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HOME OF THE 10 DAY CLOSE
MODERNIZING THE MORTGAGE LENDING EXPERIENCE

Contact me for more information:
MONICA DAVIS

Co-Branch Manager | Loan Officer
NMLS #92376

P: 208.863.5985 E: mdavis@s1lending.com
monicadavishomeloans.com

Monica is a Boise Native with
over 25 years of experience in
the mortgage industry!

12302 W. Explorer Dr., Suite 110 | Boise | ID | 83713
Synergy One Lending Inc., NMLS 1025894. 3131 Camino Del Rio N 190, San Diego, CA 92108. Subject to credit approval. For licensing information, go to: www.nmlsconsumeraccess.org S1L.1119.27
10-day close offer only valid for Fannie Mae purchase loans after verification of information submitted to Desktop Underwriter.
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ver the past few years, “growth” has been the key word for the Gem
State.
According to the U.S. Census Bureau, Idaho is among the fastest
growing states in the U.S., tied with Nevada at 2.1%. National media from the
LA Times to the New York Times have taken notice, covering the Treasure
Valley’s record-breaking in-migration and the accompanying real estate boom.
Recently, an article from Business Insider touted Boise as a hot spot for
young adults. Its title reads: “Boise, Idaho, has been called the best place for
millennials to live in the U.S. I spent 4 days there, and a walk through downtown makes it clear why it’s so popular.” The article’s subhead says, “Boise,
the midsize capital of Idaho, is having a moment.”
So how should Boise seize this moment? What should we do to ensure that
Idaho grows “smart,” maintaining quality of life while also welcoming newcomers?
On Dec. 5, the Idaho Business Review held the annual Forum on the Future
to address these questions. The afternoon event was split into three panels:
“Impact of Growth,” “Pressure in the Housing Market” and “Putting Skills to
Use.” A total of 11 expert panelists from a variety of industries participated in
the event at Boise Centre, with a networking happy hour following the discussions.
In this publication, the Idaho Business Review has gathered commentaries
from a number of panelists that expand on their remarks from the forum. The
publication also includes a short article summarizing the event by Idaho Business Review staff writer Sharon Fisher. These offerings are designed to help
business leaders consider new approaches to grow and thrive in 2020.
Here’s to a happy and prosperous New Year.

Kim Burgess, Editor of Idaho
Business Review
Kim has worked as a reporter and
editor at newspapers in Utah, Arizona and
New Mexico. Recently, she covered K-12
education at the Albuquerque Journal.
As city editor for the Herald Journal in
Logan, Utah, Kim led a team that won the
Society of Professional Journalists’ Sunshine
Award, which recognizes contributions to
open government.

LOOKING
FORWARD:
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Each December, the
IBR gathers a variety
of local leaders from
various industries
to speak about the
upcoming year.

BOISE’S
MOST TRUSTED.
Lysi Bishop is the Founder and CEO of Lysi Bishop Real
Estate. Her success and progression from single agent
to multi-faceted and internationally recognized team is
a testament of her dedication to providing exceptional
concierge real estate service for 25 years.
We take pride in providing extraordinary service, whether
facilitating the purchase or sale of a property. Our best
testimonials are shown in repeat and referral clientele.
These relationships are the heart of our team. Thank you
Boise business leaders for the opportunity to serve you
and your clients for over the past two decades!
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Web Editor
Liz Harbauer
Group Publisher
Lisa Blossman
Publisher
Cindy Suffa
Editor
Kim Burgess
Multimedia Sales Executives
Autumn Kersey
Jeanette Trompczynski

Graphic Designer
Robin Graves
Reprints/Administrative
Assistant
Laura Clements
Reprints available at
reprints@idahobusinessreview
or email
lbutler@idahobusinessreview.com

To place orders, make changes to your
account and for other subscription or
technical inquiries:
Phone: (877)-615-9536
• fax: (800) 329-8478
• email:
service@bridgetowermedia.com

The IDAHO BUSINESS REVIEW is an
affiliate of Bridge Tower Media.

Each office independently owned & operated. Equal Housing Opportunity.
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Christi Rood Gilchrist, left, moderates the panel “Putting Skills to Use.” Panelists are Mark Browning, Stephen Cilley, Dwight Johnson and Jani Revier, left to right. Photo by Pete Grady

Idaho Business Review Experts Forum: Forecast
continues sunny through 2020, panelists say
By Sharon Fisher
It’s looking like the forecast for 2020 will continue to be sunny, if perhaps not quite as bright
as the past few years, according to speakers at the
Idaho Business Review’s Forum on the Future, an
expert forum on 2020 issues including growth,
housing and workforce.
The sponsored event, which was organized by
the Idaho Business Review’s advertising department, was held Dec. 5 at Boise Centre West.
Boise is coming into its own, said participants in
the growth panel.
“We’re not Denver Jr., and we’re not Salt Lake’s
little brother,” said Penny Dennis, business development and preconstruction manager for Layton
Construction. “We’re figuring out who we are,
and we like who we are.”
A major growth area is housing prices, due
primarily to a lack of inventory as builders left the
region during the recession.

tracting residents and businesses in the first place,
said Lindsey Brist, sales executive, commercial
insurance for PayneWest Insurance, who moderated the growth panel.
“We’ve got to protect that,” agreed Trish
Quarles, vice president and employee benefits consultant for
PayneWest.

vice president of college relations. Of those, 65%
are part-time students, so the school is looking at
alternative delivery methods for classes to accommodate the schedules of working students who
aren’t able to take classes during the day.
Steve Cilley, CEO of Ataraxis, a professional

Cory Jakobson, senior vice president and
commercial team lead
for Columbia Bank
and a native Idahoan,
said he can’t find a
pheasant in Canyon
County anymore. He
has to go more than 30
minutes from Boise to
hunt deer.

Moderator Kim Burgess (left) and panelists Lysi Bishop, Monica Davis and Bill Rauer (left to
The lack of a skilled
right) address the audience during the panels “Pressure in the Housing Market.”
workforce, particularly
in nursing and soft“If you had a truck and a dog with a bandana,
employer organization, challenged employers to
you were a builder,” joked Bill Rauer, an architect ware development, is reaching the point where it
give employees the flexibility they needed to take
is limiting growth, said Jani Revier, director of the
and an executive officer with the Building Conclasses, even if they were scheduled during busiIdaho Department of Labor. That is particularly
tractors Association of Southwestern Idaho.
ness hours.
true in rural Idaho,
“You’re going to have better employees, and
which has an aging
they’re
going to be grateful,” he said.
workforce as young
people move away, she
One subject that came up for discussion in more
said.
than one panel was a possible recession or, as
some panelists referred to it, “the ‘R’ word.” The
Consequently, embusiness community is already slowing itself down
ployers are focusing
more on what potential in preparation, buying less equipment and hiring
employees can do rath- fewer people, Jakobson said.
er than on what acaOn the other hand, interest rates had been predemic credentials they dicted to go up to as much as 5 ½% in 2019, and
may or may not have,
now look like they will stay below 4% even into
said
Dwight
Johnson,
Moderator Lindsey Brist (left) and panelists Penny Dennis, Cory Jakobson, Trish Quarles and Jim
2021, said Monica Davis, co-branch manager for
Shipman (left to right) address the audience during the panel “Impact of Growth.”
who is about to retire
Synergy One Lending.
as state administrator
But while panelists agreed a recession was
for the Division of Career Technical Education.
But with builders leaving, the Treasure Valley
possible in 2020, most thought it was unlikely. If it
didn’t get the 10,000 new homes it needed in
“I don’t care if you have a degree. Just show me did happen, it would be shallower and shorter in
following years just to sustain the community’s
that you can code,” said Johnson.
duration than the Great Recession a decade ago,
needs, said Lysi Bishop, CEO of Lysi Bishop Real
said Jim Shipman, managing partner and marAlthough community colleges typically show a
Estate.
downturn when economic indicators are good, en- ket leader for Colliers International. Last year’s
One disadvantage of population boom is the
rollment at the College of Western Idaho is up to
Forum on the Future panelists had been worried
effect it can have on quality of life, which is atmore than 37,000 students, said Mark Browning, about a recession in 2019 as well, he noted.

Happy
Holidays!
From Colliers International Idaho

Leading Commercial Real Estate Experts Throughout Idaho | 208 345 9000 | colliers.com/idaho

Work with a trusted Mortgage Professional

I believe in challenging the

Status Quo

By making my service Relationship
Rather than Transaction

Oriented

Oriented

I would appreciate the opportunity to earn your trust and provide your home financing.

Suzi Boyle
Branch Manager | NMLS #37810
Phone: 208-859-3303
SBoyle@castlecookemortgage.com
• 10 Times awarded Top 200 Mortgage Originators in the United States
• 33 year Industry Veteran • Boise State University - Accountancy • Licensed Public Accountant
Please drop by my new Northend Location at 512 N. 13th Street

Suzi Boyle

Branch Manager | NMLS #37810
SBoyle@castlecookemortgage.com
SBoyle.castlecookemortgage.com
P: 208-859-3303
512 N. 13th Street | Boise, ID 83702
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Boise’s Growth Presents New Opportunities
and Risks for Businesses
By Anne Holub
Not everyone in the country is lucky enough to live in Boise. This year, the
city once again ranked #1 on Livabilty’s list of Top Places to Live for cities above
20,000 and below a million residents. And according to a 2018 Forbes list, Boise is
the fastest growing city in the country.
For local commercial insurance professionals, this growth presents new opportunities and new risks for their clients. It has changed the way they approach discussions with business leaders.
Micah Deckart and Adam Guyton, commercial insurance sales executives at
PayneWest Insurance and long-term residents of Boise, note that the innovative
business community and culture are among the city’s greatest assets.
“Boise residents and businesses are known for being open to new ideas, which
brings a lot of new residents who want to make their mark on their home city,” says
Deckart.
“But the benefit of a growing community can also be a challenge to employers,”
notes Guyton. “The unemployment rate and increased competition in Boise makes
attracting and retaining talent a serious challenge.”
Deckart and Guyton’s approach is to look at business risks holistically. They
have worked with employers of all sizes to quantify the direct and indirect costs of
attracting and retaining employees as well as strategies for the future.
“We ask a lot of questions to our clients,” notes Guyton. “Maybe more than
they’re used to. But it’s a process that leads to strategies that align with their business.”
With a workforce prone to turnover, HR departments have to be creative in
evaluating their benefits packages, and that means more than just a complimentary
bagel breakfast and a gym membership.
“Many businesses are turning to ways to lower their benefits costs, and some-

times the best plan means more hands-on attention, like with self-funded plans or
captive plans,” says Trish Quarles, PayneWest benefits planning sales executive.
“We make sure that any changes are the right ones for the business, as well as its
employees, based on long-term work and planning we do with our clients.”
In August, PayneWest released its “2019 Riscovery Insights Report” (link http://
www.paynewest.com/riscover/), a look at the top pressing concerns and business
risks through a survey of more than 180 leaders across the Northwest. In addition
to workforce and labor, business perpetuation and compliance were both major
issues.
Perpetuation planning for many local businesses has been top of mind as current
baby boomer business leaders are balancing a focus on growth with an eye on transition and business continuity in the coming years. According to the PayneWest
report, 59% of businesses do not have a documented succession plan in place.
“To deal with these risks, we bring an integrated team to our clients. We know
communities are linked together, but the city’s growth is linked to its businesses, its
employees and the people who support all of them,” said Deckart.
Download PayneWest’s “2019 Riscovery Insights Report” at http://www.
paynewest.com/riscover/

The average cost
of a cybersecurity
incident to a small
business is $665,000
with larger businesses
reporting the cost as
much as $7 million.*

R

ecognizing the value of common trends and insights across
industry sectors, we commissioned an annual risk management
survey: The Riscovery Insights Report. Find risk benchmark
information facing construction, health care, banking and a variety
of other industries curated in the Northwest. Use this information
to realize the concerns for your business and visit with a local agent
for your customized risk management plan.
Call us today at (208) 424-2900.

▶ *Download your report at: PayneWest.com/Riscover

960 Broadway Ave, Ste 500

2019

Forum on the

Future

7

Commercial Banking Look Ahead: Uncertain Future
Places Premium on Certain Fundamentals

By Cory Jakobson, senior vice president, commercial team lead

economy and thus the Fed’s decision on rates.

Potential interest rate cuts, the trade war, a major election, volatility in the housing market – these are a few significant factors that
could impact the 2020 outlook for the commercial market locally
and nationally.
Business owners seeking operating or expansion financing are
questioning the outlook for the next 18 months and the factors
that could impact their decision-making. As such, it is important to get a handle
on where the economy is headed and how it will directly or indirectly impact your
industry collectively, as well as your business individually.

Relatedly, 2020 will find the nation in the full swing of a presidential election that
could have profound impacts on the economy and the business loan environment
although any changes would most likely not be implemented until 2021.

For example, the continuation or resolution of the trade war between the U.S.
and China is most likely going to impact rates in the coming year. How this situation is resolved will have an impact on the overall performance of the national

critical to your ongoing success through uncertainty. Keeping an eye toward the big
trends, working with your trusted advisors and sticking to the fundamentals will
ensure that you make the right moves for your financial future.

Many economists are saying that residential housing is showing definite signs
of softening. Forbes is expecting the housing market to weaken even more for the
remainder of 2019 and into 2020. A slowdown in residential construction will have
a ripple effect into the commercial contractor and builder market.

In this environment of uncertainty, it is more important than ever to work on your
business fundamentals with your banker and other trusted advisors like your CPA
Keeping a close eye on the interest rates and forecasts for commercial financing
is going to be very important. The Federal Reserve is responsible for the monetary and attorney. Your CPA will provide advice and counsel on tax implications heading into the new year and also help identify ways to improve cash flow. Your banker
policy of the United States and sets the bond interest rates for the country. The
bond rates determine the interest rate paid by banks for currency and, by extension, will help you determine the right moves you can make regarding financing and loan
terms, but also can provide strategic counsel on how to best weather uncertain or
the rate business owners will pay for their commercial borrowing arrangements.
rapidly changing financial conditions. Finally, your attorney can help make sure all
Paying attention to the factors that influence the decision-making of the Federal
of your agreements and contracts are set up to provide maximum flexibility.
Reserve on items that will impact commercial interest rates – and discussing those
factors with your banker – will help you make the best decisions possible in 2020.
As a business leader, making sure that you can access the cash flow you need is
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Intense competition for top talent, expanded
benefits packages, rising health care rates, and
rigorous compliance requirements with federal,
state and local employment laws have made Human Resources (HR) administration increasingly
complicated, time-consuming and costly. Business leaders are often faced with the challenge of
balancing their time between rapidly evolving HR
requirements and concentrating on growing their
business.

on both the business and its employees. Unlike
other providers, we believe actually doing the
work as the HR department for our clients instead
of pushing the work back to them gives our clients
more time to run and grow their business. By
supporting all aspects of the employer and employee, we provide payroll, benefits and benefits
management, and a 401(k) program so our clients
don’t need to spend time communicating between
vendors, wondering if things are getting done.

Ataraxis was started because the founders of
our company were looking for a business partner
that would handle HR administration and allow
them to focus on developing and growing their
business. While there were Professional Employer
Organizations (PEOs) that offered various HR
services, they couldn’t find a company that would
truly partner with them for a full HR solution.
They decided they couldn’t be the only company in this position, and Ataraxis was created in
2010. Since then, we have grown into a regional
PEO with clients based in 10 states and worksite
employees in over 20 states.

Our business clients enjoy the benefit of having
experts handle all aspects of their HR responsi-

As a highly progressive and forward-thinking
PEO, Ataraxis provides a full HR solution focused

Our business clients enjoy
the beneﬁt of having experts
handle all aspects of their
HR responsibilities without
the management, oversight
and risk that comes with
doing it themselves.

bilities without the management, oversight and
risk that comes with doing it themselves. As a true
partner, we not only work with companies to help
them be more efficient, compliant, and cost-effective with their HR administration, we strategically
consult with company leaders to help them be
more successful with their business.
With a team of people dedicated to our clients,
we offer personalized care and support to their
employees. Employees have access to all the
resources, tools and services as they would receive
from an HR department “down the hall.” When
an employee has a question or an issue, they call
us directly and we make sure they have the information they need to feel valued and supported.
We help individuals be an asset to their family,
business, and community by offering tools to successfully navigate life. Employees that are happy
and taken care of when they have issues will have
more time to focus on their job, which makes
them and the company more successful.
We are excited about the opportunities we see in
the year ahead to help Idaho companies and their
employees grow and thrive.

®

Do you spend more time on HR administration than
you do on growing your business?
The solution is simple. Partner with an HR business expert
to handle all of the responsibilities without the management,
oversight and risk that comes with doing it yourself.
The personalized care and support we give to your
employees will allow you to focus on developing and
growing your business.
Find out how we can help your company succeed.

Complete HR Solution
Human Resources
Recruiting
Payroll
401(k) Plan

Benefits Management
Worker’s Compensation

208-906-2636
www.ataraxispeo.com/getintouch
Ataraxis, Inc. - A Professional Employer Organization
Half Page Ad_Option 2.indd 1

12/9/2019 11:06:08 AM
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“We have handled many of the largest and
most signiﬁcant real estate transactions
across the state, yet, none of those would
have happened without the collaboration and
incredible sense of ‘team’ throughout our
company. We strive to encourage innovation
and contribution from everyone, from support
staff to our top producers.”
— Jim Shipman
Colliers International Idaho strives to provide best-in-class service to all
our clients, whether looking to buy or sell real estate or manage existing
assets.
The real estate market is complicated; influenced by myriad factors, including local, regional and national economies, monetary policy, demographic trends and environmental impacts. Colliers provides its clients with the
expertise to navigate these important considerations when making a commercial real estate decision. While it is backed by a platform of more than
17,000 professionals worldwide, Colliers takes great pride in its local roots
and history as the oldest commercial real estate company in Idaho. Colliers
International – Idaho is 100% owned by its local agents and employees.
Colliers International serves Idaho with offices in Boise, Nampa, Twin
Falls, and Pocatello. By the first of the new year, we expect to have a new
office open in Idaho Falls as well. Our brokerage services team provides
representation of both buyers and sellers of investment as well as owner-occupied properties, in addition to landlord and tenant leasing representation
for specialties including office, retail, industrial, and vacant land.
Year in and year out, Colliers provides third-party property management

services for one of the largest portfolios of properties across the state of
Idaho, as well as in neighboring states such as Oregon and Montana. Finally,
Colliers is the only commercial real estate brokerage firm in Idaho to offer
in-house licensed valuation and advisory services.
While Managing Partner Jim Shipman has overseen tremendous growth in
Colliers operations over the past few years, with three new locations opening
since May 2018 alone, the continued focus on the company core values and
the collaboration amongst all of its agents and employees is what stands out
the most.
“We have handled many of the largest and most significant real estate transactions across the state, yet, none of those would have happened without the
collaboration and incredible sense of ‘team’ throughout our company,” said
Shipman. “We strive to encourage innovation and contribution from everyone, from support staff to our top producers.”
Clearly, this effort has produced not only a strong business model, but also
a great work environment as Colliers is continually rated in the Top 10 on
Best Places to Work in Idaho.
Learn more about Colliers Idaho and its agents at www.colliers.com/idaho.

90,000
In your lifetime, you will spend

hours
at work.

CAMERON GARDNER

SEAN WEEKS

The choice is yours!
It’s not our project - it’s yours! You have a choice
among the leading roof systems and we install them
all while keeping your building watertight.

We specialize in commercial and industrial roofing.

(208) 258-3355

•

www.centimark.com

We design and install functional, beautiful
workspaces to make those hours better.
www.biidaho.com
(208) 384-5050
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Delivery Methods
•
By Penny Dennis
The hardest step of any journey is
the first one. Designing and constructing a building of any type – a
home, a commercial office building, a
warehouse, a retail store, a hospital – is
certainly no different. Staring at that
blank page, whether it be an accountant’s balance sheet, a written list of needs, or a title survey of land, can be frustrating, confusing and difficult.
A professional in the design and construction industry can help take that first step. But, even then, who
do you call? A real estate professional? An architect?
A general contractor? The answer all depends on
many factors; your own personality, how involved you
wish to be in the design and construction process, and
what the building you envision will grow to be.
There are four major delivery mechanisms used to
complete a design and construction project:
1.
2.
3.
4.

Design/Bid/Build, or “Hard Bid”
Construction Manager, Agent, “CMA”
Construction Management at Risk “CMAR”
Design/Build

Essentially, what differentiates each delivery mechanism is the amount of Risk – that is, real cost associated with changes and delays – the Owner holds during
the design and construction process. Risk will vary
widely in amount in each of the delivery methods.

1. Design/Bid/Build
Risk Level for the Owner – High. The “traditional”
delivery method of construction starts with a comprehensive design. The architect and team of engineers
will work with the Owner to complete the design
process. When the design is complete, the project
goes out to bid to a general contractor to lead the
construction efforts.

Pros:
• Competitive bids form the contract amount
• The drawings and specifications are the only
basis for construction cost.
• If it was shown on the drawings, it is included
in the cost. If not, it’s an extra.

Cons:
• Design must be 100% complete prior to bid-

•

•
•

ding – additional time.
There is no expert input as to the cost or
constructability of the project.
The Owner is contractually “at risk” for any
changes that occur during the construction
process.
No cohesive design and construction team
working toward a single goal.
The only qualification for selection is the
lowest price.

2. Construction Management – Agent
(CMA)
Risk Level – High. The Owner is still at risk for
things not reflected on construction drawings.
The CMA is charged with developing and managing the construction process, although they do not
hold the contracts of the subcontractors; these are
held directly with the Owner.

Pros:
• There is a constructor as part of the team to
provide information to the Owner regarding
cost, constructability and schedule.
• The CM becomes the liaison between the
Owner and the project during the construction process.

Cons:
• The Owner writes and holds all contracts
– instead of one General Contract there are
usually 20—30 Prime Contracts.
• The CM has no “hammer.” As they do not
hold the subcontract or the money, they have
very little in their bag of tricks to motivate a
prime contractor.
• Prior to bidding the scopes of work, the design must be 100% complete.

3. Construction Management at Risk – CMAR
Risk Level – Middle. CMAR brings in a general
contractor. (CM/GC) during the design phase to
provide input on issues such as the cost of the work,
constructability, material selection and efficient scheduling.

Pros:
• Construction information is brought to the architect and engineers during the design process.

• The Owner is aware early on of an accurate
budget.
• The Owner is not necessarily “on the hook”
for all changes.
• Qualifications-based selection (QBS).

Cons:
• The CM/GC can still exclude many details at the
front end to reduce the initial cost of the project,
giving the Owner a false sense of real cost.
• Prior to bidding the scopes of work, the design must be 100% complete.

4. Design/Build
Risk Level – Low. The design/build method transfers the most risk from the Owner of all the delivery
methods. The Owner does not hire an architect directly, but rather hires a design/builder who then hires
the architect, engineers and subcontractors.

Pros:
• The design/builder is responsible for both the
design and construction of the building, thus
alleviating the Owner from “refereeing” the
process.
• The design/builder is aware of budget constraints.
• Upfront construction input regarding cost,
material selection, sequencing, design and
construction schedule, and how to design a
project that will be constructed more safely.
• The design does not have to be complete to
bid the project; the design/builder can “fill in
the gaps” for a complete scope of work.

Cons:
• May not be the lowest initial cost.
• Choose a design/builder who is very familiar
with this delivery method. Not every contractor will be an effective design/build deliverer!
• Be wary of any contractor who says he/she
doesn’t need an architect or certain base
engineers.
Choose the delivery method appropriate for your
personality as an Owner as well as the type of project. No matter what delivery method, stay involved
in both the design and construction process so that
your vision will materialize into a building you and
your design and construction team are proud of.

COMPLICATED

SIMPLE

No games, just marketing
made simple.

617-249-2600 | www.idahobusinessreview.thrivehive.com
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WE’VE BEEN
AROUND THE
COMMERCIAL
LENDING
BLOCK.

We’ll put our experience to work for you.
As one of the Northwest’s leading community banks, we’ve become local
industry experts when it comes to lending. We have a long track record of helping
businesses of all kinds and all sizes. So, no matter your industry, we have the know-how
to create the best loan for your business, and for you. Visit ColumbiaBank.com.

Member FDIC

Equal Housing Lender

