need to be submitted to the City of Kalispell Public Works Department for review and
approval consistent with the Standards for Design and Construction.
Due to the height of the buildings, the developer will likely need to provide pressure
boosters that meet requirements of the Montana Department of Environmental Quality
and the City of Kalispell in order to meet pressure requirements for water service and
fire sprinkling. The location of any necessary hydrants would be determined by the
Fire Chief.

d.

Sewer: Sewer service is available in the adjacent alley and would serve the property.
No extensions or other improvements of the sewer main appear to be necessary to
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serve the development. If any such work is necessary, the design will need to be
submitted to the City of Kalispell Public Works Department for review and approval
consistent with the Standards for Design and Construction.
e.

Storm Water Drainage: Storm water runoff from the site shall be managed and
constructed per the City of Kalispell Standards for Design and Construction. There
are existing city storm mains on both frontages and in the alley. Final design will be
approved by Kalispell Public Works Department prior to building permit issuance and
would include treatment prior to discharging into the city system.
Prior to receiving a building permit the developer will also need to submit a
construction storm water management plan to the Public Works Department. This
plan will need to show how storm water will be treated and where it will be directed
during construction activities.

4.

f.

Solid Waste: Solid waste pick-up will be provided by the City. The number and
location of these trash enclosures will need to be approved by Public Works, with
the anticipation that they will be located in the alley.

g.

Streets: The primary street frontages are First Avenue West and First Street West,
which are existing roads that provide access to the greater City of Kalispell circulation
system. No additional streets or street improvements appear to be necessary as part
of the project unless required as part of the TIS or as part of the site review process.

h.

Sidewalks: There is an existing sidewalk along the full length of both frontages of the
property. It is anticipated the sidewalk will be replaced during the course of
construction and be designed to meet City of Kalispell Standards for Design and
Construction.

i.

Schools: This site is within the boundaries of School District #5. An impact to the
district may be anticipated from the proposed development depending on the
demographics of the residents. On average, 39 students (K-12) would be anticipated
from 78 dwelling units.

j.

Parks and Recreation: Section 27.34.060 of the Kalispell Zoning Ordinance requires
39,000 square feet of land or the equivalent value of improvements as recreational
amenities for the 78-unit development based on a ratio of 500 square feet of usable
land per dwelling. The recreational component and its relationship to the project are
discussed above relative to open space.

Neighborhood impacts:
a.

Traffic: The multi-family project gains its primary vehicular access from First
Avenue West with additional pedestrian accesses on First Avenue as well as First
Street West, both of which are improved public streets. Based on the number of trips
generated, a Traffic Impact Study (“TIS”) will be required. The TIS evaluates the
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impacts the development has on the traffic system and indicates mitigation necessary
to maintain acceptable levels of service. The TIS should be submitted prior to
issuance of a building permit and any recommendations from the study should be
implemented as part of the project.
b.

Noise and Vibration: The development of the property from surface parking to a
parking structure will generate a comparable amount of noise as they are essentially
the same use. Although there would be an increase in the number of vehicles, they
would also be inside a structure. The multi-family use, which is not directly subject
to review as a conditional use, will create some minimal additional noise and
vibration. Overall, the expected level would be consistent with the surrounding
commercial neighborhood.

c.

Dust, Glare, and Heat: The use of the property would not generate any unreasonable
dust, glare, and heat other than during construction. Headlight glare from inside the
parking structure will be mitigated with screening designed to limit glare onto adjacent
properties.

d.

Smoke, Fumes, Gas, or Odors: The development of the property will create minimal
additional smoke, fumes, gas and odors.

e.

Hours of Operation: The facility will be operated on a 24-hour basis in conjunction
with the Charles Hotel and also reflective of the residential component of the
project. Given the type of use and the surrounding commercial neighborhood, the
hours are not inappropriate.

5.

Consideration of historical use patterns and recent changes: The property is located in
the commercial core of the downtown area of the city. The general area has contained
dense commercial activity throughout the history of the town and the overall character is
unlikely to change. It is projected that commercial, as well as multi-family residential,
growth will continue in the downtown area with increased amounts of density based on
zoning standards allowing sixty (60) foot building heights allowed by right (unlimited with
a conditional use permit) and no minimum parking requirements. The proposed project
fits within both the general historical use pattern and the anticipated future development in
the downtown area.

6.

Effects on property values: No significant negative impacts on property values are
anticipated as a result of the requested conditional use of the property. It can be assumed
that property values may increase since the property is currently needing to be redeveloped.
As noted above relative to the Urban Renewal Plan, surface parking lots can have a
negative impact on property values due to their appearance and other issues. Additionally,
the additional parking spaces provided for in the parking structure will help support
existing and future businesses in the downtown area, thereby enhancing the value of
commercial properties in the area.
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7.

Impact on surrounding area: After considering the foregoing review criteria, it is found
that the proposed use conforms to the requirements set forth in Chapter 27 of the Kalispell
Zoning Ordinance. Furthermore, the application of generally applicable design standards
and the conditions of approval provided for herein ensure that the proposed use of the
property as a parking structure as well as the additional height requested will have no more
adverse effect on the health, safety, or comfort of persons living or working in the area and
will be no more injurious, economically, or otherwise, to property or improvements in the
surrounding area than would any use generally permitted in the district.
RECOMMENDATION

The staff recommends that the Kalispell Planning Board adopt staff report #KCU-22-02 as findings
of fact and recommend to the Kalispell City Council that the conditional use permit be approved
subject to the following conditions:
CONDITIONS OF APPROVAL
1.

That commencement of the approved activity must begin within 18 months from the date of
authorization or that a continuous good faith effort is made to bring the project to completion.

2.

That the development of the site shall be in substantial conformance with the submitted
application and architectural/site plan drawings.

3.

Architectural renderings are required to be submitted to the Kalispell Architectural Review
Committee for review and approval prior to issuance of a building permit.

4.

To ensure the traffic flow and access comply with Kalispell Design and Construction
Standards, as well as compliance with other site development standards, the development
shall receive Site Review Committee approval prior to issuance of the building permit.

5.

The developer shall submit to the Kalispell Public Works Department for review and
approval a storm water report and an engineered drainage plan that meets the requirements
of the City of Kalispell Construction and Design Standards.

6.

Prior to construction, the developer shall submit to the Kalispell Public Works Department
an erosion/sediment control plan for review and approval, as well as a copy of all
documents submitted to Montana Department of Environmental Quality for the General
Permit for Storm Water Discharge Associated with Construction Activities.

7.

A Traffic Impact Study shall be submitted to the Kalispell Public Works Department. The
terms, conditions, and recommendations of the Traffic Impact Study (TIS) shall be complied
with in conjunction with the issuance of any building permits.

8.

The developer shall provide pressure boosters for individual buildings, if necessary, that meet
requirements of the Montana Department of Environmental Quality and the City of Kalispell
in order to meet pressure requirements for water service and fire sprinkling.
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9.

The location of any necessary hydrants shall be determined by the Fire Chief.
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City
DocuSign Envelope ID: 3A29E4B8-3A3B-447C-AA44-DCB2C8956DB2

of Kalispell

Downtown Urban Renewal District and WestSide/Core Area Urban Renewal District
Tax Increment Financing (TIF) Application
(Application must be completed in full with all required documents attached)
APPLICANT INFORMATION
Montana Hotel Development Partners, LLC
Name of Applicant:________________________________________________________________
208 1st Ave E, Kalispell, MT 59901
Mailing Address:__________________________________________________________________
406-862-8999
office@compassmt.net
Phone number:___________________
E-Mail:__________________________________________
PROJECT INFORMATION
Kalispell Garage Apartment Partners, LLC
Business Name: __________________________________________________________________
103 and 125 1st Ave W, Kalispell, MT 59901
Business/Project Physical Address:___________________________________________________
_______________________________________________________________________________
New business entity, insurance not established yet.
Business Insurance Co: ____________________________________________________________
: EIN 88-3455179
Tax ID #_____________
___________________________________________________________

Business Type (Corp, LLC, Partnership, etc.): _________________________________________
July 22, 2022
Date business was formed:__________________________________________________________

N/A
Date of property acquisition:_________________________________________________________
Address

Shareholders Name

% Owned

Bill Goldberg
John Costa

208 1st Ave E, Kalispell, MT 59901
208 1st Ave E, Kalispell, MT 59901

33.3
33.3

Robert Watson

208 1st Ave E, Kalispell, MT 59901

33.3

*A current financial statement for each shareholder involved in the project may be required as well as
documentation of financial capacity. (This information will be kept confidential, subject to challenge
in a court of law.) Description of business (product or service provided, etc.):

Annual amount of property taxes: $_________________________________________________
Current on all property taxes: ____Yes

___No

N/A
If no, explain circumstances:_________________________________________________________
Employment: Number of retained positions: _______ ; Full Time:_____ Part Time:_______
Number of new positions to be created: _______; Full Time:_____ Part Time:_______
Average wage per hour $______
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Attachment: Attach an Excel spreadsheet briefly listing and describing the job classifications with
the average wage noted by each job classification. Provide a schedule of when the positions are
anticipated to be created and filled.

Provide a summary of the fringe benefits provided to employees:____________________________
________________________________________________________________________________
A&E Design
Project Architectural Firm: ________________________________________________________
Shane Jacobs
Contact:_________________________________________________________________________
36 2nd St E, Kalispell, MT 59901
Address:_________________________________________________________________________
406-300-7535
sjacobs@ae.design
Phone:____________________________
E-mail:________________________________________
To Be Determined
Project Contractor:_______________________________________________________________
Address:_________________________________________________________________________
Phone:____________________________ E-mail:________________________________________
Has such contractor or architect ever failed to qualify as a responsible bidder, refused to enter into a
contract after an award has been made, or failed to complete a construction or development contract
within the last 10 years? No ____ Yes ____ If yes, explain:________________________________
________________________________________________________________________________
STATEMENT OF QUALIFICATION AND FINANCIAL RESPONSIBILITY
Has the applicant or any individual or entity affiliated with the development of this project been
adjudged bankrupt, either voluntarily or involuntarily, within the past ten years?
No ____ Yes ____ if yes, list date, place, and under what name: ____________________________
________________________________________________________________________________
Has the applicant or any individual or entity affiliated with the development of this project been
indicted for or convicted of any felony within the past 10 years?
No ____ Yes ____ if yes, list the date, charge, place, court and action taken for each case:
________________________________________________________________________________
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PROJECT EXPENSE WORKSHEET
Proposed project description:________________________________________________________
See Attachment B
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
Proposed Construction/Rehabilitation Costs: (See Attachment D)
(If additional room is needed, provide an Excel sheet of expenses)
Explanation:______________________________________________ Cost: $_________________
Explanation:______________________________________________ Cost: $_________________
Explanation:______________________________________________ Cost: $_________________
Explanation:______________________________________________ Cost: $_________________
Explanation:______________________________________________ Cost: $_________________
Explanation:______________________________________________ Cost: $_________________
Explanation:______________________________________________ Cost: $_________________
Explanation:______________________________________________ Cost: $_________________

Architectural Design/Supervision:

Cost: $_________________

Permitting Fees:

Cost: $_________________

Additional Fees:___________________________________________ Cost: $________________
Additional Fees:___________________________________________ Cost: $________________

Total Project Expense: $_________________

Attachment: Attach bids for each proposed project expense
See Attachment A____________
Proposed project schedule with start date and completion date:_________________
________________________________________________________________________________
________________________________________________________________________________
________________________________________________________________________________
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PROJECT FINANCING WORKSHEET
TBD
Project Financial Lending Institution: _______________________________________________

Contact:_________________________________________________________________________
Address:_________________________________________________________________________
Phone:____________________________ E-mail:________________________________________
Total Project Cost: (See Attachment E)
Land and Building if recently purchased (5 years):

$_________________

Cash invested in recent improvements (5 years):
Explanation:____________________________________________

$_________________

Explanation:____________________________________________

$_________________

Explanation:____________________________________________

$_________________

Explanation:____________________________________________

$_________________

Subtotal:

Total ‘Project Expense’ from page 3:

$_________________

$_________________

Total Project Cost:

$________________

Lender Commitments (Include letters of credit or other documentation.)
Lender

Loan Amount

Interest

Term

Payment/Period

TBD
________________

$____________

______%

_____yrs

$___________/Month

________________

$____________

______%

_____yrs

$___________/Month
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TIF FUNDING REQUESTED (See Attachment C)
(Refer to appropriate Urban Renewal Plan– TIF District Policies for more information)

Public Impact Categories

______ Shared Utilities Extension

______ Sidewalk Improvement

______ Tree Placement/Replacement
Private Investment Categories

Loan Programs:
_____ Façade Improvement

_____ Rehabilitation/Code Compliance

Grant Programs:
______ Historic Façade Improvement
_____ Site Preparation and Demolition
(Additional grant or loan dollars may be available through the Kalispell Brownfields Program)

______ Technical Assistance
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CERTIFICATION
Robert Watson
I (we), _____________________________________________________________
(please print),
certify that the statements and estimates within this application as well as any and all documentation
submitted as attachments to this application under separate cover are true and correct to the best of
my (our) knowledge and belief.
Robert Watson

Robert Watson
Name: _______________________________

Name: ______________________________

Signature: ____________________________

Signature: ___________________________

Manager, Montana Hotel and Development Partners, LLC
Title: ________________________________

Manager
Title: _______________________________

August 31, 2022
Date: ________________________________

Date: _______________________________

8/31/2022

Return to:
City of Kalispell Community & Economic Development Department
201 1st Avenue East, Kalispell, MT 59901
406-758-7713
kking@kalispell.com

Required attachments:
•

Excel spreadsheet briefly listing and describing the job classifications with the average
wage noted by each job classification. Provide a schedule of when the positions are
anticipated to be created and filled.

•

Bids for each proposed project expense listed on page 3.

•

Letters of commitment or documentation from any project lender commitment listed on
page 4.
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timeline.
PROJECT AND TASK
Eagles Lot Mixed-Use Development Project Schedule
Pre-Design | Preliminary Submissions

6/27/22-10/3/22

RFP Response Development

6/27/22 - 7/18/22

Proposals Due
Review of Proposals
Anticipated RFP Award Date
Design Contracts

7/18/22 - 7/29/22
8/1/22
8/1/22 - 8/26/22

CUP and TIF Application Due

8/9/22

Planning Board Meeting

9/13/22

URA Board Meeting

9/21/22

Council Meeting - Anticipated CUP Approval

10/3/22

Mixed-Use Development Contracts & Continued Design & Permit

10/3/22 - 8/18/23

Schematic Design (continued)

10/3/22 - 11/24/22

100% Schematic Design Package

11/25/22

50% Design Development (DD) Effort

11/28/22 - 1/6/23

50% DD Cost Estimate | Owner Review (design pause for pricing & review)

1/9/23 - 1/27/23

100% DD Effort

1/9/23 - 2/10/23

Internal Quality Assurance / Quality Control

2/13/23 - 2/17/23

100% DD Package

2/17/23

100% Cost Estimate | Owner Review (simultaneous with CD start)

2/20/23 - 3/10/23

50% Construction Documents (CD)

2/20/23 - 3/31/23

Internal Quality Assurance / Quality Control

4/3/23 - 4/14/23

50% CD Cost Estimate | Owner Review (simultaneous with continued CD effort)

4/17/23 - 5/5/23

100%CD / Permit Documents

4/17/23 - 6/9/23

100% CDs Issued for Permit & Bid
Permit Plan Review (estimated)
Building Permit Issued (estimated)
Bid Period
Bid Day
Notice of Award, Contracts, Notice to Proceed (estimated)

Mixed-Use Development Construction

6/9/23
6/12/23 - 8/18/23
8/18/23
6/12/23 - 7/12/23
7/13/23
7/13/23 - 8/18/23

8/21/23 - 10/18/24

Mobilization | Site Demo | Excavation | Long Lead Shop Drawings (estimated)

8/21/23 - 9/15/23

Site & Building Construction Basement - 4th Floor

9/18/23 - 4/26/24

Multi-Family Floors 5th - 8th

1/22/24 - 9/27/24

Substantial Completion (estimated)
Punch List (estimated)
Final Acceptance | Occupancy (estimated)
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7/18/22

9/27/24
9/30/24 - 10/18/24
10/18/24
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project description.
The existing Eagles Lot at the southeast corner of the intersection of 1st Avenue West and 1st Street West is currently owned and
operated by the City of Kalispell and is used primarily as hourly surface parking available to visitors of downtown Kalispell. The
property is bordered by several Main Street businesses across the alley to the east, The Eagles’ Lodge to the north, Alchemy Lounge
to the South, and a strip mall across the street to the west. It falls in the Downtown TIF District as well as the Kalispell Main Street
Historic District overlay. Originally, the Third and Main RFP required that proposing firms provide parking solutions for their proposed
building on that site. After exploring different options, our team found that the size of that lot made structured parking unfeasible
and subterranean parking proved to be too expensive. Creatively, our team proposed a parking structure to be built on the nearby
Eagles Lot and factored valet services into the hotel’s proforma and parking analysis. Redevelopment of this underutilized paved
area contributes to a primary goal Kalispell’s Downtown Plan by redeveloping tax exempt properties, especially those that serve as
surface parking and generate little tax revenue if they happen to be privately held. The lower floor of the proposed design upholsters
the parking structure with commercial tenant retail space, continuing the urban design look and feel of downtown. The parking
structure is carefully concealed in downtown architectural rhythms, openings, and materials to contribute to the urban environment
in a more appropriate manner rather than an unskinned parking structure. The structured parking is capped with 78 multi-family
units of varying types and an elevated courtyard for those residents. The parking structure component of the proposed project is
the focused piece of the TIF application and request.
During the 3rd and Main RFP response, the following math was developed to arrive at the 239 stalls required in the Eagles Lot RFP:
90 Charles Hotel Stalls + 112 public stalls to replace the surface parking of both lots at the utilized rate + 37 to accommodate
future construction amounts to 237 total stalls. We are continuing to explore ways to increase parking counts within the building
design and current footprint. We’ll strive to find more efficiencies, but at this early juncture and without a full slate of engineering
consultants on board, we currently sit at 242 stalls in the present design. That future growth capacity is now being proposed at an
earlier date by means of the on-site multifamily units in the current project.
Parking use will ultimately need to be agreed to by both the city and developer through a developer agreement. At this time, our
intent in simple terms is to match the math shared above, with the future parking capacity being dedicated to the recently increase
in construction on the subject property by adding the multi-family units. Beyond that simple math, we know we can be much more
creative with the use of the parking structure by way of valeting the hotel and restaurant patrons, which would allow our staff to
stack vehicles in a more compact manner. Also, with the current downtown being predominantly a business use, this combination
of projects brings a variety of uses to downtown through the additional housing and hospitality, which creates a symbiotic use
to the parking structure after business hours while extending the activity of downtown into the evening hours. Both the city and
developer benefit from the parking structure being utilized to its greatest extent, meaning that we don’t want to reserve 132 hotel
spaces 24/7/365 when our occupancy rate will fluctuate and during typical business hours, we have little demand for parking spaces.
With that, we intend to work with consultants that will help us study and make recommendations on the best use and strategy for
operation hour by hour throughout the 24-hour daily cycle. We have no intention of limiting our neighbors from purchasing permits
and intent to work in a similar fashion as the city has historically worked with local business owners for permits at the two current
surface parking lots.
Additionally, the parking structure component of this project continues to realize the ability to open up on-street parking for
downtown business patrons, which has been a core public comment since prior to even the downtown plan. Bringing more
residences into downtown translates into more business transactions downtown, which is healthy for local business owners and their
commitment. At the same time, the density created through these projects is a better land use for the central business district in
that it doesn’t result in sprawl and rather limits the infrastructure expansion while preserving the open space that we all love about
the Flathead Valley. Our desire is to continue to bolster the wonderful things already happening downtown and build on the positives
of the economy. These 78 residential units in addition to the captive audience of the hotel will result in both local and outside dollars
being spent in Downtown Kalispell and beyond. Perhaps most importantly, the people inhabiting downtown after business hours
will continue to activate a currently untapped revenue opportunity for many downtown businesses all while spurring further urban
renewal and building the tax base.
The garage, apartments, and retail will be operated, managed, and maintained by staff of the nearby Charles Hotel. The hotel will
provide valet parking services for hotel and restaurant guests. The valet will control a portion of the garage, where they will take
advantage of the ability to “stack” cars. The garage will be managed to take advantage of business / office use during the daytime
hours and restaurant / hotel use during the evening/overnight hours. The hotel will provide 24-hour security oversight for the garage,
apartments, and retail space.
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Multi Family, Commercial & Garage TIF Request Assumptions
Kalispell, MT
Hotel TIF Assumption:

Garage TIF Assumption:

Apartment TIF Assumptions:

Cont’d…

C

41,000,000.00
x _____1.89%

approx cost estimated market value
tax rate (commercial)

774,900.00
X___0.74411

taxable value
mill levy (2021 City of Kalispell)

$576,611

approx ad valorem taxes

100% = $576,611

yearly

9,200,000.00
x _____1.89%

approx cost estimated market value
tax rate (commercial)

173,880.00
X___0.74411

taxable value
mill levy (2021 City of Kalispell)

$129,386

approx ad valorem taxes

100% = $129,386

yearly

20,000,000.00
x _____1.89%

approx cost estimated market value
tax rate (commercial)

378,000.00
X___0.74411

taxable value
mill levy (2021 City of Kalispell)

$281,274

approx ad valorem taxes

100% = $281,274

yearly

DocuSign Envelope ID: 3A29E4B8-3A3B-447C-AA44-DCB2C8956DB2

40 Additional Public Stalls:

$153,972

City TIF Contribution Calculation

100% = $153,972

yearly

The above calculation is in the Hotel Development agreement.
Any stalls above the 202 count, will be re-imbursed thru Tif at $38,493 per space. We are
currently at 242 stalls. So we will be re-imbursed for 40 stalls. 40x$38,493=$1,539,720.
$1,539,720 divided by 10 years = $153,972 per year
Yearly TIF Request:
Hotel:

$576,611

Garage:

$129,386

Multi Family/Commercial:

$281,274

Additional Public Stalls:

$153,972

Total Yearly:

$1,141,243

This is based on a 10 year TIF re-imbursement plan for the Garage

C
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Kalispell Multifamily + Garage Development

Development Costs

Development
Budget
Subtotal Multifamily Hard Costs
Subtotal Garage Hard Costs

E

$15,359,472
$6,966,879

$/Gross
Buildable
Area

$/Unit
$196,916
$89,319 / stall

$/Gross
Leasable
Area

$174

$239

$79

$109

$7

$9

Total Direct Costs

$586,347

$7,517

Retail Tenant Improvements

$320,000

n/a

Total Architects and Engineers

$1,261,318

$16,171

$14

$20

Total Permits, Insurance, Mktg & Legal

$2,388,926

$30,627

$27

$37

Total Management & Fees

$2,687,785

$34,459

$30

$42

Subtotal Multifamily Costs (Hard + Soft)
Subtotal Garage Cost (Hard + Soft)

$20,332,228
$9,238,499

$260,670 / unit
$38,817 / stall

$230
$105

$317

Total Construction Budget

$29,570,727

$379,112 / unit

$335

$461

STAFF REPORT
KALISPELL DOWNTOWN PUBLIC PARKING GARAGE PROJECT
REQUEST FOR DOWNTOWN TIF ASSISTANCE
KALISPELL COMMUNITY DEVELOPMENT
September 15, 2022
This is a report to the Urban Renewal Agency and Kalispell City Council regarding a request for Tax Increment
Finance (TIF) Assistance in the amount of $9,238,499.00 for the construction of an approximately 242-space
public parking structure located at First Street West and First Avenue West (125 First Avenue West/Eagles
Lot). A public meeting on this matter has been scheduled before the Urban Renewal Agency for September
21, 2022, beginning at 4:00 PM, at Kalispell City Hall. The Urban Renewal Agency will forward a
recommendation to the Kalispell City Council for final action.
TIF Assistance Program Overview: The Kalispell City Council created the Downtown Kalispell TIF
Assistance Program in 2019, by Resolution 5955. The Downtown Kalispell TIF Assistance Program was
developed to support redevelopment activity and advance the goals of the Downtown Kalispell Urban Renewal
Plan. These goals, as required by state statute, focus on mitigating blighted conditions within the Downtown
Kalispell Urban Renewal Plan Boundary. The primary objective of the TIF assistance program is to
encourage investment in development and redevelopment of mixed-use, commercial, and multi-family
(four units or more) within the district in accordance with the provisions of Montana Urban Renewal Law.
Additional objectives within the urban renewal district include:




Expand the property tax base in the district through private investment in income producing
properties;
Stimulate economic and business development within the district by improving public infrastructure
deficiencies; and
Reduce blighted properties within the district.

Further, the Downtown Kalispell Tax Increment Financing Assistance Program identifies Public
Infrastructure projects as recommended by City Council. Such project activities as allowed under Montana
state law include the acquisition, construction, and improvement of public improvements of infrastructure,
including streets, roads, curbs, gutters, sidewalks, pedestrian malls, alleys, parking lots and off-street
parking facilities. Sec. 7-15-4288(4), MCA.
Proposed Project: The proposal before the city consists of two parts that will be further outlined in Developer
Agreements. The first part is the construction of a $41,000,000 boutique hotel on the northwest corner of Main
Street and Third Street West in response to the City’s December 2020 Third and Main Lot Request for
Proposals. The project allows the transfer of the city-owned surface parking lot site (appraised at $270,000) to
the Montana Hotel Development Partners LLC for this purpose. The hotel is proposed as a five-story
development with full-service restaurant, bar and casino, some executive conference space and ground floor
retail space. The business model requires valet parking. To meet the valet parking requirement, the Partners
additionally propose construction of a public parking garage approximately two blocks north at the
southeast corner of First Avenue West and First Street West. While the request for proposals did not require
the replacement of the existing parking spaces at the Third and Main lot, the hotel project is required to
provide parking for its own demand estimated at 90 spaces. Under the original proposal approved by the
Council, the 242-stall parking structure would be publicly owned with the Charles leasing 90 spaces. Due
to changed market conditions, the concept has changed to the Eagles Lot being developed privately with
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the public parking spaces leased back to the City at no cost. As with the Third and Main Lot, there would
be a transfer of the city-owned Eagles Lot (appraised at $530,000) to the developer for this purpose. As
currently proposed, the second part of the project includes the construction of a $29,570,727.00 mixed use
building consisting of a public parking garage ($9,238,499), 78-units of multi-family housing, and ground
floor commercial space on the Eagles Lot. The public parking garage would provide parking as follows:
90 spots reserved for the Charles Hotel use; 69 spaces effectively replacing those existing at the current
Eagles lot (site of the proposed parking structure), 43 as (unrequired) replacement of former Valley Bank
lot permit parking and an additional 40 spaces allowing for future parking demand in downtown Kalispell.
The Charles Hotel partners will lease the 90 spaces at the same market rates charged to the public permit
holders.
The City of Kalispell is proposing to use Downtown Kalispell TIF for the 242-space public parking garage.
The garage qualifies as a public infrastructure program within the Downtown Kalispell Tax Increment
Financing Assistance Program, as parking lots and off-street parking facilities are identified as an allowable
redevelopment activity per Montana Code Annotated noted above (Sec. 7-15-4288(4)). Currently, the
building site is City owned and consists of a surface parking lot with 69 parking spaces, primarily permit
parking. The City is requesting TIF assistance in the amount of $9,238,499. The funds would reimburse
the developer for the construction costs of the public parking garage portion of the mixed-use building from
the TIF generated by the Charles Hotel development and the proposed Eagles Lot development. In total,
between the two projects it is estimated that there will be $70,000.000.00+ in a new investment. This
investment does not include any new investment that will occur downtown as spin off from the proposed
development.
The public parking garage will be entirely financed and constructed by the developer. In exchange, the city
is proposing to reimburse the developer for the garage construction from the tax increment generated by the
two projects. The City will not incur debt for the project in any form including bonding against the project.
Tax revenue estimates have been generated and the anticipated increment reimbursement is broken down
as follows:
Hotel TIF Assumption:
41,000,000.00
x
1.89%
774,900.00
x
0.74411
$576,611

approx. cost estimated market value
tax rate (commercial)
taxable value
mill levy
approx. annual ad valorem taxes

Mixed-Use/Garage Assumption:
29,200,000.00
x _____1.89%
551,880
x
0.7441
$410,654

approx. cost estimated market value
tax rate (commercial)
taxable value
mill levy
approx. annual ad valorem taxes

In addition to the increment from the two projects, both the URA and Council had previously approved the
use of increment for additional parking spaces above the 202 (69 Eagles, 90 Charles Hotel, 43 Valley Bank)
required by the developer, which would provide for additional growth. The city would reimburse the
developer using existing downtown TIF increment for any additional spaces over 202. Each space would
be estimated at $38,176 based on a pro-rated average. Over an 11-year period (approximate time left on
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TIF District once construction is completed) this would be approximately $138,822 per year that would be
paid from the existing downtown TIF increment. In total there would be a reimbursement to the developer
in the amount of roughly $1,126,087 ($576,611+$410,654+$138,822) on a yearly basis. It should be noted
that the increment provided is only estimates provided by Department of Revenue and the developer. The
developer will ultimately be responsible for the loan and the city is only obligated to the increment that the
two projects create (as it may be lower) and the cost of the additional parking spaces.
No residents are being displaced by the proposed project as the current use is public permit surface parking.
Applicant:

City of Kalispell
201 1st Avenue East
Kalispell, MT 59901

Location and Legal Description of Property: The subject property (Eagles Lot) is located at the southwest
corner of First Avenue West and First Street West with the address listed as 125 First Avenue West. The
property is within the Downtown Kalispell Urban Renewal Plan Boundary. The property can be legally
described as: Lots 17, 18, 19, 20, 21, 22, 23, and 24 of Block 46 of Kalispell Original Townsite, as shown
on the map or plat thereof on file and of record in the Office of the Clerk and Recorder, Flathead County,
Montana.

Size: The subject property is 14,000 sq ft or .321 acres.
Existing Land Use: The property is currently owned by the City of Kalispell and is paved and striped in
use as a public permit surface parking lot.
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Adjacent Land Uses: The land uses surrounding the subject property are as follows:
West: Office space
North: Fraternal Order of Eagles
East: Alley Connection Restaurant/Kalispell Grand Hotel
South: The Interim Bar
A. EVALUATION OF THE REQUEST
Public infrastructure projects must demonstrate that they are allowable activities within Sec.7-15-4288 (4),
MCA. The proposed project this project does because it is for the construction of an off-street parking facility
and is a project in both The Downtown Plan and the Downtown Urban Renewal Plan. The proposed parking
structure additionally addresses the policies and criteria required of private development requests as follows:
POLICIES
1. TIF assistance will be given to projects that do not have the financial feasibility to proceed without
the benefits of the TIF fund assistance.
The application would not be able to proceed as proposed without TIF Assistance. The Developer
responded to the City of Kalispell’s Request for Proposal at the 3rd & Main lot July 9, 2021, with a
boutique hotel project including full-service restaurant, bar, casino, conference space and ground
floor retail. This $41 million boutique hotel requires 90 parking spaces to be constructed in a public
parking garage with a cost of 9.2 million dollars for the entire structure (242 spaces). Without the
assistance from the TIF from both the Charles Hotel Project and the mixed-use building, the public
parking garage would not be would not be financially viable.
2. The applicant shall provide market and feasibility studies, appraisals, etc. provided to private lenders
of the project as well as any other information the URA, or Kalispell City Council may require in
order to review the need for TIF assistance.
The applicant has submitted preliminary financial pro forma demonstrating the partnership’s
business strategy for holding the project, as well as market and feasibility studies for the hotel. The
Charles Hotel and the mixed-use building are to be privately funded through separate funding
groups. The parking structure development group would finance, design, and engineer the parking
structure along with the rest of the building.
3. Applicants requesting more than $100,000 in TIF assistance shall provide a third-party analysis to
ensure project assumptions provided by developer align with current market conditions and industry
standards.
As the City of Kalispell is requesting the TIF for a public infrastructure project a third-party
analysis is not required.
4. The applicant shall be able to demonstrate their ability to construct, operate and maintain the
proposed project based on past experience, general reputation and credit history.
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The developer has collectively demonstrated extensive experience in the fields of construction, highend hotel development and marketing as outlined in their proposal (see attached).
5. TIF assistance will not be used for projects that place an extraordinary demand on the district
infrastructure.
The parking structure (as well as the Charles Hotel development and mixed-use building) will be
reviewed per standard City requirements including the demonstration of traffic studies, design
review and adherence to Public Works requirements. In the event any mitigation is identified, the
necessary mitigation will be addressed through City processes as part of the planning (CUP),
building permit, and site review process.
6. The relationship of private investment to public investment of a project shall be significant enough
to ensure prudent investment of public funds within the TIF District. A prudent expenditure would
equate to $1 of public money for every $9 of private money invested in a project.
No TIF funds are requested for the Charles Hotel project, nor the multi-family component of the
Eagles Lot development. In simple terms this proposal is for the City to provide $270,000 and
$530,000 parcels used as surface parking lots and in return receive a public parking garage at an
approximate value of $9.2 million. The increment from the project will also reimburse the general
fund the value of both parcels.
7. The applicant shall retain ownership of the project long enough to complete it, occupy it, establish
property management, and initiate payment of taxes based on the increased project value.
The developer will purchase the Eagles Lot property from the City at appraised price of $530,000
using TIF generated by the project. The developer will finance and construct the project. The City
will lease at no charge the public parking garage spaces for a term no less than 50 years. The
public parking garage spaces will be operated and maintained per terms outlined in a Developer
and Lease Agreements. Such terms will include stipulations of developer management, operation,
and maintenance of the publicly leased parking spaces so as to allow members of the public to
access monthly space leases.
CRITERIA
1. Each project must achieve each of the following criteria (PROPOSAL MEETS ALL CRITERIA):


Tax Generation – In order for the Downtown Kalispell TIF District to stay economically healthy
for the maximum benefit to the district and community, a project is expected to generate new
taxes. The increase in taxable value due to new construction & rehabilitation is estimated by the
County Assessor’s office or State Department of Revenue to determine tax increase generation.
In total, between the two projects it is estimated that there will be $70,000.000.00+ in new
investment. This investment does not include any new investment that will occur downtown as
spin off from the proposed development. As outlined above, the estimated tax revenue for the
two projects is $986,000.

5



Elimination of Blight – The project’s direct and indirect impact on the physical deterioration
within the TIF.
The development sites are currently underutilized as surface parking. As part of the development
there will be significant pedestrian level improvements with leasable retail space at the ground
level, consolidated permit parking with portions covered parking, housing, tax base increase
and overall aesthetic improvements to the area. Additionally, the primary objective of the TIF
assistance program is to encourage investment in development and redevelopment of mixed-use,
commercial, and multi-family (four units or more) within the district. In this case, both of the
projects hit all of the highlighted components above.



Project Feasibility – A determination of feasibility is made based on the strength of the
applicant's demonstration of market demand for the project as contained primarily on the pro
forma and financing commitments.
As mentioned previously, the development group has provided detailed market and financial
statements associated with the proposed hotel development. As for the housing, there is currently
a 0% vacancy within the city and additional supply of housing is needed. Downtown housing
will also go along ways towards adding vibrancy to downtown, highlighted as a need in The
Downtown Plan. Both developments are to be privately funded.



Applicant’s ability to perform – An assessment of the applicant’s capability to undertake the
relative complexities of the project based on past performance and the project design and
management team on similar projects based on the complexity of the project.
The Montana Hotel Development Partners has a history of successful development, ownership
and management of those facilities. Partners include:






Bill Goldberg, Owner Compass Construction; builder of multiple Flathead area projects
including: The Quarry, Riverview Trails Apartments, The Highline Apartments, 334
Central Avenue Condominiums, 519 Skyles Place and others;
Robert Watson, CEO & President Bond Partners: previously in leadership roles at
Solage Hotels and Resorts, Kimpton Hotel and Restaurant Group, W Hotels, Starwood
Hotels and Resorts, and Four Seasons Hotels and Resorts.
John Costa, Owner & CEO Alchemy Development Owner of The Interim Bar located at
First Avenue West, Managing Partner of Hi Tech Honeycomb

Timely Completion – The feasibility of completing the project according to the applicant's
proposed project schedule.
The Montana Hotel Development Partners has demonstrated the ability to construct similar
projects (see above). The associated Developer Agreement has been structured that both
projects would be completed within 24 months of building permit issuance.



Plan Goals – The project’s ability to significantly further specific goals found in the Downtown
Kalispell Urban Renewal Plan, The Downtown Plan, and Kalispell Growth Policy Plan-It 2035
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goals and policies. The request is consistent in the following ways:
Kalispell Growth Policy Plan-It 2035

Chapter 1 Economy, Recommendation 1 – Support public/private partnerships to strengthen
commercial districts within the city.
Chapter 4 Housing, Goal 1 – Provide an adequate supply and mix of housing that meets the needs of
present and future residents in terms of cost, type, design, and location.
Chapter 4 Housing, Recommendation 9 – Encourage mixed uses to include residential units within the
core area as it redevelops.
Chapter 5 Natural Environment, Goal 7 – Encourage higher density mixed use developments on lands
within and close to city limits.
Chapter 6 Historic Downtown and Core Area, Goal 2 – Encourage development and redevelopment
in the downtown and implementation of the neighborhood plans.
Chapter 6 Historic Downtown and Core Area, Goal 4 – Strengthen the downtown as a historical and
cultural center of the community and viable commercial center for residents and tourists.
Chapter 6 Historic Downtown and Core Area, Goal 7 – Foster public/private relationships and
communicate opportunities for grants, loans, etc.
Chapter 6 Historic Downtown and Core Area, Policy 1 – Work to create and support a prosperous
core of retailers, restaurants and entertainment uses that keeps the downtown and Core Area active
and vibrant.
Chapter 6 Historic Downtown and Core Area, Policy 3 – Recognize that there are special parking
requirements downtown which differ from other areas. Encourage innovative parking management,
effective regulation of on-street parking, shared parking provisions, parking standards that encourage
reuse of upper floors, and provision of public parking lots and structures.
Chapter 6 Historic Downtown and Core Area Policy 8 – Encourage development and redevelopment
by creating incentives for developers to offset infrastructure and other site costs.
Chapter 6 Historic Downtown and Core Area, Policy 9 – Redevelopment is encouraged to integrate a
variety of housing types to accommodate people of different age groups and income levels.
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Chapter 6 Historic Downtown and Core Area, Policy 11 – Promote a mix of uses in downtown
buildings emphasizing retail uses on the main floor and office or residential in upper floors.
The Downtown Plan
Chapter 3, Key Issues and Strategies Goal 2, Parking Supply and management.
(7) Parking Structure:
a. Potential Parking Structure Design Concepts:1) A new parking structure should be designed
with a greater vision in mind. It should not solely be a utilitarian structure. It must be
architecturally designed and sited properly to fit into, augment and enhance the downtown.
2)The structure should incorporate retail on the ground floor to avoid dead spots in our downtown
(stretches of street frontage which are dark, offer no goods or services or that offer nothing to the
walking public).
3)The structure could be publicly financed or be a private/public partnership.
4)The City could donate an existing public surface parking lot to an entity in exchange for an agreement
from the entity to construct a multi-story building within a reasonable period and provide at least as
much parking as the existing surface parking lot was providing.

Downtown Kalispell Urban Renewal Plan
Under Chapter 8 of the Downtown Kalispell Urban Renewal Plan, Section 2 on Parking, the plan
notes :
. . . the continued reliance on surface parking will continue to inhibit growth in the
downtown. A parking structure, whether free standing or integrated in new mixed-use
construction, needs to be part of the long-term planning for downtown. From a
practical standpoint, if the city continues to rely on surface parking, future
development downtown is effectively capped. . . . Parking structures can be beneficial
as they allow for increased densities in the core, where it is most economical for the
city to provide services.
Also under Chapter 8, Section 3 on Surface Parking:
(s)urface parking lots are not the highest and best use of land; however, (they) make
up 36% of the parcel space in Downtown Kalispell. Private surface parking lots within

8

the downtown boundary are valued at approximately $15 per square foot of land,
whereas, buildings within the downtown boundary are valued at approximately $62
dollars per square foot (editors note: specific figures based on 2018 data). The surface
parking lots represent underutilized properties that are centrally located in the city.
These underutilized lots result in depressed property values (outlined above) for the
lot itself and potentially surrounding lots. The surface parking lots, if not maintained,
begin to detract from the downtown and give the impression that the area is run down
or otherwise not invested in. This will lead to further disincentive to invest in the
immediate area and reduce the commercial viability of the downtown. Between
surface parking lots and tax-exempt properties a large proportion of the downtown is
generating limited to no tax revenue. Additionally, surface parking lots create an
uninviting built environment, degrade the natural environment (e.g., by polluting
storm water runoff into areas waterways) and are often provided at the expense of
more productive investments.
The Urban Renewal Plan, therefore, based on both the language of the renewal plan itself and
the Downtown Plan, calls for consideration to allow “city surface parking lots to be leveraged
for more appropriate uses.”

2. Each project must achieve at least 2 out of the 5 criteria (PROPOSAL MEETS ALL 5 CRITERIA):


Investment – The project’s potential for subsequent investment within the TIF district.
The investment of $41 million for the Charles Hotel on Main Street and approximately $29
million mixed-use building on First Avenue East will positively impact neighboring property
values. Construction of the parking garage will consolidate downtown parking and allow for
future redevelopment in downtown. Additionally, housing will not only provide for local
employer housing opportunities, but provide for additional feet on the street adding to the
vibrancy called out in The Downtown Plan.



Unique Opportunities – The project’s potential to present a unique opportunity, meet a special
need, or address specific TIF district or community goals such as filling a market niche or
providing an un-met community need.
Throughout the planning process there was a desire in the community for the development of a
more exciting downtown. The proposal includes small-scale retail uses that are designed to
create an environment that will attract more people to the downtown. The inclusion of the
parking structure into the building takes a significant step in addressing local perception of
limited parking dampening downtown growth. The addition of 78 housing units in the heart of
downtown will put feet on the street, which will be a step forward in creating the critical mass
needed invigorated the downtown.



Environmental Impacts – The project’s ability to positively impact the environment in terms of
brownfields cleanup, noise, dust, and traffic reduction, pollution reduction, etc.
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The project positively impacts the environment as parking structures are demonstrated to reduce
the actual number and use of parking spaces while allowing more efficient allocation of
resources with significant reduction in employee hours expended in parking management.
Downtown businesses, employees and visitors will have the opportunity to lease permits for
parking in this structure and with a known, predictable parking location reduce traffic,
emissions and time spent searching for available and appropriate parking.


Building – The quality of development, construction and overall aesthetics are beyond that
which is minimally required by the International Building Code (IBC) currently in use as well
as other applicable City codes.
The parking structure development group has initial architectural renderings of the building
which includes development and aesthetics beyond what is minimally required. Ground floor
retail spaces are proposed to increase the quality and design of the project.



Job Creation– Projects that create opportunities for new employment contribute to the economic
vitality of the district and community in a variety of ways. Projects creating five or more fulltime equivalent jobs would be considered to have a significant positive impact on the economic
well-being of the district and will be given greater priority. Additionally, new jobs that pay at or
above the median county income level will be given priority.
Other than during construction, the proposed project will not in and of itself create any new
long-term jobs. The building itself will include an additional approximate 6,000 square feet of
retail commercial space that will have tenants and associated employees at some point. The
parking garage itself will allow for more employee parking in downtown with the waterfall effect
of attracting additional business to the downtown area. At 242 parking spaces, the parking
garage will address future parking needs in anticipation of growth.

3. Each project must achieve at least 3 out of the 6 criteria (PROPOSAL MEETS AT LEAST 4 OUT
OF 6 CRITERIA):


Housing – Increases housing units, including integrating a variety of residential housing types
to accommodate people of different age groups and income levels.
The proposal includes 78 housing units with a mix of studio, one- and two-bedroom units. The
parking garage may provide parking for future housing units thereby supporting the infill and
increased density prioritized in the Downtown Plan.



Urban Development – Redevelopment that considers the downtown’s character and promotes a
mix of uses emphasizing retail uses on the main floor and offices or residential uses on upper
floors.
The design of the buildings is consistent with the historic downtown and the building is designed
as a mixed-use building with retail on the first floor and off-street parking on the upper floors.
The parking structure itself is an urban amenity only feasible with high density development.
Further, the parking garage will be required to meet recently adopted downtown historic
10

guidelines.


Parking – Recognize that there are special parking considerations downtown which differ from
other areas. A project should use innovative parking management and shared parking provisions,
including for general public use.
The project itself is a parking structure to include 242 parking spaces.



Recreation – Incorporates amenities into the development such as pocket parks, activity nodes
and gathering spaces.
The proposed mixed-us building includes a large courtyard to be used by residences of the
building. The courtyard is not only a recreational amenity, but provides for increased
architectural design.



Facilities Public Health and Mobility – Project will construct or improve sidewalks, including
ADA access to buildings.
The project includes redevelopment of a surface parking lot with ADA accessibility
improvements within the garage. It will also include ADA improvements on adjacent sidewalks.



Alternative Transportation – Project promotes the use of bicycling, transit, ride sharing, car
sharing, etc.
The project may promote ride sharing as it provides downtown parking intended primarily for
downtown workers. Additionally, the Charles Hotel project includes the provision of bike racks
to support a more urban living workforce. The inclusion of bike racks is a factor in calculating
parking utilization in turn resulting in a 5% reduction in required parking spaces to meet Hotel
needs.

B. EVALUATION BASED ON STATUATORY CRITERIA
This report evaluates the request in accordance with local and state regulations. The statutory basis for
reviewing Urban Renewal Projects is set forth by Sec. 7-15-4217 M.C.A., which states that following a hearing
the local governing body may approve an urban renewal project if it finds that:
1) A workable and feasible plan exists for making available adequate housing for those persons being
displaced by the project;


No persons are being displaced by the proposed project.

2) The urban renewal plan conforms to the comprehensive plan or parts thereof for municipality as a
whole;


The Downtown Kalispell Urban Renewal Plan adopted by the Kalispell City Council made
findings that included the inclusion of funding assistance in order to assist in housing and
business development. The Growth Policy Plan-It 2035 and Downtown Plan specifically call
11

for the construction of a parking garage to address current and future needs of visitors,
businesses, workers, residents, retail and restaurants recognizing all these aspects of a vibrant
downtown environment.
3) The urban renewal plan will afford maximum opportunity, consistent with the sound needs of the
municipality as a whole, for rehabilitation or redevelopment of the urban renewal area by private
enterprise; and


The project includes a request for tax increment financing assistance that makes the proposed
redevelopment project feasible to be undertaken by private enterprise. The parking garage
itself supports the Downtown Plan’s goal of eliminating blight through the redevelopment of
surface parking lots into higher and better uses.

4) A sound and adequate financial program exists for the financing of said project.


The public parking garage will be privately funded by the developer and reimbursed by the tax
increment generated from the both the Charles Hotel and mixed-use project.

C. SUMMARY
The Downtown Kalispell Tax Assistance Program allows for payment of eligible costs of development to
incentivize development that meets the policies and criteria outlined herein and goals of the Downtown
Kalispell Urban Renewal Plan. The City of Kalispell has identified the construction of a public parking
structure in downtown Kalispell as an eligible cost totaling $9,238,499. Staff has reviewed the application
materials based on the Downtown Kalispell Assistance Program Public Infrastructure Objectives and the
Private Investment policies and criteria. Based on our review, and outlined above, the project meets the required
policies and criteria. The project eliminates blight and advances the TIF District goals of creating off-street
parking consistent with urban density land uses, providing increased commercial/retail space, housing, and tax
base and parking. Vertical mixed-use buildings support neighborhood commercial uses and typically produce
more value per acre.
D. RECOMMENDATION
The Downtown Kalispell Urban Renewal District needs catalyst projects to drive growth in taxable value to
create demand for market-driven redevelopment; therefore, staff recommends that the Urban Renewal Agency
adopt staff findings of fact and recommend to the Kalispell City Council that the TIF Project be awarded.
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Introduction:

On December 4, 2017, the Kalispell City Council adopted The Downtown Plan as an amendment

to the City of Kalispell Growth Policy Plan -It 2035 by Resolution No. 5846. The Downtown Plan
addresses a number of key topics that affect the future growth and development of Downtown
Kalispell. The primary goal of this Downtown

Kalispell Urban Renewal Plan, among other things,

is to create a funding mechanism ( Tax Increment Finance District) in order to assist in the
implementation

redevelopment

of

The

Downtown

Plan.

The City of Kalispell

is seeking to foster the

of The Downtown Plan area as part of the City' s overall mission to meet its needs

of promoting economic development, improving area employment opportunities, improving
area housing opportunities and expanding the community' s tax base.
This urban renewal effort is being undertaken pursuant to Montana Urban Renewal Statutes,
which provide for the renewal of blighted areas in Part s 7- 15- 42 and 7- 15- 43 of Montana Code
Annotated

as follows:

7- 15- 4209( l) A municipality, for the purposes of this part and part 43, mayformulate a workable
program for utilizing appropriate private and public resources:
a)

to eliminate

and prevent

b)

to encourage

c)

to provide for the redevelopment of such areas; or

needed

the development

urban

or spread

of blighted

areas;

rehabilitation;

d)

to undertake such of the aforesaid activities or other feasible municipal activities as may
be suitably employed to achieve the objectives of such workable program.
2)

Such workable program may include, without limitation, provision for:

the prevention of the spread of blight into areas of the municipality which are free from
blight through diligent enforcement of housing, zoning, and occupancy controls and standards;
a)

b)

the rehabilitation of blighted areas or portions thereof by replanning, removing
and other public improvements;
providing
parks, playgrounds,
by encouraging
voluntary rehabilitation; and by compelling the repair and rehabilitation of deteriorated or
deteriorating structures; and
congestion,

c)

Ill.

the clearance

and redevelopment

Role of Downtown

of blighted

areas or portions

thereof.

Kalispell:

Kalispell' s downtown was developed in the late 1800' s and early 1900' s, and has played a
prominent role in the City' s history and development. The downtown serves as an important
economic contributor in the City and greater Flathead Valley as a tourism destination and as a
home to a number of residents, local businesses, banks and local government offices. In addition
to the economic benefits of the downtown, it serves as the epicenter of arts, culture and historic
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conservation. The downtown is the historic and cultural identity of the community with the
Central School Museum, Hockaday Museum of Art, Imagine If Library and numerous historic
buildings. These buildings play an important role in defining the rich historical and cultural
character

111111.

of the community.

Historv:

The citizens of Kalispell have always felt that the continued health and vitality of the downtown
area was important. Accordingly,

in 1979 the City of Kalispell approved the Kalispell Downtown

Redevelopment Plan by Ordinance No. 933, which established that blighted areas existed in the
plan area and that the rehabilitation, redevelopment, or combination thereof was necessary and

in the interest of public health, safety and general welfare of the residents of Kalispell. The plan
paved the way for the creation of a Tax Increment Finance District ( TIF) that was intended to
alleviate blighted conditions, thereby increasing the property values and quality of life for
Kalispell' s residents. Approximately $ 24 million dollars of public money was used to leverage an
additional $

96 million dollars of private investment for a total of approximately $

dollars of public/ private investment and creation of 2, 000 full time jobs.

120

million

A few of the key

development projects included:

Market

Place/ Tyclyman' s

Kalispell

Center

Mall

o

Purchase

and remodel

Museum

o

Flathead High School Parking lot

at Central

School

Elrod Elementary Park

Earl Bennet building
Affordable

Housing projects

Depot Park

Hockaday rehab
Griffin Field/ Begg Park - Relocation

Purchase of multiple City parking lots
Multiple street, alley, storm water, sidewalk, water and sewer projects
1s' Avenue

West and 1slAvenue

Overall, the implementation

East improvements (

of the 1979 plan through creation

Streetscape)

of a TIF was very successful.

Within the Downtown TIF District the value of the mill had an average increase in value of

approximately 14% ( 11 -year period from 1985- 1995), whereas, the remainder of the city had an
average

increase

of 2. 6%

and the larger county had an average increase of 4. 4% during that same

time period. Using those same numbers, assuming that there was no TIF District in place, the

downtown would have likely increased at the same rate as the rest of the city, which was 2. 6%.
For example,

at a 2. 6%

increase, the Downtown TIF District value would have been decreased
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from $ 3, 514 per mill to $ 1, 825 per mill at the end of 1995. In School District 5 case, it would have
meant a decrease in revenue of $492, 600 dollars per year at the end of that same 11 -year time
period vs. if the Downtown TIF had not been implemented. Over 20 -year period, the investment
in the TIF created

an increase

in the School

District

Conversely, the implementation of the TIF did "

5 budget
freeze"

in the amount

the

tax

value

of $ 9, 852, 000. 00.

when

implemented.

Assuming the same 2. 6% growth without the TIF District in place, School District 5 did miss
1, 300, 000. 00 of additional

revenue

over

that

same

11 -year

time

period.

scenario, following the sunset of the Downtown TIF, that $ 1, 300, 000. 00

However,

in

this

dollar loss was offset

within 3 years due to the increased value of those properties within the Downtown TIF District.

This example would also hold true for County assessments. So, although there was a time period
where there was no increase in revenue to the County and School District while the TIF was in
place, overall the investment within the TIF District created a much higher value, therefore

creating a much higher taxable value that will last in perpetuity that more then offsets any short
term revenue losses. Additionally, the city used TIF money to build significant infrastructure for
the County and School District, which were in the public' s interest and appropriate expenditures

for urban renewal money.
Although

a number of projects

were completed

with the 1979 urban renewal

plan, there are still

blighted conditions ( outlined further below) within Downtown Kalispell. Ordinance 1248 and

Resolution 4290 outlined downtown parking and the redevelopment of underutilized buildings
as

projects

that

needed

to

be addressed

in order

to

alleviate

blighted

conditions

within

the

downtown. Although there has been some progress in those areas, there are still many
unresolved issues including downtown parking and redevelopment incentives need to be
incorporated to facilitate the full utilization of old downtown commercial buildings.

IV.

The Downtown

Plan:

Similarly to 1979, todays Kalispell residents feel it is important to maintain a viable Downtown
Kalispell. Accordingly,
efforts

in order

in the summer of 2014, city staff conducted

to guide

the development

of The

Downtown

Plan

numerous public outreach
in order

to address

current

issues within Downtown Kalispell that are inhibiting growth. Seven key issues were brought to
light in the public outreach process of the plan development. Key issue number seven identified
funding as an inhibitor to plan implementation.

Many of the key issues inhibiting downtown

could be solved with a significant funding source, of which The Downtown Plan identified a TIF
as a

potential

solution,

amongst

nine

others.

Additionally, six goals/ guiding principles were identified within the implementation
make the vision
plan

states

downtown."
Tax

to "

for Downtown
provide

for

Kalispell
business

real, tangible
development

and achievable.
and

Goal

redevelopment

number
options

chapter to
three

of the

within

the

Specifically, goal/ guiding principle number three states " creation of a downtown

Increment

Finance

District

to

assist

with

implementation

of this

plan."

Accordingly,

the
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creation of this Downtown Kalispell Urban Renewal Plan allows for the consideration of a TIF
within the Kalispell Downtown, which can be used for appropriate public infrastructure projects
in support of the redevelopment of blighted conditions within the Downtown Kalispell Urban

Renewal Plan Boundary.
V.

Downtown

Kalispell

Urban Renewal

Plan Boundarv:

The proposed Downtown Kalispell Urban Renewal Plan Boundary embraces a 95 -acre area under

multiple ownerships. The plan boundary has been the epicenter of business and social gathering
since the city was created. Starting at the intersection

of 3rd Avenue West and ls' Street the plan

is bound by heading easterly on ls' Street until 3rdAvenue East, thence southerly along 3rd Avenue

East until the intersection with 4th Street, thence westerly along 4th Street until 2, d Avenue East,
thence southerly

along 2nd Avenue East until 5th Street, thence Westerly along 5th Street until 1st

Avenue East, thence southerly along 1st Avenue East until 9th Street, thence westerly along
Street until 1st Avenue West, thence northerly along 1st Avenue
westerly

along

9th

West until 5th Street, thence

5th Street until 2nd Avenue West, thence northerly along 2nd Avenue West until 4th

Street, thence westerly along 4th Street to 3rd Avenue West, thence northerly along 3rd Avenue

West until the point of beginning, shown in the map below:
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V1.

Establishing

A requirement

Blight:

of state

law is the determination

of blight,

which

serves

to establish

the grounds

to justify an urban renewal plan. Defining blight is necessary to clarify any misconceptions
regarding the term. The word blight is associated with negative connotations and should be used
carefully. So as to not offend property owners or community members, it should be noted that
blight is a word of choice used in Montana to define negative aspects of a particular urban setting
so that they can be identified and remedied. Below is the definition of blight:
7- 15- 4206 ( 2) MCA: "

Blighted area" means an area that is conducive to ill health, transmission

of disease, infant mortality, juvenile delinquency, and crime; substantially impairs or arrests the
sound growth of the city or its environs; retards the provision of housing accommodations; or
constitutes an economic or social liability or is detrimental or constitutes a menace to the public
health, safety, welfare, and morals in its present condition and use, by reason of:
a)

The substantial
construction,
residential

b)

or

physical

material,

dilapidation,
and

deterioration,

arrangement

of

age,

buildings

obsolescence,
or

or defective

improvements,

whether

nonresidential;

Inadequate provision for ventilation, light, property sanitary facilities, or open spaces as
determined by competent appraisers on the basis of an examination of the building
standards

of the municipality;

c)

Inappropriate or mixed uses of land or buildings;

d)

High density of population and overcrowding;

e)

Defective or inadequate street layout;

f)

Faulty lot layout in relation to size, adequacy, accessibility, or usefulness;

g)

Excessive

h)

Unsanitary or unsafe conditions;

i)

Deterioration

j)

Diversity of ownership;

k)

Tax of special assessment delinquency exceeding the fair market value of the land;

1)

Defective

land coverage;

of site;

or unusual

conditions

of title;

m) Improper subdivision or obsolete planning;
n)

The existence of conditions that endanger life or property by fire or other causes; or

o)

Any combination of the factors listed above.

House Bill 561, adopted by the 2011 Legislature requires that at least three ( 3) of the factors
listed be identified in the Resolution of Necessity, outlined further in Section 7 of this report. The
type of information that can be used to document blight is unique to each community and there
is no uniform precedence that has been created.
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V1 1.

Blight Findings

of Fact:

Based upon the evidence provided below, The Downtown Plan exhibited a number of blighted

conditions including:
a.

The substantial physical dilapidation,
construction,
residential

deterioration,

age,

obsolescence,

or

and arrangement of buildings or improvements,

material,

defective
whether

or nonresidential,

Many buildings lack compliance with current fire and life safety codes due to their age.
Aging

public

compliance;

economic

b.

and

private

building, fire and life safety codes and ADA

properties,

and underutilization contribute to blighting conditions that erode the

and social

base downtown.

Inappropriate use of land,
Surface parking lots many of which have aged surfaces and lack landscaping represent
underutilized properties in an area centrally located. These underutilized lots result in
depressed property values for the lot itself and surrounding properties. The surface
parking lots, if not maintained,
impression

that the area

begin

is run down

to

detract

or otherwise

from

the

not invested

downtown
in. This

and
leads

give

the

to further

disincentive to invest in the immediate area and promotes a cycle of disinvestment.

c.

Defective

or inadequate

street layout,,

A downtown must offer its visitors and residents a variety of transportation options. The
current design of Main Street' s right- of-way is not conducive to fostering or enhancing a
true main street community. Road designs placing emphasis on all modes of travel rather
than just vehicular
and

residential

have

shown

to set the stage

for new investment

in new commercial

development.

Additionally, the lack of long- term parking facilities will
make the development of underutilized building space difficult and discourage new

commercial

d.

development.

Unsanitary and unsafe conditions and existence of conditions that endanger life or
property byfire or other causes,
Traffic downtown makes it difficult for pedestrians, especially the elderly and young, to
navigate the streets in the downtown in order to access business. The traffic generally
discourages walking in the area of the citywhere walking should be encouraged. A lackof
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provisions

for pedestrians,

bicyclists and adequate access for those with mobility

challenges can lead to unsafe conditions. Affordable access to adequate fire flows needed
to sprinkle Main Street buildings cripple businesses who want to utilize second floor and
basement

space.

Redevelopment Goals and Recommendations:

V11 11.

The following discussion identifies the blighted issues specifically, provides background on the
issues

and cites goals and

recommendations

contained

within

The

Downtown

Plan

meant to

address that particular blighted issue. The recommendations form specific projects to remedy
the blighting issues in the area and qualify as revitalization projects. The blighted conditions
include:
1)

Transoortation network: Downtown stakeholders realize that U. S. 93, which once brought

life to the city has now evolved to the point where it is inhibiting business and the
community' s quality of life. Accordingly, U. S. 93 through Downtown Kalispell needs to be
restored to Main Street making it more conducive to business, housing and pedestrian
activity accommodating

safe multi - modal travel. In an effort to move traffic efficiently,

the cohesiveness and strong cultural center of Downtown Kalispell has gradually eroded.
There is currently a 90' wide sea of asphalt and concrete providing little in the way of
culture, charm, or aesthetics, placing emphasis upon vehicles and detracting from the
perspective

or

experience

of the

pedestrian.

Traffic

downtown

makes

it difficult

for

pedestrians, especially the elderly and young, to navigate the streets in the downtown in
order to access business. The traffic generally discourages walking in the area of the city
where walking should be encouraged, as the current design encourages high speed
vehicles which pass through the downtown, while penalizes

pedestrian

movement,

bicycle access, and local traffic circulation through the inability to make left turns.
Downtown

Kalispell

stakeholders

recognize

a vibrant environment

must offer its visitors

and residents a variety of transportation options. The current design of Main Street' s
right- of-way is not conducive to fostering or enhancing a true main street community.
Road designs placing emphasis on all modes of travel rather than just vehicular have
shown

to

set

the

stage

for

new

investment

in

new

commercial

and

residential

development, which in turn will help accomplish Downtown Kalispell' s goals of being an
exciting place with a high quality of life. Relevant goal and recommendations from The
Downtown Plan to address the downtown transportation network includes:

Goal: Restore U. S. 93 highway corridor in Downtown Kalispell to " Main Street."
Recommendations:
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a)

Maintain the courthouse couplet as a two- lane traffic circle ( one lane north
one lane south)
entrance

b)

which will be designed

to both serve as and enhance

the south

to the new downtown.

Re- establish the historic center lane landscape median north of the Flathead

County Courthouse extending from 8 th Street to 6 th Street.
Design features would include landscaping ( ground cover and trees)
Pedestrian scale lighting
A signature art piece to replace the former WWI Doughboy now housed at
the Veterans

c)

Home in Columbia

Falls.

Work with MDT to carry the two lane courthouse couplet design with center
turn lane north through the entire downtown all the way to the BN
Railroad/

d)

Core Area Corridor.

Key features of the Main Street re- clesign would include:
Creating a center turn lane.
Allow left turns at all intersections.

Widen sidewalks to accommodate

a mix of activity out in the public way

such as merchandise display, sidewalk caf6 activity and landscaping.
Incorporate bulb outs at intersections to decrease the width of Main Street

and side streets for pedestrian crossing.
Increase the amount of landscaping and street trees downtown and
incorporate necessary irrigation for watering.
Incorporate pedestrian scaled street -lighting conducive to a pedestrian
environment downtown versus highway standard lighting.
e)

Develop wayfincling signage that directs through traffic ( especially large truck)
around

f)

downtown

and on the bypass.

Designate Willow Glen as the city' s next urban road improvement
create an east side route that will complement

project to

Main Street and the west side

U. S. 93 Bypass Route in order to provide a long- term solution to the efficient
movement

g)

of north - south traffic through

the Greater

Kalispell

Area.

Work to incorporate bicycle lanes, bike routes and bicycle facilities into the
main

street

corridor.
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Goal: Create an enhanced

transportation

network.

Recommendations:

a)

Incorporate traffic calming techniques into design and improvements of the
local street network to enhance pedestrian safety.

b)

Identify major gathering or destination points ( Core Area, public buildings,
parks, commercial

c)

areas) in need of pedestrian

access and connection.

Improve pedestrian and bike access throughout the plan area to improve
safety and mobility.

d)

Strengthen linkages between Main Street, the Core Area and county buildings
to the south.

e)

Work

with

appropriate

2)

Eagle

Transit

to

integrate

bus

stops

into

street

design

in

the

locations.

Parkina: Parking plays a role in every aspect of downtown. Surveys indicate that there is
a perception in the community that parking downtown is lacking or inconvenient. If the
community believes parking downtown is inconvenient, then they will be deterred from
visiting downtown

business.

Cooperative

availability of convenient public
throughout Downtown

efforts

should

be

parking for customers,

Kalispell. There are many management

made to

employees,

maintain
and

the

visitors

tools available to the City

to address parking; however, the continued reliance on surface parking will continue to
inhibit growth in the downtown. A parking structure, whether free standing or integrated
in new mixed- use construction, needs to be part of the long- term planning for downtown.
From a practical standpoint, if the city continues to rely on surface parking, future
development downtown is effectively capped.
Today there is approximately 140, 000 square feet of underutilized space in basements,
second floors and vacant or underutilized buildings. As this space comes on the market

and is re -used, there will be additional parking demands.
options available,

If there aren' t new parking

we will either see the re - use of existing structures

stifled or we will see

other structures taken down further eroding our building inventory. Development of a
parking structure would allow for future development/ reuse of properties without the
need of demolishing existing structures.
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Parking structures can be beneficial as they allow for increased densities in the core,
where it is most economical for the city to provide services. Parking structures allow for
surface parking lots to be replaced with new commercial construction,
substantial

providing

new tax revenue. Existing properties close enough in proximity to enjoy the

benefits of more all -day parking ( employee) will be able to demand higher rents which
can bring higher appraisal value to those properties and increased tax revenue to the city.
Limiting factors for a parking structure are the associated costs. A parking structure will
cost $

20, 000-$ 40, 000

per

parking

space.

Although

the

cost

is

high,

as

with

any

development, the longer it is delayed the more expensive it becomes. Relevant goal and

recommendation from The Downtown Plan to address Parking Structure:
Goal: Convenient parking for the business community and visitors:
Recommendation: Begin planning the location and funding for a new parking
garage within the Downtown Plan Boundary.

3)

Surface Parkina: Surface parking lots are not the highest and best use of land; however,
make up 36% of the parcel space in Downtown Kalispell. Private surface parking lots

within the downtown boundary are valued at approximately $ 15 per square foot of land,
whereas, buildings within the downtown boundary are valued at approximately $

62

dollars per square foot. The surface parking lots represent underutilized properties that
are centrally located in the city. These underutilized lots result in depressed property
values ( outlined above) for the lot itself and potentially surrounding lots. The surface
parking lots, if not maintained,

begin to detract from the downtown

and give the

impression that the area is run down or otherwise not invested in. This will lead to further

disincentive to invest in the immediate area and reduce the commercial viability of the
downtown. Between surface parking lots and tax- exempt properties a large proportion
of the downtown is generating limited to no tax revenue. Additionally, surface parking
lots create an uninviting built environment, degrade the natural environment ( e. g., by
polluting storm water runoff into areas waterways) and are often provided at the expense
of

more

productive

investments.

Relevant

goals

and

recommendations

from

The

within

the

Downtown Plan to address surface parking:

Goal:

Provide

for business

development

and

redevelopment

options

downtown.

Recommendation:

Develop an analysis tool to review each public surface parking

lot. This tool should include a determination of the following:

0

Is this the best location for downtown parking?
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Is the lot attractively landscaped and accessible?
Does it meet the minimum city landscape standards?
Is the surface

in good repair or is it in need of repair?

Is the lot leased out to at least 110- 120% of capacity?
Would the lot be better utilized if it were sold and converted into new retail,
office

Goal:

or

residential

Convenient parking for business community and visitors

Recommendation:
appropriate

4)

use?

Allow city surface parking lots to be leveraged for more

uses.

Curb Cuts: Curb cuts on block faces significantly reduce on -street parking due to the
driveway approach itself and line -of -sight setbacks required for ingress and egress. Initial
studies show that as many as 20 parking spaces could be added within the downtown
boundary by simply right -sizing excessively long or undefined curb cuts or by removing
curb cuts that are no longer serving a purpose. As previously mentioned, a parking space
within a parking structure will cost between $ 20, 000 to $40, 000. By replacing curb lines
within the existing city right- of-way 20 parking spaces could be added equating to a
savings of $400, 000 to $ 800, 000 with the limited cost of replacing short stretches of curb
and gutter. Relevant goals and recommendations from The Downtown Plan to address
curb

cuts:

Goal:

Convenient parking for business community and visitors.

Recommendation: Limit driveway approaches onto streets, encourage parking
access onto alleys and remove or limit existing driveway approaches that are not
being used to increase the available on -street parking.

5)

Water Lines: Public infrastructure can be an incentive or an inhibiter to future growth.

Infrastructure
area

has

been

that supports new technology,
identified

as

an

issue;

i. e. —

however,

the

WIFI,

Fiber- optic,

single

greatest

etc. in the historic
issue

in downtown

Kalispell is ready access to water along Main Street. A municipal water main runs down
the east side of Main Street ( U. S. 93) approximately 8 feet from the curb. The cost to tap
into this line is extremely expensive for east side properties due to the cost of traffic
control and cutting into U. S. 93. For properties on the west side it is prohibitive. This issue

comes into play as basements and second floor uses are contemplated but lack adequate
volumes to meet fire codes. Other uses such as a brewery need increased water supply
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just

to

Relevant goals and

operate.

address

water

Goal:

recommendations

from the Downtown

Plan to

lines.

Provide

for business

development

and

redevelopment

options

within

the

downtown.

Recommendation:

Upgrade inadequate

for fire flows to accommodate

6)

Historic

buildina

significant
classified
modeled

restoration:

stock

of

as a historic
after.

components,

historic

Kalispell

including city water mains
buildings

is the only Flathead

commercial

district. These

infrastructure

the full use of historic

structures,

historic

buildings

and

downtown.

Valley community
the

should

Kalispell

be protected,

with a

Downtown
enhanced

is
and

Historic significance is evaluated in terms of the building and its

the

type

of construction,

the

unique

materials

used

in construction,

the

place the building occupies, or by the significance of the buildings past occupants. Care
and consideration should be afforded any effort to enhance the structure and protect the
unique

circumstances

surrounding

the

Numerous

structure.

buildings

within

the

downtown plan boundary have historical significance and are on the National Register of
Historic Places. Maintaining the historic theme is a costly venture as the materials used
on the historic buildings and associated architecture greatly increases construction costs.
Accordingly, there are buildings in the downtown that are not constructed to a standard
that reflects the historic character of the district and as far as design are incompatible. In
terms

of

redevelopment

and

restoration

efforts,

all

downtown

structures

should

be

viewed as contributing to the historic theme and constructed accordingly. Relevant goals
and recommendations from the Downtown Plan to address historic building restoration:
Goal: Provide for business development and redevelopment option within the
downtown.

Recommendation:

Offer

incentives

to

encourage

historic

fa

acle

and

exterior

amenity improvements.
Goal: Create a unique and identifiable image for Downtown Kalispell.

Recommendations:

a)

Craft

architectural

design

standards

that

are

downtown

specific

that

encourage renovations and new construction to blend in with and enhance
the current

historic

flavor

of the downtown.
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b)

Historic preservation to maintain the cultural and visual fabric of Downtown
Kalispell.

Goal: Become

the epicenter

for arts, culture

and

historic

preservation

within

the

Flathead Valley.
Recommendations:

a)

Support preservation, conservation and adaptable reuse of historic buildings.

b)

Disco u rage the cle mol ition of histo rica I ly o r cu Itu ra I ly significa nt stru ctu res a nd
sites.

7)

Private orooertv uoarades: There are many different opportunities for the restoration or
adaptive reuse of Downtown Kalispell space, whether it is for the expansion of an existing
business,

a

new

retail

venture,

residential

space,

or

other

use.

Many business and

property owners have incorporated available space into business, retail or residential use;
however,

140, 000

square

feet

of

space

remains

underutilized.

Limitations

to

re - use

include handicap accessibility, updated electrical service, cabling, network installations,
and

meeting

redevelopment

fire

codes.

Building

and

fire

codes

of some unused areas in Downtown

are

potential

hurdles

in the

Kalispell. Often times trying to

convert an older building into a new use causes the project to fall under more stringent
codes than when the building was originally constructed. The high cost of renovation to
meet new codes is often times the sole reason buildings remain undeveloped, which is

impacting the property' s value negatively.

Many downtown buildings have vacant basement and second floor space that is ripe for
adaptive

reuse.

Adaptive

reuse,

while

most

often

associated

with

the

preservation

of

historic or architecturally significant buildings, can provide renewed vitality to buildings
that may be underused, abandoned, vacant, dilapidated or functionally obsolete. Reuse
brings buildings including empty warehouses, vacated offices, abandoned department
stores, large historic homes and commercial buildings back to life. These structures can

become senior housing, apartments, performing arts venues, offices, banks, municipal
buildings, clothing stores, restaurants or lofts to name a few which increases property
values for those property owners and the downtown as a whole. Relevant goals and
recommendations from the Downtown Plan to address private property upgrades.
Goal: Provide for business development and redevelopment options within the
downtown.

Recommendations:
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a)

Provide infrastructure that supports new technology.

b)

Develop a revolving loan/ grant program using TIF or other funding resources
to help business fund necessary infrastructure for property reinvestment.

Zoning:

IX.

The Downtown Urban Renewal Plan Boundary is located entirely within city limits and is located
within

the B- 4 ( Central

Residential),

Business),

RA - 1 ( Apartment),

RA -2 ( Residential

Apartment/ Office),

R- 4

R- 5 ( Reside ntia I/ Professiona I Office and P- 1 ( Public) Zoning Districts. The Kalispell

Zoning Regulations state that the Zoning Districts are as follows:
B- 4 Zoninfz District:

A business district intended to set apart that portion of the city which forms the center for
financial, commercial, governmental, professional and cultural activities. This district is not

intendedfor general application throughout the planning area. This zoning district would typically
befound in areas designated as commercial on the Kalispell Growth Policy Future Land Use Map.
R- 4 ZoninR District:

Comprised of primarily single-family and duplex dwellings. Development within this district will
require

a//

public

utilities,

and

a//

community faciltities. This zoning district would typically be

found in areas designated as urban residential on the Kalispell Growth Policy Future Land Use
Map. "
R- 5 ZoninR District:
An

urban

residential

district

intended

to

accommodate

professional

offices

where

it is not

deemed desirable to permit a more intensive business activity of a retail nature. Such a district
should serve as a buffer between residential areas and other commercial districts and should be
associated

with

arterial

or minor

arterial

streets."

RA -1 Zoninfz District:

A residential district intended to provide for urban areas for multi f-amily use and compatible
non- residential uses of medium land use intensity. It should be served with all public utilities and
be in close proximity to municipal services, parks, or shopping districts. This zoning district would
typically be found in areas designated as urban residential or high density residential on the
Kalispell Growth Policy Future Land Use Map."
RA -2 ZoninR District:

Provide areas for residential development including multi -family housing and compatible nonresidential uses of high land use intensity. This district would typically serve as a buffer zone
15 1 Page

between other commercial districts and adjacent residential areas. The location of this district
depends on proximity to major streets, arterials, and business districts. This district shall be
located within or adjacent to business corridors, shopping islands or the Central Business District.
This zoning district would typically befound in areas designated as urban mixed use, high density
residential and commercial on the Kalispell Growth Policy Future Land Use Map."
P- 1 Zonina District:
A public district intended to provide and reserve areas for public uses in order to preserve and

provide adequate landfor a variety of community facilities which serve the public health, safety
and general

welfare. Such public uses would include schools,

public buildings,

parks, airports, jails,

utilities, etc. The zoning district would typically be found in the public land use designation as
shown on the Kalispell Growth Policy Future Land Use Map but can be applied to any land use
designation. "

Zoning Map:
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X.

Growth

Polim

The Downtown Urban Renewal Plan Bound a ry is designated by the Kalispe I I Growth Policy Future
Urban

Land Use Map as " Commercial," "

Mixed

Use"

and " Public."

The

land

use categories

are

appropriate for the zoning designations outlined above and provided the basis for the zoning
designations.

Growth Policy Map:

Dairmlown

Urban

Renewal
phils

Bolmdaj

M

v

2M

46W -

m

I

C3Plarin ed Boundary
NeighWrhnod Commercial
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Urban Mixed Use
I-

W

High Density Rgsitlerifiai
Urban Rosidonlial
Suburban

Re5ederibal

Alt

CAy AiWOM Government FaCility
FIOIWOuasi

Putkc,

OpenWace

Flooftay

Additionally, the Kalispell Growth Policy Plan -It 2035 has the following relevant issues, goals and
policies that TIF funding could be used to assist in implementing:

Issues:

1.

Excessive
the

through

preservation

vehicular
and

and truck traffic in the downtown

maintenance

of

the

historical

and core area detracts

and

cultural

character

from
and

undermines pedestrian and bicycle safety and access.
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2.

While the downtown hosts a variety of healthy cultural institutions including the Central
School Museum, Imagine IF Library and the Hockaday Museum of Art that draw residents
and visitors, there could be a stronger cultural presence in the district, i. e. — new larger

library, performing arts center, etc.
3.

Water mains are absent on the west side of Main Street making it challenging to install

fire suppression systems to meet current fire safety codes.
4.

Retrofitting existing buildings in the downtown to meet City building code requirements
can be cost prohibitive.

5.

Parking within the downtown and Core Area is perceived as inconvenient.

6.

Development
patterns,

7.

and

other

landmarks,

changes

in the downtown

and architecture

can

be incompatible

with

the

scale,

of its surroundings.

MDT is relying on a 1994 EIS that designs the courthouse couplet as four -lane. The EIS
only evaluates traffic flow and does not appropriately evaluate other factors such as,
economic,

historical

impacts,

social,

visual and pedestrians.

GOALS:

1.

Divert heavy truck through traffic from the downtown and surrounding neighborhoods.

2.

Encourage the development and redevelopment in the downtown.

3.

New development should contribute to the community quality of love and its
attractiveness

4.

and tourism

destination.

Strengthen the downtown as a historical and cultural center of the community and a
viable

5.

as a retirement

commercial

center for residents

and tourists.

Provide year around cultural opportunities by maintaining outdoor venues and good
access to events at the library, museums and other civic spaces.

6.

Preserve

and enhance

Kalispell

traditional

townscape

of Main

Street and

neighborhood

streets designed for slower traffic, walking bicycling and historic town atmosphere.
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7.

Foster public/ private relationships and communicate opportunities for grants, loans, etc.

8.

Document and conserve our historical and cultural heritage for the benefit of present and
future

generations.

Policies:

1.

Workto create and support a prosperous
uses that keeps the downtown

2.

core of retailers,

and Core Area active

restaurants

and entertainment

and vibrant.

Reinforce and take advantage of downtown' s strengths including its higher concentration
of people, investment in buildings and infrastructure, intricate mix of land uses, historic
and

3.

architectural

character,

pedestrian

orientation,

and

visitor

attraction.

Recognize that there are special parking considerations downtown which differ from
other areas. Encourage innovative parking management, effective regulation of on -street
parking,

shared

parking

provisions,

parking

standards

that encourage

reuse

of upper

floors, and provision of public parking lots and structures.
4.

Encourage rehabilitation and reuse of existing downtown buildings.

5.

Redevelopment

in the downtown

should

consider

the downtown'

s historic

character

and

be compatible with the existing built environment.
6.

Discourage the demolition of historically or culturally significant structures and sites.

7.

Support

redevelopment

by

improving

infrastructure

to

assist

the

development

community.

8.

Encourage development and redevelopment by creating incentives for developers to
offset infrastructure

9.

and other site costs.

Redevelopment is encouraged to integrate a variety of residential housing types to
accommodate

people

of different

age groups

and income

levels.

10. Support and encourage the concentration of community events, civic functions, and
activities in the downtown.
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11. Promote a mix of uses in downtown buildings emphasizing retail uses on the main floor
and offices

or residential

12. Encourage

the design

uses on upper floors.

of urban

streets to

provide

for convenient

circulation,

safe

pedestrian and bicycle access and avoid excess road width that encourages speeding and
makes roadway crossings difficult.
13. Support the preservation,

X11.

Public

Improvements.

expansion and creation of cultural institutions.

Building

and

Site

Preparation.

Demolition

and

Clearance:

The City of Kalispell is authorized to demolish, remove, and clear buildings, in whole or in part,
structures and other improvements from any real property to carry out the purpose of this plan.
The City of Kalispell is also authorized to install and construct or cause to be installed and
constructed

the public

improvements,

public

facilities

and

public

utilities ( within

or outside

the

district) as appropriate or necessary to carry out the plan. Such improvements, facilities and
utilities include, but are not limited to, streets, curbs, gutters, sidewalks, street lights, sewer,
water distribution,

storm

sewer, traffic

signals,

electrical

distribution,

parks,

plazas,

playgrounds,

telephone systems, fiber optic, parking facilities, landscaping and bus or pedestrian shelters. All
such improvements will be undertaken in accordance with the City of Kalispell construction and
design

standards.

X1111.

Amendments:

The

Kalispell

amendments
thereto,

City Council

may

to

and

designate

modify
approve

by enacting an Ordinance

and
urban

amend

this

renewal

plan,

including

projects

to

be

modifications

undertaken

and

pursuant

providing for and setting forth the modification

and

amendment. No such Ordinance shall be adopted until after public hearing has been conducted
and notice of said hearing has been given in accordance with state law.

XIIIIII.

Relocation

of Persons

Displaced

The City of Kalispell shall assist all persons ( including families, business concerns, and others)
displaced by acquisition of property in the Downtown Kalispell Urban Renewal Plan Boundary in
finding other locations and facilities and shall pay relocation payments.
required

bystate

orfecleral

law, relocation

procedures

and payments

Unless

otherwise

shall be in accordance

with

the Federal Uniform Relocation Act rules as defined by the U. S. Department of Housing and
Urban Development that are current as of the date of relocation.
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XIV.

Tax Increment

The implementation

Financing:

of the Downtown

Kalispell

Urban Renewal

Plan will include the use of Tax

Increment Financing as provided in 7- 15- 4282 through 7- 15- 4294, MCA for appropriate public
infrastructure

projects

in support

of the redevelopment

within

the

Downtown

Kalispell

Urban

Renewal Plan Boundary. TIF districts are typically characterized by blight that limits new
investment within the Urban Renewal Plan Boundary.

There is an opportunity here to utilize an effective economic tool, as envisioned by the state
legislature, through the creation of a TIF in Kalispell' s Downtown.

A TIF would allow the city to

appropriately marshal tax revenues to help fund the public infrastructure that will spur a diverse
private business base to invest there. It is the primary focus of the Downtown Kalispell TIF
proposal to develop the necessary infrastructure to encourage the location, expansion and
retention of business and housing opportunities suitable for Downtown Kalispell.
TIF is a state authorized, locally driven funding mechanism that will allow the City of Kalispell to
direct property tax dollars that accrue from new development to community and economic
development activities. The City of Kalispell would create a TIF District within the urban renewal
boundary for the purpose of using tax increment financing as a development tool.

TIF is a

procedure that allows municipalities to " capture" the additional, or incremental, taxes from the

district as it increases in value. There is no increase in property taxes to owners, but all of the
incremental ad valorem tax otherwise paid to the various taxing entities is available for eligible
development

activities.

Typical

a)

Land acquisition;

b)

Demolition

and removal

c)

Relocation

of occupants;

d)

The

acquisition,

infrastructure,

TIF eligible

costs would

include:

of structures;

construction,

improvement

and

of

public

improvements

or

including streets, roads, curbs, gutters, sidewalks, pedestrian malls; alleys;

parking lots and off-street parking facilities, sewers, sewer lines, sewage treatment
facilitates,

storm

sewers,

waterlines,

waterways,

water

treatment

facilities,

natural

gas

lines, electrical lines, telecommunication lines, rail lines, rail spurs, bridges, publicly
owned buildings, and any public improvements authorized by Title 7, chapter12, parts 41
through 45; Title 7, chapter 13, parts 42 and 43; and Title 7, chapter 14, part 47, and items

of personal property to be used in connection with improvements for which the ongoing
costs may be incurred;
e)

Costs incurred

f)

Acquisition

g)

Administrative
targeted

in connection

with the redevelopment

of infrastructure - deficient
costs

economic

associated

development

with

area or portions
the

activities

allowed

under 7- 15- 4233;

of areas;

management

of the

urban

renewal

area

or

district;

211 Page

h)

Assemblage of land for development or redevelopment by private enterprise or public
agencies, including sale, initial leasing, or retention by local government itself at its fair
value;

i)

The compilation and analysis of pertinent information required to adequately determine
the needs

j)

of the urban

The connection

renewal

area

or targeted

economic

district;

of the urban renewal area to existing infrastructure

outside the area or

district;

io
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14LThe acquisition, construction, or improvement of facilities or equipment for reducing,
preventing,

abating,

or eliminating

pollution.

The City of Kalispell shall establish a Tax Increment Financing District for Downtown Kalispell
Urban

Renewal

District,

as defined

in this Downtown

Kalispell

Urban

Renewal

Plan. The base year

for the purposes of measuring any incremental value will be as of January 1, 2018.
XV.

TIF Program

Criteria:

The City of Kalispell will use tax increment financing in conjunction with other funding
mechanisms to support the development for appropriate

support of the redevelopment

within the Downtown

public infrastructure

Kalispell

Urban Renewal

projects

in

Plan Boundary.

Infrastructure projects selected for funding will be required to meet certain criteria, based on the
goals of this plan. Suggested eligibility criteria for reviewing both publicly and privately initiated
requests for infrastructure improvements might include the following:
1)

The

project

must

be located

within

the authorized

Downtown

Kalispell

Urban

Renewal

Plan Boundary.
2)

Additional specific criteria which will be used to evaluate applications for assistance will
include

a)

Job

but are not limited

creation —

to:

Developments will be evaluated

based upon the number of jobs

created. Advantage will be given to developments where the wages and benefits for
jobs meets or exceeds the current average countywage.

b)

Taxable

valuation —

In

most

cases,

developers

who

contribute

more

to

the

community' s tax base will be eligible for greater assistance.

c)

LeveraRe
support

ratios — Tax increment funds will be used to construct
of economic

development

and

redevelopment.

Those

infrastructure in

investments

of tax

increment financing which result in larger infusion of private or other public capital
will generally be viewed more favorable, compared to those which result in smaller
infusion of private or other public capital.
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XV1.

Management/

Financing;

The Downtown Kalispell TIF would be managed by the City of Kalispell Urban Renewal Agency
advisory to Kalispell City Council. Additionally,

the City of Kalispell' s Community

Development

and Finance Departments have the capacity to manage the Downtown Kalispell TIF. The City of
Kalispell has other TIF/ TEDD Districts located within its municipal boundary and is well versed in
the state regulations pertaining to management of TIF' s.

The City of Kalispell is authorized to develop financing programs for redevelopment projects
including property tax increments, Special Improvement Districts ( SID), payment of impact fees,

interest income, bonds, or any other available sources such as gifts and grants.
Tax increment financing will become a major source of funding for redevelopment activities. The
implementation of this feature will be in accordance with Title 7, Chapter 15, Part 42, Sections
4282- 4292, MCA.

XVIL

Taken

Conclusion:

as a whole,

implementation

of all the

recommendations

contained

in this plan would

be

transformative for Downtown Kalispell. The Downtown Kalispell Urban Renewal Plan provides

the catalysis for implementing the vision created through The Downtown Plan planning process.
A true test of any redevelopment and/ or economic development plan will be whether or not the
plan stimulates

private

investment

which

results

in jobs, an improved

tax base, and an increased

quality of life for Kalispell residents and employees.
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CONTRACT FOR PRIVATE DEVELOPMENT
between

CITY OF KALISPELL,

MONTANA

and

KALISPELL URBAN RESORT PARTNERS, LLC

Dated as of January 12, 2022

CONTRACT

FOR PRIVATE

DEVELOPMENT

THIS CONTRACT FOR PRIVATE DEVELOPMENT ( this " Agreement")

is made as of the 12th day

of January, 2022, by and between the CITY OF KALISPELL, MONTANA, a Montana municipal
corporation ( the " City"), with offices at 201 Is' Ave E, Kalispell, MT 59901, and KALISPELL URBAN
RESORT

PARTNERS,

LLC, ( the " Purchaser")

of 208 1sT Ave East, Kalispell, Montana 59901.
RECITALS

WHEREAS, on July 3, 2017, and pursuant to MCA 76- 1- 604, the Kalispell City Council passed

Resolution No. 5821 amending the Kalispell Growth Policy which, among other things, called for the
development of a Downtown Plan as a key project to have a tangible positive impact on the citizens of
Kalispell;

and

WHEREAS, on December 4, 2017, and pursuant to MCA 76- 1- 604, the Kalispell City Council
passed Resolution No. 5846A, thereby amending the Kalispell Growth Policy with the adoption of a
Downtown

Plan; and

WHEREAS, on December 18, 2018, and pursuant to the Montana Urban Renewal Act, MCA Title

7, Chapter 15, Part 42, the Kalispell City Council, after making all necessary investigation and establishing
the appropriate findings of fact, passed Ordinance No 1816 thereby creating the Downtown Kalispell Urban
Renewal

District;

and

WHEREAS, on February 4, 2019, and pursuant to Montana Code Annotated, Title 7, Chapter 15,
Part 42, as amended ( the " TIFAct'),

the Kalispell City Council passed Ordinance No. 1820 establishing

a tax increment financing district as an overlay to the Downtown Kalispell Urban Renewal District, naming
it the Downtown Kalispell Urban Renewal Tax Increment Financing District ( hereinafter referred to as the
District")

and set January 1, 2020, as the base taxable year for the District; and

WHEREAS,

pursuant to Section 7- 15- 4288 of the TIF Act, eligible costs to be paid by the City

include assemblage of land for redevelopment by private enterprise, including sale by the local government
of real property it owns at its fair value as well as use of tax increment derived from the District for
reimbursement of the costs for public improvements authorized to be made pursuant to the TIF Act; and

WHEREAS, the City of Kalispell owns unimproved real property, currently used for surface

vehicle parking and located within the District at 3`d Street and Main Street and legally described as being
situated in Section 18 Township 28 North, Range 21 West, P. M. M. Flathead County, Montana and
described more particularly as Lots 8, 9, 10, 11, and 12 of Block 55 of the Kalispell Original Townsite Map
of record in the Office of Clerk and Recorder for Flathead County; and
WHEREAS, consistent with the purposes set forth in the Downtown Plan to eliminate blight and

increase the tax base within the District, the Kalispell City Council approved the solicitation of a Request
for Proposals for the private development of the above- described real property beginning in December
2020; and

WHEREAS, on September 7, 2021, the Kalispell City Council accepted the recommendation of

the selection committee to approve the proposal submitted by Montana Hotel Development Partners, LLC
for the development of a hotel/ hospitality complex to be located upon the above-described real property
and directed that a development agreement be negotiated between the parties; and

WHEREAS, the Request for Proposals issued by the City granted a greater priority for proposals
that would provide the additional off-street parking need generated by the proposed use, which was included
in the Purchaser' s proposal as set forth below in these recitals; and

WHEREAS, the City shall enter into a separate Contract for Development with a third party for the
purposes of privately funding and constructing an off-street public parking structure within the District and
to be located on unimproved City owned real property currently used for surface parking situated in Section

18 Township 28 North, Range 21 West, P. M. M. Flathead County, Montana and located at the corner of I"
Street West and Is' Avenue West and more particularly described as Lots 17, 18, 19, 20, 21, 22, 23, and 24

of Block 46 of Kalispell Original Townsite Map of record in the Office of Clerk and Recorder for Flathead
County; and
WHEREAS, the above- described Contract for Development shall provide for the future Available

Tax Increment derived from the real property at 3` d and Main Streets to be pledged and applied to the project
costs of developing the off-street parking structure described above; and
WHEREAS,

the development

of the above- described off-street parking structure shall meet the

Purchaser' s proposal to provide for the surface parking displaced by the project ( 112 spaces) and additional
off-street public parking need generated by the proposed use ( 90 spaces); and
WHEREAS, all other funding for the Project shall be financed by the Purchaser and no other public
funds shall be utilized; and

WHEREAS, the Purchaser shall further commit to leasing a minimum of 90 parking spaces within

the above- described public parking structure to serve the parking needs of the Project of a hotel/ hospitality

Pe-

complex for a period of no less than 50 years, at the initial rate of $20 per month, with the amount to be

S

reestablished on every fifth anniversary thereafter set at the average monthly price for public parking spaces

rce
t2

within public parking structures located in Missoula, Bozeman, and Whitefish; andf'
1'
WHEREAS, the City has determined that the application of Available Tax Increment generated
from the Hotel project contemplated herein and the fulfillment generally of this Agreement, are in the vital

and best interests of the City and the health, safety, morals, and welfare of its residents, and in accord with
the public purposes and provisions of applicable State of Montana laws and local laws and requirements.
NOW, THEREFORE, in consideration of the mutual obligations contained in this Agreement, the
parties agree as follows:
ARTICLE

I

Definitions: Exhibits: Interaretation

Definitions. The following terms shall have the meanings given in this Agreement,
unless a different meaning clearly appears from the context:
Section

1. 1.

Administrative Expenses" means expenses incurred by the City with respect to management of
the District or the administration

of the Project or this Agreement.

Affiliate" means with respect to the Purchaser ( a) any corporation, partnership, limited liability
company or other business entity or person controlling, controlled by or under common control with the
Purchaser, and ( b) any successor to such party by merger, acquisition, reorganization, or similar transaction

involving all or substantially all the assets of such party ( or such Affiliate).

For the purpose hereof the

words " controlling", "

controlled by" and " under common control with" shall mean, with respect to any

corporation, partnership, limited liability company or other business entity, the ownership of fifty percent
50%) or more of the voting interests in such entity possession, directly or indirectly, of the power to direct
or cause the direction of management policies of such entity, whether ownership of voting securities or by
contract or otherwise.

Agreement" means this Contract for Private Development, as the same may be from time to time
modified,

amended,

or supplemented.

City" means the City of Kalispell, Montana.

City Representative" means the City Manager or other City official or staff so designated in
writing by the City Manager.
Construction Plans" means the plans, specifications, drawings and related documents on the

construction work to be performed by the Purchaser on the Development Property, including the Minimum
Improvements and the related site improvements,

which ( a) shall be as detailed as the plans, specifications,

drawings and related documents which are submitted to the appropriate building officials of the City, and
b) shall include at least the following: ( 1) site plan; ( 2) foundation plan; ( 3) floor plan for each floor; ( 4)
cross sections of each ( length and width); ( 5) elevations ( all sides); ( 6) landscape plan; and ( 7) such other

plans or supplements to the foregoing plans as the City may reasonably request to allow it to ascertain the
nature and quality of the proposed construction work.

County" means the County of Flathead, Montana, its successors and assigns.
Purchaser" means KALISPELL URBAN RESORT PARTNERS, LLC, or its permitted successors
and

assigns.

Development Property" means the real property described in Exhibit A of this Agreement.
District" means the Downtown Kalispell Urban Development Tax Increment Financing District,

established by the City Council of the City pursuant to the TIF Ordinance.

Event of Default" means an action by the Purchaser listed in Article VIII of this Agreement.
Holder" means the owner of a Mortgage.

Maturity Date" shall be the later date of the issuance of a Certificate of Occupancy for either the
Minimum

Improvements

in the Project subject to this Agreement or the issuance of the Certificate of

Occupancy for the Minimum Improvements defined in the Development Agreement for the public offstreet parking structure at Ist Street West and 1St Avenue West described above in the Recitals.
Minimum Improvements" means the construction on the Development Property on Lots 8, 9, 10,

11, and 12 of Block 55 ofthe Kalispell Original Townsite Map of record in the Office of Clerk and Recorder
for Flathead County, Montana, including related site improvements, according to the set of plans approved

by the City, all in compliance with the requirements pertaining thereto as set forth in this Agreement and
generally consistent with the Proposal offered to the City by the Purchaser.
Mortgage" means any mortgage made by the Purchaser which is secured, in whole or in part, with

the Development Property and which is a permitted encumbrance pursuant to the provisions of Article VII
of this Agreement.

Project" means the Development Property as improved by the Minimum Improvements.
State"

means the State of Montana.

TIF Act" means Montana Code Annotated, Title 7, Chapter 15, Part 42, as amended.

TIF Ordinance" means Ordinance No. 1820, adopted by the City Council on February 4, 2019.
Unavoidable

excused

Delays"

means delays beyond the reasonable control of the party seeking to be

as a result thereof which are the direct result of strikes, other labor troubles, prolonged

adverse

weather or acts of God, fire or other casualty to the Minimum Improvements, litigation commenced by third
parties which, by injunction or other similar judicial action, directly results in delays, or acts of any federal,
State or local governmental unit ( other than the City in exercising its rights under this Agreement) which
directly result in delays. Unavoidable Delays shall not include delays ( except those attributable to
government -imposed moratoria) in the obtaining of permits or governmental approvals necessary to enable

construction of the Minimum Improvements by the dates such construction is required under Section 4.4
of this Agreement.

Section 1. 2. Exhibits. The following exhibits are attached to and by reference made a part of this
Agreement:

Exhibit A

Legal Description of Development Property

ARTICLE

Representations

Section 2. 1.

II

and Warranties

Representations by the Citv. The City makes the following representations and

warranties as the basis for its covenants herein:

The City is a municipal corporation duly organized and existing under the laws of the State.
Under the provisions of the TIF Act, the City has the power to enter into this Agreement and carry out its
a)

obligations hereunder.
b)

The City owns an unencumbered fee interest in the Development Property with the full

authority and legal right to convey the property for private development upon publicly advertising a request
for proposals of development and receiving and accepting the Purchaser' s proposal which meets the criteria

set forth by the City for a project that would increase the tax base and create employment opportunities on
the Development Property.
c)

In order to realize the fair market value of the Development Property which is being

transferred to the Purchaser, the City proposes to pay $ 270, 000 into the City' s General Fund from the
Available Tax Increment generated by the Project after the security pledge for the off-street public parking
structure has been released.

d)

There is no litigation pending or, to the actual knowledge of the City, threatened against

the City questioning the validity or enforceability of this Agreement or the due execution and delivery of
this Agreement by the City.

To the actual knowledge of the undersigned officials of the City, the execution and delivery

e)

of this Agreement does not materially violate any agreement or any court order or judgment in any litigation
to which the City is a party or by which it is bound.
Section 2. 2. Reoresentations and Warranties by the Purchaser. The Purchaser makes the following
representations and warranties as the basis for its covenants herein:
a)

under

the

laws

The Purchaser is ( i) a Limited Liability Company, duly organized and in good standing
of the State, ( ii) not in violation of any provisions of its articles of organization or

membership agreement, and ( iii) duly authorized to transact business within the State.
The Purchaser has the power to enter into this Agreement and has duly authorized the

b)

execution, delivery, and performance of this Agreement by proper action of its members.
The Purchaser has received no notice or communication from any local, State or federal

c)

official that the activities of the Purchaser may be or will be in violation of any environmental law or
regulation ( other than those notices or communications of which the City is aware, if any). The Purchaser
is not aware of any facts the existence of which would cause it to be in violation of or give any person a
valid claim under any local, State, or federal environmental law, regulation or review procedure.
d)

Neither the execution and delivery of this Agreement, the consummation of the transactions

contemplated hereby, nor the fulfillment of or compliance with the terms and conditions of this Agreement
is prevented, limited by or conflicts with or results in a breach of, the terms, conditions or provisions of any

corporate restriction or any evidences of indebtedness, agreement or instrument of whatever nature to which
the Purchaser is now a party or by which it is bound, or constitutes a default under any of the foregoing,
which default or breach might prevent the Purchaser from performing its obligations under this Agreement.
e)
The Purchaser shall promptly advise the City in writing of all litigation or claims affecting
any part of the Development Property owned by the Purchaser and all written complaints and charges made

by any governmental authority materially affecting any part of the Development Property owned by the

Purchaser or materially affecting the Purchaser or its business which may delay or require changes in
construction

of the improvements

thereon.

The Purchaser will secure adequate financing for construction of the Minimum
Improvements and will provide adequate evidence to the City of said financing for the construction of the
f)

Minimum

Improvements.

g)

The Purchaser will construct, operate, and maintain the Minimum Improvements in

accordance with the terms of this Agreement and all local, State, and federal laws and regulations including,

but not limited to, environmental, zoning, building code and public health laws and regulations.
h)

The proposed development of the Minimum Improvements would not occur but for the tax

increment financing assistance being provided hereunder.
i)

The Purchaser will construct the Minimum Improvements as provided herein in accordance

with all local, State, and federal energy -conservation laws and regulations.
0)

The Purchaser will obtain, in a timely manner, all required permits, licenses and approvals,

and will meet, in a timely manner, all requirements of all applicable local, State, and federal laws and
regulations which must be obtained or met before the Minimum Improvements may be lawfully
constructed.

ARTICLE III

Financing of Minimum Improvements: Available Tax Increment
Section 3. 1.

Status of the Development Proverty. The City currently owns the fee interest title to

the Development Property. The City shall convey the Development Property to the Purchaser by means of
a Warranty Deed. The City has no obligation to reacquire the Development Property.
Section 3. 2. Environmental
Conditions. ( a) The Purchaser acknowledges that the City makes no
representations or warranties as to the condition of the soils on the Development Property or the fitness of

the Development Property for construction of the Minimum Improvements or any other purpose for which
the Purchaser may make use of such Development Property, and that the assistance provided to the
Purchaser under this Agreement neither implies any responsibility by the City for any contamination of the

Development Property or poor soil conditions nor imposes any obligation on the City to participate in any
cleanup of the Development Property or correction of any soil problems.

Without limiting its obligations under this Agreement, the Purchaser further agrees that it
will indemnify, defend, and hold harmless the City and its governing body members, officers, and
employees from any claims or actions arising out of the presence, if any, of hazardous wastes or pollutants
existing on or in the Development Property, unless and to the extent that such hazardous wastes or pollutants
b)

are present as a result of the actions or omissions

of the indemnitees.

Nothing in this Section shall be

construed to limit or affect any limitations on liability of the City under any State or federal law.
Section

3. 3.

Application of Increment.

The parties have determined that, in order to assure that

the off-street public parking need generated by the proposed use is created ( 202 spaces), the City will
annually apply One Hundred percent ( 100%) of the Available Tax Increment generated by the property
subject to this agreement. Following reimbursement for the project costs related to the parking structure,
increment generated by the project shall be applied to the appraised purchase price ($ 270, 000), payable to
the City of Kalispell general fund.
Section 3. 4. Financing Contingency_. Financing Contingency. This agreement shall be
contingent upon Purchaser' s ability to obtain financing for the Minimum Improvements, and if Purchaser
is unable to obtain financing by March 31, 2022, this Agreement shall be terminated, of no further force
and effect, and the parties shall have no further obligation to each other. The property shall not be
transferred to the Purchaser until this Contingency has been satisfied. The signatories to this agreement
may extend dates within the agreement through mutual agreement.

ARTICLE IV

Construction

Section 4. 1.

of Minimum

Improvements

Construction of Minimum Improvements. The Purchaser agrees that it will construct

the Minimum Improvements on the Development Property in substantial accordance with this Agreement
and the approved Construction Plans and, at all times, during which the Minimum Improvements are owned

by the Purchaser, will operate and maintain, preserve and keep the Minimum Improvements or cause such
improvements to be maintained, preserved and kept with the appurtenances and every part and parcel
thereof,
Minimum

in good

repair

Improvements.

and condition.

The City shall not have an obligation to operate or maintain the

Section 4.2. Criteria for Minimum Improvements. The Minimum Improvements must be used for
projects that are eligible to be located within the District under the terms of the TIF Act.
Section 4. 3.

Construction

Plans. (

a) Generally. Before commencing construction of the Minimum

Improvements, the Purchaser shall submit the Construction Plans to the City. The City will approve the
Construction Plans in writing if: (i) the Construction Plans conform to the Purchaser' s responsive proposal
to the City' s RFP and the terms and conditions of this Agreement; ( ii) the Construction Plans conform to
all applicable federal, State and local laws, ordinances, rules and regulations; ( iii) the Construction Plans
are adequate to provide for construction of the Minimum Improvements.
b)

Changes to the Construction

Plans.

If the Purchaser desires to make significant changes

in the Construction Plans, in the discretion of the City Representative, after their approval by the City, the
Purchaser shall submit the proposed changes to the City' s building officials for their approval.
Section 4.4. Commencement and Completion of Construction. Subject to Unavoidable Delays, the

Purchaser shall commence construction ( submission of building plans) of the Minimum Improvements no
later than September 30, 2022. Subject to Unavoidable Delays, the Purchaser shall have substantially
completed the construction of the Minimum Improvements no later than October 31, 2024. The
signatories to this agreement can extend dates within the agreement through mutual agreement. All work

with respect to the Minimum Improvements to be constructed or provided by the Purchaser on the

Development Property shall be in conformity with the Construction Plans. The Purchaser shall make
such reports to the City regarding construction of the Minimum Improvements as the City deems
necessary or helpful in order to monitor progress on construction of the Minimum Improvements.
Section

4. 5.

Certificate of Occunancv. (

a)

After completion of the Minimum Improvements in

accordance with the Construction Plans and all terms of this Agreement, the City will furnish the Purchaser
with a Certificate of Occupancy.

Such Certificate

shall not constitute

evidence

of compliance

with or

satisfaction of any obligation of the Purchaser to any holder of a Mortgage, or any insurer of a Mortgage,
securing money loaned to finance the Minimum Improvements, or any part thereof.
b)

The construction of the Minimum Improvements shall be deemed to be complete at such

time as the Purchaser is legally entitled to the issuance of a Certificate of Occupancy by the City with
respect

thereto.

Section 4. 6. Restrictions on Use. The Purchaser, for itself and its successors and assigns, agrees

to devote the Project only to such land use or uses as may be permissible under the City' s land use
regulations.

ARTICLE V

Insurance

Section 5. 1.

Insurance. (

a) The Purchaser agrees to provide and maintain at all times during the

process of constructing the Minimum Improvements and, from time to time at the request of the City,
furnish the City with proof of payment of premiums on:
i)
Value

Basis,"

Builder' s risk insurance, written on the so- called " Builder's Risk -in an amount equal to one hundred percent ( 100%)

Minimum Improvements

of the insurable

Completed
value of the

at the date of completion, and with coverage available in nonreporting

form on the so called " all risk" form of policy;

Comprehensive general liability insurance ( including

ii)

operations,

contingent

liability, operations of subcontractors, completed operations and contractual liability insurance)
together with an Owner' s Contractor' s Policy with limits against bodily injury and property damage
of not

less

than $

1, 000, 000 for each occurrence ( to accomplish the above required limits, an

umbrella excess liability policy may be used);
iii)

and

Workers' compensation insurance, with statutory coverage.

The policies of insurance required pursuant to clauses ( i) and ( ii) above shall be placed with financially
sound and reputable insurers licensed to transact business in the State. The policy of insurance delivered
pursuant to clause ( i) above shall contain an agreement of the insurer to give not less than thirty ( 30) days'
advance written notice to the City in the event of cancellation of such policy or change affecting the
coverage

thereunder

Prior to the Maturity Date, the Purchaser shall maintain, or cause to be maintained, at its

b)

cost and expense, and from time to time at the request of the City shall furnish proof of the payment of
premiums on, insurance as follows:
Insurance

i)

against

loss and/ or damage

to the Minimum

Improvements

under a

policy or policies covering such risks as are ordinarily insured against by similar businesses,
including ( without limiting the generality of the foregoing) fire, extended coverage, vandalism and
malicious mischief, heating system explosion, water damage, demolition cost, debris removal,
collapse and flood, in an amount not less than the full insurable replacement value of the Minimum

Improvements. No policy of insurance shall be so written that the proceeds thereof will produce
less than the minimum coverage required by the preceding sentence, by reason of coinsurance

provisions or otherwise, without the prior consent thereto in writing by the City. The term " full
insurable

replacement

value"

shall

mean the actual replacement

cost of the

Minimum

Improvements and shall be determined from time to time at the request of the City, but not more

frequently than once every three years, by an insurance consultant or insurer, selected and paid for
by the Purchaser and approved by the City; and

In lieu of any of the foregoing, the Purchaser may provide evidence to the City that the Purchaser has selfinsured for the amounts and terms satisfying this Section.
The parties agree that all the provisions

c)

set forth in this Article shall terminate

upon the

Maturity Date.

Section 5. 2. Notification; Reoair. Reconstruction and Restoration. So long as the Purchaser is the
owner thereof and until the Maturity Date, the Purchaser agrees to notify the City immediately in the case
of damage exceeding $ 50, 000 in amount to, or destruction of, the Minimum Improvements, or any portion

thereof resulting from fire or other casualty. Subject to the rights of lenders, in such event the Purchaser
shall forthwith repair, reconstruct, and restore the Minimum Improvements to substantially the same or an

improved condition or value as it existed prior to the event causing such damage and, to the extent necessary
to accomplish such repair, reconstruction, and restoration, the Purchaser will apply the net proceeds of any

insurance relating to such damage received by the Purchaser to the payment or reimbursement of the costs
thereof. In the event the Purchaser does not repair, reconstruct or restore the Minimum Improvements,

the

City shall have no further obligation to allocate Initial Increment and Supplemental Increment under the
terms of this Agreement.

The

Purchaser

shall

complete

the

repair,

reconstruction,

and

restoration

of the Minimum

Improvements, whether or not the net proceeds of insurance received by the Purchaser for such purposes

are sufficient to pay for the same.

Any net proceeds remaining
construction and restoration shall be the property of the Purchaser.

after completion

of such repairs,

Section 5. 3. Subordination. Notwithstanding anything to the contrary herein, the rights of the City
with respect to the receipt and application of any insurance proceeds shall, in all respects, be subordinate
and subject to the rights of any holder under a Mortgage allowed pursuant to Article VII of this Agreement.

ARTICLE

VI

Securitv

Creation of Contingencv Account. The Purchaser shall create and fund a

Section 6. 1

contingency account within its construction budget that shall be sufficiently funded to address the
contingencies of providing the funding to pay the costs of demolishing the improvements and bringing the

surface parking lot back to its functional purpose in the event the project fails, for whatever reason. The
City shall be designated as the secured party for these funds. The determination of whether to demolish
the improvements, in the event of such a crisis, shall be made, within a reasonable period of time, by

agreement between the City, the other secured parties in the project, and the Purchaser or its assigns or

successors. Upon issuance of a Certificate of Occupancy, the City shall release any interest in the
contingency account.
Section 6. 2

Determination

of Contingencv

Requirements

and Rmortina.

The Purchaser shall

employ the appropriate professionals to determine the amount of funds necessary to hold within the
contingency account and shall provide a report of this account to the Office of the City Manager at its
initial funding, including the amount and the methodology employed to determine the amount. Thereafter,
upon any changes in the balance of the account, reports shall be made to the City Manager' s Office,
setting forth the balance of the account along with the reasons therefore.

ARTICLE VII

Prohibitions Against Assignment and Transfer: Indemnification
Section

7. 1.

Representation

as to Development.

The Purchaser represents and agrees that its

undertakings pursuant to this Agreement are and will be for the purpose of development of the Development
Property and not for speculation in land holding.
Section 7. 2. Prohibition Against Purchaser' s Transfer of Property and Assignment of Agreement,.

The Purchaser represents and agrees that prior to issuance of the Certificate of Completion for the Minimum
Improvements:
a)
Except only by way of security for, and only for the purpose of obtaining financing
necessary to enable the Purchaser or any successor in interest to the Development Property, or any part

thereof, to perform its obligations with respect to making, owning and/ or operating the Minimum
Improvements under this Agreement, and any other purpose authorized by this Agreement, the Purchaser
has not made or created and will not make or create or suffer to be made or created any total or partial sale,

assignment, conveyance, or lease, or any trust or power, or transfer in any other mode or form of or with
respect to this Agreement or the Development Property or any part thereof or any interest therein, or any

contract or agreement to do any of the same ( collectively, a " Transfer"),

without

the prior written

approval

of the City, unless the Purchaser remains liable and bound by this Agreement, in which event the City' s
10

approval is not required. In the absence of a specific written agreement by the City to the contrary, no such

transfer or approval by the City thereof shall be deemed to relieve the Purchaser or any other party bound
in any way by this Agreement or otherwise with respect to the construction of the Minimum Improvements

from any of its obligations with respect thereto. The provisions of this Section 7. 2( a) shall not limit transfers
to Affiliates

of the Purchaser.

b)

In the event the Purchaser, upon Transfer or assignment of the Development

Property or

any portion thereof, seeks to be released from its obligations under this Agreement as to the portions of the
Development Property that are transferred or assigned, the City shall be entitled to require, except as
otherwise provided in this Agreement, as conditions to any such release that:

Any proposed transferee shall have the qualifications and financial responsibility,
in the reasonable judgment of the City, necessary and adequate to fulfill the obligations undertaken
in this Agreement by the Purchaser as to the portion of the Minimum Improvements or the
i)

Development Property to be transferred.
ii)

Any proposed transferee, by instrument in writing satisfactory to the City and in

form recordable among the land records of the County, shall, for itself and its successors and
assigns, and expressly for the benefit of the City, have expressly assumed all of the obligations of
the Purchaser under this Agreement as to the portion of the Minimum

Improvements

or

Development Property to be transferred and agreed to be subject to all the conditions and
restrictions to which the Purchaser is subject as to such portion; provided, however, that the fact

that any transferee of, or any other successor in interest whatsoever to, the Minimum Improvements
or Development Property, or any part thereof, shall not, for whatever reason, have assumed such
obligations or so agreed, and shall not ( unless and only to the extent otherwise specifically

provided

in this Agreement or agreed to in writing by the City) deprive the City of any rights or remedies or
controls with respect to the Development Property or any part thereof or the construction of the
Minimum Improvements; it being the intent of the parties as expressed in this Agreement that ( to
the fullest extent permitted at law and in equity and excepting only in the manner and to the extent
specifically provided otherwise in this Agreement) no transfer of, or change with respect to,

ownership in the Minimum Improvements or Development Property or any part thereof, or any
interest therein, however consummated or occurring, and whether voluntary or involuntary, shall
operate, legally or practically, to deprive or limit the City of or with respect to any rights or remedies
or controls provided in or resulting from this Agreement with respect to the Minimum
Improvements or Development Property that the City would have had, had there been no such
transfer.

In the absence of specific written agreement by the City to the contrary, no transfer or

approval by the City thereof shall be deemed to relieve the Purchaser, or any other party bound in
any way by this Agreement or otherwise with respect to the construction of the Minimum
Improvements, from any of its obligations with respect thereto.
iii)

Any and all instruments and other documents involved in effecting the Transfer of

any interest in this Agreement or the Minimum Improvements or the Development Property
governed by this Article shall be in a form reasonably satisfactory to the City.
c)

The City' s approval of any Transfer shall not be unreasonably withheld. Any notice of

rejection of a Transfer by the City shall contain detailed reasons for the rejection. In the event the foregoing
conditions are satisfied, the Purchaser shall be released from its obligations under this Agreement as to the

portion of the Minimum Improvements or the Development Property that is transferred, assigned or
otherwise

conveyed.

After issuance of the Certificate of Occupancy for the Minimum Improvements, the

d)

Purchaser may transfer or assign any portion of the Development Property or the Purchaser' s interest in
this Agreement without the prior written consent of the City, provided that prior to the Maturity Date the

transferee or assignee is bound by all of the Purchaser' s obligations hereunder. Prior to any such Transfer
or assignment, the Purchaser shall submit to the City written evidence of any such Transfer or assignment,

including the transferee or assignee' s express assumption of the Purchaser' s obligations under this
Agreement. If the Purchaser fails to provide such evidence of Transfer and assumption, the Purchaser shall

remain bound by all of its obligations under this Agreement.
Section
members,

7. 3.

Release and Indemnification

officers, agents,

servants

and employees

Covenants. (

a)

The City and the governing body
Parties"),
except for any

thereof ( the " Indemnified

willful misrepresentation or any willful or wanton misconduct or negligence of the Indemnified Parties,
shall not be liable for and the Purchaser shall indemnify and hold harmless the Indemnified Parties against
any loss or damage to property or any injury to or death of any person occurring at or about or resulting

from any defect in the Development Property or any improvements constructed thereon, but only to the
extent that such defects were caused or committed during the periods that the Purchaser owned the
Development Property.
b)

Except for any willful misrepresentation or any willful or wanton misconduct or negligence
of the Indemnified Parties, and except for any breach by any of the Indemnified Parties of their obligations
under this Agreement, the Purchaser agrees to protect and defend the Indemnified Parties, now and forever,

and further agrees to hold the aforesaid harmless from any claim, demand, suit, action or other proceeding

whatsoever by any person or entity whatsoever arising or purportedly arising from this Agreement, or the
transactions contemplated hereby or the acquisition, construction, installation, ownership, maintenance and
operation of the Development Property or any improvements constructed thereon.
Except for any willful misrepresentation or any willful or wanton misconduct or negligence
of the Indemnified Parties, the Indemnified Parties shall not be liable for any damage or injury to the persons
or property of the Purchaser or its Affiliates, officers, agents, servants or employees or any other person
who may be about the Development Property or any improvements constructed thereon.
c)

d)

All covenants, stipulations, promises, agreements and obligations of the City contained

herein shall be deemed to be the covenants, stipulations, promises, agreements and obligations of such

entities and not of any governing body member, officer, agent, servant or employee of such entities in the
individual capacity thereof.

Section 7. 4 Rieht of Holder to Cure Defaults. City agrees to give notice to the Holder of any

Mortgage of any event of default by Purchaser under this Agreement, specifying the nature of such default,
and thereupon the Holder shall have the right, but not the obligation, to cure such default, and City shall

not exercise its remedies by reason of such default until it has afforded the Holder thirty ( 30) days after
Holder' s receipt of such notice to cure such default and a reasonable period of time in addition thereto ( i) if

the circumstances are such that said default cannot reasonably be cured within said thirty ( 30) day period
and Holder has commenced and is diligently pursuing such cure, or (ii) during and after any litigation action
including a foreclosure, bankruptcy, possessory action or a combination thereof.
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ARTICLE

Events

Section

8. 1.

Events of Default

Defined.

VIII

of Default

The following shall be " Events of Default" under this

Agreement and the term " Event of Default" shall mean, whenever it is used in this Agreement, any one or

more of the following events:
a)

failure by the Purchaser or an Affiliate to observe or perform any covenant, condition,

obligation or agreement on its part to be observed or performed

under this Agreement;

commencement by the holder of any Mortgage on the Development Property or any
improvements thereon, or any portion thereof, of foreclosure proceedings as a result of default under the
b)

applicable Mortgage documents for the Purchaser or an Affiliate;

c)

if the Purchaser

i)

composition,

or an Affiliate

shall:

file any petition in bankruptcy or for any reorganization, arrangement,
readjustment,

liquidation,

dissolution,

or similar relief under the United

States Bankruptcy Act or under any similar federal or State law; or
ii)

make an assignment for benefit of its creditors; or

iii) admit in writing its inability to pay its debts generally as they become due; or
iv) be adjudicated a bankrupt or insolvent
d)

failure by the City to observe or perform any material covenant, condition, obligation or

agreement or its part to be observed or performed under this Agreement.
Section

8. 2.

Remedies on Default. Whenever any Event of Default referred to in Section 8. 1 of

this Agreement occurs, the non -defaulting party may exercise any of the following rights under this Section

after providing thirty ( 30) days written notice to the other of the Event of Default, but only if the Event of
Default has not been cured within said thirty ( 30) days or, if the Event of Default is by its nature incurable
within thirty ( 30) days, the defaulting party does not, within such thirty ( 30) day period, provide assurances

reasonably satisfactory to the party providing notice of default that the Event of Default will be cured and
will be cured as soon as reasonably possible:
a)

suspend its performance under this Agreement until it receives reasonably satisfactory

assurances that the defaulting party will cure its default and continue its performance under this Agreement;
b)

cancel and rescind or terminate its obligations under this Agreement or any portion thereof,

including without limitation the obligation to apply and allocate Available Tax Increment pursuant to
Section 3. 3 hereof as to any portion of the Project owned by the Purchaser, or an Affiliate, as of the date of
the notice of default;

c)

withhold the Certificate of Occupancy with regard to the uncompleted portion; or

d)

if the default occurs prior to completion of the Minimum Improvements and the Purchaser

and/ or the Holder of any Mortgage securing financing for the Project is unable to complete the Project or
obtain an Assignee or buyer to purchase the Property and Project, the Property and improvements thereon
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shall be transferred to the City and the City may exercise its option to take over management of the Project
to insure completion of the Minimum Improvements or to abandon the Project and demolish the Minimum

Improvements, provided that the City' s determination to take title to the Property and improvements
and whether to demolish the improvements, shall be made, within a reasonable period of time, by

agreement between the City, the other secured parties in the Project, and the Purchaser or its
assigns and successors; or

take whatever action, including legal, equitable or administrative action, which may appear
necessary or desirable to collect any payments due under this Agreement, or to enforce performance and
e)

observance of any obligation, agreement, or covenant of the defaulting party under this Agreement.
City agrees not to suspend its obligations under the Agreement or terminate or rescind the
Agreement as a result of the Holder of a Mortgage initiating or continuing foreclosure proceedings, upon

the Holder taking possession of the Development Property or following a sale of the Development Property
by the Holder or as a result of any foreclosure proceedings so long as the Holder and/ or subsequent
purchaser agrees to assume all of the obligations of the Purchaser under the Agreement.

Section 8. 3. No Remedv Exclusive. No remedy herein conferred upon or reserved to any party in
this Agreement is intended to be exclusive of any other available remedy or remedies, but each and every
such remedy shall be cumulative and shall be in addition to every other remedy given under this Agreement
or now or hereafter existing at law or in equity or by statute. No delay or omission to exercise any right or

power accruing upon any default shall impair any such right or power or shall be construed to be a waiver

thereof, but any such right and power may be exercised from time to time and as often as may be deemed
expedient. In order to entitle the City to exercise any remedy reserved to it, it shall not be necessary to give
notice, other than such notice as may be required in this Article.
Section 8. 4. No Additional Waiver Implied by One Waiver. In the event any agreement contained

in this Agreement should be breached by any party and thereafter waived by another party, such waiver
shall be limited to the particular breach so waived and shall not be deemed to waive any other concurrent,
previous, or subsequent breach hereunder.

ARTICLE IX

Additional Provisions

Section

9. 1.

Conflicts of Interest;

Representatives

Not Individually

Liable.

The City and the

Purchaser, to the best of their knowledge, represent and agree that no member, official, or employee of the

City shall have any personal interest, direct or indirect, in this Agreement, nor shall any such member,
official, or employee participate in any decision relating to this Agreement which affects his or her personal
interests or the interests of any corporation, partnership, or association in which he or she is, directly or
indirectly, interested.

No member, official, or employee of the City shall be personally liable to the

Purchaser, any Affiliate, or any successor in interest, in the event of any default or breach by the City or for
any amount which may become due to the Purchaser or successor or on any obligations under the terms of
the Agreement.

Section 9. 2. Bindiniz Effect. This Agreement shall inure to the benefit of and shall be binding upon

the City, the Purchaser, any Affiliates, and their respective successors and assigns.
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Section

unenforceable

In the event any provision of this Agreement shall be held invalid or
by any court of competent jurisdiction, such holding shall not invalidate or render
Severabilitv.

9. 3.

unenforceable any other provision hereof.
Section

Eaual Emplovment Opportunity. The Purchaser agrees, for itself and any Affiliate,

9. 4.

successors, and assigns, that during the term of this Agreement it will comply with all applicable federal,
State and local equal employment and non- discrimination laws, regulations, and ordinances as they relate
to the development

of the Project.

Section 9. 5. Covenant to Pav Pronertv Taxes and Assessments. The Purchaser agrees for itself, its
Affiliates,

successors

and assigns,

in addition to the State law to pay real estate taxes and special

assessments, that it is also obligated by reason of this Agreement to pay before delinquency all real estate
taxes and Assessments against the Development Property during any period while the Purchaser holds title
to any portion of the Development Property. The Purchaser acknowledges that this obligation creates a

contractual right on behalf of the City to sue the Purchaser or its successors and assigns to collect delinquent
real estate taxes, Assessments, and any penalties or interest thereon and to pay over the same as a tax

payment to the County Auditor. In any such suit, the City shall also be entitled to recover its costs, expenses
and reasonable attorney fees.
Section

9. 6.

Provisions Not Merced With Deed.

none of the provisions of this Agreement are

intended to or shall be merged by reason of any deed transferring any interest in the Development Property

and any such deed shall not be deemed to affect or impair the provisions and covenants of this Agreement.
Section 9. 7. Titles of Articles and Sections. Any titles of the several parts, Articles, and Sections
of this Agreement are inserted for convenience of reference only and shall be disregarded in construing or
interpreting any of its provisions.
Section 9. 8. Notices and Demands. Except as otherwise expressly provided in this Agreement, a

notice, demand, or other communication under this Agreement by either party to the other shall be
sufficiently given or delivered if it is dispatched by registered or certified mail, postage prepaid, return
receipt requested, or delivered personally to the following addresses:
Kalispell Urban Resort Partners, LLC

To the Purchaser:

208 151 Ave. E.
Kalispell, MT
Attention:

City of Kalispell

To the City:

201 1 st Ave. E.
PO Box 1997

Kalispell, Montana 59903- 1997

Attention: City Manager

The City or the Purchaser may, by notice given hereunder, designate any further or different addresses to
which subsequent notices, requests, or other communications

Section 9. 9. Counterparts.

shall be sent.

This Agreement may be executed in any number of counterparts, each

of which shall constitute one and the same instrument.

Section 9. 10. Applicable Law. This Agreement shall be governed by and construed in accordance
with the laws of the State of Montana.
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Section 9. 11.

RecordinLy. The City may record this Agreement and any amendments thereto with
the County Recorder. The Purchaser shall pay all costs for recording this Agreement.
Section 9. 12. Gender. Etc. Words of any gender include the correlative words of the other gender.
The terms " hereof," "

hereby," "

herein," "

hereto," " hereunder," "

hereinafter," and similar terms refer to this

Agreement; and the term " hereafter" means after, and the term " heretofore" means before, the date on which
this Agreement was fully executed.
Section 9. 13.

Entire Aereement.

This Agreement constitutes the entire agreement between the

parties pertaining to its subject matter and it supersedes all prior contemporaneous

agreements,

representations, and understandings of the parties pertaining to the subject matter of this Agreement. This

Agreement
may be modified, amended, terminated, or waived, in whole or in part, only by a writing signed
by all of the parties.
IN WITNESS WHEREOF, the City and the Purchaser have caused this Agreement to be duly

executed by their duly authorized representatives as of the date first above written.

CITY OF KALISPELL, MONTANA

By

tl ,

Manager
Ci hMana

STATE OF MONTANA )
ss.

County of Flathead )
JGn.u.a.ry ' 2022, before me, a Notary Public for the State of
day
Montana, personally appeared Doug Russell, proved to me to be the person whose name is
On this -- ft

of

subscribed to the within instrument, and acknowledged to me that he executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year hereinabove first written. ,

lk"

NOTWRY PUBLIC for the State of Montana
Printed Name:
SEAL

Residing at:
My Commission expires:

AIMEE

BRUNCKHORSTJ

gRu"`*

yo ;
NOTARIAL +=
SEAL *_

o Mo:`

NOTARY PUBLIC for the
State of Montana

Residing at
Lakeside, Montana

MY Commission Expires

December 04, 2024
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KALISPELL URBAN RESORT PARTNERS, LLC

By Montana Hotel Development Partners. LLC
Its Manager

By Alchemy Development Group, LLC
Member of Montana

tel D

elo

nt Partners,

LLC

4

By:
John
Memb

osta

f Alchemy Development Group, LLC

STATE OF MONTANA )
ss.

County of Flathead )
On this

day o

rUjCLeU ,

2022, before me, a Notary Public for the State of

Montana, personally appeared John P. dsta, as Member of Alchemy Development Group,
LLC, which is a Member of Montana Hotel Development Partners, LLC, which is the
Manager of Kalispell Urban Resort Partners, LLC, proved to me to be the person whose
name is subscribed to the within instrument, and acknowledged to me that he/ she executed the
same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year hereinabove first written.

LISA K POO
40 - kRv PUB0C' for the
4

S11A a` e of Writana
il
JV -9 at Kalispell. MT
M., Commission

Expires

ARY PUBLIC for the State of Montana

Printed Name: i i •
Residing at:
M Y Commission

klay W, 2025.
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L
expires:
p

s .

ro-' T—

EXHIBIT

LEGAL DESCRIPTION

A

OF THE DEVELOPMENT

PROPERTY

Real property being situated in Section 18 Township 28 North, Range 21 West,
P.M.M. Flathead County, Montana and described more particularly as Lots 8, 9,
10, 11, and 12 of Block 55 of the Kalispell Original Townsite Map of record in
the Office of Clerk and Recorder for Flathead County.

m1

CONTRACT

FOR DEVELOPMENT
between

CITY OF KALISPELL, MONTANA

and

MONTANA HOTEL DEVELOPMENT

PARTNERS, LLC

Dated as of January 12, 2022

CONTRACT FOR DEVELOPMENT

THIS CONTRACT FOR DEVELOPMENT (this " Agreement") is made as of the 12 day of January,

2022, by and between the CITY OF KALISPELL, MONTANA, a Montana municipal corporation ( the
with offices at 201

City"),

LLC, ( the " Developer")

1`

Ave E, Kalispell, MT 59901,

of 208 1"

Ave. E., Kalispell,

and Montana Hotel Development

Partners,

MT 59901.

RECITALS

WHEREAS, on July 3, 2017, and pursuant to MCA 76- 1- 604, the Kalispell City Council passed

Resolution No. 5821 amending the Kalispell Growth Policy which, among other things, called for the
development of a Downtown Plan as a key project to have a tangible positive impact on the citizens of
Kalispell;

and

WHEREAS, on December 4, 2017, and pursuant to MCA 76- 1- 604, the Kalispell City Council
passed Resolution No. 5846A, thereby amending the Kalispell Growth Policy with the adoption of a
Downtown Plan; and

WHEREAS, on December 18, 2018, and pursuant to the Montana Urban Renewal Act, MCA Title

7, Chapter 15, Part 42, the Kalispell City Council, after making all necessary investigation and establishing

the appropriate findings of fact, passed Ordinance No 1816 thereby creating the Downtown Kalispell Urban
Renewal District; and

WHEREAS, on February 4, 2019, and pursuant to Montana Code Annotated, Title 7, Chapter 15,
Part 42, as amended ( the " TIF Act'),

the Kalispell City Council passed Ordinance No. 1820 establishing

a tax increment financing district as an overlay to the Downtown Kalispell Urban Renewal District, naming
it the Downtown Kalispell Urban Renewal Tax Increment Financing District ( hereinafter referred to as the
District") and set January 1, 2020, as the base taxable year for the District; and

WHEREAS, the City is entering into this Contract for Development with Developer for the
purposes of privately funding and constructing an off-street public parking structure within the District and

to be located on unimproved City owned real property currently used for surface parking situated in Section
18 Township 28 North, Range 21 West, P.M.M. Flathead County, Montana and located at the corner of Is`
Street West and V Avenue West and more particularly described as Lots 17, 18, 19, 20, 21, 22, 23, and 24
of Block 46 of Kalispell Original Townsite Map of record in the Office of Clerk and Recorder for Flathead
County; and
WHEREAS, pursuant to Section 7- 15- 4288 of the TIF Act, eligible costs to be paid by the City
include the acquisition, construction, and improvement of public improvements or infrastructure, publicly

owned buildings, and any public improvements authorized by Title 7, chapter 12, parts 41 through 45; Title
7, chapter 13, parts 42 and 43; and Title 7, chapter 14, part 47 as well as use of tax increment derived from
the District for reimbursement of the costs for public improvements

authorized to be made pursuant to the

TIF Act; and

WHEREAS,

it is the purpose

of this Contract

for Development

to set forth the respective

commitments, rights, and obligations of the City and the Developer in which the Developer privately
finances, designs, and constructs a parking structure with street level storefront spaces upon the City owned

real property, described above, for which the City shall give to Developer a Note secured by a pledge of
Available Tax Increment derived from the District; and

WHEREAS, the City has determined that the application of Available Tax Increment contemplated

herein and the fulfillment generally of this Agreement, are in the vital and best interests of the City and the
health, safety, morals, and welfare of its residents, and in accord with the public purposes and provisions
of applicable State of Montana laws and local laws and requirements.
NOW, THEREFORE,

in consideration

of the mutual obligations

contained

in this Agreement,

the

parties agree as follows:

ARTICLE I

Definitions; Exhibits; Interpretation
Section

Definitions. The following terms shall have the meanings given in this Agreement,

1. 1.

unless a different meaning clearly appears from the context:

Affiliate" means with respect to the Developer ( a) any corporation, partnership, limited liability
company or other business entity or person controlling, controlled by or under common control with the
Developer, and ( b) any successor to such party by merger, acquisition, reorganization, or similar transaction
involving all or substantially all the assets of such party ( or such Affiliate). For the purpose hereof the
controlled by" and " under common control with" shall mean, with respect to any
words " controlling", "

corporation, partnership, limited liability company or other business entity, the ownership of fifty percent
50%) or more of the voting interests in such entity possession, directly or indirectly, of the power to direct
or cause the direction of management policies of such entity, whether ownership of voting securities or by
contract

or otherwise.

Agreement"
modified,

amended,

means this Contract for Development, as the same may be from time to time

or supplemented.

City" means the City of Kalispell, Montana.

City Representative" means the City Manager or other City official, or staff so designated in
writing by the City Manager.
Construction

Plans" means the plans, specifications,

drawings and related documents on the

construction work to be performed by the Developer on the Development Property, including the Minimum
Improvements and the related site improvements, which ( a) shall be as detailed as the plans, specifications,

drawings and related documents which are submitted to the appropriate building officials of the City, and
b) shall include at least the following: ( 1) site plan; ( 2) foundation plan; ( 3) floor plan for each floor; ( 4)
cross sections of each ( length and width); ( 5) elevations ( all sides); ( 6) landscape plan; and ( 7) such other

plans or supplements to the foregoing plans as the City may reasonably request to allow it to ascertain the
nature and quality of the proposed construction

work.

County" means the County of Flathead, Montana, its successors and assigns.
Developer" means Montana Hotel Development Partners, LLC, or its permitted successors and
assigns.

Development Property" means the real property described in Exhibit A of this Agreement.
District' means the Downtown Kalispell Urban Development Tax Increment Financing District,

established by the City Council of the City pursuant to the TIF Ordinance.

Environmental

Laws

and

Regulations"

means

and

includes

the

Federal

Comprehensive

Environmental Compensation Response and Liability Act (" CERCLA" or the " Federal Superfund Act") as
amended by the Superfund Amendments and Reauthorization Act of 1986 (" SARA"), 42 U. S. C. §§ 9601

et seq.; the Federal Resource Conservation and Recovery Act of 1976 (" RCRA"), 42 U. S. C. §§ 6901 et
seq.; the Clean Water Act, 33 U. S. C. § 1321 et seq.; and the Clean Air Act, 42 U. S. C. §§ 7401 et seq., all

as the same may be from time to time amended, and any other federal, state, county, municipal, local or
other statute, code, law, ordinance, regulation, requirement or rule which may relate to or deal with human
health or the environment including without limitation all land use, zoning, and stormwater control

regulations as well as all regulations promulgated by a regulatory body pursuant to any statute, code, law,
ordinance,

regulation,

requirement

or rule.

Event of Default" means an action by the Developer listed in Article VIII of this Agreement.

Maturity Date" shall be the date of the issuance of a Certificate of Completion for the Minimum
Improvements defined in the Development Agreement for the public off-street parking structure at 1 S' Street
West and I" Avenue West described above in the Recitals.

Minimum Improvements" means the construction on the Development Property on Lots 17, 18,

19, 20, 21, 22, 23, and 24 of Block 46 of Kalispell Original Townsite Map of record in the Office of Clerk
and Recorder for Flathead County, including related site improvements, according to the set of pians

approved by the City, all in compliance with the requirements pertaining thereto as set forth in this
Agreement.

Prevailing Wage Rates" means the Montana Prevailing Wage Rate for public works projects as
published from time to time by and available from the Montana Department of Labor and Industry,
Research and Analysis Bureau, P. O. Box 1728, Helena, Montana 59624, telephone number ( 800) 541- 3904.

Project" means the Development Property as improved by the Minimum Improvements.
State"

means the State of Montana.

TIF Act" means Montana Code Annotated,

Title 7, Chapter 15, Part 42, as amended.

TIF Ordinance" means Ordinance No. 1820, adopted by the City Council on February 4, 2019.
Unavoidable Delays" means delays beyond the reasonable control of the party seeking to be
excused as a result thereof which are the direct result of strikes, other labor troubles, prolonged adverse

weather or acts of God, fire or other casualty to the Minimum Improvements, litigation commenced by third
parties which, by injunction or other similar judicial action, directly results in delays, or acts of any federal,
State or local governmental unit ( other than the City in exercising its rights under this Agreement) which
directly result in delays. Unavoidable Delays shall not include delays ( except those attributable to
government - imposed moratoria) in the obtaining of permits or governmental approvals necessary to enable

construction of the Minimum Improvements by the dates such construction is required under Section 4.4
of this Agreement.

Section 1. 2. Exhibits. The following exhibits are attached to and by reference made a part of this
Agreement:

Exhibit A

Legal Description of Development Property

ARTICLE II

Reuresentations

Section

2. 1.

and Warranties

Representations by the Citv. The City makes the following representations and

warranties as the basis for its covenants herein:
a)
The City is a municipal corporation duly organized and existing under the laws of the State.
Under the provisions of the TIF Act, the City has the power to enter into this Agreement and carry out its

obligations

hereunder.

b)

The City owns an unencumbered fee interest in the Development Property.

c)

There is no litigation pending or, to the actual knowledge of the City, threatened against

the City questioning the validity or enforceability of this Agreement or the due execution and delivery of
this Agreement by the City.

To the actual knowledge of the undersigned officials of the City, the execution and delivery

d)

of this Agreement does not materially violate any agreement or any court order or judgment in any litigation
to which the City is a party or by which it is bound.
Section

2. 2.

Representations

and Warranties

by the Developer.

The

Developer

makes

the

following representations and warranties as the basis for its covenants herein:
The Developer is ( i) a Limited Liability Company, duly organized and in good standing

a)

under the laws of the State, (

ii) not in violation of any provisions of its articles of organization or

membership agreement, and ( iii) duly authorized to transact business within the State.
b)

The Developer has the power to enter into this Agreement and has duly authorized the

execution, delivery, and performance of this Agreement by proper action of its members.
The Developer has received no notice or communication from any local, State or federal

c)

official that the activities of the Developer may be or will be in violation of any environmental law or
regulation ( other than those notices or communications of which the City is aware, if any).

The Developer

is not aware of any facts the existence of which would cause it to be in violation of or give any person a
valid claim under any local, State, or federal environmental law, regulation or review procedure.
Neither the execution and delivery of this Agreement, the consummation of the transactions

d)

contemplated hereby, nor the fulfillment of or compliance with the terms and conditions of this Agreement
is prevented, limited by or conflicts with or results in a breach of, the terms, conditions or provisions of any
corporate restriction or any evidences of indebtedness, agreement or instrument of whatever nature to which

the Developer is now a party or by which it is bound, or constitutes a default under any of the foregoing,
which default or breach might prevent the Developer from performing its obligations under this Agreement.

The Developer will secure adequate financing for construction of the Minimum

e)

Improvements and will provide adequate evidence to the City of said financing for the construction of the
Minimum

Improvements.

f)

The Developer will construct and maintain the Minimum Improvements while it is under

its control in accordance with the terms of this Agreement and all local, State, and federal laws and

regulations including, but not limited to, environmental, zoning, building code and public health laws and
regulations.

The

g)

Developer

will

construct

the

Minimum

Improvements

as provided

herein

in

accordance with all local, State, and federal energy -conservation laws and regulations.

The Developer will obtain, in a timely manner, all required permits, licenses and approvals,

h)

and will meet, in a timely manner, all requirements of all applicable local, State, and federal laws and
regulations which must be obtained or met before the Minimum Improvements may be lawfully
constructed.

ARTICLE

III

Financing of Minimum Improvements: Available Tax Increment
Section

Status of the Development Property. The City currently owns the fee interest title to

3. 1.

the Development Property upon which it proposes improvements to be constructed consisting of a multi deck parking structure and storefronts on the street level. The Developer shall develop plans for the
Minimum Improvements according to the City' s direction and present them to the City for its approval.
Section

3. 2.

Construction

Financine.

Note and ADDlication

of Available

Tax Increment.

The

Developer shall privately finance the construction of the Minimum Improvements. In an addendum to this
Agreement, the parties shall agree upon 1) the construction plans for the Minimum Improvements,

2) the

costs and cost breakdowns for the construction of the Minimum Improvements, 3) the form of the security

agreement in which the City shall pledge Available Tax Increment to secure the City' s payments on the
Note, and any other guarantee that may be required of the City for the financing and construction of the
Minimum Improvements

a)

100 %

of the tax increment generated by the Hotel project at 31 and Main will be available to

reimburse the Developer for costs of the Minimum Improvements of the parking structure that

are required for the Hotel development at 31 and Main ( including displaced parking) on an
annual

basis.

b) Tax increment generated by other properties in the Downtown Tax Increment district will be
used to reimburse the Developer for costs associated with additional parking in the structure as
requested by the City of Kalispell.
b)( i) Reimbursement payments will be made over a 12 -year period as tax increment
becomes available beginning January 1, of the I` year after completion. The City, at its

discretion may pay a portion, or all, of this obligation in advance.
a.

Example 202 spaces are required for the project, under 3. 2.( a). 48 parking spaces are

being added to the structure under 3. 2.( b). Thus 81% of the minimum improvements
will be reimbursed by tax increment developed by the Hotel, and 19% of the minimum
improvements will be funded through additional available tax increment generated by
properties in the district.
Section 3. 3. Records. The City and its representatives shall have the right at all reasonable times
after reasonable notice to inspect, examine all books and records of the Developer relating to the Project.

Such records shall be kept and maintained by the Developer until the Maturity Date. The Developer shall
also use its best efforts to cause its contractor or contractors, all sub -contractors and their agents and lenders

to make their books and records relating to the Project available to the City, upon reasonable notice, for
inspection, examination

and audit.

Section 3. 4. Financing Contingency. This agreement shall be contingent upon Developer' s ability

to obtain financing for the Minimum Improvements, and if Developer is unable to obtain financing by
March 31, 2022, this Agreement shall be terminated, of no further force and effect, and the parties shall

have no further obligation to each other. The Parties, by mutual agreement, may extend this date.
ARTICLE

Construction

Section 4. 1.

of Minimum

IV

Imurovements

Construction of Minimum Imorovements. The Developer agrees that it will construct

the Minimum Improvements on the Development Property in substantial accordance with this Agreement
and its Addendums and, at all times prior to the issuance of the Certificate of Occupancy, will preserve and

keep the Minimum Improvements or cause such improvements to be preserved and kept with the
appurtenances and every part and parcel thereof, in good repair and condition.
Section 4. 2. Contractor' s Bonds.

Developer' s Construction Agreement with the general contractor

" The General Contractor shall purchase and maintain performance

shall include the following requirement:
and payment bonds each in an amount at least equal to the total Contractor' s Compensation as security for
the faithful performance and payment of all of Contractor' s obligations under this Agreement.

All bonds

shall be obtained from a surety that is duly licensed and authorized to transact business within the state of
Montana and to issue bonds for the limits so required. All bonds shall remain in effect throughout the life

of this Agreement and for a minimum of one ( 1) year following the date of expiration of Contractor' s
warranties. A certified copy of the agent' s authority to act must accompany all bonds signed by an agent.

If the surety on any bond furnished by Contractor is declared bankrupt or becomes insolvent or its right to
do business within the state of Montana is terminated, Contractor shall promptly notify City and shall within

twenty ( 20) days after the event giving rise to such notification, provide another bond and surety, both of
which shall comply with all requirements set forth herein."

Section 4. 3.

Construction

Plans. (

a) Generally. Before commencing construction of the Minimum

Improvements, the Developer shall submit the Construction Plans to the City. The City will approve the
Construction Plans in writing if. (i) the Construction Plans conform to the terms and conditions of this
Agreement; (

ii) the Construction Plans conform to all applicable federal, State and local laws, ordinances,
iii) the Construction Plans are adequate to provide for construction of the Minimum

rules and regulations; (

Improvements; ( iv) the Construction Plans do not provide for expenditures in excess of the funds available
to the Developer from all sources for construction of the Minimum Improvements; and ( v) no Event of
Default has occurred under this Agreement.
b)

Changes to the Construction Plans. If the Developer desires to make significant changes

in the Construction Plans, in the discretion of the City Representative, after their approval by the City, the
Developer shall submit the proposed changes to the City' s building officials for their approval.
Section 4.4. Prevailins Waee Rates: Competitive Bidding. The Developer understands that the

City is obligated to follow certain laws with respect to the expenditure of public funds, which includes
Tax Increment. The Developer agrees to comply with laws that govern City contracting obligations,
including public procurement laws relating to all the Minimum Improvements, such as, without

limitation, laws and rules regarding prevailing wage and solicitation of work on a competitive basis.
Without limitation of the foregoing, the Developer agrees that in the awarding of contracts for the Public

Parking Unit ( i) it will, and it will cause its contractor to, publicly bid competitively contracts for each
component of the Public Parking Unit, and ( ii) through its contract with its contractor, it will, require its

contractor to pay the Prevailing Wage Rates on all such contracts related to the Minimum Improvements.
The Developer will provide to the City all documentation requested to verify the compliance of the

Developer and its contractor with the foregoing requirements. Failure of the Developer or its contractor to
bid competitively contracts for each component of the Minimum Improvements or to require contracts
entered into directly with contractors or sub- contractors to include provisions requiring the contractor or

sub-contractor to pay the Prevailing Wage Rates on the work related to the Minimum Improvements will
be considered a breach of this Agreement and the City will be entitled, at its discretion and without

obligation, to exercise any and all measures to assure compliance and retroactive compensation plus interest
to workers not paid in accordance with this Agreement, and recovery of any penalty or fine assessed by the
State attributed to any failure to pay the Prevailing Wage Rates
Section 4. 5. Commencement and Completion of Construction. Subject to Unavoidable Delays, the
Developer shall commence construction

of the Minimum Improvements

no later than March 1, 2023 .

Subject

to Unavoidable Delays, the Developer shall have substantially completed the construction of the Minimum
Improvements no later than March 31, 2024. The signatories by mutual agreement, may extend these dates.
All work with respect to the Minimum Improvements to be constructed or provided by the Developer on the

Development Property shall be in conformity with the Construction Plans. The Developer shall make such
reports to the City regarding construction of the Minimum Improvements as the City deems necessary or
helpful in order to monitor progress on construction of the Minimum Improvements.

Section 4.6. Utilities. The Developer shall not interfere with, or construct any improvements over, any

public street or utility easement without the prior written approval ofthe City. All connections to public utility
lines and facilities shall be subject to approval of the City and any private utility company involved. The
Developer at its own expense shall replace any public facilities or utilities damaged during construction of the

Projects or the Public Parking Unit by the Developer or its agents or by others acting on behalf of or under their
direction

or control of the Developer.

Section 4. 7. Permits and Compliance With Laws. The Developer will obtain, in a timely manner, all
required permits, licenses and approvals, and will meet all requirements of all local, state and federal laws, rules
and regulations which must be obtained or met in connection with the acquisition and construction of the

Minimum Improvements. Without limiting the foregoing, the Developer will request and seek to obtain from

the City or other appropriate governmental authority all necessary land use, zoning, and building permits. The
Developer will comply in all material respects with all Environmental Laws and Regulations applicable to the
construction, acquisition, and operation of the Minimum Improvements, will obtain any and all necessary

environmental reviews, licenses or clearances under, and will comply in all material respects with,
Environmental Laws and Regulations. In addition, the Developer shall comply fully with all applicable state
and federal laws, regulations, and municipal ordinances related to worker safety including but not limited to

the Occupational Safety and Health Act (OSHA), the safety rules, codes, and provisions ofthe Montana Safety
Act in Title 50, Chapter 71, MCA, all applicable City, County, and State building and electrical codes, and the
Americans

with Disabilities

Act.

Section 4. 8. Non- Discrimination and Eaual Pav Affirmation.

The Developer agrees to require its

contractor( s) to be in compliance with Title 49 Human Rights, Montana Code Annotated, regarding activities
related to the Minimum Improvements. The Developer agrees that in its contracts with its contractors the

Developer' s contractor will be required to require its subcontractors to comply with Title 49 Human Rights,

Montana Code Annotated, regarding activities related to the Minimum Improvements. The Developer agrees
to provide copies of all such contracts upon request by the City.
Section 4. 9. Worker' s Compensation

Insurance.

The Developer

shall provide in its construction

contracts related to the Minimum Improvements with all of its respective contractors that such contractors are

to be covered by a Worker' s Compensation insurance program with the State, a private insurance carrier, or an
approved self- insurance plan in accordance with State law.
Section

4. 10.

Certificate

of Comtvletion. (

a) After completion of the Minimum Improvements in

accordance with the Construction Plans and all terms of this Agreement, the City will furnish the Developer
with a Certificate of Completion, a form of which is attached hereto as Exhibit B.
b)

The Certificate of Completion will be in recordable form in the proper County office for

the recordation of instruments pertaining to the Development Property. If the City refuses or fails to provide
the Certificate in accordance with the provisions of this Section 4. 10, the City shall, within 30 days after

written request by the Developer, provide the Developer with a written statement, indicating in adequate
detail in what respects the Developer has failed to complete the Minimum Improvements in accordance

with the provisions of the Agreement, or is otherwise in default, and what measures or acts will be

necessary, in the opinion of the City, for the Developer to take or perform in order to obtain such Certificate.
c)

The construction of the Minimum Improvements shall be deemed to be complete at such

time as the Developer is legally entitled to the issuance of a certificate of occupancy by the City with respect
thereto.

ARTICLE

V

Insurance

Section

Insurance. (

5. 1.

a) The Developer agrees to provide and maintain at all times during the

process of constructing the Minimum Improvements and, from time to time at the request of the City,
furnish the City with proof of payment of premiums on:
i)
Value

Builder' s risk

Basis,"

insurance,

written

on the so- called "

in an amount equal to one hundred percent ( 100%)

Minimum Improvements

Builder' s Risk -of the insurable

Completed
value

of the

at the date of completion, and with coverage available in nonreporting

form on the so called " all risk" form of policy;
ii)

Comprehensive general liability insurance ( including

operations,

contingent

liability, operations of subcontractors, completed operations and contractual liability insurance)
together with an Owner' s Contractor' s Policy with limits against bodily injury and property damage
of not less

than $

1, 000, 000 for each occurrence ( to accomplish the above required limits, an

umbrella excess liability policy may be used); and
iii)

Workers' compensation insurance, with statutory coverage.

The policies of insurance required pursuant to clauses ( i) and ( ii) above shall be placed with financially
sound and reputable insurers licensed to transact business in the State. The policy of insurance delivered
pursuant to clause ( i) above shall contain an agreement of the insurer to give not less than thirty ( 30) days'

advance written notice to the City in the event of cancellation of such policy or change affecting the
coverage

thereunder.

The City shall be named as an additional insured under the policies of insurance

referred to in ( i) and ( ii) above.
b)

Prior to the Maturity Date, the Developer shall maintain, or cause to be maintained, at its

cost and expense, and from time to time at the request of the City shall furnish proof of the payment of
premiums on, insurance as follows:

Insurance against loss and/ or damage to the Minimum Improvements under a

i)

policy or policies covering such risks as are ordinarily insured against by similar businesses,
including ( without limiting the generality of the foregoing) fire, extended coverage, vandalism and
malicious mischief, heating system explosion, water damage, demolition cost, debris removal,
collapse and flood, in an amount not less than the full insurable replacement value of the Minimum
Improvements. No policy of insurance shall be so written that the proceeds thereof will produce

less than the minimum coverage required by the preceding sentence, by reason of coinsurance
provisions or otherwise, without the prior consent thereto in writing by the City. The term " full
insurable

shall mean the actual replacement cost of the Minimum
and shall be determined from time to time at the request of the City, but not more

replacement

Improvements

value"

frequently than once every three years, by an insurance consultant or insurer, selected and paid for
by the Developer and approved by the City; and
ii)

Such other insurance, including worker' s compensation insurance respecting all

employees of the Developer, in such amount as is customarily carried by like organizations engaged
in like activities of comparable size and liability exposure.

In lieu of any of the foregoing, the Developer may provide evidence to the City that the Developer has selfinsured for the amounts and terms satisfying this Section.
The parties agree that all the provisions set forth in this Article shall terminate upon the

c)

Maturity Date.
Section 5. 2.

Notification:

Repair, Reconstruction

and Restoration.

Until the Maturity Date the

Developer agrees to notify the City immediately in the case of damage exceeding $ 50, 000 in amount to, or
destruction of, the Minimum Improvements, or any portion thereof resulting from fire or other casualty.
Subject to the rights of lenders, in such event the Developer shall forthwith repair, reconstruct, and restore

the Minimum Improvements to substantially the same or an improved condition or value as it existed prior
to the event causing such damage and, to the extent necessary to accomplish such repair, reconstruction,

and restoration, the Developer will apply the net proceeds of any insurance relating to such damage received
by the Developer to the payment or reimbursement of the costs thereof.
The Developer shall complete the repair, reconstruction, and restoration of the Minimum
Improvements, whether or not the net proceeds of insurance received by the Developer for such purposes
are sufficient to pay for the same. Any net proceeds remaining after completion of such repairs,
construction and restoration shall be the property of the Developer.

ARTICLE VI

Financing
Section 6. 1.

Generally. ( a) Before commencement

of construction of the Minimum Improvements,

the Developer shall submit to the City Representative evidence of one or more commitments for financing
which, together with committed equity for such construction, is sufficient for payment of costs of
construction

b)

of the Minimum

Improvements

If the City Representative finds that the financing is sufficiently committed and adequate

in amount to pay the costs specified in paragraph ( a) then the City shall notify the Developer in writing of
its approval.

Such approval shall not be unreasonably withheld and either approval or rejection shall be

given within thirty ( 30) days from the date when the City is provided the evidence of financing. A failure
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by the City to respond to such evidence of financing shall be deemed to constitute an approval hereunder.
If the City rejects the evidence of financing as inadequate, it shall do so in writing specifying the basis for
the rejection. In any event the Developer shall submit adequate evidence of financing to the City within
ten ( 10) days after such rejection.

Section 6. 2.

Limitation

Unon Encumbrance

of Development

Prooertv.

The Developer agrees not

to engage in any financing creating any mortgage or other encumbrance or lien upon the Development
Property or the Minimum Improvements, whether by express agreement or operation of law, or suffer any
encumbrance or lien to be made on or attached to the Development Property or the Minimum
Improvements.

ARTICLE

VII

Prohibitions Against Assignment: Indemnification
Section

undertakings

7. 1.

Representation

as to Development.

The Developer

represents

pursuant to this Agreement are and will be for the purpose of development

and agrees that its
of the Development

Property for the use and ownership of the City.
Section

7. 2.

Prohibition

Asainst

Developer' s Asshmment

of Asreement.

The

Developer

represents and agrees that except for the purpose of obtaining financing necessary to enable the Developer

to perform its obligations with respect to constructing the Minimum Improvements under this Agreement,
and any other purpose authorized by this Agreement, the Developer has not made or created and will not
make or create or suffer to be made or created any total or partial assignment or transfer in any other mode
or form of or with respect to this Agreement or any part thereof or any interest therein, or any contract or
agreement to do any of the same ( collectively, a " Transfer"), without the prior written approval of the City,

unless the Developer remains liable and bound by this Agreement, in which event the City' s approval is
not required. In the absence of a specific written agreement by the City to the contrary, no such transfer or

approval by the City thereof shall be deemed to relieve the Developer or any other party bound in any way
by this Agreement or otherwise with respect to the construction of the Minimum Improvements from any
of its obligations
Affiliates

with respect

thereto.

The provisions

of this Section

7. 2( a) shall not limit transfers

to

of the Developer.

Section

7. 3.

Release

and

Indemnification

Covenants. (

a)

The City and the governing body

members, officers, agents, servants and employees thereof ( the " Indemnified City Parties"), except for any

willful misrepresentation or any willful or wanton misconduct or negligence of the Indemnified Parties,
shall not be liable for and the Developer shall indemnify and hold harmless the Indemnified City Parties
against any loss or damage to property or any injury to or death of any person occurring at or about or

resulting from any defect in the Development Property or any improvements constructed thereon, but only
to the extent that such defects were caused or committed during the periods that the Developer controlled

the Development Property prior to and up to the issuance of the Certificate of Completion.
b)

Except for any willful misrepresentation or any willful or wanton misconduct or negligence

of the Indemnified City Parties, and except for any breach by any of the Indemnified City Parties of their
obligations under this Agreement, the Developer agrees to protect and defend the Indemnified City Parties,
now and forever, and further agrees to hold the aforesaid harmless from any claim, demand, suit, action or

other proceeding whatsoever by any person or entity whatsoever arising or purportedly arising from this
Agreement, or the transactions
Development Property.

contemplated

hereby or any improvements

constructed

upon the

c)

Except for any willful misrepresentation or any willful or wanton misconduct or negligence

of the Indemnified City Parties, the Indemnified City Parties shall not be liable for any damage or injury to
the persons or property of the Developer or its Affiliates, officers, agents, servants or employees or any

other person who may be about the Development Property or any improvements constructed thereon.
d)

All covenants, stipulations,

promises, agreements, and obligations of the City contained

herein shall be deemed to be the covenants, stipulations, promises, agreements, and obligations of such

entities and not of any governing body member, officer, agent, servant, or employee of such entities in the
individual capacity thereof.

ARTICLE VIII

Events

Section

8. 1.

Events of Default Defined.

of Default

The following shall be " Events of Default" under this

Agreement and the term " Event of Default" shall mean, whenever it is used in this Agreement, any one or

more of the following events:
a)

failure by the Developer or an Affiliate to observe or perform any covenant, condition,

obligation or agreement
b)

on its part to be observed or performed

under this Agreement;

if the Developer or an Affiliate shall:
i)

composition,

file any petition in bankruptcy or for any reorganization, arrangement,
readjustment,

liquidation, dissolution,

or similar relief under the United

States Bankruptcy Act or under any similar federal or State law; or
ii) make an assignment

for benefit of its creditors;

or

iii) admit in writing its inability to pay its debts generally as they become due; or
iv) be adjudicated a bankrupt or insolvent

c)

failure by the City to observe or perform any material covenant, condition, obligation or

agreement or its part to be observed or performed under this Agreement.

Section 8. 2. Remedies on Default. Whenever any Event of Default referred to in Section 8. 1 of

this Agreement occurs, the non -defaulting party may exercise any of the following rights under this Section
after providing thirty ( 30) days written notice to the other of the Event of Default, but only if the Event of
Default has not been cured within said thirty ( 30) days or, if the Event of Default is by its nature incurable

within thirty (30) days, the defaulting party does not, within such thirty (30) day period, provide assurances
reasonably satisfactory to the party providing notice of default that the Event of Default will be cured and
will be cured as soon as reasonably possible:
a)

suspend its performance under this Agreement until it receives reasonably satisfactory

assurances that the defaulting party will cure its default and continue its performance under this Agreement;
b)

cancel and rescind or terminate its obligations under this Agreement or any portion thereof,

if the default occurs prior to completion of any portion of the Minimum Improvements, the
City may withhold the Certificate of Completion with regard to the uncompleted portion; or
c)
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take whatever action, including legal, equitable or administrative action, which may appear
necessary or desirable to collect any payments due under this Agreement, or to enforce performance and
d)

observance of any obligation, agreement, or covenant of the defaulting party under this Agreement.
Section 8. 3. No Remedv Exclusive. No remedy herein conferred upon or reserved to any party in
this Agreement is intended to be exclusive of any other available remedy or remedies, but each and every

such remedy shall be cumulative and shall be in addition to every other remedy given under this Agreement
or now or hereafter existing at law or in equity or by statute. No delay or omission to exercise any right or

power accruing upon any default shall impair any such right or power or shall be construed to be a waiver
thereof, but any such right and power may be exercised from time to time and as often as may be deemed
expedient. In order to entitle the City to exercise any remedy reserved to it, it shall not be necessary to give
notice, other than such notice as may be required in this Article.
Section 8. 4. No Additional Waiver Implied by One Waiver. In the event any agreement contained

in this Agreement should be breached by any party and thereafter waived by another party, such waiver
shall be limited to the particular breach so waived and shall not be deemed to waive any other concurrent,
previous or subsequent breach hereunder.

Section 8. 5. Citv' s Attornev Fees. Whenever any Event of Default occurs by the Developer and

if the City shall employ attorneys or incur other expenses for the collection of payments due or to become
due or for the enforcement of performance or observance of any obligation or agreement on the part of the

Developer under this Agreement, the Developer shall, within twenty ( 20) days of written demand by the

City, pay to the City the reasonable fees of such attorneys and such other expenses so incurred by the City.
ARTICLE IX

Additional

Section

9. 1.

Conflicts of Interest:

Provisions

Representatives

Not Individuallv

Liable.

The City and the

Developer, to the best of their knowledge, represent and agree that no member, official, or employee of the

City shall have any personal interest, direct or indirect, in this Agreement, nor shall any such member,
official, or employee participate in any decision relating to this Agreement which affects his or her personal
interests or the interests of any corporation, partnership, or association in which he or she is, directly or
indirectly, interested.

No member, official, or employee of the City shall be personally liable to the

Developer, any Affiliate, or any successor in interest, in the event of any default or breach by the City or
for any amount which may become due to the Developer or successor or on any obligations under the terms
of the Agreement.

Section 9. 2. Binding Effect. This Agreement shall inure to the benefit of and shall be binding upon

the City, the Developer, any Affiliates, and their respective successors and assigns.
Section

9. 3.

Severabilitv.

In the event any provision of this Agreement shall be held invalid or

unenforceable by any court of competent jurisdiction, such holding shall not invalidate or render
unenforceable any other provision hereof.
Section 9. 4.

Eaual EmDlovment Opportunity.

The Developer agrees, for itself and any Affiliate,

successors, and assigns, that during the term of this Agreement it will comply with all applicable federal,
State and local equal employment and non- discrimination laws, regulations, and ordinances as they relate
to the development of the Project.
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Section 9. 5. Titles of Articles and Sections. Any titles of the several parts, Articles, and Sections

of this Agreement are inserted for convenience of reference only and shall be disregarded in construing or
interpreting any of its provisions.
Section 9. 6. Notices and Demands. Except as otherwise expressly provided in this Agreement, a

notice, demand, or other communication under this Agreement by either party to the other shall be
sufficiently given or delivered if it is dispatched by registered or certified mail, postage prepaid, return
receipt requested, or delivered personally to the following addresses:
To the Developer:

MONTANA
208 1"

HOTEL DEVELOPMENT

PARTNERS, LLC

Ave. E.

Kalispell,

MT 59901

Attention: Robert Watson

To the City:

City of Kalispell
201

1 st Ave. E.

PO Box 1997

Kalispell, Montana 59903- 1997

Attention: City Manager

The City or the Developer may, by notice given hereunder, designate any further or different addresses to
which subsequent notices, requests, or other communications shall be sent.

Section 9. 7. Counterparts. This Agreement may be executed in any number of counterparts, each
of which shall constitute one and the same instrument.

Section 9. 8. Applicable Law. This Agreement shall be governed by and construed in accordance
with the laws of the State of Montana.

Section 9. 9.

Recording. The City may record this Agreement and any amendments thereto with

the County Recorder. The Developer shall pay all costs for recording this Agreement.
Section 9. 10. Gender. Etc. Words of any gender include the correlative words of the other gender.
The terms " hereof," " hereby," " herein," " hereto," " hereunder," " hereinafter," and similar terms refer to this

Agreement; and the term " hereafter" means after, and the term " heretofore" means before, the date on which

this Agreement was fully executed.
Section

9. 11.

Entire Aereement.

This Agreement constitutes the entire agreement between the

parties pertaining to its subject matter and it supersedes all prior contemporaneous agreements,
representations, and understandings of the parties pertaining to the subject matter of this Agreement. This

Agreement may be modified, amended, terminated, or waived, in whole or in part, only by a writing signed
by all the parties.
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IN WITNESS WHEREOF, the City and the Developer have caused this Agreement to be duly
executed by their duly authorized representatives as of the date first above written.
CITY OF KALISPELL,

MONTANA

By
Dou

ussw City Manager

STATE OF MONTANA )
ss.

County of Flathead )
On this (

9 day

of

J aster, 2022, before me, a Notary Public for the State of

Montana, personally appeared Doug Ruslll, proved to me to be the person whose name is
subscribed to the within instrument, and acknowledged

to me that he executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year hereinabove first written.

NOT

RY PUBLIC for the State of Montana

Printed Name:
SEAL

Residing at:
My Commission expires:

AIMEE BRUNCKHORST
9N,
C NOTARIAL *_
SEAL

9TFOFMOP

NOTARY PUBLIC for the
State of Montana
Residing at
Lakeside, Montana

My Commission
December

Expires

04, 2024

1515

MONTANA

HOTEL DEVELOPMENT

PARTNERS,

LLC

By Alchemy Develo ment Group, LLC
ber of
j Hot De v pment

Me]

rs, LLC

4'

By:
n.

Me

Pa

Costa

r of Alchemy Development Group, LLC

STATE OF MONTANA )
ss.

County of Flathead )

On this lz,* day of

1

lfu,

2022, before me, a Notary Public for the State of

Montana, personally appeared John P. CJsta, as Member of Alchemy Development Group,
LLC, which is a Member of Montana Hotel Development Partners, LLC, proved to me to be
the person whose name is subscribed to the within instrument, and acknowledged

to me that

he/ she executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the

day and year hereinabove first written.
FAIRY PUBLIC

for the State of Montana

Printed Name: L.; SA x. 7061
nT
eLL M7Residing at: 9R—t;

SEAL

ey

LISA K POOLER
K POO,

NOTARY PUBLIC for the

N°_'" R` 4

State of Montana

SEAL

Residing at Kalispell, MT
My Commission Expires

I/.

9

May 05, 2025.

My Commission expires:

5C

i

EXHIBIT A

LEGAL DESCRIPTION OF THE DEVELOPMENT PROPERTY

Real property being situated in Section 18 Township 28 North, Range 21 West,

P.M.M. Flathead County, Montana and described more particularly as Lots 17,
18, 19, 20, 21, 22, 23, and 24 of Block 46 of Kalispell Original Townsite Map of
record in the Office of Clerk and Recorder for Flathead County Montana.

fts

B- 2

PURCHASE

AND SALE AGREEMENT

THIS PURCHASE AND SALE AGREEMENT (" Agreement")

2022, by and between CITY OF KALISPELL, a municipal

day of ,
corporation ("

RESORT

is entered into this

Seller"),

of P. O. Box 1997, Kalispell, Montana 5 990 1, and KALISPELL URBAN

PARTNERS,

Purchaser"),

LLC,

a Montana limited liability company,

and/ or

its

assigns,

with mailing address of 208 First Avenue East, Kalispell, Montana 59901.

THE PARTIES AGREE AS FOLLOWS:
1.

Real

Property.

Purchaser agrees to purchase, and Seller agrees to sell the

following described real property located at 3rd Avenue West and Main Street, Kalispell, Flathead
County, Montana, herein referred to as the " Property," and more particularly described below:
Lots 8, 9, 10, 11, 12, Block 55, Kalispell Original Townsite, according to the map
or plat thereof on file and of record in the office of the Clerk and Recorder of

Flathead County, Montana.
Together with all interest of Seller in vacated streets and alleys adjacent thereto, all easements and

other appurtenances thereto, and all improvements on the Property.

All existing permanently

installed fixtures and fittings that are attached to the Property are included in the purchase price.
2.

3.

Purchase Price. The total purchase price for the Property is $ 0.00 Dollars.
Closing. The date of closing (" Closing Date") shall be
Purchaser and Seller shall deposit with the closing agent all instruments and funds

necessary to complete the purchase in accordance with this Agreement.
4.

Possession. Seller shall deliver to Purchaser possession of the property and allow

occupancy when the closing agent is in receipt of all required, signed documents and all funds
necessary for the purchase.
5.

Contingencies. The contingencies set forth in this Agreement or attached addenda

shall be deemed to have been released, waived, or satisfied, and the Agreement shall continue to

closing, unless by 5: 00 PM ( Mountain Time) on the date specified for each contingency, the party

requesting the contingency has notified the other parry in writing that the contingency is not
released, waived, or satisfied. If a party has notified the other party on or before the release date
that a contingency is not released, waived, or satisfied, this Agreement is terminated, unless the
parties negotiate

a.

other terms or provisions.

Inspection Continsencv: This Agreement is contingent upon Buyer' s acceptance of the

Property conditions identified through any inspections or advice requested below.
Buyer agrees to acquire, at Buyer' s expense, independent inspections or advice from
qualified inspectors or advisers of Buyer' s choice, provided that the cost for a phase I

environmental inspection may, if eligible, be paid with funds available to the City.
Initials /

Buyer agrees that any investigations or inspections undertaken by Buyer or on their
behalf shall not damage or destroy the property, without the prior written consent of
Seller.

Further, Buyer agrees to return the Property to its original condition and to

indemnify Seller from any damage or destruction to the Property caused by the Buyer' s
investigation or inspections, if Buyer does not purchase the Property.
1.

Inspection;

2.

Seller' s Property Disclosure;

3.

Roof Inspection;

4.

Structural/ Foundation Inspection;

5.

Electrical Inspection;

6.

Plumbing Inspection;

7.

Heating, ventilation, cooling system -Inspection;

8.

Pest/ Rodent Inspection;

Well Inspection for condition of Well and Quantity of Water;
10. Accounting Advice;

9.

11. Survey or Corner Pins located;
12. Access to Property;
13. Verification of #of code compliant bedrooms;

14. Review and Approval of Protective Covenants;
15. Easements;
16. Flood Plain Determination;
17. Water Sample Test;

18. Septic, sewer, or Cesspool Inspection;
19. Mineral Rights Search;
20. Radon;
21. Asbestos;
22. Wild Fire Risk;
23. Legal Advice;

24. Toxic Waste/ Hazardous Material;
25. Underground

Storage Tanks;

26. Sanitary Approval/ Septic Permit;
27. Mold;

28. Zoning Determination;
29. Verification of lot size; and
30. Road Maintenance.

Unless Buyer delivers written notice of Buyer' s Disapproval of the Property conditions

within 15 days from the date of this Agreement, this contingency shall be of no further
force or effect. If Buyer disapproves of the Property condition, Buyer shall deliver
written notice to Seller on or before the date specified above, together with a copy of

that portion of the inspection or report upon which the disapproval is based.

Buyer

shall also state whether Buyer elects to immediately terminate the Agreement or
negotiate a resolution of the conditions noted. If Buyer elects to negotiate a resolution
of the conditions noted, the notice must contain all of Buyer' s objections and requested

remedies. If the parties enter into a written agreement in satisfaction of the conditions

Initials /
2

noted, this contingency shall be of no further force or effect. If the parties cannot come
to a written agreement in satisfaction of the conditions noted or if the Buyer does not

withdraw in writing their disapproval of the condition noted within 20 days after the
date of this Agreement, the Agreement shall terminate.
b.

Title Continizencv:

This Agreement is contingent upon Buyer' s receipt and approval

to Buyer' s satisfaction) of the preliminary title commitment. The release date for this
contingency shall be 10 days from Buyer' s receipt of the preliminary title commitment.
c.

Insurance Continvencv: This Agreement is contingent upon Buyer' s ability to acquire,
at a rate acceptable to Buyer, hazard insurance on the Property.

The release date for

this Contingency shall be 15 days from the date of this Agreement.
d.

Development Asreement: This Agreement shall be contingent upon Buyer and Seller

entering into a Development Agreement regarding construction of a hotel on the
Property and Seller and Montana Hotel Development Partners, LLC entering into a
Development Agreement regarding construction of a parking garage on separate real
property owned by Seller.
6.

Convevance. The Seller shall convey the Property by General Warranty Deed, free
of all liens and encumbrances except those set forth in the preliminary title commitment, as
approved by Purchaser.
7.

Water Riehts. All water, surface water or ground water, any legal entitlement to
water, including statements of claim, certificates of water rights, permits to appropriate water,
exempt existing rights, decreed basins or any ditches, ditch rights, or ditch easements appurtenant

to and/ or used in connection with the Property are included with the Property.
8.

Water Riahts Disclosure. Under Montana Law, failure of the parties at closing or

transfer of real property to pay the required fee to the Montana Department of Natural Resources

and Conservation for updating water right ownership may result in the transferee of the property
being subject to a penalty. Additionally, in the case of water rights being exempted, severed, or
divided, the failure of the parties to comply with § 85- 2- 424, MCA could result in a penalty against
the transferee and rejection of the deed for recording.
9.

Closine Fees. Closing agent' s fee will paid by the Seller.

10.

Title Insurance.

Seller, at Seller' s expense and from a title insurance company
chosen by Seller, shall furnish Purchaser with an ALTA Standard Coverage Owners Title
Insurance Policy (as evidenced by a standard form American Land Title Association title insurance
commitment) in an amount equal to the Purchase Price. Purchaser may purchase additional
owner' s title insurance coverage in the form of "Extended Coverage" or " Enhanced Coverage" for

an additional cost to the Purchaser. It is recommended that Purchaser consult with a title company

for details.
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11.

Condition Of Title. All mortgages, judgments, and liens shall be paid or satisfied

by the Seller at or prior to closing unless otherwise provided in this Agreement. Seller agrees that
no additional encumbrances,

restrictions, easements, or other adverse title conditions will be

placed against the title to the Property subsequent to the effective date of the preliminary title
commitment approved by the Purchaser.
12.

Special

Improvement

Districts

and

Special

Assessments,

All

Special

Improvement Districts ( including rural SIDS), including those that have been noticed to Seller by

City/ County but not yet spread or currently assessed shall be assumed by Seller at Closing. Any
special or non- recurring assessments of any non- governmental association, including those that
have been approved but not yet billed or assessed, shall be assumed by Purchaser at Closing.
13.

Proration of Taxes and Assessments. Seller and Purchaser agree to prorate taxes,

Special Improvement District assessments for current tax year, as well as prepaid rents, water and
sewer

system

charges,

heating fuel and tank rental,

irrigation

assessments,

homeowners'

association dues and/ or common maintenance fees, as of the date of closing unless otherwise
provided in this Agreement.

14.

Condition of Property. Seller agrees to sell the Property to Purchaser As -Is.

15.

Noxious Weed Disclosure.

Purchasers of property in Montana should be aware

that some properties contain noxious weeds. Montana law requires owners of property within this
state to control, and to the extent possible, eradicate noxious weeds. For information concerning

noxious weeds and the obligations of property owners, contact either your local County extension
agent or Weed Control Board.

16.

MEGAN' S LAW DISCLOSURE.

Pursuant to the provisions of the Title 46,

Chapter 23, Part 5 of the Montana Code Annotated, certain individuals are required to register

their address with the local law enforcement agencies as part of Montana' s Sexual and Violent
Offender Registration Act. In some communities, law enforcement offices will make the

information concerning registered offenders available to the public. If you desire further
information, please contact the local County Sheriff office, the Montana Department of Justice in
Helena, Montana, and/ or the probation offices assigned to the area.

17.

Radon Disclosure

The following disclosure statement is provided

Statement.

pursuant to the Montana Radon Control Act, § 75- 3- 606, MCA. RADON IS A NATURALLY
IN A
OCCURRING
RADIOACTIVE
GAS THAT, WHEN IT HAS ACCUMULATED

BUILDING IN SUFFICIENT QUANTITIES, MAY PRESENT HEALTH RISKS TO PERSONS
WHO ARE EXPOSED TO IT OVER TIME. LEVELS OF RADON THAT EXCEED FEDERAL
GUIDELINES

INFORMATION

HAVE

BEEN

REGARDING

FOUND

IN BUILDINGS

IN MONTANA.

ADDITIONAL

RADON AND RADON TESTING MAY BE OBTAINED

FROM YOUR COUNTY OR STATE PUBLIC HEALTH UNIT. If the Property has been tested
for radon, the Seller shall provide a copy of the test results concurrent with an executed copy of
this Agreement.

If the Property has received radon mitigation treatment, the Seller will provide

the evidence of mitigation treatment concurrent with an executed copy of this Agreement.
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18.

Seller' s Remedies.
a.

Seller' s Remedies.

If the Seller accepts the offer contained in this

Agreement and Purchaser refuses or neglects to consummate the transaction contemplated by this
Agreement within the time period provided in this Agreement, the Seller may:
1.
2.

Declare the earnest money paid by Purchaser be forfeited; OR
Demand that Purchaser specifically perform Purchaser' s duties and
obligations

3.

under this Agreement;

OR

Demand that Purchaser pay monetary damages for Purchaser' s
failure to perform the terms of this Agreement.

b.

Purchaser' s Remedies. If the Purchaser accepts the offer contained in this

Agreement and Seller refuses or neglects to consummate the transaction contemplated by this

Agreement within the time period provided in this Agreement, the Purchaser may:
1.

Declare the earnest money paid by Purchaser be returned to
Purchaser; OR

2.

Demand that Seller specifically perform Seller' s duties and
obligations

3.

under this Agreement;

OR

Demand that Seller pay monetary damages for Seller' s failure to
perform the terms of this Agreement.

19.

Purchaser' s and Seller' s Certification. By entering this Agreement, each person

or persons executing this Agreement, as Purchaser or Seller, represents that he/ she is eighteen ( 18)

years of age or older, of sound mind, and legally competent to own or transfer real property in the

State of Montana; and, if acting on behalf of a corporation, partnership, or other non -human entity,
that he/ she is duly authorized to enter into this Agreement on behalf of such entity.
20.

Foreign Person or Entitv. Section 1445 of the Internal Revenue Code provides

that a Purchaser of a U. S. real property interest may be required to withhold tax if the Seller is a

foreign person. Seller acknowledges and agrees that unless the purchase price of the Property does
not

exceed $

300, 000. 00 and Purchaser is purchasing the Property for use by Purchaser as a
personal residence, Seller shall deliver to Purchaser a certificate of non -foreign status and any
other certificate, affidavit, or statement as may be necessary to meet the requirements of Section

1445 of the Internal Revenue Code, in a form reasonably acceptable to Purchaser. In the event
Seller does not deliver such documents to Purchaser at or before closing, Seller acknowledges and
agrees that Purchaser or the closing agent may withhold 10% of the Purchase Price and submit this
amount to the Internal Revenue Service, pursuant to Section 1445 of the Internal Revenue Code.
21.

Consent to Disclose Information. Purchaser and Seller hereby consent to the
procurement and disclosure by Purchaser and Seller, and Salespersons and their attorneys, agent,

and other parties having interests essential to this Agreement, of any and all information reasonably
necessary to consummate the transaction anticipated by this Agreement, specifically including
access to escrows for review of contracts, deeds, trust indentures, or similar documents related to

the Property or any underlying obligations.
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22.

Risk

of Loss.

All loss or damage to any of the above- described Property or
personal property to any cause shall be assumed by Seller through the time of Closing unless
otherwise

specified.

23.

Time. Time is of the essence to the terms of this Agreement.

24.

Assignment This Agreement is binding upon the heirs, successors, and assigns of

each of the parties to this Agreement. The Purchaser' s rights under this Agreement may not be
assigned without the Seller' s prior written consent.
25.

Attornev' s Fees. In any action brought by either party to enforce any of the terms

of this Agreement, the prevailing party in such action shall be entitled to such reasonable attorney

fees as the court or arbitrator shall determine just.
26.

Choice of Law. This Agreement shall be governed by and construed in accordance

with the laws of the State of Montana. Further, the parties agree, if there is a lawsuit, that

jurisdiction and venue shall be in the county in which the Property, subject of this Agreement, is
located.

27.

Severabilitv,.

If a court of competent jurisdiction finds any provision of this

Agreement to be invalid or unenforceable as to any person or circumstance, such finding shall not
render that provision invalid or unenforceable as to any other persons or circumstances. If feasible,
any such offending

provision

shall be deemed to be modified to be within the limits of

enforceability or validity; however, if the offending provision cannot be so modified, it shall be
stricken and all other provisions of this Agreement in all other respects shall remain valid and
enforceable.

28.

Counterparts. This Agreement may be executed in any number of counterparts,

each of which when executed and delivered shall be an original, but all such counterparts shall
constitute one and the same instrument.

As used herein, " counterparts" shall include full copies

of this Agreement signed and delivered by email or facsimile transmission, as well as photocopies
of such email or facsimile transmissions.
29.

Entire Agreement. This Agreement, together with any attached exhibits and any

addenda or amendments signed by the parties, shall be the entire agreement between Seller and

Purchaser, and supersedes any other written or oral agreements between Seller and Purchaser. This

Agreement can be modified only in writing, signed by the Seller and Purchaser.
30.

Purchaser' s Acknowledgment.

Purchaser acknowledges that prior verbal

representations by the Seller do not modify or affect this Agreement.

Purchaser acknowledges

that by signing this Agreement they have examined the subject real and personal Property, has

entered into this Agreement in full reliance upon their independent investigation and judgment,

and has read and understood this entire Agreement.
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SELLER"

CITY OF KALISPELL

PURCHASER"

KALISPELL URBAN RESORT PARTNERS, LLC

BY:

Montana Hotel Development Partners, LLC, Manager

BY:

Bond Partners, LLC, Member

Robert Watson, Member
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APPRAISAL REPORT OF:
103 1ST AVENUE WEST
KALISPELL, MONTANA

PREPARED FOR:
Ms. Katharine King, MPA, CEcD
Manager of Community Economic Development
City of Kalispell
201 1st Avenue East
Kalispell, Montana 59901

MARKET VALUE AS OF:
June 3, 2022

PREPARED BY:
Elliott M. Clark, MAI &
Christopher D. Clark
Clark Real Estate Appraisal
704C E 13th Street, #509
Whitefish, Montana 59937
(406) 862-8151

704C E 13th Street, #509
Whitefish, Montana 59937

LETTER OF TRANSMITTAL
June 8, 2022
Ms. Katharine King, MPA, CEcD
Manager of Community Economic Development
City of Kalispell
201 1st Avenue East
Kalispell, Montana 59901
Re:

Appraisal Report of Real Property at 103 1st Avenue West, Kalispell, Montana (Assessor
Numbers E029511 & E028711)

Dear Ms. King:
In compliance with your request Elliott M. Clark, MAI and Christopher D. Clark with Clark Real
Estate Appraisal viewed the above referenced property on June 3, 2022. Information regarding zoning
was researched and trends in real estate activity in the immediate and greater subject market areas
were analyzed. The property viewing, research, and analyses were conducted in order to prepare the
attached narrative appraisal report in a standard format.
There are three approaches to value in the appraisal of real property. They are the Cost, Sales
Comparison, and Income Approaches. All three approaches and their applicability will be discussed
in greater detail in the Scope of Work for the Appraisal section of this report.
The market value for the fee simple interest in the subject property was determined in this report The
value conclusion is below;
$530,000
As of the publish date of this appraisal report, the U.S. economy was exhibiting volatility caused
by the worldwide COVID-19 pandemic. The long-term impacts on the US economy are not
known. The value concluded in this report is based upon data available as of the report publish
date of June 8, 2022, and future impacts to the value concluded in relation to the COVID-19
pandemic are unknown.
Telephone (406) 862-8151  www.clarkappraisal.us  FAX (406) 612-2000
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The value concluded in this report for the subject property was made after thorough study of available
market data and other data felt to be pertinent to this appraisal. The attached appraisal report exhibits
the factual data found and reasoning used in forming our opinion of value. The value conclusion is
based on the assumptions that all necessary governmental approvals have been obtained and will be
maintained and that the property owner will exhibit sound management and sales practices.
We were not provided with soil studies for the subject site. We assume that the soils are capable
of supporting construction like that in the neighborhood without unusual soil preparation. We are
also unaware of the presence of any hazardous material, groundwater contamination, or toxic
materials that may be on or in the subject or in the subject improvements. Should any of these
conditions be present, the value concluded in this report could be affected.
We certify that, to the best of our knowledge and belief, the statements and opinions contained in
this appraisal report are full, true, and correct. We certify that we have no interest in the subject
property and that neither the employment to make this appraisal nor the compensation is contingent
upon the value concluded for the property in this report. We also certify that we possess the
geographical and property type competency necessary to prepare this appraisal report.
This appraisal is subject to the attached Certification of Appraisal and Statement of Limiting
Conditions. We further certify that this appraisal was made in conformity with the requirements
of the Code of Professional Ethics of the Appraisal Institute and the Uniform Standards of
Professional Appraisal Practice of the Appraisal Foundation (USPAP).
Respectfully submitted,

Elliott M. Clark, MAI
Montana Certified General Real Estate Appraiser
REA-RAG-LIC-683

Christopher D. Clark
Montana Licensed Real Estate Appraiser
REA-RAL-LIC-841

Telephone (406) 862-8151  www.clarkappraisal.us  FAX (406) 612-2000
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SUMMARY OF SALIENT DATA AND CONCLUSIONS
IDENTIFICATION OF CLIENT/INTENDED USE
Client/Intended User
Purpose/Intended Use
Property Owner
Potential Purchaser

City of Kalispell/Client
Conclude Market Value/To Assist the Client with Decisions
Regarding Potential Disposition of the Subject Property
City of Kalispell
Not Applicable

SUBJECT PROPERTY
Property Address
Site Size
Description of Improvements
Assessor Number(s)
Census Tract
Flood Zone
Zoning

103 1st Avenue West, Kalispell, Montana
28,000 Square Feet or 0.64 Acres
See Property Description
000E029511 & 000E028711
30-029-0010.00
Area of Minimal Flood Risk, FEMA Map Panel 30029C1805J dated
November 4, 2015
B-4, Central Business

HIGHEST AND BEST USE(S)
Property As If Vacant
Property As Is

Construction of a Multi-Story, Mixed Use, Commercial Building
Demolition of Existing Improvements and Construction of a MultiStory, Mixed Use, Commercial Building

DATES, VALUE CONCLUSION(S) AND ASSIGNMENT CONDITION(S)
Report Date
Inspection Date
Effective Date of Value(s)
Property Rights Appraised
Market Value
Extraordinary Assumption(s)
Hypothetical Condition(s)
EXPOSURE TIMES

June 8, 2022
June 3, 2022
June 3, 2022
Fee Simple
$530,000
None
None

The appraised value concluded in this report is based upon 3 to 8 month exposure time. Support for the concluded
exposure time is addressed in the Subject Market Analysis portion of this report.
APPRAISER INFORMATION
Appraiser(s)
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CERTIFICATION OF APPRAISAL
We certify that, to the best of our knowledge and belief,


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



The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are our unbiased professional analyses, opinions,
and conclusions.



Elliott M. Clark, MAI and Christopher D. Clark have no present or prospective interest in
the property that is the subject of this report and no personal interest with respect to the
parties involved.



We have performed no services, as appraisers or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.



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



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



The compensation for completing this assignment is not contingent upon the development
or reporting of a predetermined values or directions in value that favor the cause of the
client, the amounts of the value opinions, the attainment of stipulated results, or the
occurrence of a subsequent event directly related to the intended use of this appraisal.



Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the requirements of the Uniform Standards of Professional Appraisal
Practice.



Elliott M. Clark, MAI and Christopher D. Clark both personally viewed the subject
property.



No one provided significant real property appraisal assistance to the persons signing this
certification.

Clark Real Estate Appraisal (22-032ec) (06/03/2022)
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The reported analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute.



The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.



As of the date of this report Elliott M. Clark, MAI has completed the continuing education
requirements of the Appraisal Institute.

___________________________________

Dated Signed: June 8, 2022
Elliott M. Clark, MAI
MT REA-RAG-LIC-683

Clark Real Estate Appraisal (22-032ec) (06/03/2022)
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
The appraisal is subject to the following conditions and to such other specific and limiting
conditions as are set forth in the appraisal report.
1. The legal description(s) from the most recently recorded deed(s) or plat(s) are assumed to be
correct.
2. The appraisers assume no responsibility for matters legal in character, nor do they render any
opinion as to the titles, which are assumed to be marketable. All existing liens, encumbrances
and assessments have been disregarded and the property is appraised, as though free and clear,
under responsible ownership and competent management.
3. Any sketches in this report indicate approximate dimensions and are included to assist the
reader in visualizing the property.
4. The appraisers have not made a survey, engineering studies or soil analysis of the property
and assume no responsibility in connection with such matters or for engineering, which might
be required to discover such factors.
5. Unless otherwise noted herein, it is assumed that there are no encroachments, zoning or
restriction violations associated with the subject property.
6. Information, estimates and opinions contained in this report are obtained from sources
considered reliable and believed to be true and correct; however, no liability for them can be
assumed by the appraisers.
7. The appraisers are not required to give testimony or attendance in court by reason of this
appraisal, with reference to the property in question, unless arrangements have been made
previously.
8. The division of the land and improvements (if applicable) as valued herein is applicable only
under the program of utilization shown. These separate valuations are invalidated by any other
application.
9. On all appraisals, subject to satisfactory completion, repairs or alterations, the appraisal report
and value conclusion(s) are contingent upon completion of the improvements in a
workmanlike manner.
10. Disclosure of the contents of this appraisal report is governed by the By-Laws and Regulations
of the Appraisal Institute. Except as hereinafter provided, the party for whom this appraisal
report was prepared may distribute copies of this report, in its entirety, to such third parties as
may be selected by the party for whom this appraisal report was prepared; however, selected
portions of this appraisal report shall not be given to third parties without prior written consent
of the signatories of this appraisal report. Further, neither all nor any part of this appraisal
report shall be disseminated to the general public by the use of advertising media, public
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relations media, sales media or other media for public communication without the prior
written consent of the signatory of this appraisal report.
11. The Americans with Disabilities Act (ADA) became effective January 26, 1992. The
appraisers have not made a specific compliance survey and analysis of the subject property to
determine whether or not it is in conformity with the various detailed requirements of the
ADA. It is possible that a compliance survey of the property together with a detailed analysis
of the requirements of the ADA could reveal that the property is not in compliance with one
or more of the requirements of the act. If so, this fact could have a negative effect upon the
value of the property. Since the appraisers have no direct evidence relating to this issue, we
did not consider possible noncompliance with the requirements of ADA in concluding the
value opinion for the property.
12. The appraisers are not experts at the identification of environmental hazards. This assignment
does not cover the presence or absence of such substances. Any visually detected or obviously
known environmental problems affecting the property will be reported and their impact on
the value will be discussed.
13. This appraisal assignment was not made nor was the appraisal rendered on the basis of a
requested minimum valuation or specific valuation.
14. The appraisers are not building inspectors and this report does not constitute a building
inspection for the subject property. Any obvious defects are noted (if applicable); however,
this report is not to be relied upon for detection of unseen defects for the subject property.
15. This appraisal was prepared for the client and the intended user named in this report. The
analysis and conclusions included in the report are based upon a specific Scope of Work
determined by the client and the appraisers and are not valid for any other purpose or for any
additional users other than noted in this report.
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SCOPE OF WORK FOR THE APPRAISAL
The subject property is a 28,000 square foot site improved with a parking lot at 103 1st Avenue
West in the city limits of Kalispell, Montana.
The scope of the appraisal requires compliance with the Uniform Standards of Professional
Appraisal Practice promulgated by the Appraisal Standards Board of the Appraisal Foundation
and the Guide Notes to the Standards of Professional Appraisal Practice adopted by the Appraisal
Institute. The standards contain binding requirements and specific guidelines that deal with the
procedures to be followed in developing an appraisal, analysis, or opinion. The Uniform Standards
set the requirements to communicate the appraiser’s analyses, opinions and conclusions in a
manner that will be meaningful and not misleading in the marketplace.
Scope of Property Viewing
Elliott M. Clark, MAI and Christopher D. Clark both of Clark Real Estate Appraisal viewed the
subject property on June 3, 2022. We walked the subject site.
Scope of Research
The history of ownership, historical property uses, and current intended uses were researched via Ms.
Katharine King, the area MLS, and public record.
Area trends in development were researched based upon information from Flathead County; the City
of Kalispell; inspections of surrounding properties by the appraisers; interviews with area developers,
property owners and property managers; and research regarding current and projected demographics
in the immediate and greater subject market area.
Comparable market data was obtained through a combination of public record, area realtors;
developers; area property owners; and local, statewide, and national sales databases. Every effort was
made to verify all comparable data with a party involved in the transaction.
Highest & Best Use
Our opinions of the highest and best use for the subject property were developed using the research
collected relative to the subject property, area development trends, and demographics. The
information collected is considered comprehensive and provides a credible basis for a carefully
considered analysis. The appraisal processes presented were based upon the highest and best use
conclusion for the subject property.
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Extraordinary Assumption(s)
An Extraordinary Assumption is defined in 2020-2022 version of the Uniform Standards of
Professional Appraisal Practice (USPAP) published by the Appraisal Standards Board to be “an
assumption, directly related to a specific assignment, as of the effective date of the assignment results
which, if found to be false, could alter the appraiser’s opinions or conclusions.”
There are no Extraordinary Assumptions associated with this appraisal report.
Hypothetical Conditions
A Hypothetical Condition is defined in 2020-2022 version of the Uniform Standards of Professional
Appraisal Practice (USPAP) published by the Appraisal Standards Board to be “a condition, directly
related to a specific assignment, which is contrary to what is known by the appraiser to exist on the
effective date of the assignment results but is used for purpose of analysis.”
There are no Hypothetical Conditions associated with this appraisal report.
Appraisal Process
There are three recognized approaches in the valuation of real property. They are the Cost, Sales
Comparison, and Income Approaches. The subject property was being utilized as a parking lot and
included asphalt paving and concrete curbing as of the report effective date. Based upon the highest
and best use, the subject property is best categorized as a vacant site. The Sales Comparison Approach
is the most credible methodology for the valuation of vacant land (or for properties when the land
value is the most significant component of the value). The Sales Comparison Approach was the only
approach developed to determine the value for the subject property.
Environmental
The appraisers are not experts regarding the detection and measurement of hazardous substances,
unstable soils, or freshwater wetlands. Therefore, this assignment does not cover the presence or
absence of such substances as discussed in the Limiting Conditions section of this report. However,
any visual or obviously known problems affecting the property will be reported and their impact
on the values will be discussed.
General Data Sources
Individuals and offices consulted in order to complete this appraisal include the following:






Various Departments of the City of Kalispell;
Various Departments of Flathead County, Montana;
Montana Department of Revenue;
Montana Regional MLS & Co-Star;
Various Area Real Estate Agents, Real Estate Appraisers, Property
Managers, Property Owners, Tenants, and Builders (Noted as
appropriate in this report.)
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IDENTIFICATION OF THE SUBJECT PROPERTY
The subject property is located at 103 1st Avenue West the city limits of Kalispell and in Flathead
County, Montana. The assessor numbers are included in the Summary of Salient Data and
Conclusions portion of this report. The legal description is included in the Property Description
portion of this report.

DATE OF PROPERTY VIEWING
June 3, 2022

EFFECTIVE DATE OF MARKET VALUE
June 3, 2022

PROPERTY RIGHTS APPRAISED
The value for the fee simple interest in the subject property is concluded in this report. The fee simple
interest is full, complete, and unencumbered ownership subject only to the governmental rights of
taxation, police power, eminent domain and escheat. This is the greatest right and title, which an
individual can hold in real property.
The leased fee interest is an ownership interest held by a landlord with the rights of use and occupancy
conveyed by lease to others. We know of no lease in place for the subject property. For this reason,
no leased fee interest exists.

PURPOSE OF THE APPRAISAL
The purpose of this appraisal is to conclude an opinion of the market value of the fee simple interest
in the subject real property, as of June 3, 2022, for decisions regarding potential disposition of the
property.

Clark Real Estate Appraisal (22-032ec) (06/03/2022)
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INTENDED USE & INTENDED USER OF THE APPRAISAL
It is understood that the intended use of this appraisal is to assist the City of Kalispell with decisions
regarding potential disposition of the subject property. This report was prepared for the City of Kalispell,
the client, and is their exclusive property. No third parties can rely upon this report without the express
written consent from both the appraisers and the client.

DEFINITION OF MARKET VALUE
Market value is defined in the following manner:
"The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting
prudently, knowledgeably and assuming the price is not affected by undue stimulus."1
Implicit in this definition is the consummation of a sale as of a specified date and the passing of title
from seller to buyer under conditions whereby:
(1) buyer and seller are typically motivated;
(2) both parties are well informed or well advised, and each acting in what he considers his own
best interest;
(3) a reasonable time is allowed for exposure in the open market;
(4) payment is made in terms of cash in US dollars or in terms of financial arrangements
comparable thereto; and
(5) the price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.

1

Office of the Comptroller of the Currency - Comptroller's Manual for National Banks, March 1990, 12CFR, parts 34.
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HISTORY OF SUBJECT PROPERTY & STATEMENT OF OWNERSHIP
Statement of Ownership
The subject property is owned by the City of Kalispell. We did not locate any transfers of the
subject property within the three years prior to the report effective date.
Use History
According to Ms. Katharine King, with the City of Kalispell, and our research of public record,
the subject property has been utilized as a surface parking for the past three years or longer.
Marketing/Sales History
We did not locate evidence that the subject property had been marketed for sale during the three
years prior to the report effective date.
Leasing Activity
It is assumed for report purposes that if any of the parking spaces on the subject property are leased
that the leases are on a month-to-month basis.
Analysis of Most Recent Sales Price or Contract Price and Appraised Value
Not applicable.
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PROPERTY DESCRIPTION
The subject property is located at 103 First Avenue West, in the City of Kalispell, MT. The
property is legally described as Lots 17-24, of Block 46, Kalispell Original Townsite, located in
Section 7, Township 28N, Range 21 West, Flathead County, MT. The subject property is further
identified with Montana Department of Revenue tax assessor numbers #000E029511 and
#000E028711. The property consists of 0.64 acres or approximately 28,000 square feet site and is
improved with an asphalt paved parking lot known as the Eagles Lot. The subject property is
owned by the City of Kalispell.
A. SITE DESCRIPTION
The subject site consists of 8 city lots. Each city lot has approximate dimensions of 25’ x 140’. The
property is located at the southeast corner of 1st Street West and 1st Avenue West. The property is
bordered to the north by 1st Street West, to the south by a commercial parcel improved with a
restaurant, to the east by an alley, and to the west by 1st Avenue West. According to the Plat Map for
the Kalispell Original Townsite that was recorded on April 21, 1891, the dimensions for the property
are 140.00’ along the north boundary, 200.00’ along the east boundary, 140.00’ along the south
boundary, and 200.00’ along the west boundary. The property is improved with a paved parking lot
with 70 spaces. 3 of the parking spaces are accessible spaces. A plat map for the subject property is
included below. Additional exhibits for the property are included on the following pages.
Plat Map for Kalispell Original Townsite
(Approximate Subject Parcel Boundaries Outlined in Yellow)

Subject Property
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Enlarged View of Plat Map
(Approximate Subject Parcel Boundaries Outlined in Yellow)

Flathead County GIS Map
(Approximate Subject Parcel Boundaries Outlined in Yellow)
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Montana Department of Revenue Cadastral Aerial
(Approximate Subject Parcel Boundaries Outlined in Blue)

Zoomed in Aerial View
(Subject Property Location Identified with Red Marker)
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Zoomed Out Aerial View Showing Property Location in Relation to Kalispell
(Subject Property Location Identified with Red Marker)

B. STREET ACCESS, VISIBILITY, & PARKING
The subject property is located at the SE corner of the intersection of 1st Street West and 1st Avenue
West. The subject site has approximately 140’ of frontage along 1st Street West which borders the
property to the north, and approximately 200’ of frontage along 1st Avenue West which borders the
property to the west. The subject property is 1 block west of Main Street (US Highway 93) in
Kalispell. Main Street (US Highway 93) is the major commercial and traffic corridor for the city.
According to Montana Department of Transportation traffic data, the 2019 Annual Average Daily
Traffic count for Main Street at the intersection with 1st Street West was 14,845. 2019 Traffic count
data for 1st Avenue West ½ block south of the subject property was 5,246. The subject property is
utilized as a parking lot with 70 marked spaces.
The property has good visibility from 1st Avenue West and 1st Street West. There are sidewalks,
curbing, and streetlights along both 1st Avenue West and 1st Street West. Vehicular access to the
property is via a paved entrance from 1st Street West. 1st Street West is a one-way street travelling to
the east. There are two curb cuts to the subject parking lot from 1st Street West that serve as a
designated entrance and a designated exit. There are 2 overhead lights in the parking lot in addition
to streetlights along 1st Avenue West and 1st Street West. There are 3 pedestrian curb cuts to the alley
which borders the property to the east. There is a sidewalk between the parking lot and the restaurant
property to the south of the subject property. There are also sidewalks along 1st Avenue West and 1st
Street West for convenient pedestrian access.
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C. DESCRIPTION IMPROVEMENTS
The subject property is improved with an asphalt paved parking lot consisting of 70 marked spaces.
There is a designated vehicular entrance and exit along 1st Street West. There are 17 spaces along the
east side of the parking lot that include three accessible spaces. There are 17 spaces along two interior
rows, and 19 spaces along the west side of the parking lot. There are two overhead streetlights in the
parking lot and there are streetlights along 1st Avenue West and 1st Street West. An exhibit showing
the approximate parking lot layout is included below.
Parking Lot Layout Illustration
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D. EASEMENTS, BUFFERS, & RESTRICTIONS
Appraisers do not prepare complete title searches in normal course of business. No specific
easements were identified on the most recent deed for the subject property. No easements were
identified on the plat map for the subject property.
A search of the Flathead on-line recordation system identified easements and other recorded
documents that pertain to the subject property. A table identifying the documents is included below.
Easement Exhibit
Easements, Buffers, & Restrictions
Document #

Date Recorded

Title

Description

200402616000

1/26/2004

Resolution

Resolution to Expand Business Improvement District for City of Kalispell.
Affected area included subject property.

199121213030

7/31/1991

Declaration of
CC&R's

Covenant on adjacent restaurant property to south of subject property.
Covenant pertains to an addition to restaurant building and does not
appear to affect the subject property.

198904114360

2/10/1989

Underground Rightof-Way Easement

Easement granted from the City of Kalispell to Pacific Power & Light
Company for a 10' underground utility easement and associated
equipment. Easement area is along the Alley.

199125309290

9/10/1991

Underground Rightof-Way Easement

Easement granted from the City of Kalispell to Pacificorp for a 10'
underground utility easement and associated equipment to service
restaurant property to south of subject property.

It is assumed that necessary easements for utilities are underground and/or along the street or alley
right of way. These include water, sewer, electrical, natural gas, telephone, and internet service. If any
additional easements, restrictions, or encroachments are present on the subject site the value indicated
may be affected.
E. TOPOGRAPHY, VEGETATION, FLOOD ZONE, SOIL CONDITIONS, &
ENVIRONMENTAL CONSIDERATIONS
The topography of the subject site is level and is level with street grade along 1st Avenue West and
1st Street West. The subject site is covered by the asphalt paved parking lot. There is a landscaped
strip between the center parking lot rows. There is landscaping along portions of the subject property
perimeter that includes trees and bushes.
We have not been provided with a soil study for the subject site. We assume the soil can
accommodate the type of construction that is typically seen in the subject area. We have not been
provided with an environmental audit for the subject site but assume there are no toxic or hazardous
materials, groundwater contamination or unstable soils that may be on or in the site. Should any of
these conditions be present, the value estimates included in this report may be affected.
According to the Federal Emergency Management Agency (FEMA) Flood Zone Map (Map Panel
#30029C1805J) dated November 4, 2015, the property is not located in an area of elevated flood
risk. An exhibit based on the flood map data is included on the following page.
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Flood Map
(Subject Property Location Identified with Red Marker

F. UTILITIES
The subject site has access to all necessary utilities including electricity, natural gas, telephone,
internet services, and city water and sewer service.
G. PUBLIC SAFETY & SERVICES
Police, fire protection, ambulance service, and other services are provided by the City of Kalispell.
Essential services such as schools, medical facilities, shopping, and recreation are available in
Kalispell.
H. ZONING REGULATIONS
The subject property is in the City of Kalispell B-4, Central Business Zoning. The intent of the
B-4 zoning district is to provide;
“A business district intended to set apart that portion of the city which forms the center for financial,
commercial, governmental, governmental, professional, and cultural activities. This district is not
intended for general application throughout the planning area. This zoning district would typically
be found in areas designated as commercial on the Kalispell Growth Policy Future Land Use Map.”
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Permitted Uses in the B-4 zoning district include athletic club, auto parking, bed and breakfast,
bakery, banks and financial institutions, barber and beauty services, bus station, car wash, catering
establishments, church, community center, day care, dwellings (single-family, duplex, townhouse (2
attached units), multi-family (multi-family on the second or higher floor are permitted), fairgrounds,
food bank, funeral homes and crematoriums, home occupations, hotel/motel, jail facilities, police and
fire stations, libraries, museums and similar cultural facilities, laundromats or dry cleaners, media
(newspaper, radio, TV), media, towers and facilities, microbreweries, officeprofessional/governmental / medical with limited overnight stay, parks, pack and ship shops,
photographic studio, post office, print and copy shops, recreation area (indoor), repair shops (clothing,
electronics), restaurants, retail business, schools (K-12 public, post-secondary public, commercial),
safe houses, tattoo parlors, theaters, veterinary clinics – small animals.
Conditional Uses in the B-4 zoning district include assembly halls/stadiums/convention halls
(includes public fair grounds, auditoriums, and racetracks, auto (RV, boat, motorcycle) sales and/or
repair, auto parking – structure, auto service station, bars taverns and clubs, casino, dwellings –
townhouse (3 or more attached units) multi-family, group home (8 or fewer persons, 9 or more
persons), homeless shelters, residential care home or facility, utilities (primary distribution site).
There is no minimum lot area in the B-4 zoning district. There is no minimum lot width, or lot
setback requirements. The maximum building height is 60 feet.
The subject property is subject to City of Kalispell Parking Regulations and is located within City
of Kalispell Parking District #3. There are no off-street parking requirements in this parking
district. Exhibits showing the subject zoning and parking districts are included below and on the
following page.
Zoning Map
(Approximate Subject Property Boundaries Outlined in Yellow)
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Parking District Map

Subject Property

According to information from the City of Kalispell Development Services Department, the
subject property is located within the Kalispell Downtown Plan area, The Urban Renewal Plan
area, and the Business Improvement District. The Downtown Plan is a vision statement for a 24block area of downtown Kalispell which was adopted as an Amendment to the City of Kalispell
Growth Policy Plan-It 2035. One of the purposes for the Downtown Plan was to create a future
funding mechanism for a Tax Increment Funding District or TIF. The Downtown Plan identifies
an Urban Renewal Plan Area where properties in this area are potentially eligible to be in the TIF
program. Elimination of blight and encouragement of urban rehabilitation are additional purposes
of the Downtown Plan.
The purpose of the Business Improvement District is "to serve a public use by promoting the
health, safety, prosperity, security, and general welfare of the inhabitants thereof and of the people
of this state; and to be of special benefit to the property within the boundaries of the district
created."
Exhibits identifying the location of the subject property within these areas are included on the
following pages.
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Kalispell Downtown Plan Area Exhibit

Subject Property
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Downtown Urban Renewal Plan Exhibit

Subject Property
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Business Improvement District Exhibit

Subject Property

Zoning Compliance Comments
“Auto Parking” is an allowable use in the B-4 Central Business Zoning District. If the subject
property were to be developed for use other than a parking lot, property use would have to adhere
to allowable or conditional uses within the B-4 zoning district. These comments do not constitute
a thorough zoning compliance analysis. For further questions regarding zoning and compliance of
the subject property we recommend contacting the City of Kalispell Planning and Zoning
Department.
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I. ASSESSMENTS/PROPERTY TAXES
The subject property has Montana Department of Revenue tax assessor numbers of E029511 and
E028711. The subject property is owned by the City of Kalispell and is Tax exempt. A table
showing the Montana Department of Revenue market value for the property is included below.
2021 Real Property Tax Bill Information
E029511
Market Value (for Tax Purposes)
$88,100.00
Taxable Value - N/A Tax Exempt
E028711
Market Value (for Tax Purposes)
$1.00
Taxable Value - N/A Tax Exempt
Total 2021 Tax Bill
$0.00

J. PROPERTY SUITABILITY
The subject site is located in the central business district of the City of Kalispell and is 1 block from
Main Street which is the major traffic and commercial corridor for the city. The site is zoned for
commercial use, has good visibility, and has sufficient size and shape for many possible commercial
uses. Property suitability is addressed in greater detail in the Subject Market Analysis and Highest
and Best Use sections of this report.
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SUBJECT PHOTOGRAPHS

Subject Property from Intersection of 1st Ave. W & 1st Street W.

Entrance to Parking Lot from 1st Street West

View North along East Rows of Parking Lot

View North along West Rows of Parking Lot

Parking Lot Exit onto 1st Street West

View South along Approximate East Property Boundary
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ADDITIONAL PHOTOGRAPHS

View North along Approximate East Property Boundary

View West along Approximate South Property Boundary

View East along Approximate South Property Boundary

View North along Approximate West Property Boundary

View South along Approximate West Property Boundary

View East along Approximate North Property Boundary
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ADDITIONAL PHOTOGRAPHS

Alley along East Property Boundary Looking South

Alley along East Property Boundary Looking North

1st Street West Looking West

1st Street West Looking East

1st Avenue West Looking South

1st Avenue West Looking North
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SUBJECT MARKET ANALYSIS
Detailed county and local demographic and economic information is included in the Addendum
of this report. General national and statewide data is included as well.
This portion of the appraisal is relative to the subject property as at completion and at stabilization.
General Property Description
The subject property has been described in detail in prior sections of this report. It is a commercial
site in the central business district of Kalispell improved with an asphalt parking lot. The site totals
28,000 square feet and includes frontage along 1st Avenue West and 1st Street West.
Area Land Use Trends
Neighboring properties include; office buildings, hotels, restaurants, retail buildings, and mixed
use commercial properties. Most area properties in the central business district are improved with
buildings. Many area buildings are two stories. Sites without buildings are typically utilized as
parking lots. An aerial view of the subject and surrounding properties is below.

Subject Property

Clark Real Estate Appraisal (22-032ec) (06/03/2022)

31

As noted in the Property Description, the subject property is the Urban Renewal Plan area of the
Downtown Plan.
Property Use Conclusions
Uses that would take best advantage of location in the central business district are considered
appropriate. Construction of a multi-story, mixed use, commercial building is determined to be the
highest and best use for the subject property.

Potential Users of Subject Property
The potential uses of the subject property would be investors seeking to construct a multi-story,
mixed use, commercial building in the central business district of Kalispell.

Demand Analysis
Historical market activity can shed light on future trends. We conducted a search of the area MLS
for sales of vacant commercial sites (or properties with improvements of little or no value) in the
central business district of Kalispell. There was not a sufficient number of sales located to prepare
a credible statistical analysis. We altered the search parameters to consist of improved commercial
properties identified as in Kalispell. The historical sales data located is graphed below;

Year-to-Date
Source: MT Regional MLS

There was an average of 43 commercial improved sales per year in Kalispell between 2019 and
2021. There have been 15 sales as of Year-to-Date 2022. The average sales price to date in 2022
is $846,367. The 2022 Year-to-Date average sales price is the highest for the period studied. The
peak sales volume for the period occurred in 2020.

Competitive Supply
There were 46 active listings of improved commercial properties in Kalispell as of the report date.
The average list price was $1,582,722.
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Interaction of Supply and Demand
Based on analysis of historical sales volume, there is an over 1 year supply of improved
commercial properties in Kalispell available for sale via the area MLS. The average list price at
$1,582,722 is approximately 2 times the average sales price received to date in 2022. A six month
supply of active listings is considered to represent a balanced market. Supply far exceeds a typical
6 month demand and the average list price is far higher than the average sales price received to
date in 2022. For these reasons, there will likely be downward price pressure on these active
listings in order for them to sell within historical marketing times.

Subject Marketability Conclusion
Based upon the location of the subject property (in the central business district), it is considered to
have above average marketability compared to other commercial sites.

Marketing /Exposure Time
Land Sales 1, 2, and 3 were marketed for 87 days, 30 days, and 248 days, respectively. The average
marketing time for improved commercial sales in Kalispell as of 2022 Year-to-Date was 178 days.
Based upon this data, if the subject property were available sale at a market supported price, a
marketing time of 3 to 8 months would be expected. The value concluded in this report is based
upon 3 to 8 month exposure time if the property had sold for the appraised value on the effective
date of this report.
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COVID-19/RECENT MARKET VOLATILITY ANALYSIS
As of the publish date of this appraisal report, the U.S. economy was exhibiting volatility caused
by the worldwide COVID-19 pandemic. The long-term impacts on the US economy are not
known. The value concluded in this report is based upon data available as of the report publish
date June 8, 2022, and future impacts to the value conclusion herein in relation to the COVID19 pandemic are unknown.
Population/Demand
Due to the significant influx of people moving to the Flathead Valley over the past several years,
the new households projected by ESRI for Flathead County likely lags behind actual figures. Given
the lack of current population increase estimates, we conducted a search on the area MLS to
determine how many single-family residential home sales and land sales occurred in 2020 as
compared to 2019. The following table summarizes the results.
Year-Over-Year Analysis of Residential Sales in Flathead
County
Residential Land Sales
Time Period
# of Sales
January 1, 2019 - December 31, 2019
598
January 1, 2020 - December 31, 2020
941

% Increase
57.4%

Single-Family Residential Home Sales
Time Period
# of Sales % Increase
January 1, 2019 - December 31, 2019
1,604
January 1, 2020 - December 31, 2020
2,099
30.9%

As shown in the previous table, in Flathead County there was a 57.4% increase in residential land
sales in 2020 as compared to 2019. Additionally, in Flathead County there was a 30.9% increase
in single-family residential home sales in 2020 as compared to 2019.
Although there do not appear to be any official estimates regarding the level of population increase
in the Flathead Valley in 2020, based upon the drastic increase in residential sales from 2019 to
2020 it can be extrapolated from the figures in the previous tables that population and demand
increased significantly in 2020, likely at higher levels than those shown in ESRI forecasts. It is
noted that the data in the previous tables coincides with commentary provided by interviewed
market participants in regard to the uptick in interest in the Flathead Valley from out-of-state
buyers.
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In correlation with the significant influx of people moving into the Flathead Valley/increase in
demand since the onset of the COVID-19 pandemic, the average sale prices for residential land
and homes has also increased substantially. The following table summarizes the annual average
sale prices for residential land and single-family residential homes in Flathead County since 2016.
Year-Over-Year Analysis of Price Change in
Flathead County
Residential Land Sales
Year
2016
2017
2018
2019
2020
2021

Average Sale Price
$129,862
$127,152
$151,788
$151,545
$201,922
$338,043

% Change
-2.1%
19.4%
-0.2%
33.2%
67.4%

Single-Family Residential Home Sales
Year
2016
2017
2018
2019
2020
2021

Average Sale Price
$349,207
$378,303
$418,698
$456,043
$589,071
$815,403

% Change
8.3%
10.7%
8.9%
29.2%
38.4%

As shown in the previous tables, the average sale prices for residential land and single-family
residential homes increased drastically in both 2020 and 2021.
Coronavirus/Recent Market Turbulence Conclusion
Based on the real estate market data and interviews with market participants, although there is
some uncertainty, there does not appear to be evidence of any decrease in property pricing or
prospective buyer interest. Nevertheless, future impacts in relation to the COVID-19 pandemic
to the value concluded in this report are unknown at this time.
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HIGHEST AND BEST USE
The four basic economic principles of supply and demand, substitution, balance and conformity are
considered to be the basic tools of analyzing the relationship between economic trends and an
appraisal. Market forces create market value. For this reason, the analysis of highest and best use is
very important. When the purpose of an appraisal is to conclude market value, a highest and best use
analysis identifies the most profitable, competitive use to which a property can be used.
According to The Appraisal of Real Estate – 14th Edition by the Appraisal Institute, Highest and Best
Use is defined as follows:
"The reasonably probable and legal use of vacant land or an improved property that is physically
possible, appropriately supported, financially feasible, and that results in the highest value."
The analysis for Highest and Best Use considers first the reasonably probable uses of a site that can be
legally undertaken. The final Highest and Best Use determination is based on the following four criteria:


Legally Permissible:
The availability of land for a particular use in terms of existing regulations and restrictions, deed
restrictions, lease encumbrances, or any other legally binding codes, restrictions, regulations,
or interests.



Physically Possible:
The physical adaptability of the site for a particular use.



Financially Feasible:
All uses that are legally permissible and physically possible that are likely to produce an income,
or return, equal or greater than the amount needed to satisfy operating expenses, financial
obligations, and capital amortization are considered to be financially feasible.



Maximally Productive:
Of the financially feasible uses, the use that produces the highest net return or the highest
present worth.

It is important to recognize the possibility that the Highest and Best Use of the land could differ from
the Highest and Best Use of the property. This occurs when a site has existing improvements and the
Highest and Best Use of the land differs from the current use. Often, the current property use will
continue until the value of the land, under its Highest and Best Use, less existing improvement
demolition costs, exceeds the total value of the property in its present use.
The Highest and Best Use analyses and conclusions for the subject property are included on the
following page.
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As If Vacant
Legally Permissible
The subject property is in in the B-4, Central Business zoning district of the City of Kalispell. Most
permitted uses is this zoning district are commercial in nature. Multi-family dwellings are
permitted on second or higher floors. Additionally, there is no minimum site area or setbacks in
this zoning district. The subject property is located in Parking District 3 of the City of Kalispell.
There are no off street parking requirements in this Parking District.
Physically Possible
The subject site consists of 8 city lots and includes frontage along 1st Avenue West and 1st Street
West. The subject site has suitable topography, access, shape, size, and access to necessary utilities
for a wide variety of uses.
Financially Feasible
Area improved properties in downtown Kalispell are predominantly improved with single and/or
multi-story, mixed use, commercial buildings. Based upon the types of buildings found in the
immediate subject area and analysis of market activity in the immediate subject area, construction of
a similar type of building would be financially feasible for the subject property as if vacant.
Maximally Productive
Based upon this analysis of the legally permissible, physically possible, and financially feasible
uses of the subject property, the maximally productive highest and best use for the subject property
as if vacant is construction of a multi-story, mixed use, commercial building similar to that found
in the immediate subject area.
Highest and Best Use Conclusion
Based upon this analysis of the legally permissible, physically possible, financially feasible, and
maximally productive uses of the subject property, the highest and best use for the subject property
as if vacant is construction of a multi-story, mixed use, commercial building similar to that found
in the immediate subject area.
As Is
The subject property is improved with an asphalt paved parking lot with 70 identified parking
spaces. Based upon our analysis of the income producing ability of a 70 space parking lot in
downtown Kalispell, the resulting market value for the subject property as a parking lot is less than
the value concluded in this report “as is.” For this reason, eventual demolition of the existing
improvements and construction of a multi-story, mixed use, commercial building is concluded to
be the highest and best use for the subject property in “as is” condition.
The “as is” value concluded in this report includes consideration for future demolition of the
existing site improvements.
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THE APPRAISAL PROCESS
In the foregoing sections of this report, we have examined and discussed the subject property. To
arrive at an indication of market value for the subject property, it is necessary to collect and analyze
all available data in the market which might tend to indicate the value of the subject property. The
subject property must be compared to similar properties that can be constructed, purchased, or from
which a similar monetary return may be received.
APPROACHES IN THE VALUATION OF REAL PROPERTY
The three recognized approaches in the valuation of real property are Sales Comparison, Cost Approach
and Income Capitalization. According to The Appraisal of Real Estate – 14th Edition by the Appraisal
Institute, the approaches are described as follows:
Cost Approach
In the Cost Approach, value is estimated as the current cost of reproducing or replacing the
improvements (including an appropriate entrepreneurial incentive or profit), minus the loss in value
from depreciation, plus land value.
Sales Comparison Approach
In the Sales Comparison Approach, value is indicated by recent sales of comparable properties in the
market.
Income Capitalization Approach
In the Income Capitalization Approach, value is indicated by a property’s earning power based on the
capitalization of income.
Each of the three approaches to value requires data collection from the market and each is governed equally by
the principle of substitution. This principle holds "when several similar or commensurate commodities, goods
or services are available, the one with the lowest price will attract the greatest demand and widest distribution”.
(Source: The Appraisal of Real Estate – 14th Edition by the Appraisal Institute)

There are three recognized approaches in the valuation of real property. They are the Cost, Sales
Comparison, and Income Approaches. The subject property was being utilized as a parking lot and
included asphalt paving and concrete curbing as of the report effective date. Based upon the highest
and best use, the subject property is best categorized as a vacant site. The Sales Comparison Approach
is the most credible methodology for the valuation of vacant land (or for properties when the land
value is the most significant component of the value). The Sales Comparison Approach was the only
approach developed to determine the value for the subject property.
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SALES COMPARISON APPROACH
A search was conducted for sales of vacant commercial sites or sites with minimal improvements
in the downtown Kalispell area. The price per square foot is determined to be the appropriate unit
of comparison. Due to the limited number of comparable sales located, it was necessary to use
sales that closed more than 1 year prior to the report effective date and to use two pending sales.
The comparables selected are described on the table below;

Land Sale #

Address

Land Sales Analysis
City
Sale Date
Sales Price

List Price

Square Feet

$/SF

1

617 West Idaho Street

Kalispell

2020

$315,000

20,822

$15.13

2*

305 & 313 2nd Avenue West

Kalispell

2020

$242,000

17,511

$13.82

3

155 Commons Loop

Kalispell

2021

$410,000

31,015

$13.22

Pending Sale 1 235 1st Street W

Kalispell

PENDING

$300,000

7,000

$42.86

Pending Sale 1 1000 West Idhao Street

Kalispell

PENDING

$2,575,000

217,800

$11.82

*The estimated contributory value of the improvements on Land Sale 2 were deducted from the sales price on this table.

A complete description of each sale is included in the comparable land sale write-ups provided in
this section of this report. A map depicting the locations of the subject and comparables is below.
Land Sales Map

Land Sale 3

Land Sale 1

Land Sale 2

Pending Land Sale 2

Pending Land Sale 1
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LAND SALE 2
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LAND SALE 3
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PENDING LAND SALE 1
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PENDING LAND SALE 2
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$0
10/22/20

LEGAL/ZONING
DATE OF SALE

VALUE INDICATIONS PER SQUARE FOOT

OVERALL RATING COMPARED TO SUBJECT

SIZE/SQUARE FEET

UTILITIES

ATYPICAL EASEMENTS

SITE IMPROVEMENTS REQUIRING DEMOLITION OR RENOVATION

ZONING

VIEW

TOPOGRAPHY

SHAPE

ACCESS/VISIBILITY

DOWNTOWN URBAN RENEWAL PLAN AREA

LOCATION

ADJUSTMENT FOR:

ADJUSTED SALES PRICE PER SF

SITE SIZE/SQUARE FEET

ADJUSTED PRICE

< $21.23

Superior -

< $19.62

Superior -

17,511
Equal =

Equal =
20,822

Equal =
Equal =

Equal =
Electricity, Telephone,
City Water & Sewer
Available

Equal =
Electricity, Telephone,
City Water & Sewer
Available
Electricity, Telephone,
City Water & Sewer
Available
28,000

None

Superior None

Equal =

Equal =
None Since Adjustment
Asphalt Parking Lot &
was Made for
948 SF Building
Contributory Value of
Improvements

Equal =

B-4

Equal =
B-2

Equal =

Equal =
Similar Properties

Equal =
Similar Properties

Level

Equal =
Level

Rectangular
Equal =

Equal =

Rectangular

Interior CBD Street

Highway
Superior -

Equal =

Equal =

Equal =
Yes

Kalispell CBD

No

Equal =

$19.62

17,511

$343,607

Kalispell CBD

$21.23

20,822

$442,079

1.420

09/28/20

$0

$0

$0

$0

$0

Market

$0

Market

$0

Fee Simple

-$53,000

None

Asphalt Parking Lot

B-4

Similar Properties

Level

Rectangular

Interior CBD Street

Yes

Kalispell CBD

$0

1.403

$0

MARKET CONDITIONS FACTOR

$0

OTHER

$0

Market

$0

Market

ENVIRONMENTAL

28,000

Market

Market

$0

Fee Simple

DEMOLITION

ADJUSTMENTS FOR BUYER EXPENDITURES

CONDITIONS OF SALE ADJUSTMENT

CONDITIONS OF SALE

FINANCING ADJUSTMENT

FINANCING

PROPERTY RIGHTS ADJUSTMENT

PROPERTY RIGHTS

$0

ADJUSTMENT FOR IMPROVEMENTS

$0

$295,000

Kalispell, MT

305 & 313 2nd Ave W

$315,000

Kalispell, MT

617 W Idaho St

$0
Fee Simple

Kalispell, MT

103 1st Avenue W

SALE 2

SALE 1

103 1ST AVENUE WEST, KALISPELL, MONTANA
SUBJECT

ADJUSTMENT FOR LIST PRICE

SALES PRICE

CITY

IDENTIFICATION

DESCRIPTION

COMPARABLE SALES ANALYSIS FOR SUBJECT PROPERTY

= $16.33

Equal =

Equal =

31,015

Equal =

Equal =
Electricity, Telephone,
City Water & Sewer
Available

None

Superior -

None

Equal =

H-1/PUD

Equal =

Similar Properties

Equal =

Level

Equal =

Rectangular

Equal =

Equal =
Secondary Traffic
Corridor

No

Inferior +

Kalispell North

$16.33

31,015

$506,322

1.235

06/25/21

$0

$0

$0

$0

$0

Market

$0

Market

$0

Fee Simple

$0

$0

$410,000

Kalispell, MT

155 Commons Loop

SALE 3

< < $47.14

Superior - -

Superior - -

7,000

Equal =

Equal =
Electricity, Telephone,
City Water & Sewer
Available

None

> > $10.88

Inferior + +

Inferior + + +

217,800

Equal =

Equal =
Electricity, Telephone,
City Water & Sewer
Available

None

Equal =

Older Building &
Asphalt Paving

Two Older Buildings &
Site Improvements
Equal =

Equal =

B-2

Equal =

Similar Properties

Equal =

Level

Equal =

Irregular

Superior -

Highway

Equal =

No

Equal =

Kalispell CBD

$10.88

217,800

$2,369,000

1.000

PENDING

$0

$0

$0

$0

$0

Market

$0

Market

$0

Fee Simple

$0

-$206,000

$2,575,000

Kalispell, MT

1000 W Idaho

PENDING SALE 2

Equal =

B-4

Equal =

Similar Properties

Equal =

Level

Equal =

Rectangular

Equal =

Interior CBD Street

Equal =

No

Equal =

Kalispell CBD

$47.14

7,000

$330,000

1.000

PENDING

$0

$0

$0

$0

$0

Market

$0

Market

$0

Fee Simple

$0

$30,000

$300,000

Kalispell, MT

235 1st St W

PENDING SALE 1

Sales Comparison Analysis for Subject Property
Adjustments have been considered for differences between the sales and this subject property. Any
adjustments made to the comparables are noted on the spreadsheet below;
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Discussion of Quantitative Adjustments
Adjustments for List Price: Land Sales 1, 2, and 3 are closed sales and required no adjustment in
this category. These sales sold for an average of approximately 8.53% below the list prices.
Pending Land Sale 1 is reportedly under contract for greater than the list price as there were
multiple offers on this property. We have made an upward of 10% to this comparable so that the
list price is reflective of a potential sales price.
Pending Land Sale 2 has been on the market for an extended period of time. This property was
under contract several times prior to the current contract. The prior contracts fell through. Based
upon the marketing history for this property, a downward adjustment of 8% (supported by the
percentage change from list price to sales prices for the closed comparables) was made to this
comparable in this category.
Adjustment for Improvements: The subject property includes an asphalt paved parking lot which
would require demolition prior to construction of improvements similar to those found in the area.
Land Sale 1 and Pending Sales 1 and 2 include improvements which would also require demolition
at relatively similar costs compared to the subject improvements. Land Sale 3 does not include
improvements. No adjustments were necessary for these comparables in this category.
Land Sale 2 includes two older buildings estimated to contribute $53,000 to the purchase price. A
downward adjustment in this amount was made to this sale to account for the contributory value
of the improvements on this property.
Property Rights: The ownership interest in this report for the subject property and for all of the
land comparables is the fee simple interest. Consequently, no adjustments were necessary in this
category.
Financing: All sales were cash or cash equivalent; therefore, no adjustments were necessary in this
category.
Conditions of Sale: There were no atypical conditions of sale reported by the verifying parties for
any of the comparables. No adjustments were made to the comparables in this category.
Buyer Expenditures: There were no specific buyer expenditures noted for the comparables utilized
in this analysis. The subject and three of the comparables include improvements that will require
demolition. Qualitative adjustments were considered to comparables with no demolition required.
For this reason, no adjustments were necessary in this category.
Market Conditions: The closed comparables sold in 2020 and 2021. There are typically few sales
each year of similar vacant sites (or sites with improvements of little or no value) in the immediate
or greater subject market areas. There were not a sufficient number of sales and re-sales of vacant
commercial sites to prepare credible paired sales analyses to determine the appropriate adjustment
in this category; however, based upon available data, market values for vacant commercial sites in
the subject area has increased since 2020.
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Since there were not a sufficient number of sales of vacant commercial sites for a credible analysis,
we prepared two historical analysis of changes in average prices for improved commercial
properties. We analyzed historical prices in Kalispell and Flathead County. These analyses are
below.
Improved Commercial Sales

Improved Commercial Sales

City of Kalispell, Montana

Flathead County, Montana

Source: Montana Regional MLS (Market Trends - City Statistics)

Source: Montana Regional MLS (Market Trends - County
Statistics)

Year

Number of
Sales

Average Price
per Acre

2018

36

$574,414

2019

32

$785,453

2020

54

$735,762

2021

44

$830,172

2022 Year-to-Date

15

$846,367

Percent Change in
Average Sales
Price Per Year

Average Price
per Acre

Percent Change in
Average Sales
Price Per Year

Year

Number of
Sales

2018

78

$593,189

36.74%

2019

73

$908,568

53.17%

-6.33%

2020

98

$705,657

-22.33%

12.83%

2021

117

$966,773

37.00%

1.95%

2022 Year-to-Date

35

$1,002,029

3.65%

Average Annual Rate of Change 2018-2021

14.42%

Average Annual Rate of Change 2018-2021

22.61%

Rate of Change 2021 to 2022 Year-to-Date

1.95%

Rate of Change 2021 to 2022 Year-to-Date

3.65%

The average rate of change for improved commercial properties for Kalispell from 2020 to 2021
was 12.83% and the average rate of change for Flathead County during this period was 37.00%.
We have utilized an upward adjustment in this category of 25% which is between these two
indications. This adjustment is applied to the closed sales and was not necessary for the pending
sales.
Discussion of Qualitative Adjustments
The following adjustments are for categories where the comparables are different from the subject
property and differences in these categories were considered to potentially affect value; however,
there was not sufficient market data available on which to credibly base dollar amount or
percentage adjustments. These adjustments are identified as Equal =, Superior -, or Inferior +
compared to the subject property. We have used additional minuses or pluses to convey order of
magnitude when necessary.
Location: The subject property and Land Sales 1 and 2 and Pending Land Sales 1 and 2 are located
in the central business district of Kalispell. The location of the subject and these comparables is
identified as Equal = in this category.
Land Sale 3 is located approximately 1.3 miles North of the central business district in a “medical
campus” type neighborhood. Based upon analysis of historical sales in the central business district
compared to those in this neighborhood, some upward adjustment is necessary. Since there were
not sufficient paired sales on which to base a credible adjustment in this category, a qualitative
upward adjustment was utilized. This sale is identified as Inferior + compared to the subject
property in this category. This adjustment is addressed further in the Reconciliation of this portion
of this report.
Downtown Renewal Plan Area: As noted in the Property Description section of this report, the
subject property is within the Urban Renewal area of Downtown Plan. Land Sale 2 is also with the
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Urban Renewal area. Properties in this area may be eligible to participate in a Tax Increment
Financing program. We compared Land Sale 2 to the remaining comparables, and there is no
market data that suggests that location within the Urban Renewal Area results in higher or lower
sales prices for vacant commercial sites (or sites with improvements of little or no value). Based
upon this comparison, the comparables are identified as Equal = compared to the subject in this
category. Assuming downtown Kalispell is revitalized as planned, there may be market evidence
in the future that inclusion in this district impacts value for vacant commercial sites.
Access/Visibility: The subject property includes frontage along and visibility two interior streets
in the Kalispell central business district. Land Sales 2 and 3 and Pending Land Sale 1 include
frontage along interior streets in the Kalispell central business district. These comparables are
identified as Equal = compared to the subject property in this category.
Land Sale 1 and Pending Land Sale 2 include frontage along and visibility from Idaho Street (also
part of US Highway 2) which is also a significant area traffic corridor. Commercial properties
along significant traffic corridors typically command higher prices compared to otherwise similar
properties not located on significant traffic corridors. For this reason, Land Sale 1 and Pending
Sale 2 are identified as Superior - compared to the subject in this category.
The subject is located on a corner; however, we did not locate market indication that an adjustment
was necessary for this characteristic.
Shape: The subject and comparables have shapes suitable for development. The comparables are
identified as Equal = compared to the subject in this category.
Topography: The subject property and comparables have sufficient level areas for development.
The subject and comparables are identified as Equal = in this category.
View: The subject and comparables have views of similar properties. The comparables are
identified as Equal = compared to the subject in this category.
Zoning: The subject property and Land Sale 2 and Pending Land Sale 1 are in the B-4, Central
Business District of Kalispell. Land Sale 1 and Pending Land Sale 2 are in the B-2, General
Business District of Kalispell. These three zoning districts allow many similar uses with the most
notable exception being that multi-family dwellings are permitted on second of higher floors in
the B-4 district. Additionally, there are minimum site areas of 7,000 square feet in the B-2 district
but no minimum site area in the B-4 zoning district. We did not locate any market data suggesting
that location within these two zoning districts resulted in higher or lower prices solely due to
differences between the zoning districts. Land Sale 3 is located in the H-1/PUD. There is overlap
in the allowable uses in the H-1, Healthcare Zoning District compared to B-2 and B-4. Based upon
this comparison and our opinions of the highest and best for the subject and comparables, the
comparables are identified as Equal = compared to the subject in this category.
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Site Improvements: The subject property includes asphalt paving which will require demolition if
this property is developed as the determined highest and best use. Land Sale 1 and Pending Land
Sales 1 and 2 include relatively similar improvements which would include relatively similar
demolition costs that would be the responsibility of the purchasers of these sales. For these reasons,
Land Sale 1 and Pending Land Sales 1 and 2 are identified as Equal = compared to the subject in
this category.
A dollar amount adjustment was made for the contributory value of the improvements associated
with Land Sale 2. For this reason, this sale reflects the adjusted price of this site with no
improvements. Land Sale 3 did not include improvements requiring demolition. Land Sales 2 and
3 do not require demolition of improvements and are identified as Superior – compared to the
subject in this category.
Atypical Easements: The subject property and comparables do not include atypical easements. The
comparables are identified as Equal = compared to the subject in this category.
Utilities: The subject property and all of the comparables have similar access to electricity,
telephone service, municipal water, and municipal sewer. The comparables are identified as Equal
= compared to the subject in this category.
Size/Square Feet: The subject property totals 28,000 square feet. The comparables bracket the
subject site in size. Smaller but otherwise similar commercial sites typically command higher
prices per square foot compared to larger sites. Conversely, larger but otherwise similar
commercial sites typically command lower prices per square foot compared to smaller sites. Land
Sales 1, 2, and 3 are similar enough in size compared to the subject that these comparables are
identified as Equal = compared to the subject in this category. Pending Land Sale 1 is ¼ the size
of the subject property and Pending Land Sale 2 is almost 8 times larger than the subject property.
Pending Land Sales 1 and 2 are identified as Superior - - and Inferior + + + compared to the subject
property in this category.
Reconciliation of Sales Comparison Approach for Subject Property
The “as is” value for the subject property is concluded in this report. As noted, the subject property
includes asphalt paving that would require demolition for development of the property as the
determined highest and best use. The comparables either include similar site improvements that
would require demolition or adjustments were made to reflect the absence of similar site
improvements requiring demolition. For this reason, the value concluded in this report includes
consideration for the subject site improvements and no demolition cost estimates were necessary
for the subject property.
No weight is accorded the adjusted indications from Pending Land Sales 1 and 2. The adjusted
indications from these sales are far superior or far inferior compared to the subject. These sales do
bracket the value conclusion for the subject property and assist with a check of reasonableness for
the value concluded. Additionally, these sales represent perceptions of current market participants.
Land Sale 3 resulted in a value conclusion of Equal = to the market value of the subject property.
It is important to note the location of this comparable is considered inferior compared to the subject
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property and no numeric adjustment was developed. For this reason, the adjusted indication from
this sale is accorded some but not all weight.
Some weight is accorded the adjusted indications from Land Sales 1 and 2. These indications are
less than $21.23 and less than $19.62, respectively. These sales are in the Kalispell central business
district like the subject property. The location in the central business district is considered a
significant characteristic of the subject property.
Approximately equal weight is accorded the value indications from Land Sales 1, 2, and 3. The
average of these indications is $19.06 per square foot. A market value of $19.00/SF is less than
the adjusted indications from Land Sales 1 and 2 and is bracketed by the adjusted indication from
the pending sales. A market value for the subject property in “as is” condition of $19.00 per square
foot (rounded up from the average of the adjusted indications from Land Sales 1, 2, and 3) is
reasonable and well supported by this analysis. The calculations are below;
28,000 SF @ $19.00/SF
Rounded To
As Is Value Conclusion
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RECONCILIATION OF VALUE INDICATIONS
The value indications for the Fee Simple interest in the subject property are indicated below;
Cost Approach
Sales Comparison Approach
Income Capitalization Approach

Fee Simple Interest
Not Developed
$530,000
Not Developed

Cost Approach
There are no improvements of value on the subject property. For this reason, the Cost Approach
was not applicable to the valuation of the subject property and was not developed in this report
Sales Comparison Approach
The Sales Comparison Approach was the only approach developed to determine the “as is” value
for the subject property. Sufficient comparable sales were located to prepare a credible Sales
Comparison Approach and this approach is accorded all weight.
Income Approach
The Income Approach was not applicable to the valuation of the subject property as the
improvements are not considered to contribute value to the property. For this reason, this approach
was no developed in this report.
Conclusion
All weight is accorded the value indication from Sales Comparison Approach for determination of
the “as is” value for the subject property. After careful analysis, our conclusion for the market value
for the fee simple interest in the subject property, in “as is” condition, as of June 3, 2022, is;
$530,000
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QUALIFICATIONS OF THE APPRAISERS
ELLIOTT (ELLIE) M. CLARK, MAI
PROFESSIONAL DESIGNATIONS
MAI Designated Member of the Appraisal Institute (2004)
FORMAL EDUCATION
College of Charleston, Charleston, SC - Bachelor of Science – Geology (1985)
REAL ESTATE EDUCATION
Appraisal Institute
1990 - Basic Valuation Procedures
1990 - Real Estate Principles
1992 - Capitalization Theory and Technique
1994 - Advanced Income Capitalization
2001 - Highest and Best Use and Market Analysis
2001 - Advanced Sales Comparison and Cost Approaches
2002 - Standards of Professional Practice, Part A
2002 - Standards of Professional Practice, Part B
2002 - Report Writing and Valuation Analysis
2002 - Advanced Applications
2003 - Comprehensive Exam
2003 - Separating Real & Personal Property from Intangible Business Assets
2004 - Demonstration Appraisal
2006 - 7 Hour National USPAP Update Course
2006 - Business Practices and Ethics
2006 – Uniform Appraisal Standards for Federal Land Acquisitions
2008 - 7 Hour National USPAP Update Course
2010 - 7 Hour National USPAP Update Course
2012 – 7 Hour National USPAP Update Course
2012 – Fundamentals of Separating Real Property, Personal Property and Intangible Business Assets
2012 – Valuation of Conservation Easements
2014 – 7 Hour National USPAP Update Course
2015 – Real Estate Finance Statistics and Valuation Modeling
2016 – 7 Hour National USPAP Update Course
2016 – Eminent Domain & Condemnation
2017 – Uniform Appraisal Standards for Federal Land Acquisitions: Practical Applications
2018 – 7 Hour National USPAP Update Course
2019 – 7 Hour National USPAP Update Course
2019 – Business Practice & Ethics
2020 – Small Hotel/Motel Valuation
2020 – Appraisal of Medical Office Buildings
2022 – 7 Hour USPAP Update Course
2022 – Analyzing Operating Expenses
2022 – Appraisal of Automobile Dealerships
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Institute of Financial Education
1985 - Real Estate Law I
1986 - Real Estate Law II
IAAO
1991 - Standards of Practice and Professional Ethics
Citadel Evening College
1993 - Residential Appraisal Reports Using URAR Form
William H. Sharp & Associates
1995 - The Home Inspection
Trident Technical College
1997 - Uniform Standards of Appraisal
Historic Preservation Consulting
1998 - Appraising Historic Property
The Beckman Company
2004 - The Technical Inspection of Real Estate
APPRAISAL SEMINARS ATTENDED
2000 – JT&T Seminars: Financial Calculator HP-12C
2000 – Appraisal Institute: Highest and Best Use Applications
2004 – Appraisal Institute: Evaluating Commercial Construction
2005 – Appraisal Institute: Scope of Work: Expanding Your Range of Services
2006 – Appraisal Institute: Subdivision Valuation
2006 – Appraisal Institute: Appraising from Blueprints and Specifications
2007 – Appraisal Institute: Analyzing Commercial Lease Clauses
2007 – Appraisal Institute: Condominiums, Co-ops, and PUDs
2008 – Appraisal Institute: Spotlight on USPAP
2008 – Appraisal Institute: Quality Assurance in Residential Appraisals: Risky Appraisals = Risky Loans
2008 – Appraisal Institute: Office Building Valuation: A Contemporary Perspective
2009 – Appraisal Institute: Appraisal Curriculum Overview (2-Day General)
2010 – Appraisal Institute: Hotel Appraising – New Techniques for Today’s Uncertain Times
2010 – Appraisal Institute: The Discounted Cash Flow Model: Concepts, Issues & Applications
2011 – Appraisal Institute: Understanding & Using Investor Surveys Effectively
2011 – Appraisal Institute: Advanced Spreadsheet Modeling for Valuation Applications
2012 – Appraisal Institute: Appraising the Appraisal: Appraisal Review-General
2013 – Appraisal Institute: Business Practices and Ethics
2018 – Appraisal Institute: Real Estate Finance, Value, and Investment Performance
2019 – Appraisal Institute: The Cost Approach: Unnecessary of Vital to a Healthy Practice
2022 – Appraisal Institute: Introduction of Green Buildings: Principals and Concepts
WORK EXPERIENCE
2003 - Present
Clark Real Estate Appraisal – Owner/Commercial Real Estate Appraiser
1995 - 2003
Sass, Herrin & Associates, Inc. – Commercial Real Estate Appraiser
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1990 - 1995
1986 - 1989
1985 - 1986
1984 - 1985

Charleston County Assessor’s Office – Sr. Staff Real Estate Appraiser
First Sun Capital Corporation - Mortgage Loan Officer
First National Bank of Atlanta - Mortgage Loan Processor
South Carolina Federal Savings Bank - Mortgage Loan Processor

STATE LICENSES/CERTIFICATIONS
Montana State Certified General Real Estate Appraiser - REA-RAG-LIC-683
PARTIAL LIST OF CLIENTS
United States Department of Interior
United States Government Services Administration
State of Montana Department of Natural Resources
Montana Department of Transportation
City of Whitefish
City of Kalispell
Flathead County
Glacier Bank
Rocky Mountain Bank
Freedom Bank
Whitefish Credit Union
Parkside Credit Union
First Interstate Bank
Three Rivers Bank
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CHRISTOPHER D. CLARK
FORMAL EDUCATION
Millikin University, Decatur, Illinois
Bachelor of Arts in Political Science
REAL ESTATE EDUCATION
Appraisal Institute
Course 110 – Appraisal Principles, 2005
Course 120 – Appraisal Procedures, 2005
Course 410 – 15- Hour National USPAP Course, 2005
Course 203R – Residential Report Writing & Case Studies, 2006
Course REA070513 – Analyzing Commercial Lease Clauses, 2007
Course 06RE0638 – Condominiums, Co-ops, PUD’s, 2007
Course REA071154 –Hypothetical Conditions, Extraordinary Assumptions, 2008
Course 07RE0734 – 7-Hour National USPAP Update, 2008
Course 06RE0641 – Quality Assurance in Residential Appraisals, 2008
Course 06RE1286 – Office Building Valuation: A Contemporary Perspective, 2008
Course 430ADM 0 Appraisal Curriculum Overview – 2009
Course I400 - 7-Hour National USPAP Update – 2010
Course OL-202R - Online Residential Sales Comparison and Income Approach – 2011
Course OL-200R - Online Residential Market Analysis and Highest & Best Use – 2011
Course OL-201R - Online Residential Site Valuation & Cost Approach – 2011
Course I400 – 7-Hour National USPAP Update Course – 2012
Course REA110436 – Appraising the Appraisal: Appraisal Review General – 2012
Course 08REO643 – Business Practices and Ethics -2013
Course I400 – 7-Hour National USPAP Update – 2014
Course REA4380 – Online Introduction to Green Buildings: Principles and Concepts
Course REA120108 – Online Cool Tools: New Technology for Real Estate Appraisers
Course REA6260 – Real Estate Finance Statistics & Valuation Modeling - 2015
Course REA-REC-REC-7415 – 2016-2017 7-Hour USPAP Update – 2016
Course REA-CEC-REC-7494 – Eminent Domain and Condemnation – 2016
Course REA-CEC-REC-14476 – 7-Hour National USPAP Update – 2022
Course REA-CEC-REC-13680 – Comparative Analysis – 2022
Course REA-CEC-REC-14201 – Analyzing Operating Expenses – 2022
Course REA-CEC-REC-14584 – Appraising Automobile Dealerships – 2022
WORK EXPERIENCE
2005 - Present
Clark Real Estate Appraisal, Inc. – Real Estate Appraiser
2003 - 2005
IKON Office Solutions – Technology Marketing
2002 - 2003
Relational Technology Services – Technology Marketing
1998 - 2003
IKON Office Solutions – Technology Marketing
1988 – 1998
CMS Automation (Formerly Entré Computer Center) – Technology Marketing
STATE LICENSES/CERTIFICATIONS
Montana Licensed Appraiser # REA-RAL-LIC-841
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APPRAISERS LICENSES

Clark Real Estate Appraisal (22-032ec) (06/03/2022)

56

ADDENDUM
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NATIONAL ECONOMIC DATA
According to an advance estimate from the Bureau of Economic Analysis of the US Department
of Commerce (BEA), real GDP increased by 6.9% in the fourth quarter of 2021 after increasing
by 2.3% in the third quarter
of 2021. According to the
BEA, “The increase in real
GDP primarily reflected
increases in private inventory
investment, exports, personal
consumption expenditures
(PCE), and nonresidential
fixed investment that were
partly offset by decreases in
both federal and state and
local government spending. Imports, which are a subtraction in the calculation of GDP, increased.”
In regard to the COVID-19 impact on fourth quarter 2021 GDP, the BEA reported, “The increase
in fourth quarter GDP reflected the continued economic impact of the COVID-19 pandemic. In
the fourth quarter, COVID-19 cases resulted in continued restrictions and disruptions in the
operations of establishments in some parts of the country. Government assistance payments in the
form of forgivable loans to businesses, grants to state and local governments, and social benefits
to households all decreased as provisions of several federal programs expired or tapered off. The
full economic effects of the COVID-19 pandemic cannot be quantified in the GDP estimate for
the fourth quarter because the impacts are generally embedded in source data and cannot be
separately identified.”
STATE ECONOMIC DATA
Montana is the 44th most populous state in the US. As of 2010, US Census data estimated a
population of 989,415 indicating a growth in population of 9.7% from 2000 to 2010. According to
ESRI estimates using US Census data, the 2020 population of Montana was estimated to be
1,096,002. This estimate shows a 10.8% increase since the 2010 census. A 2021 estimate had the
population of Montana at 1,099,333. The state economy is diverse with a wide variety of industries.
The top five employment categories in the state are;






Trade, Transportation, and Utilities
Government (Federal, State, & Local)
Education & Health Services
Healthcare & Social Assistance
Leisure & Hospitality

These industries employ from 11% to 16% of the workforce in Montana per category. The
remaining categories employ less than 10% each.
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According to ESRI, as of 2021 the median household income was estimated at $56,296, and is
projected to increase to $61,054 (an increase of about 8.5%) by 2026. This compares to the United
States, which has an estimated median household income of $64,730 as of 2021 and is projected
to increase to $72,932 (an increase of about 12.7%) by 2026.
The following table summarizes unemployment rates in Montana over the past 10 years.
State of Montana
Year
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2022

Month
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Y-T-D Average (through March)
March

Labor
Force
506,441
511,199
512,613
517,901
521,736
528,441
533,821
542,279
542,917
549,743
558,110
562,851

Unemployment
Employment Unemployment
Rate
477,056
29,385
5.8%
483,798
27,401
5.4%
488,738
23,875
4.7%
495,725
22,176
4.3%
499,266
22,470
4.3%
506,871
21,570
4.1%
513,858
19,963
3.7%
522,898
19,381
3.6%
511,616
31,301
5.8%
531,202
18,541
3.4%
540,831
17,279
3.1%
546,932
15,919
2.8%
Average (2012-2021)
4.5%

Source: United States Department of Labor, Bureau of Labor Statistics

As shown in the previous table, the annual average unemployment rate decreased every year from
2011 through 2019. However, due in large part to the coronavirus pandemic (which began in
March 2020), the overall unemployment rate in Montana increased in 2020. However, since
approximately mid-2020 the rate began to trend down, and it was reported at 2.8% as of March
2022.
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FLATHEAD COUNTY DATA
The subject property is in the city limits of Kalispell in Flathead County, Montana. The general
area is known as the Flathead Valley. The Flathead Valley is surrounded by various ranges of the
Rocky Mountains. The three incorporated cities in Flathead County are Kalispell, the county seat,
Whitefish, and Columbia Falls. There are also several unincorporated communities in the county
which include; Kila, Marion, Evergreen, Bigfork, Lakeside, Somers, Hungry Horse, and Martin
City.
Map Depicting the Three Municipalities in Flathead County

Subject Property
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Geographical Information
Flathead County is located in northwest Montana and is 5,098 square miles in size. Flathead Lake
is a significant geographical feature of the Flathead Valley. Glacier National Park is located in the
Flathead Valley area and is a major area tourist attraction. Additional attractions include; Bob
Marshall Wilderness, Hungry Horse Dam, Big Mountain Resort, Blacktail Mountain Resort,
Whitefish Lake, numerous golf courses, and many area lakes and rivers that provide year-round
recreation for residents and visitors.
Population
According to 2021 ESRI estimates based upon US Census data, the population of Flathead County
was 107,684. The population is forecasted to increase to 115,903 by 2026, or by approximately
1.48% per year. However, it is noted that according to an article published by the Montana
Free Press in April 2022, Flathead County became the fastest-growing county in Montana
from July 2020 through June 2021. The article cited a U.S. Census Bureau estimate, which
reported an estimated increase of 3,681 people in Flathead County within that timeframe, or
an increase of 3.5%. The driving factor of this increase was attributed to shifting migration
patterns related to the COVID-19 pandemic and the resulting ability to work remotely.
Employment
The retail trade industry represents approximately 15% of employment in Flathead County.
Approximately 13% of the workforce is employed in the accommodation and food services
industries and the healthcare and social assistance industries represents 12% of employment in
Flathead County. Some of the largest private employers in Flathead County include; Kalispell
Regional Healthcare, Winter Sports, Inc., North Valley Hospital, Century Link, National Flood
Insurance, Walmart, Super 1 Foods, Weyerhaeuser, Teletech, Allied Materials, and BNSF
Railway.
Income
The median annual household income for Flathead County was estimated to be $53,949 in 2020
based upon ESRI forecasts using US Census data. According to ESRI forecasts, the median annual
household income is to increase by approximately 1.19% per year through 2025.
Unemployment
Unemployment fluctuations for the county since 1990 are included in the following graph.
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The US recessions are noted in gray. Flathead County was labeled as the “epicenter” of the
recession for the state of Montana by statewide economists for the most recent prior recession.
The following table summarizes unemployment rates in Flathead County over the past 10 years.
Flathead County
Year
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2022

Labor
Force
43,283
43,860
43,773
44,861
45,960
46,823
47,875
48,408
49,357
50,115
51,421
51,686

Month
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Annual Average
Y-T-D Average (through February)
February

Employment Unemployment
39,490
3,793
40,529
3,331
40,954
2,819
42,228
2,633
43,298
2,662
44,318
2,505
45,538
2,337
46,059
2,349
45,499
3,858
48,163
1,952
49,345
2,076
49,728
1,958
Average (2012-2021)

Unemployment
Rate
8.8%
7.6%
6.4%
5.9%
5.8%
5.3%
4.9%
4.9%
7.8%
3.9%
4.0%
3.8%
6.1%

Source: United States Department of Labor, Bureau of Labor Statistics

As shown in the previous table, the annual average unemployment rate generally decreased from
2011 through 2019. However, due in large part to the COVID-19 pandemic (which began in March
2020), the overall unemployment rate in Flathead County increased in 2020. However, since
approximately mid-2020 the rate began to trend down, and it was reported at 3.8% as of February
2022.
Construction & Development
Historical data for building permits issued for single family residences in the three municipalities
of Flathead County is shown in the following table.
Single Family Building Permits Issued Per Year

City
Kalispell
Whitefish
Columbia Falls
Total

% Change:
2020-2021
170
-3%
129
40%
11
-48%
310
8%

2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
322
22
25
369

186
26
12
224

103
14
5
122

92
23
5
120

72
36
1
109

98
51
4
153

124
75
9
208

98
72
20
190

72
48
17
137

104
49
15
168

115
57
10
182

91
64
19
174

94
95
14
203

175
92
21
288

The high for residential single-family permits in the three municipalities is 369 permits issued in
2007. Thousands of new residential subdivision lots were created in Flathead County (incorporated
and unincorporated areas) during the early and mid-2000’s. Supply exceeded demand for the years
immediately following the national recession. According to research by Clark Real Estate
Appraisal, supply and demand has moved closer to a balanced level in the municipalities in
Flathead County over the past 5-10 years. More recently, it is noted that the total number of singlefamily building permits has increased each year from 2019 through 2021.
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Healthcare
There are two primary hospitals located in the Flathead Valley. Kalispell Regional Medical Center
is a 174-bed hospital located on the medical campus in Kalispell. North Valley Hospital is a 31bed hospital located in Whitefish.
Tourism
Glacier National Park is a significant draw in Flathead County with 1.8 to over 3.0 million visitors
each year over the last 10 years. There are many area recreational opportunities that draw resident
and nonresident travelers. These include natural amenities such as the numerous lakes, rivers and
mountain ranges and manmade amenities such as ski and mountain biking areas.
Linkages & Transportation
The three incorporated cities in Flathead County are within an easy commute of each other and are
connected by US or state highways. US Highway 93 is considered the most significant corridor in
the Flathead Valley. The intersection of US Highway 93 and Reserve, just north of Kalispell, has
become the commercial hub for the valley. There are three significant shopping centers in this area
as well as two automobile dealerships, a high school, and a number of governmental offices.
Whitefish and Columbia Falls are connected by Montana Highway 40. There was some
commercial development along Montana Highway 40 prior to the most recent national recession;
however, there has been little new construction along this highway in recent years.
Columbia Falls and Kalispell are connected by US Highway 2. This corridor includes Glacier Park
International Airport. Other commercial improvements along US Highway 2 between Columbia
Falls and Kalispell are predominantly light industrial in nature.
The Canadian border is within a one to two-hour drive from most portions of Flathead County.
There is a port of entry just north of Flathead County in Eureka, Montana and another border
crossing at the line dividing Glacier National Park of the United States and Waterton National Park
of Canada.
Glacier Park International Airport is serviced by Delta/Skywest Airlines, Allegiant Air, Horizon
Air/Alaska Airlines and United Airlines. There is a train depot in Whitefish that is a stop for
Amtrak. The Burlington Northern Santa Fe Railroad freight trains run through Whitefish,
Columbia Falls and Kalispell.
City and Communities
The larger cities and communities in Flathead County are summarized on the table on the following
page.
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FLATHEAD COUNTY - CITIES AND COMMUNITIES
City/
Community

Population
% Change
2000 2010
2020 2000- 2010Census Census Census* 2010 2020

Market Overview

Kalispell

14,223 19,615

22,741

County seat. Regional business center including medical center, retail hub &
37.9% 15.9% community college. Centrally located with convenient access to many
recreational opportunities.

Columbia Falls

3,645

4,688

5,270

28.6% 12.4%

Whitefish

5,032

6,470

7,733

Resort community located near Whitefish Lake, Whitefish River and Whitefish
28.6% 19.5% Mountain Ski Resort at Big Mountain. Population increases in summer and
winter ski season due to numerous vacation and second home owners.

Evergreen

6,215

7,701

8,641

23.9% 12.2%

Somers and
Lakeside Area

2,235

3,778

4,337

Communities located along Flathead Lake; primarily bedroom communities to
69.0% 14.8% Kalispell. Population increases in summer months due to numerous vacation
and second home owners.

Bigfork Area

1,421

4,270

5,599

Resort community located along Flathead Lake featuring numerous
200.5% 31.1% restaurants, specialty shops, art galleries and a theater. There is an 18-hole
championship golf course in this area. Main economic base is tourism.

Gateway to Glacier National Park. Located along Flathead River. Historically
industrial in nature. Meadow Lake Resort is located in Columbia Falls.

Unincorporated area adjacent to the east of Kalispell city limits. Area consists
of residential, retail and light industrial type properties.

*Note that due to the signficant influx of out-of-state people moving into the Flathead Valley starting in 2020 in response to the COVID-19 Pandemic, the
2020 census figures likely understate actual population levels.

County Economic Data Conclusion
Attractions such as Glacier National Park, Flathead Lake, and Big Mountain Ski Resort will
continue to be a draw for second home buyers, nonresident travelers, and Montana residents to the
Flathead Valley. The short and long-term outlooks for the area are positive due to the abundance
of natural resources and the potential for a diverse economic base.
The real estate market in Flathead County was strong in 2020 and 2021 despite the COVID19 pandemic; however, many businesses have suffered, and it is too soon to discern long term
impacts to the county economy.
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CITY OF KALISPELL DATA
The subject property is located in the city limits of Kalispell. All necessary services are located in
or near Kalispell. The city of Kalispell is the county seat for Flathead County, and it is the major
economic and business center for the area. Services available in Kalispell include; schools,
employment, retail stores, places of worship, a thriving medical center, and an expanding
community college.
Population & Income
According to ESRI data, the 2020 population
in the city of Kalispell was estimated to be
22,741. The population is forecasted to
increase to 24,153 by 2025. This represents a
forecasted increase of approximately 1.21%
per year. The median household income was
estimated to be $45,257 in 2020. This is lower
than the estimated 2020 median household
income for Flathead County of $53,949, and
for the state of Montana of $54,754.
Employment
The categories of Services and Retail Trade make up approximately 67% of the job market. Other
significant employment categories in Kalispell include Finance & Insurance, Real Estate at 8%
and Construction at 7.8%. The remaining sectors comprise less than 5% per category.
Linkages &Transportation
US Highway 93 runs north to south through the city of Kalispell and is labeled as the “Main Street”
of the central business district. US Highway 93 provides access to Flathead Lake to the south of
Kalispell and Whitefish to the north of Kalispell. There is a By-pass for US Highway 93 that is
west of the city that was completed in 2016. US Highway 2 is an east to west arterial road through
Kalispell and provides access to Columbia Falls and Glacier National Park. There is public
transportation in Kalispell. There is a municipal airport in Kalispell which can accommodate small
airplanes.
Commercial Real Estate
Properties improved with medical and/or general offices and retail spaces are located throughout
the Kalispell area. Most of the growth in the past few years has been concentrated in the area north
of Kalispell on US Highway 93 at Reserve Drive. This area has become the retail hub for the
greater Flathead Valley area with the development of 3 neighborhood shopping centers.
Additionally, the expansion of US Highway 93 to 4 lanes on the southern portion of Kalispell
helped spur commercial development in that area over the past decade years. A two-lane bypass
of US Highway 93 was completed in 2016. The by-pass has shortened travel times and alleviated
large truck traffic in the central business district of Kalispell.
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The City of Kalispell issued an average of approximately 8 new permits per year for commercial
new construction or significant additions between 2013 and 2021. The number of new commercial
construction permits and permits issued for significant additions issued each year from 2013
through 2021 in Kalispell is included on the table below;

Number of Permits Issued

Annual Building Permits Issued for New Commercial Structures or Significant
Additions in Kalispell
14
12
10
8
6
4
2
0
2013

2014

2015

2016

2017

2018

2019

2020

2021

Year
New Commercial, Office, or Industrial Buildings

New Public or Quasi Public Buildings

Source: City of Kalispell Building Department
There were 8 permits issued for construction of new commercial, office, or industrial buildings (or
for significant additions) during 2021. This is within the range and at the average for the time
period of 2013-2021. There were 0 permits issued in 2020 for construction of new public or quasipublic buildings (or for significant additions).
The following chart depicts sales volume and average price per year for improved commercial
sales for the past 10 years in Kalispell;
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The peak in pricing occurred in 2021, and the peak in sales volume occurred in 2020.
Residential Real Estate
New residential lots and acres in new subdivisions for the City of Kalispell between 2011 and 2021
are on the following table;

There was a total of 786 new lots were created in Kalispell between 2012 and 2021.
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The following table depicts the annual number of new single-family residential construction
permits issued in the city of Kalispell between 2005 and 2021.

Number of Permits Issued

Number of New Single Family Residential Building Permits Issued Per Year in Kalispell
200
180
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100
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40
20
0
2011
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2014

2015

2016

2017

2018

2019

2020

2021

Year

Source: City of Kalispell
This data indicates that construction of single-family residential properties in Kalispell varied each
year during the period studied. The number of permits increased from 2018 to 2019 and from 2019
to 2020 but decreased slightly from 2020 to 2021. The average annual single family residential
building permits during this period was 114.
The following chart depicts sales volume and median price per property for improved residential
sales for the past 10 years in the municipal areas of Kalispell;

It is noted that prior to 2020, 2019 was a record year in terms of both volume and pricing. However,
from 2019 to 2020 the number of sales increased 30%, and the average price increased 13%. This
significant increase was likely heavily influenced by the coronavirus pandemic, as it appears a
large number of out-of-state buyers purchased real estate throughout the Flathead Valley in
response to the pandemic. Although the number of sales decreased by 6% from 2020 to 2021, the
average sales price increased significantly (35%).
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Conclusion
List prices for commercial properties far exceed historical sales prices, which could result in a
lower number of commercial sales in the coming year. However, building permits issued for
general commercial new construction have been relatively stable for the past several years.
Although the number of sales of commercial properties decreased from 2020 to 2021, the average
sales price increased.
The residential market sector has continued to grow in volume and pricing. Sales volume and
pricing steadily increased for improved residential properties in Kalispell from 2010 through 2019.
Supply and Demand for residential and commercial properties in the greater Kalispell area have
been in relative balance over the past several years. From 2019 to 2020, the number of residential
sales increased by 30%, and the average price increased 13%. This significant increase in the
number of sales was likely heavily influenced by the coronavirus pandemic, as it appears a large
number of out-of-state buyers purchased real estate throughout the Flathead Valley in response to
the pandemic. Although the number of sales decreased by 6% from 2020 to 2021, the average sales
price increased significantly (35%).
Future growth and expansion for the greater Kalispell area is considered likely in the long term
due to forecasted population growth.
Kalispell Area Map

Subject Property

Clark Real Estate Appraisal (22-032ec) (06/03/2022)

69

ENGAGEMENT LETTER
(Page 1 of 2)

Clark Real Estate Appraisal (22-032ec) (06/03/2022)

70

(Page 2 of 2)

Clark Real Estate Appraisal (22-032ec) (06/03/2022)

71

PROFESSIONAL SERVICES AGREEMENT
(Page 1 of 3)

Clark Real Estate Appraisal (22-032ec) (06/03/2022)

72

(Page 2 of 3)

Clark Real Estate Appraisal (22-032ec) (06/03/2022)

73

(Page 3 of 3)

Clark Real Estate Appraisal (22-032ec) (06/03/2022)

74

HISTORICAL CHANGES IN CPI-U
Consumer Price Index - All Urban Consumers
12-Month Percentage Change
Not Seasonally Adjusted
Area:

U.S. city average

Item:

All items less food and energy

Base Period: 1982-84=100
Years:

2012 through 2022

Year

Jan

Feb

Mar

Apr

May

Jun

Jul

Aug

Sep

Oct

Nov

Dec

Annual

2012

2.3%
1.9%
1.6%
1.6%
2.2%
2.3%
1.8%
2.2%
2.3%
1.4%
6.0%

2.2%
2.0%
1.6%
1.7%
2.3%
2.2%
1.8%
2.1%
2.4%
1.3%
6.4%

2.3%
1.9%
1.7%
1.8%
2.2%
2.0%
2.1%
2.0%
2.1%
1.6%
6.5%

2.3%
1.7%
1.8%
1.8%
2.1%
1.9%
2.1%
2.1%
1.4%
3.0%

2.3%
1.7%
2.0%
1.7%
2.2%
1.7%
2.2%
2.0%
1.2%
3.8%

2.2%
1.6%
1.9%
1.8%
2.2%
1.7%
2.3%
2.1%
1.2%
4.5%

2.1%
1.7%
1.9%
1.8%
2.2%
1.7%
2.4%
2.2%
1.6%
4.3%

1.9%
1.8%
1.7%
1.8%
2.3%
1.7%
2.2%
2.4%
1.7%
4.0%

2.0%
1.7%
1.7%
1.9%
2.2%
1.7%
2.2%
2.4%
1.7%
4.0%

2.0%
1.7%
1.8%
1.9%
2.1%
1.8%
2.1%
2.3%
1.6%
4.6%

1.9%
1.7%
1.7%
2.0%
2.1%
1.7%
2.2%
2.3%
1.6%
4.9%

1.9%
1.7%
1.6%
2.1%
2.2%
1.8%
2.2%
2.3%
1.6%
5.5%

2.1%
1.8%
1.7%
1.8%
2.2%
1.8%
2.1%
2.2%
1.7%
3.6%

2013
2014
2015
2016
2017
2018
2019
2020
2021
2022

Average Annual Change (2012-2021):

2.1%

Source: US Department of Labor, Bureau of Labor Statistics
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PREPARED FOR:
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Kalispell, Montana 59901

MARKET VALUE AS OF:
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PREPARED BY:
Elliott M. Clark, MAI &
Christopher D. Cark
Clark Real Estate Appraisal
704-C East 13th Street, #509
Whitefish, Montana 59937
(406) 862-8151

704-C East 13th Street, #509
Whitefish, Montana 59937

LETTER OF TRANSMITTAL
November 30, 2020
Ms. Katharine King, MPA, CEcD
Assistant Director of Community Economic Development
City of Kalispell
201 1st Avenue East
Kalispell, Montana 59901
Re:

Appraisal Report of Real Property at 228 South Main Street, Kalispell, Montana

Dear Ms. King:
In compliance with your request Elliott M. Clark, MAI and Christopher D. Clark with Clark Real
Estate Appraisal viewed the above referenced property on November 4, 2020. Information regarding
zoning was researched and trends in real estate activity in the immediate and greater subject market
areas were analyzed. The property viewing, research, and analyses were conducted in order to prepare
the attached narrative appraisal report. The value for the fee simple interest in the subject real
property as of the property viewing date, in “as is” condition, is concluded in this report.
,
As of the publish date of this appraisal report, the U.S. economy was exhibiting a high level of
volatility caused by the worldwide COVID-19 pandemic. The long-term impacts on the US
economy are not known. The majority of the market data included in this report, including
some of comparable data utilized predates this market volatility. The value concluded in this
report is based upon data available as of the report publish date of November 30, 2020, and
future impacts to the value conclusion herein in relation to the COVID-19 pandemic are
unknown.
There are three approaches to value in the appraisal of real property. They are the Cost, Sales
Comparison, and Income Approaches. All three approaches and their applicability will be discussed
in greater detail in the Scope of the Appraisal section of this report.
The value concluded in this report for the subject property was made after thorough study of available
market data and other data felt to be pertinent to this appraisal. The attached appraisal report exhibits
the factual data found and reasoning used in forming our opinion of value. The value conclusion is
based on the assumptions that all necessary governmental approvals have been obtained and will be
maintained and that the property owners will exhibit sound management and sales practices.
Telephone (406) 862-8151  www.clarkappraisal.us  FAX (406) 612-2000
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We were not provided with soil studies for the subject site. We assume that the soils are capable
of supporting construction like that in the neighborhood without unusual soil preparation. We are
also unaware of the presence of any hazardous material, groundwater contamination, or toxic
materials that may be on or in the subject or in the proposed subject improvements. Should any of
these conditions be present, the value concluded in this report could be affected.
We certify that, to the best of our knowledge and belief, the statements and opinions contained in
this appraisal report are full, true, and correct. We certify that we have no interest in the subject
property and that neither the employment to make this appraisal nor the compensation is contingent
upon the value for the property concluded in this report. We specifically certify that we are
competent (geographically and with regard to the property type) to complete this appraisal report.
This appraisal assignment was not made nor was the appraisal rendered on the basis of a requested
minimum valuation or specific valuation.
This appraisal is subject to the attached Certification of Appraisal and Statement of Limiting
Conditions. We further certify that this appraisal was made in conformity with the requirements
of the Code of Professional Ethics of the Appraisal Institute and the Uniform Standards of
Professional Appraisal Practice of the Appraisal Foundation (USPAP).
Respectfully submitted,

Elliott M. Clark, MAI
Montana Certified General Real Estate Appraiser
REA-RAG-LIC-683

Christopher D. Clark
Montana Licensed Real Estate Appraiser
REA-RAL-LIC-841

Telephone (406) 862-8151  www.clarkappraisal.us  FAX (406) 612-2000
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SUMMARY OF SALIENT DATA AND CONCLUSIONS
IDENTIFICATION OF CLIENT/INTENDED USE
Client/Intended User
Purpose/Intended Use
Property Owner
Potential Purchaser

City of Kalispell/Client
Conclude Market Value/To Assist the Client with Decisions
Regarding Potential Disposition of the Subject Property
City of Kalispell
Not Applicable

SUBJECT PROPERTY
Property Address
Site Size
Description of Improvements
Assessor Number(s)
Census Tract
Flood Zone
Zoning

228 South Main Street, Kalispell, Montana
17,500 Square Feet or 0.402 Acres
See Property Description
000E000406
30-029-0010.00
Area of Minimal Flood Risk, FEMA Map Panel 30029C1805J dated
November 4, 2015
B-4, Central Business

HIGHEST AND BEST USE(S)
Property As If Vacant
Property As Is

Construction of a Multi-Story, Mixed Use, Commercial Building
Demolition of Existing Improvements and Construction of a MultiStory, Mixed Use, Commercial Building

DATES, VALUE CONCLUSION(S) AND ASSIGNMENT CONDITION(S)
Report Date
Inspection Date
Effective Date of Value(s)
Property Rights Appraised
Market Value
Extraordinary Assumption(s)
Hypothetical Condition(s)
EXPOSURE TIMES

November 30, 2020
November 4, 2020
November 4, 2020
Fee Simple
$270,000
None
None

The appraised value concluded in this report is based upon 3 to 6 month exposure time. Support for the concluded
exposure time is addressed in the Subject Market Analysis portion of this report.
APPRAISER INFORMATION
Appraiser(s)
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CERTIFICATION OF APPRAISAL
We certify that, to the best of our knowledge and belief,


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



The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are our unbiased professional analyses, opinions,
and conclusions.



Elliott M. Clark, MAI and Christopher D. Clark have no present or prospective interest in
the property that is the subject of this report and no personal interest with respect to the
parties involved.



We have performed no services, as appraisers or in any other capacity, regarding the
property that is the subject of this report within the three-year period immediately
preceding acceptance of this assignment.



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



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



The compensation for completing this assignment is not contingent upon the development
or reporting of a predetermined value or direction in value that favors the cause of the
client, the amount of the value opinion, the attainment of stipulated results, or the
occurrence of a subsequent event directly related to the intended use of this appraisal.



Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the requirements of the Uniform Standards of Professional Appraisal
Practice.



Elliott M. Clark, MAI and Christopher D. Clark, of Clark Real Estate Appraisal, both
personally viewed the subject property. See Scope of Work for the Appraisal for details.



No one provided significant real property appraisal assistance to the persons signing this
certification.
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The reported analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute.



The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.



As of the date of this report Elliott M. Clark, MAI has completed the continuing education
requirements of the Appraisal Institute.

___________________________________

Dated Signed: November 30, 2020
Elliott M. Clark, MAI
MT REA-RAG-LIC-683
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
The appraisal is subject to the following conditions and to such other specific and limiting
conditions as are set forth in the appraisal report.
1. The legal description(s) from the most recently recorded deed(s) or plat(s) are assumed to be
correct.
2. The appraisers assume no responsibility for matters legal in character, nor do they render any
opinion as to the title, which is assumed to be marketable. All existing liens, encumbrances
and assessments have been disregarded and the property is appraised, as though free and clear,
under responsible ownership and competent management.
3. Any sketches in this report indicate approximate dimensions and are included to assist the
reader in visualizing the property.
4. The appraisers have not made a survey, engineering studies or soil analysis of the property
and assume no responsibility in connection with such matters or for engineering, which might
be required to discover such factors.
5. Unless otherwise noted herein, it is assumed that there are no encroachments, zoning, or use
restriction violations associated with the subject property.
6. Information, estimates and opinions contained in this report are obtained from sources
considered reliable and believed to be true and correct; however, no liability for them can be
assumed by the appraisers.
7. The appraisers are not required to give testimony or attendance in court by reason of this
appraisal, with reference to the property in question, unless arrangements have been made
previously.
8. The division of the land and improvements (if applicable) as valued herein is applicable only
under the program of utilization shown. These separate valuations are invalidated by any other
application.
9. On all appraisals, subject to satisfactory completion, repairs or alterations, the appraisal report
and value conclusion(s) are contingent upon completion of the improvements in a
workmanlike manner.
10. Disclosure of the contents of this appraisal report is governed by the By-Laws and Regulations
of the Appraisal Institute. Except as hereinafter provided, the party for whom this appraisal
report was prepared may distribute copies of this report, in its entirety, to such third parties as
may be selected by the party for whom this appraisal report was prepared; however, selected
portions of this appraisal report shall not be given to third parties without prior written consent
of the signatories of this appraisal report. Further, neither all nor any part of this appraisal
report shall be disseminated to the general public by the use of advertising media, public
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relations media, sales media or other media for public communication without the prior
written consent of the signatory of this appraisal report.
11. The Americans with Disabilities Act (ADA) became effective January 26, 1992. The
appraisers have not made a specific compliance survey and analysis of the subject property to
determine whether or not it is in conformity with the various detailed requirements of the
ADA. It is possible that a compliance survey of the property together with a detailed analysis
of the requirements of the ADA could reveal that the property is not in compliance with one
or more of the requirements of the act. If so, this fact could have a negative effect upon the
values of the property. Since the appraisers have no direct evidence relating to this issue, we
did not consider possible noncompliance with the requirements of ADA in concluding the
values of the property.
12. The appraisers are not experts at the identification of environmental hazards. This assignment
does not cover the presence or absence of such substances. Any visually detected or obviously
known environmental problems affecting the property will be reported and their impact on
the values will be discussed.
13. This appraisal assignment was not made nor was the appraisal rendered on the basis of a
requested minimum valuation or specific valuation.
14. The appraisers are not building inspectors and this report does not constitute a building
inspection for the subject property. Any obvious defects are noted (if applicable); however,
this report is not to be relied upon for detection of unseen defects for the subject property.
15. This appraisal was prepared for the client and the intended user named in this report. The
analysis and conclusions included in the report are based upon a specific Scope of Work
determined by the client and the appraisers and are not valid for any other purpose or for any
additional users other than noted in this report.
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SCOPE OF WORK FOR THE APPRAISAL
The subject property consists of a 17,500 square foot site with asphalt paving at 228 Main Street
in the City of Kalispell, Flathead County, Montana. We were asked to provide our opinion of the
market value of the subject property in As Is condition. The fee simple interest is concluded for
the subject property in this report.
The scope of the appraisal requires compliance with the Uniform Standards of Professional
Appraisal Practice promulgated by the Appraisal Standards Board of the Appraisal Foundation
and the Guide Notes to the Standards of Professional Appraisal Practice adopted by the Appraisal
Institute. The standards contain binding requirements and specific guidelines that deal with the
procedures to be followed in developing an appraisal, analysis, or opinion. The Uniform Standards
set the requirements to communicate the appraiser’s analyses, opinions and conclusions in a
manner that will be meaningful and not misleading in the marketplace.
Scope of Property Viewing
Elliott M. Clark, MAI and Christopher D. Clark of Clark Real Estate Appraisal viewed the subject
property November 4, 2020.
Scope of Research
The history of ownership, historical property uses, and current intended uses were researched via Ms.
Katharine King, the area MLS, and public record.
Area trends in development were researched based upon information from the City of Kalispell;
Flathead County; inspections of surrounding properties by the appraisers; interviews with area
developers, property owners and property managers; and research regarding current and projected
demographics in the immediate and greater subject market area.
Comparable market data was obtained through a combination of public record, area realtors;
developers; area property owners; and local, statewide, and national sales databases. Every effort was
made to verify all comparable data with a party involved in the transaction.
Highest & Best Use
Our opinion of the highest and best use for the subject property was developed using the research
collected relative to the subject property, area development trends and demographics. The information
collected is considered comprehensive and provides a credible basis for a carefully considered
analysis. The appraisal process presented was based upon the highest and best use conclusion for the
subject property.
Extraordinary Assumption(s)
An Extraordinary Assumption is defined in 2020-2021 version of the Uniform Standards of
Professional Appraisal Practice (USPAP) published by the Appraisal Standards Board to be “an
assumption, directly related to a specific assignment, as of the effective date of the assignment results
which, if found to be false, could alter the appraiser’s opinions or conclusions.”
There are no Extraordinary Assumptions associated with this appraisal report.
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Hypothetical Conditions
A Hypothetical Condition is defined in 2020-2021 version of the Uniform Standards of Professional
Appraisal Practice (USPAP) published by the Appraisal Standards Board to be “a condition, directly
related to a specific assignment, which is contrary to what is known by the appraiser to exist on the
effective date of the assignment results but is used for purpose of analysis.”
There are no Hypothetical Conditions associated with this appraisal report.
Appraisal Process
There are three recognized approaches in the valuation of real property. They are the Cost, Sales
Comparison, and Income Approaches. The subject property includes asphalt paving but is best
described as a vacant site. The Sales Comparison Approach is the most credible methodology for the
valuation of vacant land (or for properties when the land value is the most significant component of
the value). The Sales Comparison Approach was the only approach developed to determine the value
for the subject property.
Environmental
The appraisers are not experts regarding the detection and measurement of hazardous substances,
unstable soils, or freshwater wetlands. Therefore, this assignment does not cover the presence or
absence of such substances as discussed in the Limiting Conditions section of this report. However,
any visual or obviously known problems affecting the property will be reported and their impact
on the values will be discussed.
General Data Sources
Individuals and offices consulted in order to complete this appraisal include the following:






Various Departments of the City of Kalispell;
Various Departments of Flathead County;
Montana Department of Revenue;
Montana Regional MLS & Co-Star;
Various Area Real Estate Agents, Real Estate Appraisers, Property
Managers, Property Owners, Tenants, and Builders (Noted as
appropriate in this report.)
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IDENTIFICATION OF THE SUBJECT PROPERTY
The subject property is located at 228 Main Street in the city limits of Kalispell, Flathead County,
Montana. The subject assessor number is included in the Summary of Salient Data and
Conclusions section of this report. The legal description for the subject property is included in
Property Description section of this report.

DATE OF PROPERTY VIEWING
November 4, 2020

EFFECTIVE DATE OF MARKET VALUE
November 4, 2020

PROPERTY RIGHTS APPRAISED
The fee simple interest in the subject property in “as is” condition is valued in this report. The fee
simple interest is full, complete, and unencumbered ownership subject only to the governmental
rights of taxation, police power, eminent domain, and escheat. This is the greatest right and title,
which an individual can hold in real property.

PURPOSE OF THE APPRAISAL
The purpose of this appraisal is to conclude an opinion of the market value for the subject property in
“as is” condition as of November 4, 2020.
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INTENDED USE & INTENDED USER OF THE APPRAISAL
It is understood that the intended use of this appraisal is to assist the City of Kalispell with decisions
regarding potential disposition of the subject property. This report was prepared for the City of Kalispell,
the client, and is their exclusive property. No third parties can rely upon this report without the express
written consent from both the appraisers and the client.

DEFINITION OF MARKET VALUE
Market value is defined in the following manner:
"The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting
prudently, knowledgeably and assuming the price is not affected by undue stimulus."1
Implicit in this definition is the consummation of a sale as of a specified date and the passing of title
from seller to buyer under conditions whereby:
(1) buyer and seller are typically motivated;
(2) both parties are well informed or well advised, and each acting in what he considers his own
best interest;
(3) a reasonable time is allowed for exposure in the open market;
(4) payment is made in terms of cash in US dollars or in terms of financial arrangements
comparable thereto; and
(5) the price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.

1

Office of the Comptroller of the Currency - Comptroller's Manual for National Banks, March 1990, 12CFR, parts 34.
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HISTORY OF SUBJECT PROPERTY & STATEMENT OF OWNERSHIP
Statement of Ownership
The subject property is owned by the City of Kalispell. The property most recently transferred
from Valley Bank of Kalispell to the City of Kalispell via a Grant Deed recorded with the Flathead
County Clerk and Recorder’s Office on May 19, 1999. The consideration is not known by the
appraisers.
We did not locate any transfers of the subject property within the three years prior to the report
effective date.
Use History
According to Ms. Katharine King, with the City of Kalispell, and our research of public record,
the subject property has been utilized as a surface parking lot since 1999 or longer.
Marketing/Sales History
We did not locate evidence that the subject property had been marketed for sale during the three
years prior to the report effective date.
Leasing Activity
It is assumed for report purposes that if any of the parking spaces on the subject property are leased
that the leases are on a month-to-month basis.
Analysis of Most Recent Sales Price or Contract Price and Appraised Value
Not applicable.
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PROPERTY DESCRIPTION
The subject property is located at 228 South Main Street, in the city of Kalispell, Montana. The
property is legally described as Lots 8-12, Block 55, Kalispell Original Townsite, located in
Section 18, Township 28 North, Range 21 West, Flathead County, MT. The subject property is
further identified with Montana Department of Revenue tax assessor #000E000406. The property
consists of 0.402 acres or approximately 17,500 square feet site and is improved with an asphalt
paved parking lot. The subject property is owned by the City of Kalispell.
A. SITE DESCRIPTION
The subject site consists of 5 city lots. Each city lot has approximate dimensions of 25’ x 140’. The
property is located at the northwest corner of South Main Street and 3rd Street. The property is
bordered to the north by a commercial building, to the south by 3rd Street West, to the east by South
Main Street, and to the west by an alley. According to the Plat Map for the Kalispell Original Townsite
that was recorded on April 21, 1891, the dimensions for the property are 140.00’ along the north
boundary, 125.00’ along the east boundary, 140.00’ along the south boundary, and 125.00’ along the
west boundary. The property is improved with a paved parking lot with 46 spaces. Nine of the parking
spaces are metered and the remainder are permit only. The Plat Map and additional exhibits for the
property are below and on the following pages.
Plat Map for Kalispell Original Townsite
(Approximate Subject Parcel Boundaries Outlined in Yellow)

Subject Property
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Enlarged View of Plat Map
(Approximate Subject Parcel Boundaries Outlined in Yellow)

Flathead County GIS Map
(Subject Parcel Highlighted in Green)
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Montana Department of Revenue Cadastral Aerial
(Approximate Subject Parcel Boundaries Outlined in Blue)

Zoomed in Aerial View
(Subject Property Boundaries Identified with Red Marker)
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Zoomed Out Aerial View Showing Property Location in Relation to Kalispell
(Subject Property Identified with Red Marker)

B. STREET ACCESS, VISIBILITY, & PARKING
The subject property is located at the Northwest corner of the signalized intersection of South Main
Street and 3rd Street West. The subject site has approximately 125’ of frontage along South Main
Street which borders the property to the east, and approximately 140’ of frontage along 3rd Street
West. Main Street through Kalispell is also US Highway 93 and is the major commercial and traffic
corridor for the City. According to Montana Department of Transportation traffic data, the 2019
Annual Average Daily Traffic count for South Main Street approximately ½ block south of the subject
property was 16,850. The property has good visibility from South Main Street, and 3rd Street West.
There are sidewalks, curbing, and streetlights along South Main Street and 3rd Street West. Vehicular
access to the property is via a paved alley that borders the property to the west. The alley can be
accessed from 3rd Street West at the south, or from 2nd Street West at the north. The subject property
is utilized as a parking lot with 46 marked spaces. Nine of the parking spaces are metered and 37 are
by permit only. There is an overhead streetlight at the west boundary of the subject property and there
are streetlights along South Main Street and 3rd Street West.
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C. DESCRIPTION IMPROVEMENTS
The subject property is improved with an asphalt paved parking lot consisting of 46 marked spaces.
The parking lot is to be accessed from the alley at the southwest corner of the property, with an exit
at the northwest corner of the property. There are 12 spaces along the north and south property
boundaries and 22 spaces on interior rows. There is 1 streetlight at the west property boundary. There
are streetlights along South Main Street and 3rd Street West. Nine of the parking spaces are metered
and are located along the south property boundary and 3rd Street West. The remaining 37 spaces are
permit parking only. An exhibit depicting the site layout is below.
Parking Lot Layout Illustration
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D. EASEMENTS, BUFFERS, & RESTRICTIONS
Appraisers do not prepare complete title searches in normal course of business. According to
the most recently recorded deed for the subject property (Grant Deed #199913914300) dated May
19, 1999, the subject property is subject to a Party Wall Agreement that was recorded on May 11,
1901, a Building Encroachment as shown on Certificate of Survey #3790, and Covenants and
Restrictions. According to the deed, the subject property was granted to the City of Kalispell from
Valley Bank of Kalispell.
It is assumed that the Party Wall Agreement effects the northern boundary of the subject property
and may have been relevant to a shared wall with the building to the north of the subject property in
the past. Party Wall Agreements are common when there is a shared building wall and typically
address issues such as shared ownership and maintenance obligations. Since there is no building on
the subject property, the Party Wall Agreement may or may not be relevant.
The Building Encroachment is the result of a 0.6’ wide area at the northeast corner of the subject
property where the building to the north encroaches on the subject property. The encroachment area
is minor and is not considered to have an impact on the value of the subject property.
The Covenants and Restrictions limited the use of the subject property to a parking lot for a period
of 10 years. At the termination of the 10-year period, the Grantee (City of Kalispell) granted to the
Grantor (Valley Bank of Kalispell) a 2-year option to repurchase the subject property.
No easements were identified on the most recent plat map for the subject property. No easements
were identified in a search of the Flathead County on-line recordation system. It is assumed that
necessary easements for utilities are underground and/or along the street or alley right of way. These
include water, sewer, electrical, natural gas, telephone, and internet service. If any additional
easements, restrictions, or encroachments are present on the subject site the value indicated may be
affected. An exhibit from Certificate of Survey #3790 showing the building encroachment is included
on the following page.
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Encroachment Exhibit
(Approximate Encroachment Area Outlined in Red)

E. TOPOGRAPHY, VEGETATION, FLOOD ZONE, SOIL CONDITIONS, &
ENVIRONMENTAL CONSIDERATIONS
The topography of the subject site is level with street grade along South Main Street, 3rd Street West,
and the Alley bordering the property to the west. The subject site is covered by the asphalt paved
parking lot.
We have not been provided with a soil study for the subject site. We assume the soil can
accommodate the type of construction that is typically seen in the subject area. We have not been
provided with an environmental audit for the subject site but assume there are no toxic or hazardous
materials, groundwater contamination or unstable soils that may be on or in the site. Should any of
these conditions be present, the value concluded in this report may be affected.
According to the Federal Emergency Management Agency (FEMA) Flood Zone Map (Map Panel
#30029C1805J) dated November 4, 2015, the property is not located in an area of elevated flood
risk. An exhibit based on the flood map data is on the following page.
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Flood Map
(Subject Property Location Identified with Red Marker

F. UTILITIES
The subject site has access to all necessary utilities including electricity, natural gas, telephone,
internet services, and city water and sewer service. According to an exhibit provided by the City
of Kalispell, there is a sewer line that runs along the alley to the west of the subject property,
stormwater lines that run along the alley and 3rd Street West, and a water main that runs along the
east side of South Main Street.
G. PUBLIC SAFETY & SERVICES
Police, fire protection, ambulance service, and other services are provided by the City of Kalispell.
Essential services such as schools, medical facilities, shopping, and recreation are available in
Kalispell.
H. ZONING REGULATIONS
The subject property is in the City of Kalispell B-4, Central Business Zoning. The intent of the
B-4 zoning district is to provide;
“A business district intended to set apart that portion of the city which forms the center for financial,
commercial, governmental, governmental, professional, and cultural activities. This district is not
intended for general application throughout the planning area. This zoning district would typically
be found in areas designated as commercial on the Kalispell Growth Policy Future Land Use Map.”
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Permitted Uses in the B-4 zoning district include athletic club, auto parking, bed and breakfast,
bakery, banks and financial institutions, barber and beauty services, bus station, car wash, catering
establishments, church, community center, day care, dwellings (single-family, duplex, townhouse (2
attached units), multi-family (multi-family on the second or higher floor are permitted), fairgrounds,
food bank, funeral homes and crematoriums, home occupations, hotel/motel, jail facilities, police and
fire stations, libraries, museums and similar cultural facilities, laundromats or dry cleaners, media
(newspaper, radio, TV), media, towers and facilities, microbreweries, officeprofessional/governmental / medical with limited overnight stay, parks, pack and ship shops,
photographic studio, post office, print and copy shops, recreation area (indoor), repair shops (clothing,
electronics), restaurants, retail business, schools (K-12 public, post-secondary public, commercial),
safe houses, tattoo parlors, theaters, veterinary clinics – small animals.
Conditional Uses in the B-4 zoning district include assembly halls/stadiums/convention halls
(includes public fair grounds, auditoriums, and racetracks, auto (RV, boat, motorcycle) sales and/or
repair, auto parking – structure, auto service station, bars taverns and clubs, casino, dwellings –
townhouse (3 or more attached units) multi-family, group home (8 or fewer persons, 9 or more
persons), homeless shelters, residential care home or facility, utilities (primary distribution site).
There is no minimum lot area in the B-4 zoning district. There is no minimum lot width, or lot
setback requirements. The maximum building height is 60 feet.
The subject property is subject to City of Kalispell Parking Regulations and is located within City
of Kalispell Parking District #3. There are no off-street parking requirements in this parking
district. An exhibit showing the subject parking district is included below.
Parking District Map

Subject Property
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Zoning Compliance Comments
“Auto Parking” is an allowable use in the B-4 Central Business Zoning District. If the subject
property were to be developed for use other than a parking lot, property use would have to adhere
to allowable or conditional uses within the B-4 zoning district. These comments do not constitute
a thorough zoning compliance analysis. For further questions regarding zoning and compliance of
the subject property we recommend contacting the City of Kalispell Planning and Zoning
Department. A zoning map identifying the subject zoning is included below.
Zoning Map
(Subject Property Shaded in Green)

According to a Development Area Exhibit provided by the City of Kalispell, the subject property
is located within the Downtown Plan area, The Urban Renewal Plan area, The Historic District,
and the Business Improvement District. An Exhibit identifying the location of the subject property
within these areas is included on the following page.
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Plan Area Exhibit
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The Downtown Plan is a vision statement for a 24-block area of downtown Kalispell which was
adopted as an Amendment to the City of Kalispell Growth Policy Plan-It 2035. One of the purposes
for the Downtown Plan was to create a future Financing mechanism for a Tax Increment Financing
District or TIF. The Downtown Plan identifies an Urban Renewal Plan Area. Properties in this
area are potentially eligible to participate in the TIF program. Elimination of blight and
encouragement of urban rehabilitation are additional purposes of the Downtown Plan.
The subject property is in the Business Improvement District. This is the coverage area for a nonprofit group whose goal is to foster a safe, attractive, unique, and well-functioning place.
I. ASSESSMENTS/PROPERTY TAXES
The subject property is identified as Montana Department of Revenue tax assessor #E000406. The
subject property is owned by the City of Kalispell and is Tax exempt. A table showing the Montana
Department of Revenue market value for the property is below.
2020 Real Property Tax Bill Information
E000406
Market Value (for Tax Purposes)
$220,500.00
Taxable Value - N/A Tax Exempt
Total 2020 Tax Bill
$0.00

J. PROPERTY SUITABILITY
The subject property is in the central business district of Kalispell and includes frontage along Main
Street. The subject property has sufficient size, shape, visibility, and access for many legally
permissible commercial uses. Property suitability is addressed in greater detail in the Subject Market
Analysis and Highest and Best Use sections of this report.
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SUBJECT PHOTOGRAPHS

Subject Property Looking Northwest from Southeast Corner

View West along South Portion of Property

View West along North Portion of Property

View Looking Northeast from Southwest Property Corner

View East along North Portion of Property

View East along South Portion of Property
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ADDITIONAL PHOTOGRAPHS

Subject Property Looking North across W. 3rd Street

Commercial Building at NE Corner of S. Main & 3rd Street W.

S. Main Street Looking North
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Commercial Building at SW Corner of S. Main & 3rd St. W.

S. Main Street Looking South
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ADDITIONAL PHOTOGRAPHS

3rd Street W. Looking East

3rd Street W. Looking West

Intersection of 3rd Street and S. Main Street Looking East

3rd Street W. Looking West

Alley along West Property Boundary Looking South

Alley along West Property Boundary Looking North
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SUBJECT MARKET ANALYSIS
Detailed county and local demographic and economic information is included in the Addendum
of this report. General national and statewide data is included as well.
This portion of the appraisal is relative to the subject property as at completion and at stabilization.
General Property Description
The subject property has been described in detail in prior sections of this report. It is a commercial
site in the central business district of Kalispell improved with an asphalt parking lot. The site totals
17,500 square feet and includes frontage along and visibility from Main Street.
Area Land Use Trends
Neighboring properties include; office buildings, hotels, retail buildings, and mixed use
commercial properties. Most area properties in the central business district are improved with
buildings. Most building with frontage along Main Street are two stories. Sites without buildings
are typically utilized as parking lots. An aerial view of the subject and surrounding properties is
below.
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As noted in the Property Description, the subject property is the Urban Renewal Plan area of the
Downtown Plan. It is also in the Historic District of downtown Kalispell.
Property Use Conclusions
Uses that would take best advantage of location in the central business district and along Main
Street are considered appropriate. Construction of a multi-story, mixed use, commercial building
with adequate space for required parking is determined to be the highest and best use for the subject
property.

Potential Users of Subject Property
The potential uses of the subject property would be investors seeking to construct a multi-story,
mixed use, commercial building in the central business district of Kalispell.

Demand Analysis
Historical market activity can shed light on future trends. We conducted a search of the area MLS
for sales of vacant commercial sites (or properties with improvements of little or no value) in the
central business district of Kalispell. There was not a sufficient number of sales located to prepare
a credible statistical analysis. We altered the search parameters to consist of improved commercial
properties in Kalispell. The historical sales data located is graphed below;

Year-to-Date
Source: MT Regional MLS

There was an average of 37 commercial improved sales per year in Kalispell between 2015 and
2019. There have been 49 sales as of Year-to-Date 2020. The sales to date in 2020 reflect an
increase in demand compared to the prior years presented.

Competitive Supply
There were 48 active listings of improved commercial properties in Kalispell as of the report date.
The average list price was $1,527,588.

Interaction of Supply and Demand
Based on sales volume in 2020 Year-to-Date, there is an approximate 1 year supply of improved
commercial properties in Kalispell available for sale via the area MLS. The average list price at
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$1,527,588 is approximately 2 times the average sales price received to date in 2020. Supply and
demand are in relative balance; however, due to the relatively high average list price, there will
likely be downward price pressure on these active listings in order for them to sell within historical
marketing times.

Subject Marketability Conclusion
Based upon the location of the subject property (in the central business district with frontage along
Main Street), it is considered to have above average marketability compared to other commercial
sites.

Marketing /Exposure Time
Land Sales 1, 2 , 3 and 4 were marketed for 87 days, 30 days, 509 days, and 32 days, respectively.
The marketing time for Land Sale 3 at 509 days appears to be an outlier. Upon removal of the
marketing time for Land Sale 3, the average marketing time for the remaining sales is 50 days. The
average marketing time for improved commercial sales in Kalispell as of 2020 Year-to-Date was
221 days. Based upon this data, if the subject property were available sale at a market supported
price, a marketing time of 3 to 6 months would be expected. The values concluded in this report
are based upon 3 to 6 month exposure time if the property had sold for the appraised value on the
effective date of this report.
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COVID-19/RECENT MARKET VOLATILITY ANALYSIS
As of the publish date of this appraisal report, the U.S. economy was exhibiting a high level of
volatility caused by the worldwide COVID-19 pandemic. The long-term impacts on the US
economy are not known. Market data included in this report, including the utilized comparable
data, predates this market volatility. The values concluded in this report are based upon data
available as of the report publish date of November 30, 2020, and future impacts to the value
conclusions herein in relation to the COVID-19 pandemic are unknown.
Governor Bullock originally issued a Stay at Home Directive effective March 28th through April
10th for Montanans, which closed all non-essential businesses. This was extended to April 24th.
As of April 26th, the governor began a phased lifting of the directive (3-phase re-opening plan) for
Montana. Phase 1 included opening of some businesses, but adherence to sanitation and social
distancing was required during Phase 1. Phase 2 further relaxed requirements, but maintenance of
social distancing practices still applied. As of the report publish date, Montana was in Phase 2
(entered into Phase 2 on June 1, 2020). It is noted that starting May 4th, restaurants, bars, etc. were
able to begin providing some in-establishment services, and the statewide school closure was lifted
on May 7th, with the decision to reopen schools being left to local school districts. Phase 3 will
include no restrictions on group size or activities; however, physical distancing and observance of
CDC recommended practices are advised.
As mentioned, the comparable data, as well as a majority of the general market data included in
this report predates the Stay at Home Directives and market volatility. Given the market data
predates any changes in market conditions due to COVID-19, we have surveyed market
participants to gauge the reaction to date to these recent local and world events. The following
summarizes the market participant interviews:


David Laird, Owner of Laird Steely Structures, a general contractor that builds residential
and commercial structures in the Flathead Valley. Mr. Laird reported that he has recently
communicated with all of his clients after the outbreak of the coronavirus pandemic, and
he has not had one client decide to stop the construction process on their project, including
both projects under construction, and planned projects. As of the month of May, he has
continued to receive weekly requests for bids on new projects, including additions, small
shops, etc. It is also noted that he successfully closed on the sale of his office/warehouse
property in Bigfork on April 30th. As of July, Mr. Laird reported that his 2020 year-to-date
figures are similar to prior year figures through July, and that he is projecting to have one
of his best years in sales by the end of 2020.



David Stone, CCIM, broker with PureWest Real Estate in Kalispell, MT with 18 years of
experience representing buyers and sellers of both residential and commercial properties.
Mr. Stone reported that as of April, activity had slowed down somewhat. Sellers of singlefamily residential homes had been restricting showings, as they did not want people
walking through their homes, and virtual tours were becoming a more popular option.
Commercial leasing activity has slowed in the Flathead Valley. David reported that he has
had offers rescinded on two commercial properties in the valley due to the recent turbulent
markets. However, Mr. Stone has not yet seen a decrease in list prices. Additionally, it was
mentioned that although there has been a recent pullback in activity, Mr. Stone feels that
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real estate still has good fundamentals, and he opined that given the recent volatility is
largely due to the coronavirus and not poor real estate fundamentals, that the
market/activity will rebound strongly once the volatility settles down. As of the month of
May, residential activity has been hampered by a limited number of listings (decreased
inventory), which has resulted in multiple offers on properties. Mr. Stone reported that
commercial activity has slowed down (particularly retailers/restaurants), and that lenders
have begun tightening their due diligence/underwriting. However, he still has not seen any
price compression, and feels that the long-term outlook for Montana is positive. As of July,
Mr. Stone reported that he has seen an enormous uptick in activity, both in residential and
commercial sales. He currently has a listing of a restaurant property in Kalispell and has
been receiving significant buyer interest over the past month in the property. It was noted
that commercial leasing has remained slow and has been generally slow over the past year
or two.


Cecil Waatti, realtor with LandStar Group in Kalispell, MT. Mr. Waatti is heavily involved
in investment real estate in the Flathead Valley, both from an ownership standpoint, as well
as representing buyers, sellers and tenants. As of the month of April, Mr. Waatti had seen
a slight pullback from some investors that want to essentially “sit on cash” or take a “wait
and see” approach. However, he was still receiving offers from prospective buyers, and has
not seen any change in list prices. Additionally, it is his sense that from the market
participants he has interacted with, there does not appear to be a significant amount of
unreasonable or irrational fear. As of the month of July, Mr. Waatti reported a continued
strong investor/buyer demand for commercial, multi-family residential and single-family
residential properties. Commercial leasing, which has reportedly been slow over the past
couple years in the Flathead Valley, has continued to remain slow over the past several
months.



David Girardot, CCIM, broker with PureWest Real Estate in Kalispell, MT with 26 years
of experience representing buyers and sellers of both residential and commercial
properties. According to Mr. Girardot, as of the month of April he was still receiving
inquiries from prospective buyers on commercial properties. However, he wondered at
what level banks will be able to continue issuing loans in the current environment.
Nevertheless, Mr. Girardot has not seen a decrease in list prices, and he also reported
receiving three LOI’s to lease commercial space in April. As of May, Mr. Girardot reported
that some people have begun to be reluctant to put their properties on the market. However,
it was mentioned that buyers/sellers are still doing business, and he has not noticed a change
in value/pricing. As of July, Mr. Girardot mentioned that activity has started to “come
back” somewhat. However, he has recently had some clients with office space looking to
downsize, as office workers have been working from home due to COVID, and this
temporary change may turn into a more permanent working structure.
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Tory Baughan, real estate agent with Montana West Realty. Mr. Baughan deals primarily
with residential properties, but also does some commercial work. According to Mr.
Baughan, as of April he has seen a slight pullback from some clients that want to essentially
“sit on cash” or take a “wait and see” approach. However, he has still been able to move
forward on several deals, and he opined that the coronavirus pandemic has not yet caused
a significant/long term effect on the local market. As of May, Mr. Baughan reported that
buyer activity/demand has remained strong. Tory mentioned that he has both seen himself
and heard from other realtors of an uptick in interest in the Flathead Valley from out-ofstate buyers/investors. Mr. Baughan also reported that he is in the process of finalizing a
lease on new shop space, with a reported term in the range of 4-5 years to a tenant from
Calgary, Alberta, Canada. As of July, Mr. Baughan reported that it has remained difficult
to get homes under contract, due to the higher buyer demand and limited inventory
available for sale. He has had success leasing out new shop/warehouse space in Kalispell.



Michael Anderson, realtor with National Parks Realty with 15 years of experience in the
Flathead Valley. Mr. Anderson is the listing agent for several mixed-use properties in the
downtown Whitefish area. As of April, he mentioned that he has recently had a couple
residential condo units that were under contract to cash-investment buyers fall through due
to the recent events. However, it was reported that end-user buyers have not been canceling
their contracts. Additionally, he reported that due to increased construction costs, he has
increased the listing prices of those units that have come back on the market. Mr. Anderson
also mentioned that although a couple of his large pending real estate transactions he had
under contract in the Flathead Valley have fallen through recently, he has actually seen an
uptick in investor interest in the area from out-of-state/large market investors looking to
invest in the valley. Several of these investors are reportedly ready to purchase properties
sight-unseen. Mr. Anderson reported that as of the end of March 2020, he had put $6
million worth of residential property under contract since Friday, March 27th. He opined
that the real estate market in the Flathead Valley will likely boom after “things settle
down”. As of May, Mr. Anderson reported that there is still a lot of demand from
prospective buyers. However, in his dealings he has noticed a tightening of underwriting
standards from lenders, and it has become more difficult for buyers to obtain loans. It was
mentioned that the availability of both jumbo loans and secondary market loans have
become scarce. As of July, Mr. Anderson reported that on the residential side he is as busy
as he has ever been. Homes are selling immediately with multiple offers, and he is seeing
sale prices “$40,000 higher than they should be”. Commercial activity was reported as
somewhat slower than the residential market, but the properties are still selling.



DJ Walker, Owner/Broker, Premiere Real Estate Professionals, Inc., over 28 of experience
in the Flathead Valley: As of the month of May, Mr. Walker reported that in his experience,
activity slowed in the early stages of the pandemic, as some investors took a “wait and see”
approach. However, he has noticed increased activity/buyer interest over the past couple
weeks on both residential and commercial properties. Mr. Walker opined that the Flathead
Valley will likely see a strong rebound after the market turbulence settles down. It was also
mentioned that he has noticed a slight tightening of underwriting standards from lenders,
primarily on residential deals. As of July, Mr. Walker has seen an increase in activity. On
the single-family residential side, activity is very high, and it has been common to receive
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multiple offers above the asking price. It was reported that his commercial listings have
been generating significant activity/interest. Lastly, it was also mentioned that building
costs have been increasing recently as well, including both materials and labor costs.


Linda Pistorese, Owner/Broker, Flathead Valley Brokers, over 20 years of experience in
the Flathead Valley: Ms. Pistorese has extensive experience in both residential sales, and
commercial leasing and sales. As of September 2020, she reported that residential sales
volume in Flathead County is up approximately 20% for YTD figures when compared to
the same time period in 2019. Commercial sales volume has been strong in 2020 as well;
however, leasing activity appears to have slowed down somewhat over the past several
months.

In addition to the previous interviews of brokers, property owners, and those in the construction
sector, we also interviewed several lending institutions to gain insight into their
observations/reactions to the COVID-19 events. We interviewed branch presidents, bank
managers and/or commercial/residential loan officers from the following institutions, which are
active in the Flathead Valley:






American Bank
Glacier Bank
Whitefish Credit Union
First Interstate Bank
Farmers State Bank

The following summarizes the questions asked, and responses of the surveyed institutions:
1. From a volume of transactions standpoint, have you noticed any change since the beginning
of the coronavirus crisis (including both residential and commercial real estate, and both
refinance and sale transactions)?
o The surveyed institutions reported that they have very remained busy since the
onset of the pandemic, ranging from typical volume levels to one institution
reporting that overall volume is up approximately 23% from January to April 2020
when compared to the same time period in 2019. Another institution reported record
levels of residential refinancing transactions for year-to-date 2020.
2. Has there been any change in borrowers’ ability to make mortgage payments on residential
and commercial real estate loans?
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o Several institutions reported that given it has only been approximately two months
since the onset of the pandemic, there has generally not been much change.
However, it was noted that the hospitality/lodging and bar/restaurant sectors have
been hit the hardest by the pandemic, and there have been instances in these sectors
of property owners struggling to make payments. Additionally, Paycheck
Protection Program (PPP) loans have helped to ease stress for some sectors of the
market. It was noted that deferments have been issued for some borrowers, and the
overall consensus was that lending institutions are taking a relatively
patient/flexible approach in working with borrowers during these uncertain times.
3. Has there been any significant movement in interest rates since the onset of the pandemic?
o Every interviewed institution reported that interest rates have remained low over
the past several months. This has led to an increase in refinance transactions.
4. Have you made any changes to your underwriting standards as a result of the pandemic?
o The general consensus was that significant changes have not been made. There has
been a greater focus put on due diligence to look more closely at borrowers’
liquidity/ability to service debt over the next 6 months. One institution reported
they have reduced loan-to-value ratios from 80% to 75% for larger loans (up to $1
million). It was also mentioned by several institutions that jumbo loans/secondary
market loans have become scarce.
Coronavirus/Recent Market Turbulence Conclusion
Based on the commentary provided by the interviewed market participants, it appears that although
there is some uncertainty, there does not appear to be evidence of a significant decrease in in
property pricing or prospective buyer interest. Nevertheless, future impacts in relation to the
COVID-19 pandemic to the value concluded in this report are unknown at this time.
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HIGHEST AND BEST USE
The four basic economic principles of supply and demand, substitution, balance and conformity are
considered to be the basic tools of analyzing the relationship between economic trends and an
appraisal. Market forces create market value. For this reason, the analysis of highest and best use is
very important. When the purpose of an appraisal is to conclude a market value, highest and best use
analyses identify the most profitable, competitive use to which a property can be used.
According to The Appraisal of Real Estate – 14th Edition by the Appraisal Institute, Highest and Best
Use is defined as follows:
"The reasonably probable and legal use of vacant land or an improved property that is physically
possible, appropriately supported, financially feasible, and that results in the highest value."
The analysis for Highest and Best Use considers first the reasonably probable uses of a site that can be
legally undertaken. The final Highest and Best Use determination is based on the following four criteria:


Legally Permissible:
The availability of land for a particular use in terms of existing regulations and restrictions, deed
restrictions, lease encumbrances, or any other legally binding codes, restrictions, regulations,
or interests.



Physically Possible:
The physical adaptability of the site for a particular use.



Financially Feasible:
All uses that are legally permissible and physically possible that are likely to produce an income,
or return, equal or greater than the amount needed to satisfy operating expenses, financial
obligations, and capital amortization are considered to be financially feasible.



Maximally Productive:
Of the financially feasible uses, the use that produces the highest net return or the highest
present worth.

It is important to recognize the possibility that the Highest and Best Use of the land could differ from
the Highest and Best Use of the property. This occurs when a site has existing improvements and the
Highest and Best Use of the land differs from the current use. Often, the current property use will
continue until the value of the land, under its Highest and Best Use, less existing improvement
demolition costs, exceeds the total value of the property in its present use.
The Highest and Best Use analyses and conclusions for the subject property are included on the
following page.
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As If Vacant
Legally Permissible
The subject property is in in the B-4, Central Business zoning district of the City of Kalispell. Most
permitted uses is this zoning district are commercial in nature. Multi-family dwellings are
permitted on second or higher floors. Additionally, there is no minimum site area or setbacks in
this zoning district. The subject property is located in Parking District 3 of the City of Kalispell.
There are no off street parking requirements in this Parking District.
Physically Possible
The subject site consists of 5 city lots and includes frontage along Main Street. The subject site has
suitable topography, access, shape, size, and access to necessary utilities for a wide variety of uses.
Financially Feasible
Area improved properties with frontage along Main Street are predominantly improved with multistory, mixed use, commercial buildings. Based upon the types of buildings found in the immediate
subject area and analysis of market activity in the immediate subject area, construction of a similar
type of building would be financially feasible for the subject property as if vacant.
Maximally Productive
Based upon this analysis of the legally permissible, physically possible, and financially feasible
uses of the subject property, the maximally productive highest and best use for the subject property
as if vacant is construction of a multi-tenant, mixed use, commercial building similar to that found
in the immediate subject area.
Highest and Best Use Conclusion
Based upon this analysis of the legally permissible, physically possible, financially feasible, and
maximally productive uses of the subject property, the highest and best use for the subject property
as if vacant is construction of a multi-tenant, mixed use, commercial building similar to that found
in the immediate subject area.
As Is
The subject property is improved with an asphalt paved parking lot with 46 identified parking
spaces. Based upon our analysis of the income producing ability of a 46 space parking lot in
downtown Kalispell, the resulting market value for the subject property as a parking lot is less than
the value concluded in this report “as is.” For this reason, eventual demolition of the existing
improvements and construction of a multi-tenant, mixed use, commercial building is concluded to
be the highest and best use for the subject property in “as is” condition.
The “as is” value concluded in this report includes consideration for future demolition of the
existing site improvements.
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THE APPRAISAL PROCESS
In the foregoing sections of this report, we have examined and discussed the subject property. To
arrive at a conclusion of market value for the subject property, it is necessary to collect and analyze
all available data in the market which might tend to indicate the value of the subject property. The
subject property must be compared to similar properties that can be constructed, purchased, or from
which a similar monetary return may be received.
APPROACHES IN THE VALUATION OF REAL PROPERTY
The three recognized approaches in the valuation of real property are Sales Comparison, Cost Approach
and Income Capitalization. According to The Appraisal of Real Estate – 14th Edition by the Appraisal
Institute, the approaches are described as follows:
Cost Approach
In the Cost Approach, value is estimated as the current cost of reproducing or replacing the
improvements (including an appropriate entrepreneurial incentive or profit), minus the loss in value
from depreciation, plus land value.
Sales Comparison Approach
In the Sales Comparison Approach, value is indicated by recent sales of comparable properties in the
market.
Income Capitalization Approach
In the Income Capitalization Approach, value is indicated by a property’s earning power based on the
capitalization of income.
Each of the three approaches to value requires data collection from the market and each is governed equally by
the principle of substitution. This principle holds "when several similar or commensurate commodities, goods
or services are available, the one with the lowest price will attract the greatest demand and widest distribution”.
(Source: The Appraisal of Real Estate – 14th Edition by the Appraisal Institute)

The subject property includes asphalt paving; however, the improvements do not contribute value to
the property. For that reason, the subject is best described as a vacant site. The Sales Comparison
Approach is the most credible methodology for the valuation of vacant land (or for properties when
the land value is the most significant component of the value). The Sales Comparison Approach was
the only approach developed to determine the value for the subject property. It is presented in the
following section of this report.

Clark Real Estate Appraisal (20-073ec) (11/04/2020)

40

SALES COMPARISON APPROACH
A search was conducted for sales of vacant commercial sites or sites with minimal improvements
in the downtown Kalispell area. The price per square foot is determined to be the appropriate unit
of comparison. Due to the limited number of comparable sales, it was necessary to use sales that
closed more than 1 year prior to the report effective date. The comparables selected are described
on the table below;

Land Sale #

Address

Land Sales Analysis
City
Sale Date

Sales Price

Square Feet

$/SF

1

617 W Idaho St

Kalispell

2020

$315,000

20,822

$15.13

2*

305 & 313 2nd Ave W

Kalispell

2020

$242,000

17,511

$13.82

3

31 Three Mile Dr

Kalispell

2019

$450,000

45,302

$9.93

4

601 619 E Idaho St

Kalispell

2019

$221,000

14,596

$15.14

*The estimated contributory value of the improvements on Land Sale 2 were deducted from the sales price on this table.

A complete description of each sale is included in the comparable land sale write-ups provided in
this section of this report. A map depicting the locations of the subject and comparables is below;
Land Sales Map

Land Sale 3
Land Sale 4

Land Sale 1

Subject Property
Land Sale 2
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LAND SALE 1
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LAND SALE 2
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LAND SALE 3
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LAND SALE 4

Clark Real Estate Appraisal (20-073ec) (11/04/2020)

45

Sales Comparison Analysis Grid for Subject Property
Adjustments have been considered for differences between the sales and the subject property. Any
adjustments made are noted on the spreadsheet below;
COMPARABLE SALES ANALYSIS FOR SUBJECT PROPERTY
228 MAIN STREET, KALISPELL, MONTANA
SUBJECT

SALE 1

SALE 2

SALE 3

SALE 4

IDENTIFICATION

228 Main St

617 W Idaho St

305 & 313 2nd Ave W

31 Three Mile Dr

601 & 619 E Idaho St

CITY

Kalispell, MT

Kalispell, MT

Kalispell, MT

Kalispell, MT

Kalispell, MT

DESCRIPTION

SALES PRICE

$315,000

$295,000

$450,000

$221,000

ADJUSTMENT FOR LIST PRICE

$0

$0

$0

$0

ADJUSTMENT FOR IMPROVEMENTS

$0

-$53,000

$0

$0

Fee Simple

Fee Simple

Fee Simple

Fee Simple

Fee Simple

$0

$0

$0

$0

Market

Market

Market

Market

Market

$0

$0

$0

$0

Market

Market

Market

Market

Market

$0

$0

$0

$0

DEMOLITION

$0

$0

$0

$0

ENVIRONMENTAL

$0

$0

$0

$0

OTHER

$0

$0

$0

$0

LEGAL/ZONING

$0

$0

$0

$0

10/23/20

09/25/20

10/25/19

07/19/19

PROPERTY RIGHTS
PROPERTY RIGHTS ADJUSTMENT
FINANCING
FINANCING ADJUSTMENT
CONDITIONS OF SALE
CONDITIONS OF SALE ADJUSTMENT
ADJUSTMENTS FOR BUYER EXPENDITURES

DATE OF SALE
MARKET CONDITIONS FACTOR

1.001

ADJUSTED PRICE
SITE SIZE/SQUARE FEET

$315,207
17,500

ADJUSTED SALES PRICE PER SF

1.002
$242,530

1.021
$459,271

1.026
$226,740

20,822

17,511

45,302

14,596

$15.14

$13.85

$10.14

$15.53

Kalispell CBD

Kalispell CBD

Kalispell North

Kalispell CBD

Equal =

Equal =

Equal =

Equal =

ADJUSTMENT FOR:
LOCATION
DOWNTOWN RENEWAL PLAN AREA

ACCESS/VISIBILITY

SHAPE
TOPOGRAPHY
VIEW
ZONING

Kalispell CBD
Yes

Main Street

Rectangular
Level
Similar Properties
B-4

No

Yes

No

No

Equal =

Equal =

Equal =

Highway

Interior CBD Street

Equal =
Secondary Traffic
Corridor

Equal =

Inferior + +

Inferior +

Equal =

Rectangular

Rectangular

Rectangular

Rectangular

Equal =

Equal =

Equal =

Equal =

Level

Level

Level

Level

Equal =

Equal =

Equal =

Equal =

Similar Properties

Similar Properties

Similar Properties

Similar Properties

Equal =

Equal =

Equal =

Equal =

B-2

B-4

B-1

B-2

Equal =
None Since Adjustment
Asphalt Parking Lot &
was Made for
948 SF Building
Contributory Value of
Improvements

Equal =

Equal =

None

Asphalt Parking Lot &
384 SF Building
Equal =

Equal =

SITE IMPROVEMENTS REQUIRING DEMOLITION OR RENOVATION

ATYPICAL EASEMENTS

UTILITIES

SIZE/SQUARE FEET
OVERALL RATING COMPARED TO SUBJECT
VALUE INDICATIONS PER SQUARE FOOT
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Asphalt Parking Lot

Highway

Equal =

Superior -

Superior -

None

None

None

Yes

None

Electricity, Telephone,
City Water & Sewer
Available

Equal =
Electricity, Telephone,
City Water & Sewer
Available

Equal =
Electricity, Telephone,
City Water & Sewer
Available

Inferior +
Electricity, Telephone,
City Water & Sewer
Available

Equal =
Electricity, Telephone,
City Water & Sewer
Available

Equal =

Equal =

Equal =

Equal =

20,822

17,511

45,302

14,596

Equal =

Equal =

Inferior + +

Equal =

17,500

Equal =

Inferior +

Inferior + + +

Equal =

= $15.14

> $13.85

> > > $10.14

= $15.53
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Discussion of Quantitative Adjustments
Adjustment for List Price: The comparables are all closed sales and no adjustment was necessary
in this category.
Adjustment for Improvements: The subject property includes an asphalt paved parking lot which
would require demolition prior to construction of improvements similar to those found in the area.
Land Sales 1 and 4 include improvements which would also require demolition at relatively similar
costs compared to the subject improvements. Land Sale 3 does not include improvements. No
adjustments were necessary for these comparables in this category. Land Sale 2 includes two older
buildings estimated to contribute $53,000 to the purchase price. A downward adjustment in this
amount was made to this sale to account for the contributory value of the improvements on this
property.
Property Rights: The ownership interest in this section of this report for the subject property and
for all of the land comparables is the fee simple interest. Consequently, no adjustments were
necessary in this category.
Financing: All sales were cash or cash equivalent; therefore, no adjustments were necessary in this
category.
Conditions of Sale: There were no atypical conditions of sale reported by the verifying parties for
any of the comparables. No adjustments were made to the comparables in this category.
Buyer Expenditures: There were no buyer expenditures noted for the land sales utilized in this
analysis. No adjustments were necessary in this category.
Market Conditions: The closed comparable sold in 2019 and 2020. There are typically few sales
each year of vacant commercial sites (or sites with improvements of minimal or no value) in the
subject market area. There were not a sufficient number of sales and re-sales of vacant commercial
sites to prepare credible paired sales analyses to determine the appropriate adjustment in this
category. Sales prices for improved commercial properties have increased in Kalispell over the
past few years. There is no final average sales price tally for improved commercial properties in
Kalispell for 2020 since the year is not over; however, demand increased significantly to date as
compared to the entire year of 2019. For this reason, some upward adjustment is considered
necessary for the comparables in this category.
We have made upward adjustments that equate to approximately 2.0% per year (comparison of the
sale date to the report effective date) to the comparables in this category. This adjustment
percentage is based upon changes in CPI-U All Urban Consumers (US Cities Average, All Items)
during the 10 years prior to the report effective date (2009 through 2018). The average annual rate
of change for the period was 1.8% per year. We have rounded this upward to 2.0%. A table with
the historical changes in CPI-U is included in the Addendum of this report.
Discussion of Qualitative Adjustments
The following adjustments are for categories where the comparables are different from the subject
property and differences in these categories were considered to potentially affect value; however,
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there was not sufficient market data available on which to credibly base dollar amount or
percentage adjustments. These adjustments are identified as Equal =, Superior -, or Inferior +
compared to the subject property. We have used additional minuses or pluses to convey order of
magnitude when necessary.
Location: The subject property and comparables are located in or near the central business district
of Kalispell. The comparables are identified as Equal = compared to the subject in this category.
Downtown Renewal Plan Area: As noted in the Property Description section of this report, the
subject property is within the Urban Renewal area of Downtown Plan. Land Sale 2 is also with the
Urban Renewal area. Properties in this area may be eligible to participate in a Tax Increment
Financing program. We compared Land Sale 2 to the remaining comparables, and there is no
market data that suggests that location within the Urban Renewal Area results in higher or lower
sales prices for vacant commercial sites (or sites with improvements of little or no value). Based
upon this comparison, the comparables are identified as Equal = compared to the subject in this
category. Assuming downtown Kalispell is revitalized as planned, there may be market evidence
in the future that inclusion in this district impacts value for vacant commercial sites.
Access/Visibility: The subject property includes frontage along and visibility from Main Street in
downtown Kalispell. Main Street is a significant area traffic corridor. Land Sales 1 and 4 include
frontage along and visibility from Idaho Street (also part of US Highway 2) which is also a
significant area traffic corridor. Land Sales 1 and 4 are identified as Equal = compared to the
subject in this category. Land Sale 2 includes frontage along an interior street in downtown
Kalispell. Land Sale 2 is identified as Inferior + + compared to the subject property in this category.
Land Sale 3 includes frontage along and visibility from a secondary traffic corridor. This sale is
identified as Inferior + compared to the subject property in this category. The comparisons to the
subject property in this category are partially based upon traffic counts.
Shape: The subject and comparables have similar rectangular shapes. The comparables are
identified as Equal = compared to the subject in this category.
Topography: The subject property and comparables have sufficient level areas for development.
The subject and comparables are identified as Equal = in this category.
View: The subject and comparables have views of similar properties. The comparables are
identified as Equal = compared to the subject in this category.
Zoning: The subject property and Land Sale 2 are B-4, Central Business District of Kalispell. Land
Sales 1, 3, and 4 are in the B-1, Neighborhood Business or the B-2, General Business District of
Kalispell. These three zoning districts allow many similar uses with the most notable exception
being that multi-family dwellings are permitted on second of higher floors in the B-4 district.
Additionally, there are minimum site areas of 7,000 square feet in the B-1 and B-2 districts but no
minimum site area in the B-4 zoning district. We compared Land Sale 2 to the remaining
comparables, and there is no market data suggesting that any of the three zoning districts command
higher or lower prices solely due to differences between these three zoning districts. Based upon
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this comparison and our opinions of the highest and best for the subject and comparables, the
comparables are identified as Equal = compared to the subject in this category.
Site Improvements: The subject property includes asphalt paving which will require demolition if
this property is developed as the determined highest and best use. Land Sales 1 and 4 include
relatively similar improvements which would include relatively similar demolition costs which
would be the responsibility of the purchasers of these sales. For these reasons, Land Sales 1 and 4
are identified as Equal = compared to the subject in this category. A dollar amount adjustment was
made for the contributory value of the improvements associated with Land Sale 2. For this reason,
this sale reflects the adjusted price of this site with no improvements. Land Sale 3 did not include
site improvements. Land Sales 2 and 3 do not require demolition of improvements and are
identified as Superior – compared to the subject in this category.
Atypical Easements: The subject property and Land Sales 1, 2, and 4 do not include atypical
easements. These comparables are identified as Equal = compared to the subject in this category.
Land Sale 3 includes an easement for a shared parking area that accommodates 20 parking spaces.
This easement is not considered typical for similar properties. Land Sale 3 is identified as Inferior
+ compared to the subject property in this category.
Utilities: The subject property and all of the comparables have similar access to electricity,
telephone service, municipal water, and municipal sewer. The comparables are identified as Equal
= compared to the subject in this category.
Size/Square Feet: The subject property totals 17,500 square feet. The comparables bracket the
subject site in size. Smaller but otherwise similar commercial sites typically command higher
prices per square foot compared to larger sites. Conversely, larger but otherwise similar
commercial sites typically command lower prices per square foot compared to smaller sites. Land
Sales 1, 2, and 3 are similar enough in size compared to the subject that these comparables are
identified as Equal = compared to the subject in this category. Land Sale 3 is approximately 2.6
times larger than the subject site. This sale is identified as Inferior + + compared to the subject in
this category.
Reconciliation of Sales Comparison Approach for Subject Property
The “as is” value for the subject property is concluded in this report. As noted, the subject property
includes asphalt paving that would require demolition for development of the property as the
determined highest and best use. The comparables either include similar site improvements that
would require demolition or adjustments were made to reflect the absence of similar site
improvements requiring demolition. For this reason, the value concluded in this report includes
consideration for the subject site improvements and no demolition cost estimates were necessary
for the subject property.
No weight is accorded the adjusted indications from Land Sales 2 and 3. The adjusted indications
from these sales are inferior or very far inferior compared to the subject. These sales establish the
lower limits of possible values for the subject property. All weight is accorded the adjusted
indications from Land Sales 1 and 4 as these indications are identified as Equal = compared to the
subject. The value indication from these comparables are $15.14 per square foot and $15.53 per
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square foot, respectively. Approximately equal weight is accorded these indications. The average
of these indications is $15.34 per square foot. A market value for the subject property in “as is”
condition of $15.50 per square foot (rounded up from the average of the adjusted indications from
Land Sales 1 and 4) is reasonable and well supported by this analysis. The calculations are below;
17,500 SF @ $15.50/SF
Rounded To
As Is Value Conclusion
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RECONCILIATION OF VALUE INDICATIONS
The value indications for the Fee Simple interests in the subject property are below;
Cost Approach
Sales Comparison Approach
Income Approach

As Is
Not Developed
$270,000
Not Developed

Cost Approach
There are no improvements of value on the subject property. For this reason, the Cost Approach
was not applicable to the valuation of the subject property and was not developed in this report
Sales Comparison Approach
The Sales Comparison Approach was the only approach developed to determine the “as is” value
for the subject property. Sufficient comparable sales were located to prepare a credible Sales
Comparison Approach and this approach is accorded all weight.
Income Approach
The Income Approach was not applicable to the valuation of the subject property as the
improvements are not considered to contribute value to the property. For this reason, this approach
was no developed in this report.
Conclusion
All weight is accorded the value indication from Sales Comparison Approach for determination of
the “as is” value for the subject property. After careful analysis, our conclusion for the market value
for the fee simple interest in the subject property, in “as is” condition, as of November 4, 2020, is;
$270,000
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QUALIFICATIONS OF THE APPRAISERS
ELLIOTT (ELLIE) M. CLARK, MAI
PROFESSIONAL DESIGNATIONS
MAI Designated Member of the Appraisal Institute (2004)
FORMAL EDUCATION
College of Charleston, Charleston, SC - Bachelor of Science – Geology (1985)
REAL ESTATE EDUCATION
Appraisal Institute
1990 - Basic Valuation Procedures
1990 - Real Estate Principles
1992 - Capitalization Theory and Technique
1994 - Advanced Income Capitalization
2001 - Highest and Best Use and Market Analysis
2001 - Advanced Sales Comparison and Cost Approaches
2002 - Standards of Professional Practice, Part A
2002 - Standards of Professional Practice, Part B
2002 - Report Writing and Valuation Analysis
2002 - Advanced Applications
2003 - Comprehensive Exam
2003 - Separating Real & Personal Property from Intangible Business Assets
2004 - Demonstration Appraisal
2006 - 7 Hour National USPAP Update Course
2006 - Business Practices and Ethics
2006 – Uniform Appraisal Standards for Federal Land Acquisitions
2008 - 7 Hour National USPAP Update Course
2010 - 7 Hour National USPAP Update Course
2012 – 7 Hour National USPAP Update Course
2012 – Fundamentals of Separating Real Property, Personal Property and Intangible Business Assets
2012 – Valuation of Conservation Easements
2014 – 7 Hour National USPAP Update Course
2015 – Real Estate Finance Statistics and Valuation Modeling
2016 – 7 Hour National USPAP Update Course
2016 – Eminent Domain & Condemnation
2017 – Uniform Appraisal Standards for Federal Land Acquisitions: Practical Applications
2018 – 7 Hour National USPAP Update Course
2019 – 7 Hour National USPAP Update Course
2019 – Business Practice & Ethics
2020 – Small Hotel/Motel Valuation
2020 – Appraisal of Medical Office Buildings
Institute of Financial Education
1985 - Real Estate Law I
1986 - Real Estate Law II
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IAAO
1991 - Standards of Practice and Professional Ethics
Citadel Evening College
1993 - Residential Appraisal Reports Using URAR Form
William H. Sharp & Associates
1995 - The Home Inspection
Trident Technical College
1997 - Uniform Standards of Appraisal
Historic Preservation Consulting
1998 - Appraising Historic Property
The Beckman Company
2004 - The Technical Inspection of Real Estate
APPRAISAL SEMINARS ATTENDED
2000 – JT&T Seminars: Financial Calculator HP-12C
2000 – Appraisal Institute: Highest and Best Use Applications
2004 – Appraisal Institute: Evaluating Commercial Construction
2005 – Appraisal Institute: Scope of Work: Expanding Your Range of Services
2006 – Appraisal Institute: Subdivision Valuation
2006 – Appraisal Institute: Appraising from Blueprints and Specifications
2007 – Appraisal Institute: Analyzing Commercial Lease Clauses
2007 – Appraisal Institute: Condominiums, Co-ops, and PUDs
2008 – Appraisal Institute: Spotlight on USPAP
2008 – Appraisal Institute: Quality Assurance in Residential Appraisals: Risky Appraisals = Risky Loans
2008 – Appraisal Institute: Office Building Valuation: A Contemporary Perspective
2009 – Appraisal Institute: Appraisal Curriculum Overview (2-Day General)
2010 – Appraisal Institute: Hotel Appraising – New Techniques for Today’s Uncertain Times
2010 – Appraisal Institute: The Discounted Cash Flow Model: Concepts, Issues & Applications
2011 – Appraisal Institute: Understanding & Using Investor Surveys Effectively
2011 – Appraisal Institute: Advanced Spreadsheet Modeling for Valuation Applications
2012 – Appraisal Institute: Appraising the Appraisal: Appraisal Review-General
2013 – Appraisal Institute: Business Practices and Ethics
2018 – Appraisal Institute: Real Estate Finance, Value, and Investment Performance
2019 – Appraisal Institute: The Cost Approach: Unnecessary of Vital to a Healthy Practice
WORK EXPERIENCE
2003 - Present
Clark Real Estate Appraisal – Owner/Commercial Real Estate Appraiser
1995 - 2003
Sass, Herrin & Associates, Inc. – Commercial Real Estate Appraiser
1990 - 1995
Charleston County Assessor’s Office – Sr. Staff Real Estate Appraiser
1986 - 1989
First Sun Capital Corporation - Mortgage Loan Officer
1985 - 1986
First National Bank of Atlanta - Mortgage Loan Processor
1984 - 1985
South Carolina Federal Savings Bank - Mortgage Loan Processor
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STATE LICENSES/CERTIFICATIONS
Montana State Certified General Real Estate Appraiser - REA-RAG-LIC-683
PARTIAL LIST OF CLIENTS
United States Department of Interior
United States Government Services Administration
State of Montana Department of Natural Resources
Montana Department of Transportation
City of Whitefish
City of Kalispell
Flathead County
Glacier Bank
Rocky Mountain Bank
Freedom Bank
Whitefish Credit Union
Parkside Credit Union
First Interstate Bank
Three Rivers Bank
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CHRISTOPHER D. CLARK
FORMAL EDUCATION
Millikin University, Decatur, Illinois
Bachelor of Arts in Political Science
REAL ESTATE EDUCATION
Appraisal Institute
Course 110 – Appraisal Principles, 2005
Course 120 – Appraisal Procedures, 2005
Course 410 – 15- Hour National USPAP Course, 2005
Course 203R – Residential Report Writing & Case Studies, 2006
Course REA070513 – Analyzing Commercial Lease Clauses, 2007
Course 06RE0638 – Condominiums, Co-ops, PUD’s, 2007
Course REA071154 –Hypothetical Conditions, Extraordinary Assumptions, 2008
Course 07RE0734 – 7-Hour National USPAP Update, 2008
Course 06RE0641 – Quality Assurance in Residential Appraisals, 2008
Course 06RE1286 – Office Building Valuation: A Contemporary Perspective, 2008
Course 430ADM 0 Appraisal Curriculum Overview – 2009
Course I400 - 7-Hour National USPAP Update – 2010
Course OL-202R - Online Residential Sales Comparison and Income Approach – 2011
Course OL-200R - Online Residential Market Analysis and Highest & Best Use – 2011
Course OL-201R - Online Residential Site Valuation & Cost Approach – 2011
Course I400 – 7-Hour National USPAP Update Course – 2012
Course REA110436 – Appraising the Appraisal: Appraisal Review General – 2012
Course 08REO643 – Business Practices and Ethics -2013
Course I400 – 7-Hour National USPAP Update – 2014
Course REA4380 – Online Introduction to Green Buildings: Principles and Concepts
Course REA120108 – Online Cool Tools: New Technology for Real Estate Appraisers
Course REA6260 – Real Estate Finance Statistics & Valuation Modeling 2015
Course REA-REC-REC-7415 – 2016-2017 7-Hour USPAP Update – 2016
Course REA-CEC-REC-7494 – Eminent Domain and Condemnation - 2016
WORK EXPERIENCE
2005 - Present
Clark Real Estate Appraisal, Inc. – Real Estate Appraiser
2003 - 2005
IKON Office Solutions – Technology Marketing
2002 - 2003
Relational Technology Services – Technology Marketing
1998 - 2003
IKON Office Solutions – Technology Marketing
1988 – 1998
CMS Automation (Formerly Entré Computer Center) – Technology Marketing
STATE LICENSES/CERTIFICATIONS
Montana Licensed Appraiser # REA-RAL-LIC-841
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ADDENDUM
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NATIONAL ECONOMIC DATA
According to the advance estimate from the Bureau of Economic Analysis of the US Department
of Commerce (BEA), real GDP decreased by 32.9% in the second quarter of 2020 after decreasing
5.0% in the first quarter of 2020. According to the BEA, “the decline in the second quarter GDP
reflected the response to
COVID-19, as “stay at
home” orders issued in
March and April were
partially lifted in some
areas of the country in
May and June, and
government
pandemic
assistance payments were
distributed to household
and businesses This led to
rapid shifts in activity, as
businesses and schools continued remote work and consumers and businesses cancelled, restricted,
or redirected their spending. The full economic effects of the COVID-10 pandemic cannot be
quantified in the GDP estimate for the second quarter of 2020 because the impacts are generally
embedded in source data and cannot be separately identified.”
The National Bureau of Economic Research (also known as NBER - a private research group
led by the nation’s top economists and long been considered the official arbiter of sorts for
determining when business cycles start and end) announced June 8, 2020 that the United
States had been in a recession since February 2020. A recession is typically defined as two
straight quarters of negative GDP, but the NBER has leeway to take into account the depth
of a contraction, how quickly it occurs and how much of the economy is affected.
STATE ECONOMIC DATA
Montana is the 44th most populous state in the US. As of 2010, US Census data estimated a
population of 989,415 indicating a growth in population of 9.7% from 2000 to 2010. According to
ESRI estimates using US Census data, the 2020 population of Montana was estimated to be
1,096,002. This estimate shows a 10.8% increase since the 2010 census. The state economy is
diverse with a wide variety of industries. The top five employment categories in the state are;






Trade, Transportation, and Utilities
Government (Federal, State, & Local)
Education & Health Services
Healthcare & Social Assistance
Leisure & Hospitality

These industries employ from 11% to 16% of the workforce in Montana per category. The
remaining categories employ less than 10% each.
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According to ESRI, as of 2020 the median household income was estimated at $54,754 and is
projected to increase to $58,261 (an increase of about 10.1%) by 2025. This compares to the United
States, which has an estimated median household income of $62,203 as of 2020 and is projected
to increase to $67,325 (an increase of about 8.2%) by 2025.
The following tables summarize unemployment rates in Montana over the past 10 years.
State of Montana
Year
Month
2010
Annual Average
2011
Annual Average
2012
Annual Average
2013
Annual Average
2014
Annual Average
2015
Annual Average
2016
Annual Average
2017
Annual Average
2018
Annual Average
2019
Annual Average
2020 Y-T-D Average (through September)
2020
September

Labor
Force
500,525
501,225
506,485
510,781
512,245
517,656
522,497
525,575
528,834
533,497
533,924
533,615

Unemployment
Employment Unemployment
Rate
463,998
36,527
7.3%
466,403
34,822
6.9%
476,174
30,311
6.0%
483,071
27,710
5.4%
488,336
23,909
4.7%
496,042
21,614
4.2%
500,830
21,667
4.1%
504,871
20,704
3.9%
509,568
19,266
3.6%
514,917
18,580
3.5%
500,644
33,281
6.3%
508,948
24,667
4.6%
Average
5.1%

Source: United States Department of Labor, Bureau of Labor Statistics

State of Montana - 2020 YTD Data
Year
2020
2020
2020
2020
2020
2020
2020
2020
2020

Month
January
February
March
April
May
June
July
August
September

Labor
Force
534,089
535,223
535,146
518,037
523,912
541,884
543,757
539,657
533,615

Employment Unemployment
510,463
23,626
512,749
22,474
512,504
22,642
456,449
61,588
479,325
44,587
503,665
38,219
510,883
32,874
510,808
28,849
508,948
24,667

Unemployment
Rate
4.4%
4.2%
4.2%
11.9%
8.5%
7.1%
6.0%
5.3%
4.6%

Source: United States Department of Labor, Bureau of Labor Statistics

The annual average unemployment rate decreased every year since 2010. However, likely due in
large part to the coronavirus pandemic (which began in March 2020), the unemployment rate in
Montana spiked to 11.9% in April. This rate has trended down over the past several months to the
rate of 4.6% as of September 2020.
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COVID-19 Update for State of Montana
The University of Montana Bureau of Economic Research prepared a study titled “The Impacts of
COVID-19 in Montana, Preliminary Analysis” in April of 2020. The principal findings from the
study are shown as follows;


Job losses in the state of 7.3% are forecasted for calendar year 2020; however, some
improvement is forecasted for the fourth quarter.



Personal income will be $3.9 billon lower in Montana than was projected by the Bureau in
December of 2019.



Job losses will be seen all over Montana; however, job loses will be particularly severe for
northwest regions of the state.



The Bureau forecasts stronger economic growth in 2021 and 2022.
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FLATHEAD COUNTY DATA
The subject is located in the in the city limits of Kalispell and in Flathead County, Montana. The
general area is known as the Flathead Valley. The Flathead Valley is surrounded by various ranges
of the Rocky Mountains. The three incorporated cities in Flathead County are Kalispell, the county
seat, Whitefish, and Columbia Falls. There are also several unincorporated communities in the
county which include; Kila, Marion, Evergreen, Bigfork, Lakeside, Somers, Hungry Horse, and
Martin City.
Map Depicting the Three Municipalities in Flathead County

Subject Property
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Geographical Information
Flathead County is located in northwest Montana and is 5,098 square miles in size. Flathead Lake
is a significant geographical feature of the Flathead Valley. Glacier National Park is located in the
Flathead Valley area and is a major area tourist attraction. Additional attractions include; Bob
Marshall Wilderness, Hungry Horse Dam, Whitefish Mountain Resort, Blacktail Mountain Resort,
Whitefish Lake, numerous golf courses, and many area lakes and rivers that provide year-round
recreation for residents and visitors.
Population
According to 2020 ESRI estimates based upon US Census data, the population of Flathead County
was 106,689. The population is forecasted to increase to 114,954 by 2025, or by approximately
1.50% per year.
Employment
The retail trade industry represents approximately 15% of employment in Flathead County.
Approximately 13% of the workforce is employed in the accommodation and food services
industries and the healthcare and social assistance industries represents 12% of employment in
Flathead County. Some of the largest private employers in Flathead County include; Kalispell
Regional Healthcare, Winter Sports, Inc., North Valley Hospital, Century Link, National Flood
Insurance, Walmart, Super 1 Foods, Weyerhaeuser, Teletech, Allied Materials, and BNSF
Railway.
Income
The median annual household income for Flathead County was estimated to be $53,949 in 2020
based upon ESRI forecasts using US Census data. According to ESRI forecasts, the median annual
household income is to increase by approximately 1.19% per year through 2025.
Unemployment
Unemployment fluctuations for the county since 1990 are included in the following graph.

The US recessions are noted in gray. Flathead County was labeled as the “epicenter” of the
recession for the state of Montana by statewide economists for the most recent prior recession. As
previously noted, a recession was identified for the United States as of February 2020.
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The following tables summarize unemployment rates in Flathead County over the past 10 years.
Flathead County
Year
Month
2010
Annual Average
2011
Annual Average
2012
Annual Average
2013
Annual Average
2014
Annual Average
2015
Annual Average
2016
Annual Average
2017
Annual Average
2018
Annual Average
2019
Annual Average
2020 YTD Average (through September)
2020
September

Labor
Force
43,786
43,591
43,332
43,843
43,747
44,823
46,004
46,813
47,769
47,892
48,870
48,493

Employment Unemployment
38,512
5,274
38,821
4,770
39,419
3,913
40,469
3,374
40,921
2,826
42,257
2,566
43,436
2,568
44,406
2,407
45,514
2,255
45,646
2,246
44,781
4,089
45,825
2,668
Average

Unemployment
Rate
12.0%
10.9%
9.0%
7.7%
6.5%
5.7%
5.6%
5.1%
4.7%
4.7%
8.4%
5.5%
7.3%

Source: United States Department of Labor, Bureau of Labor Statistics

Flathead County - 2020 YTD Data
Year
2020
2020
2020
2020
2020
2020
2020
2020
2020

Month
January
February
March
April
May
June
July
August
September

Labor
Force
47,869
47,768
48,195
47,788
48,287
50,438
50,971
50,019
48,493

Unemployment
Employment Unemployment
Rate
44,736
3,133
6.5%
44,807
2,961
6.2%
45,236
2,959
6.1%
39,852
7,936
16.6%
42,531
5,756
11.9%
45,788
4,650
9.2%
47,368
3,603
7.1%
46,882
3,137
6.3%
45,825
2,668
5.5%

Source: United States Department of Labor, Bureau of Labor Statistics

The annual average unemployment rate has decreased every year since 2010. However, likely due
in large part to the coronavirus pandemic (which began in March 2020), the unemployment rate in
Montana spiked to 16.6% in April. This rate has trended down over the past several months to the
rate of 5.5% as of September 2020.
Construction & Development
Historical data for building permits issued for single family residences of all types in the three
municipalities of Flathead County is shown in the following table.
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Single Fam ily Building Perm its Issued Per Year

City
Kal i s pel l
Whi tefi s h
Col umbi a Fa l l s
Total

2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019
378
80
52
510

349
60
38
447

322
22
25
369

186
26
12
224

103
14
5
122

92
23
5
120

72
36
1
109

98
51
4
153

124
75
9
208

98
72
20
190

72
48
17
137

104
49
15
168

115
57
10
182

91
64
19
174

94
95
14
203

% Change:
2018-2019
3%
48%
-26%
17%

The 15-year high for residential single-family permits in the three municipalities is 510 permits
issued in 2005. Thousands of new residential subdivision lots were created in Flathead County
(incorporated and unincorporated areas) during the early and mid-2000’s. Supply exceeded
demand for the years immediately following the national recession. According to research by Clark
Real Estate Appraisal, supply and demand has moved closer to a balanced level in the
municipalities in Flathead County over the past 7 years.
Healthcare
There are two primary hospitals located in the Flathead Valley. Kalispell Regional Medical Center
is a 174-bed hospital located on the medical campus in Kalispell. North Valley Hospital is a 31bed hospital located in Whitefish.
Tourism
Glacier National Park is a significant draw in Flathead County with 1.8 to over 2.9 million visitors
each year over the last 10 years. There are many area recreational opportunities that draw resident
and nonresident travelers. These include natural amenities such as the numerous lakes, rivers and
mountain ranges and manmade amenities such as ski and mountain biking areas.
Linkages & Transportation
The three incorporated cities in Flathead County are within an easy commute of each other and are
connected by US or state highways. US Highway 93 is considered the most significant corridor in
the Flathead Valley. The intersection of US Highway 93 and Reserve, just north of Kalispell, has
become the commercial hub for the valley. There are three significant shopping centers in this area
as well as two automobile dealerships, a high school, and a number of governmental offices.
Whitefish and Columbia Falls are connected by Montana Highway 40. There was some
commercial development along Montana Highway 40 prior to the most recent national recession;
however, there has been little new construction along this highway in recent years.
Columbia Falls and Kalispell are connected by US Highway 2. This corridor includes Glacier Park
International Airport. Other commercial improvements along US Highway 2 between Columbia
Falls and Kalispell are predominantly light industrial in nature.
The Canadian border is within a one to two-hour drive from most portions of Flathead County.
There is a port of entry just north of Flathead County in Eureka, Montana and another border
crossing at the line dividing Glacier National Park of the United States and Waterton National Park
of Canada.
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Glacier Park International Airport is serviced by Delta/Skywest Airlines, Allegiant Air, Horizon
Air/Alaska Airlines and United Airlines. There is a train depot in Whitefish that is a stop for
Amtrak. The Burlington Northern Santa Fe Railroad freight trains run through Whitefish,
Columbia Falls and Kalispell.
City and Communities
The larger cities and communities in Flathead County are summarized on the table below;
FLATHEAD COUNTY - CITIES AND COMMUNITIES
Population
% Change
2000 Census 2010 Census2000 - 2010
Kalispell

Market Overview

County Seat. Regional Business Center including Medical Center, Retail Hub & Community
40.1%
College. Centrally located with convenient access to many recreational opportunities.

14,223

19,927

Columbia Falls

3,645

4,688

28.6%

Gateway to Glacier National Park. Located along Flathead River. Historically industrial in
nature. Meadow Lake Resort is located in Columbia Falls.

Whitefish

5,032

6,357

26.3%

Resort community located near Whitefish Lake, Whitefish River and Whitefish Mountain Ski
Resort. Population increases in summer due to numerous vacation and second home owners.

Evergreen

6,215

7,616

22.5%

Unincorporated area adjacent to the city limits of Kalispell. Area consists of residential, retail
and light industrial type properties.

Somers and
Lakeside Area

2,235

3,778

69.0%

Communities located along Flathead Lake primarily bedroom communities for Kalispell.
Population increases in summer months due to numerous vacation and second home owners.

Bigfork Area

1,421

4,270

Resort community located along Flathead Lake featuring numerous restaurants, specialty
200.5% shops, art galleries and a theater. There is an 18 hole championship golf course in this area.
Main economic base is tourism.

County Economic Data Conclusion
Attractions such as Glacier National Park, Flathead Lake, and Whitefish Mountain Ski Resort will
continue to be a draw for second home buyers, nonresident travelers, and Montana residents to the
Flathead Valley. The short and long-term outlooks for the area are positive due to the abundance
of natural resources and the potential for a diverse economic base.
According to the Bureau of Business and Economic Research at the University of Montana,
economic impacts on Northwest Montana due to COVID-19 have been forecasted to be
significant.
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CITY OF KALISPELL DATA
The subject property is located in the central business of the city of Kalispell. The city of Kalispell
is the county seat for Flathead County, and it is the major economic and business center for the
area. Services available in Kalispell include; schools, employment, retail stores, places of worship,
a thriving medical center, and an expanding community college.
Population & Income
According to ESRI data, the 2020 population
in the city of Kalispell was estimated to be
22,741. The population is forecasted to
increase to 24,153 by 2025. This represents a
forecasted increase of approximately 1.21%
per year. The median household income was
estimated to be $45,257 in 2020. This is lower
than the estimated 2020 median household
income for Flathead County of $53,949, and
for the state of Montana of $54,754.
Employment
The categories of Services and Retail Trade make up approximately 67% of the job market. Other
significant employment categories in Kalispell include Finance & Insurance, Real Estate at 8%
and Construction at 7.8%. The remaining sectors comprise less than 5% per category.
Linkages &Transportation
US Highway 93 runs north to south through the city of Kalispell and is labeled as the “Main Street”
of the central business district. US Highway 93 provides access to Flathead Lake to the south of
Kalispell and Whitefish to the north of Kalispell. There is a By-pass for US Highway 93 that is
west of the city that was completed in 2016. US Highway 2 is an east to west arterial road through
Kalispell and provides access to Columbia Falls and Glacier National Park. There is public
transportation in Kalispell. There is a municipal airport in Kalispell which can accommodate small
airplanes.
Commercial Real Estate
Properties improved with medical and/or general offices and retail spaces are located throughout
the Kalispell area. Most of the growth in the past few years has been concentrated in the area north
of Kalispell on US Highway 93 at Reserve Drive. This area has become the retail hub for the
greater Flathead Valley area with the development of 3 neighborhood shopping centers.
Additionally, the expansion of US Highway 93 to 4 lanes on the southern portion of Kalispell
helped spur commercial development in that area over the past decade years. A two-lane bypass
of US Highway 93 was completed in 2016. The by-pass has shortened travel times and alleviated
large truck traffic in the central business district of Kalispell.
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The City of Kalispell issued an average of approximately 7 new permits per year for commercial
new construction between 2015 and 2019. The number of new commercial construction permits
issued each year from 2010 through 2019 in Kalispell is included on the table below;

Number of Permits Issued

Annual Building Permits Issued for New Commercial Structures in Kalispell
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New Public or Quasi Public Buildings

Source: City of Kalispell Building Department
There were 8 permits issued for construction of new commercial, office, or industrial buildings
during 2019. This is greater than the average between 2015-2019. There were no permits issued in
2019 for construction of new public or quasi-public buildings.
The following chart depicts sales volume and median price per property for improved commercial
sales for the past 10 years in Kalispell;

Source: Montana Regional
MLS Market Trend Reports for
Municipality Statistics

The most recent peak in sales volume for improved commercial occurred in 2017, followed by a
declines in demand in 2018 and 2019. The average annual sales price peak for the period occurred
in 2019. It is important to note that the price peak occurred in a year with declining demand
compared to the prior year.
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Residential Real Estate
New residential lots and acres in new subdivisions for the City of Kalispell between 1999 and 2019
are on the following table;

There was a total of 412 new lots were created in Kalispell between 2010 and 2019.
The following table depicts the annual number of new single-family residential construction
permits issued in the city of Kalispell between 2005 and 2019.
Number of New Single Family Residential Building Permits Issued Per Year in Kalispell
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Source: City of Kalispell
This data indicates that construction of single-family residential properties in Kalispell decreased
each year between 2005 and 2011. Since 2012, the number of permits has generally fluctuated
between about 72–124 each year with an average of approximately 100 building permits issued
per year for new single family residences.
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The chart below depicts sales volume and median price per property for improved residential sales
for the past 10 years in the municipal areas of Kalispell;

The volume of home sales in 2019 represents the peak for the period. Peak pricing also occurred
for the period in 2019.
Conclusion
General market conditions for commercial properties in the Kalispell area are considered stable.
The residential market sector has continued to grow in volume and pricing. Sales volume and
pricing increased for improved residential properties in Kalispell from 2010 through 2019. Supply
and Demand for residential and commercial properties in the greater Kalispell area are in relative
balance. List prices for commercial properties far exceed historical sales prices, which could result
in a lower number of commercial sales in the coming year. However, building permits issued for
general commercial new construction have been relatively stable for the past several years. In spite
of high list prices in the commercial sector, future growth and expansion for the greater Kalispell
area is considered likely in the long term due to forecasted population growth.
According to the Bureau of Business and Economic Research at the University of Montana,
economic impacts on Northwest Montana County due to COVID-19 have been forecasted to
be significant.
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Kalispell Area Map

Subject Property
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HISTORICAL CHANGES IN CPI-U
Consumer Price Index - All Urban Consumers
12-Month Percentage Change
Not Seasonally Adjusted
Area:

U.S. city average

Item:

All items less food and energy

Base Period: 1982-84=100
Years:

2010 through YTD 2020

Year

Jan

Feb

Mar

Apr

May

Jun

Jul

2010

1.6%
1.0%
2.3%
1.9%
1.6%
1.6%
2.2%
2.3%
1.8%
2.2%
2.3%

1.3%
1.1%
2.2%
2.0%
1.6%
1.7%
2.3%
2.2%
1.8%
2.1%
2.4%

1.1%
1.2%
2.3%
1.9%
1.7%
1.8%
2.2%
2.0%
2.1%
2.0%
2.1%

0.9%
1.3%
2.3%
1.7%
1.8%
1.8%
2.1%
1.9%
2.1%
2.1%
1.4%

0.9%
1.5%
2.3%
1.7%
2.0%
1.7%
2.2%
1.7%
2.2%
2.0%
1.2%

0.9%
1.6%
2.2%
1.6%
1.9%
1.8%
2.2%
1.7%
2.3%
2.1%
1.2%

0.9%
1.8%
2.1%
1.7%
1.9%
1.8%
2.2%
1.7%
2.4%
2.2%
1.6%

2011
2012
2013
2014
2015
2016
2017
2018
2019
2020

Aug

Sep

Oct

Nov

Dec

0.9%
0.8%
0.6%
0.8%
0.8%
2.0%
2.0%
2.1%
2.2%
2.2%
1.9%
2.0%
2.0%
1.9%
1.9%
1.8%
1.7%
1.7%
1.7%
1.7%
1.7%
1.7%
1.8%
1.7%
1.6%
1.8%
1.9%
1.9%
2.0%
2.1%
2.3%
2.2%
2.1%
2.1%
2.2%
1.7%
1.7%
1.8%
1.7%
1.8%
2.2%
2.2%
2.1%
2.2%
2.2%
2.4%
2.4%
2.3%
2.3%
2.3%
1.7%
1.7%
Average Annual Change (through 2019):

Annual

1.0%
1.7%
2.1%
1.8%
1.7%
1.8%
2.2%
1.8%
2.1%
2.2%
1.8%

Source: US Department of Labor, Bureau of Labor Statistics
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