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June 11, 2018 
 
 
 
Mr. Timothy O’Connell 
ADOT Right of Way Review Appraiser 
Right of Way Project Management Section 
Arizona Department of Transportation 
205 South 17th Avenue, Room 306 
Mail Drop 612E, Phoenix, Arizona 85007 
 
Re:  An appraisal of a 20,552 square foot parcel of land located between 7th Street 

and 7th Place, north of Portland Street in Phoenix, Arizona 
Landpro Valuation File Number 18.0130 

 
Dear Mr. O’Connell: 

 
At your request, I have appraised the above-referenced real property. The objective of 
this appraisal is to provide an opinion of the market value of the fee simple interest in 
the property. The intended user of this appraisal is the Arizona Department of 
Transportation and the Federal Highway Administration. The intended use of this 
appraisal is to assist in decisions regarding disposition of the property.  
 
As a result of my investigation and analysis, it is my opinion that the market value of the 
subject property is $575,000. 
 
This valuation is based upon the attached report and all of the assumptions and limiting 
conditions contained therein, including the understanding that I have no control of the 
use to which the report may be put by a subsequent reader of this report. Disclosure of 
the contents of this appraisal report is governed by the Bylaws and Regulations of the 
Appraisal Institute. Neither all nor any part of the contents of this report (especially any 
conclusions as to value, the identity of the appraiser, or the firm with which he is 
connected, nor any reference to the Appraisal Institute or the MAI designation) shall be 
disseminated to the public through advertising media, public relations media, news 
media, sales media, or any other public means of communication without prior written 
consent and approval of the undersigned. 
 
I refer the reader to the Underlying Assumptions and Limiting Conditions. I am not 
qualified to determine the presence of hazardous substances as they affect the site. 
This would include, but not be limited to, toxic chemicals, asbestos, radon gas, 
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methane, etc. Unless otherwise stated, the site is assumed to be unaffected by these 
substances. 
 
I certify, to the best of my knowledge and belief, that: 
 

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

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

 
3. I have no present or prospective interest in the property that is the subject of this 

report and no personal interest or bias with respect to the parties involved. 
 

4. I have performed no other services, as an appraiser 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.  

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

the parties involved with this assignment. 
 

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

 
7. My compensation for completing this assignment was not contingent upon the 

development or reporting of a predetermined value or direction in value that 
favors the cause of the client, the amount of the value opinion, the attainment of 
a stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this appraisal.    

 
8. My analyses, opinions, and conclusions were developed, and this report has 

been prepared, in conformity with the Uniform Standards of Professional 
Appraisal Practice (USPAP).  

 
9. I have made an on-site inspection of the property that is the subject of this report. 

 
10. No person provided significant real property appraisal assistance to the person 

signing this certification.  
  

11. 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 Practice of the Appraisal Institute.  
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12. The use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives. 

 
13. As of the date of this report, I have completed the continuing education program for 

Designated Members of the Appraisal Institute. 
 
I appreciate the opportunity to assist you. 
 
Respectfully submitted, 

 
J. Douglas Estes, MAI, SR/WA 
Certified General Real Estate Appraiser 
Certificate Number 30821, State of Arizona 
Expires October 31, 2019
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SUMMARY OF APPRAISAL 
 
 
Type of Property: The subject is a 20,552 net square foot parcel of 

vacant land.  
 
Location: Between 7th Street and 7th Place, north of Portland 

Street in Phoenix, Arizona 
 
Assessor's Parcel Number: Not assigned 
 
Objective of the Appraisal: To provide an opinion of the market value of the 

fee simple estate of the property 
 
Intended Use: To assist in decisions regarding disposition of the 

property.  
 
Intended Users: The Arizona Department of Transportation and the 

Federal Highway Administration 
 
Client: The Arizona Department of Transportation 
 
Site Area: 20,552 Square feet/0.4718 acre 

 
Flood Zone: Flood Zone X FEMA FIRM 04013C2205L, dated 

October 16, 2013 
 
Zoning: C-2, Intermediate Commercial District 
 
Building Area: None 
 
Highest and Best Use: Development of an urban use 
 
Final Conclusion of 
Market Value: $575,000 
 
Date of Inspection: May 23, 2018 
 
Effective Date  
of the Appraisal: May 23, 2018 
 
Date of Report: June 11, 2018 
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INTRODUCTION AND SCOPE OF THE APPRAISAL 
 
 
Appraisal Problem 
 
The Arizona Department of Transportation (ADOT) acquired the subject property as 
part of a larger property in for construction of the Phoenix – Casa Grande Highway. 
ADOT does not need the entire property for the freeway improvements and now 
wants to dispose of the property. ADOT wants to know the value of the property for 
disposition purposes. This appraisal is to provide an opinion of the market value of 
the fee simple interest in the property. This appraisal will be used by ADOT in 
disposition of the property.   
 
Identification of Property Appraised 
 
Property Type 
 
The subject property is vacant land.  
 
Location 
 
The subject property is located between 7th Street and 7th Place, north of Portland 
Street in Phoenix, Arizona 
 
Property Rights Appraised 
 
Fee simple interest 
 
Legal Description 
 
A complete legal description of the property was not available. Nonetheless, the 
property is identified and described in the Sketch Plan provided by the client and 
included on Page 39 of this report in the Property Description section. I also refer the 
reader to the Right of Way Disposal Report for a partial legal description of the 
property.  
 
Assessor’s Parcel Number 
 
Not assigned 
 
Owner and Ownership History 
 
According to public records, the subject property is owned by the State of Arizona 
through its Department of Transportation, which has owned the property for more 
than five years prior to the effective date of the appraisal. 
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The property is not currently listed for sale or under contract for sale. ADOT is 
considering disposing of the property, but has not yet listed the property for sale.  
 
Personal Property 
 
This appraisal does not include any personal property. 
 
Current Leases 
 
The property is not currently leased.  
 
Appraiser’s Client 
 
The Arizona Department of Transportation 
 
Intended Users of the Appraisal 
 
The Arizona Department of Transportation and the Federal Highway Administration 
 
Intended Use of the Appraisal 
 
To assist in decisions regarding disposition of the property 
 
Objective of the Appraisal 
 
To provide an opinion of the market value of the fee simple estate in the property 
 
Effective Date of the Appraisal  
 
May 23, 2018 
 
Date of Inspection  
 
May 23, 2018 
 
Date of Report 
 
June 11, 2018 
 
Assignment Conditions 
 
Assumptions and Limiting Conditions 
 
I refer the reader to the assumptions and limiting conditions at the end of this report.  
 
Extraordinary Assumptions and Hypothetical Conditions 
 
I refer the reader to the extraordinary assumptions and hypothetical conditions in the 
letter of transmittal, if any. 
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Jurisdictional Exceptions 
 
This appraisal was not completed under any jurisdictional exceptions. 
 
Definitions  
 
Market Value  
 
Market value is defined as “the most probable price estimated in terms of cash in 
United States dollars or comparable market financial arrangements that the property 
would bring if exposed for sale in the open market, with reasonable time allowed in 
which to find a purchaser, buying with knowledge of all of the uses and purposes to 
which it was adapted and for which it was capable.”1   
 
Fee Simple Estate 
 
Fee simple estate is defined as ”absolute ownership unencumbered by any other 
interest or estate, subject only to the limitations imposed by the governmental powers 
of taxation, eminent domain, police power, and escheat.”2 
 
Easement 
 
Easement is defined as “the right to use another’s land for a stated purpose.”3 
 
Scope of Work to Solve the Appraisal Problem 
 
The scope of work to solve the appraisal problem included the following: 
 
Inspection of the Subject Properties 
 
My inspection of the property included an on-site inspection of the property and 
photographing the property and adjacent roadways.  
 
Regional and Market Area Analysis 
 
I have researched and analyzed the four forces - geographic, social, economic, and 
governmental - that influence value for the market area. Where factual information is 
required, I have used several sources including: 
 

• Factfinder.census.gov 

• Federal Reserve Bank of St. Louis (FRED) 

• US Bureau of Labor Statistics 

                                            
1 Arizona Revised Statute 28-7091. 
2 Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago, Illinois, 2015), page 90.   
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago, Illinois, 2015), page 71.   
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• Arizona Economic Forecast Data published by University of Arizona 
Economic and Business Research Center, Eller College of Management 

• Colliers International Research and Forecast Report for the Greater Phoenix 
Land market  

• Arizona Indicator Data published in Arizona’s Economy by the University of 
Arizona’s Eller college of Management  

• The Greater Phoenix Blue Chip report 

• The Marcus & Millichap 2018 US Multifamily Investment Forecast Report 

• CoStar 

• My inspection of the area 
 
Property Description and Analysis 
 
I have researched and analyzed the subject properties. Where factual information is 
required, I have used several sources including: 
 

• City of Phoenix General Plan 

• City of Phoenix zoning map and applicable ordinances 

• Federal Emergency Management Agency Flood Insurance Rate Maps 

• Flood Control District of Maricopa County maps 

• Maricopa County Assessor's and Treasurer’s Offices 

• Arizona Regional Multiple Listing Service (ARMLS) 

• Information provided by the client 

• My inspection of the subject property 
 
Highest and Best Use Analysis 
 
When the objective of an appraisal is to estimate market value, the highest and best 
use analysis identifies the most profitable, competitive use to which the property can 
be put. Therefore, the highest and best use is a market-driven concept. In this 
appraisal, I have analyzed the highest and best use of the property, as vacant.  
 
Valuation Analysis 
 
For valuation of the subject property, I have used the sales comparison approach. 
The cost approach was not used due to the fact that fact that the property does not 
have any significant improvements. The income approach was not used due to the 
fact that similar properties are typically not leased at a rate that provides a fair return 
to the land, relative to its value. Therefore, only the sales comparison approach is 
used.  
 
In the valuation, I made several independent investigations and analyses concerning 
both the subject property and the subjects’ market area. The data collected and 
utilized in the valuation section is referenced in the report and the sources of the 
data and confirmation are also referenced. The degree of reliance, as well as the 
significance of the data and each approach, is also presented. I have gathered 
information from one or more of the following sources: 
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• CoStar 

• Maricopa County Recorder’s Office 

• Direct contact with listing/sales brokers, leasing agents, and property 
managers and owners 

• ARMLS Monsoon 

• Inspection of the comparable sales 
 

Reconciliation 
 
In the reconciliation section of the report, the valuation approaches are evaluated as 
to their pertinence and reliability to the appraisal problem. This analysis results in a 
final value conclusion.  
 
Professional Assistance 
 
No one provided assistance in the preparation and completion of this appraisal.  
 

Items Not Included in the Scope of Work 
 
I am not qualified to confirm or deny the existence of hazardous conditions, 
environmental contamination, soil defects, construction defects, other hidden defects 
or illegal conditions. The scope of this assignment did not include research, 
inspection or analysis of these items. Furthermore, the scope of this assignment 
does not include analysis or valuation of personal property.  
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PHOENIX AREA DATA 
 
 
Physical Characteristics 
 

General Description 
 
The Phoenix area is located in the south central portion of the State of Arizona and 
is called the “Valley of the Sun” by area residents because it is situated in a broad 
valley just below the point where the Salt River winds into the desert from the 
mountains to the north and east. In the Greater Phoenix Area, six major cities 
(Phoenix, Mesa, Tempe, Scottsdale, Glendale, and Chandler) contain more than 
80% of the area’s total population. Other outlying suburbs, including Gilbert, Peoria, 
Goodyear and Buckeye, are growing rapidly and are also becoming major centers of 
population. The rural areas of Maricopa and Pinal Counties are sparsely populated 
and contain less than one percent of the area’s total population. 
 

Land Use Patterns 
 
Current land use in the Phoenix area is tied to historic development patterns which 
are best described by dividing the overall area into four quadrants: Northeast, 
Southeast, Southwest and Northwest. 
 

The Northeast area is the most affluent portion of the metropolitan area and includes 
Northeast Phoenix (and the Biltmore area), Paradise Valley, Scottsdale and Cave 
Creek/Carefree. This area is predominantly characterized by residential growth, 
elegant shopping centers and light industrial development, which are concentrated 
around the Scottsdale Airpark. It also contains the majority of the area’s resort 
hotels, with the City of Scottsdale distinguished as a nationally ranked resort 
destination.  
 

The Southeast area includes the suburban Cities of Mesa, Tempe, Gilbert, Queen 
Creek and Chandler. This area is characterized by residential growth, including 
numerous, large, master planned residential developments, and commercial and 
industrial developments along the various freeways. The Southeast area’s economic 
base has developed a separate identity which includes various major industrial 
employers, and allows it to compete aggressively with the major industrial and 
commercial office districts of Phoenix.  
 

The Northwest Area was historically a topographically flat area of farming and 
moderate-quality housing; however, the outlying northwest suburbs have 
experienced a substantial amount of new growth, including numerous master 
planned residential districts with golf courses, lake amenities, up-scale retail 
development and luxury homes in the outlying areas. The Northwest Area includes 
northwest Phoenix, Peoria, Glendale, Surprise and Sun City. 
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The Southwest Area is a relatively flat, industrial and agricultural district which is 
gradually being developed with a variety of residential, commercial and industrial 
uses. The outlying suburbs include Avondale, Goodyear, Buckeye and Litchfield. 
Most of the new development extends along the I-10 Freeway, where there are 
various master-planned developments with attractive housing and upscale retail 
uses. 
 
The transportation system, along with other geographical and economic factors, 
helps to determine the shape of a metropolitan area.  A mile-square grid pattern of 
major streets, perhaps more than any other factor, has contributed to the low-
density, omni-directional pattern of growth in the Phoenix area. On surface streets, 
private automobiles comprise approximately 95 percent of the traffic volume. 

 

Historically, developed freeways in the Phoenix area have been mostly extensions of 
the Interstate highways connecting the Phoenix area to other distant areas.  
Interstate 10 enters Phoenix from the west, passes through central Phoenix and 
then generally goes southeasterly to the Tucson area and beyond.  Interstate 17 
enters the Phoenix area from the north, extending south through north central 
Phoenix, where it turns east and connects with Interstate 10.  US 60 enters the 
Phoenix area from the east, passing through Apache Junction, Mesa and Tempe, 
where it connects with Interstate 10.  
 

The other freeways throughout the Phoenix area provide linkages from local 
neighborhoods to these primary freeways. The Loop 101 Freeway encircles most of 
Metro-Phoenix forming an irregular ¾ circle. The Loop 202 Freeway encircles most 
of the southeast suburbs. The layout of area transportation has had a significant 
impact on land use patterns throughout the Phoenix area.  Commercial land uses 
are located mostly along section-line arterials, especially at arterial intersections, 
and residential uses are located more often along feeder streets. Extensive industrial 
uses and large office projects have been developed along the freeways, especially 
Interstate Highways 10 and 17. 
 

Area Resources 
 

The greater Phoenix area provides a variety of economic resources including a 
young and skilled labor force, an abundant supply of water and energy, adequate 
educational and technical schools, a relatively low cost of living due to low housing 
costs, a variety of year-round recreational/entertainment activities and an abundance 
of vacant land. 
 
Demographic Characteristics 
 
The following are current and historic demographic characteristics of the Phoenix-
Mesa-Scottsdale metropolitan statistical area (Maricopa and Pinal Counties): 
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Phoenix, Mesa, Scottsdale MSA Demographic Data

Population Number % Growth Gender (2016) Number Percentage

2010        4,204,148 Males 2,315,356  49.67%

2011        4,247,852 1.04% Female 2,346,181  50.33%

2012        4,321,686 1.74% Total 4,661,537  100.00%

2013        4,390,565 1.59%

2014        4,470,712 1.83% Housing Tenure (2016)

2015        4,558,145 1.96% Owner-Occupied 61.7%

2016        4,648,498 1.98% Renter-Occupied 38.3%

2017        4,737,270 1.91%

Median Home Value (2016) $231,000

Household Size (2016) 2.76               

Owner-Occupied 2.74               Household Income (2016)

Renter-Occupied 2.79               Less than $10,000 6.60%

$10,000 To $14,999 4.10%

Age Distribution (2016) $15,000 To $24,999 8.60%

Under 5 years 6.60% $25,000 To $34,999 9.50%

5 To 17 years 17.9% $35,000 To $49,999 13.80%

18 To 24 years 9.2% $50,000 To $74,999 18.90%

25 To 34 years 14.2% $75,000 To $99,999 12.80%

35 To 44 years 13.0% $100,000 To $149,999 14.10%

45 To 54 years 12.7% $150,000 To $199,999 5.70%

55 To 64 years 11.4% $200,000 Or more 5.90%

65 To 74 years 8.9% Median Income $58,075

75+ Years 6.2% Mean Income $80,235

Median Age 37                  

Source:  Factfinder.census.gov

 
Economic Characteristics 
 
According to the  University of Arizona Economic and Business Research Center 
Fourth Quarter 2017 Economic Outlook Update, “Arizona is generating solid 
economic growth, outpacing the nation but not keeping up with our own past history. 
Job gains decelerated again in the third quarter, continuing the pattern begun at the 
end of 2016. Income gains have been a bit stronger so far this year, likely reflecting 
the increase in the state’s minimum wage and tighter overall labor markets.” 
 
“The outlook calls for the state to continue to grind out solid gains, assuming the 
national economy avoids recession. While those gains are expected to beat the 
national average, they will likely be slow compared to growth rates routinely posted 
during the 30 years before the Great Recession. Most of the job growth during the 
next decade will be in service-providing sectors, particularly education and health 
services; professional and business services; trade, transportation, and utilities; and 
leisure and hospitality.” 
 
“Both of Arizona’s largest metropolitan statistical areas (MSAs) are forecast to 
expand during the forecast period. The Phoenix MSA is expected to remain the 
economic engine of the state, driving job, income, and population growth. The 
Tucson MSA economy is expected to continue improving, but at a moderate pace.” 
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Employment and Unemployment 
 
The following chart shows employment growth for the Phoenix-Mesa-Scottsdale 
MSA between 1990 and 2018. The table indicates that employment declined from 
2008 to 2010. Since 2010 employment growth has resumed and increased above 
the peak of 2008.  
 

 
 
 
The following table shows unemployment in the Phoenix-Mesa-Scottsdale MSA 
between 2000 and 2018. The table indicates that unemployment has declined from 
the peak of over 10% in 2010 to the current level below 5%.  
 

 
 

 
According to Arizona Economic Forecast Data, published by the University of 
Arizona, the five-year forecast for personal income, retail sales, nonfarm 
employment, population and residential permits are summarized in the following 
table: 
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These projections indicate that personal income, retail sales, employment, 
population and residential permits will all increase from 2016 through 2021.  
 
Real Estate Market Conditions 
 

Land Market Conditions 
 
According to the Colliers International Research & Forecast Report for the Greater 
Phoenix Land market for the Second Half of 2017, “sales of land parcels accelerated 
significantly in 2017. Total sales velocity for the year was up 33 percent from the 
2016 total. Transaction activity in the second half of 2017 was up 17 percent from 
the first half of the year and outpaced levels from the second half of 2016 by 26 
percent.” 
 
“Sales prices in land transactions ticked higher in the second half of the year. The 
median price in the second half of 2017 was $4.21 per square foot, up 3 percent 
from the median price in the first half. In 2017, the median price for the full year was 
$4.16 per square foot, 8 percent higher than the median price in 2016.” 
 
“Sales of land parcels for residential uses accounted for more than 60 percent of the 
total land transactions in Greater Phoenix in 2017, similar to levels in previous years. 
Annual sales of land for residential uses rose by 33 percent from 2016 to 2017. 
Activity in land for residential uses was up 25 percent in the second half of 2017 
compared to the first half of the year.” 
 
“Prices of land for residential development were mixed in 2017. For the full year, the 
median price was $3.42 per square foot, 6 percent lower than the median price in 
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2016. Prices rose in the second half of the year; the median price during the second 
half of 2017 was $3.90 per square foot, up 25 percent from the median price in the 
first half.” 
 
“Sales of land for commercial uses slowed during the second half of the year but 
posted strong annual gains. Transaction activity in land deals for commercial uses 
slowed 6 percent from the first half of the year to the second half. Sales velocity in 
2017 outpaced the 2016 total by 32 percent.” 
 
“Prices for land for commercial uses dipped in the second half of the year, but were 
up from 2016 levels. The median price in land sales for commercial use was $4.70 
per square foot in the second half of the year, down 7 percent from the first half 
median price. The median price for all of 2017 was $4.82 per square foot, up from 
$4.37 per square foot in 2016.” 
 
“The robust tenant demand for industrial space is fueling development of new 
buildings. Land sales for industrial uses spiked by 35 percent from 2016 to 2017. 
Transaction volume was up 17 percent in the second half of the year.” 
 
“The median price for land for industrial uses was $4.70 per square foot in 2017, up 
19 percent from the median price in 2016. Prices dipped a bit in the second half of 
the year; the median price during the second half of 2017 was $4.30 per square 
foot.” 
 
“The housing market in Greater Phoenix is strengthening, providing the fuel for land 
sales. The number of land sales have increased in each of the past few years and 
another uptick is likely in 2018. The rise in transaction velocity has mirrored housing 
permitting trends. Single-family housing permits have increased by approximately 10 
percent per year since 2016, and a similar increase is forecast for the year ahead. 
The commercial real estate market is also improving, which will support land sales 
for commercial and industrial uses. Land sales for commercial and industrial 
construction each accelerated by more than 30 percent in 2017, and additional 
increases could be in line if the economy continues to expand and commercial 
vacancies tighten further.” 
 
Single-Family Residential Market Conditions 
 
According to Arizona Indicator Data published in Arizona’s Economy by the 
University of Arizona’s Eller college of Management, residential permits for the 
Phoenix area over the last ten years are as follows: 
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Phoenix, Mesa, Scottsdale MSA Historic Residential Permits

Year Single-Family % Change Multi-Family % Change Total % Change

2008 11,369 6,045 17,414

2009 8,754 -23% 717 -88% 9,471 -46%

2010 7,331 -16% 945 32% 8,276 -13%

2011 7,494 2% 1,987 110% 9,481 15%

2012 11,821 58% 3,649 84% 15,470 63%

2013 12,770 8% 4,367 20% 17,137 11%

2014 11,742 -8% 8,899 104% 20,641 20%

2015 16,768 43% 7,092 -20% 23,860 16%

2016 18,380 10% 9,850 39% 28,230 18%

2017 20,455 11% 8,887 -10% 29,342 4%

 
 
This data indicates that single-family permits have increased in six of the last seven 
years, with a small decline in 2014. Multi-family permits have increased in six of the 
last eight years, with small declines in 2015 and 2018. And total residential permits 
have increased in each of the last seven years.   
 
Furthermore, according to the Greater Phoenix Blue Chip Construction Forecast, 
“the outlook for single family permits remains very positive. After a gain of 7.2% last 
year, the panel expects single family permits to increase by another 26% this year 
and 12% next year. This implies two very good years. Unlike the past few years, the 
range of the forecasts is relatively narrow. For example, for this year, the range is 
22,500 permits to 27,500 permits.” 
 
“As for apartments, permits are expected to moderate modestly over the forecast 
period. But, vacancy rates are expected to stay low by historic standards. Over the 
past several years, most of what was permitted was upper-end apartments located 
in a few “A” locations. What the market seems to need now is worker housing (as 
opposed to subsidized housing). Given the current imbalance in the supply/demand 
situation for labor and the increasing level of construction costs, delivering 
moderately priced apartments seems to be a challenge.” 
 
The forecast for single and multi-family residential permits for 2018 and 2019 are as 
follows: 
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As indicated in this table, it is anticipated that single-family residential permits will 
continue to increase and multi-family residential permits will decline slightly. Overall 
total residential permits will increase slightly 
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Multi-Family Market Conditions 
 
According to the Marcus & Millichap 2018 US and Canada Multifamily Investment 
Forecast Report: 

 
“Development climbs further as household growth doubles the national rate. 
Phoenix will record healthy employment growth headlined by finance and 
insurance employers in 2018, while hotels, bars and restaurants continue to 
be a constant behind the city’s flourishing economy and robust household 
formation this year. In 2017, Phoenix gained approximately 100,000 new 
residents with about 20 percent consisting of 20- to 34-year-olds. The growing 
number of young professionals will persist, resulting in strong housing 
demand and escalated completions this year. The Biltmore area and 
neighborhoods adjacent to the Arizona State University campus in Tempe will 
experience the most construction activity with a combined 3,000 units slated 
for delivery in the next four quarters. Although the substantial ow of new units 
will result in a vacancy hike this year, net absorption will be fueled by in-
migration.” 
 
“Satisfying returns preserve investor interest. Last year, rents in Scottsdale, 
particularly near Old Town, noted considerable boosts. In the past, buyers 
have found lucrative opportunities in this area thanks to its ability to push 
rents and generate strong revenue growth. Cap rates in South Scottsdale are 
typically in the high-5 percent range and the submarket will remain a highly 
sought location for acquisitions. While investors have posted favorable initial 
returns in the East Valley, they have also found success in western suburbs 
such as Glendale. Here, buyer interest will remain strong due to steady rent 
growth and value-add opportunities. In recent years, Glendale has 
consistently logged first-year yields stretching across the 6 percent expanse. 
As the apartment market fundamentals remain heightened, the bidding 
environment will stay competitive with excess capital chasing limited listings.” 

 
Office Market Conditions 
 
According to information obtained from CoStar, “the Phoenix Office market ended 
the first quarter 2018 with a vacancy rate of 14.3%. The vacancy rate was up over 
the previous quarter, with net absorption totaling positive 248,547 square feet in the 
first quarter. Vacant sublease space increased in the quarter, ending the quarter at 
1,762,261 square feet. Rental rates ended the first quarter at $25.00, an increase 
over the previous quarter. A total of five buildings delivered to the market in the 
quarter totaling 391,456 square feet, with 2,918,300 square feet still under 
construction at the end of the quarter.” 
 
Total historic office market statistics for the Phoenix area from CoStar are 
summarized as follows: 
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Furthermore, according to the First Quarter 2018 Greater Phoenix Blue Chip 
forecast, “the outlook for office also remains good. Spec construction is expected to 
be stable over the next two years. Absorption is expected to exceed new supply. 
The result is a modest decline in vacancy rates over the next two years. This is a 
positive.” The concensus office forecast for the Phoenix area for 2018 and 2019 are 
as follows: 
 

First Quarter 2018 Greater Phoenix Blue Chip Consensus Forecast-Office 

 
Year 

Construction (Millions 
Square Feet) 

 
Vacant (Year End) 

Absorption (Millions 
of Square Feet) 

2018 1.57 15.90% 2.57 

2019 2.23 15.30% 2.61 

 
 
Retail Market Conditions 
 
According to information obtained from CoStar, “the Phoenix retail market 
experienced a slight improvement in market conditions in the first quarter 2018. The 
vacancy rate went from 7.8% in the previous quarter to 7.5% in the current quarter. 
Net absorption was positive 827,456 square feet, and vacant sublease space 
decreased by (44,145) square feet. Quoted rental rates increased from fourth 
quarter 2017 levels, ending at $15.33 per square foot per year. A total of 21 retail 
buildings with 253,885 square feet of retail space were delivered to the market in the 
quarter, with 1,206,731 square feet still under construction at the end of the quarter.” 
 
Total historic retail market statistics for the Phoenix area from CoStar are 
summarized as follows: 
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Furthermore, according to the First Quarter 2018 Greater Phoenix Blue Chip 
forecast, “there was little change in the outlook for retail. Spec construction is 
expected to remain modest by historic standards, while absorption is flat. And 
vacancy rates are projected to stay about where they have been over the past few 
years. Not surprisingly, the retail category is the least positive of the commercial 
pictures painted by the panel.” The consensus retail forecast for the Phoenix area for 
2018 and 2019 are as follows: 
 

First Quarter 2018 Greater Phoenix Blue Chip Consensus Forecast-Retail 

 
Year 

Construction (Millions 
Square Feet) 

 
Vacant (Year End) 

Absorption (Millions 
of Square Feet) 

2018 0.92 8.90% 1.75 

2019 1.14 8.80% 1.98 

 
 
Industrial Market Conditions 
 
According to information obtained from CoStar, “the Phoenix Industrial market ended 
the first quarter 2018 with a vacancy rate of 7.2%. The vacancy rate was down over 
the previous quarter, with net absorption totaling positive 1,323,625 square feet in 
the first quarter. Vacant sublease space increased in the quarter, ending the quarter 
at 811,726 square feet. Rental rates ended the first quarter at $7.28, an increase 
over the previous quarter. A total of 12 buildings delivered to the market in the 
quarter totaling 746,200 square feet, with 6,630,296 square feet still under 
construction at the end of the quarter.” 
 
Total historic industrial market statistics for the Phoenix area from CoStar are 
summarized as follows: 
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Furthermore, according to the First Quarter 2018 Greater Phoenix Blue Chip 
forecast, “the industrial outlook remains positive as well. Spec construction is 
expected to remain strong as is the level of absorption. Given the current strong 
economic outlook, this seems likely. The forecast does indicate, though, that the 
level of absorption is expected to be more modest in 2018 and 2019 than it was in 
2016 and 2017. Even so, the overall level of industrial vacancies is projected to 
remain low by historic standards.” The concensus industrial forecast for the Phoenix 
area for 2018 and 2019 are as follows: 
 

First Quarter 2018 Greater Phoenix Blue Chip Consensus Forecast-Industrial 

 
Year 

Construction (Millions 
Square Feet) 

 
Vacant (Year End) 

Absorption (Millions 
of Square Feet) 

2018 4.80 7.90% 5.97 

2019 4.94 7.70% 5.75 

 
 
Political - Governmental (Including Public Utilities):  
 

In addition to federal, state, county, and municipal levels of government, other 
special districts, such as water irrigation districts and school systems levy taxes and 
provide services. Primary sources of revenue utilized by the state government 
include a personal state income tax and a sales tax on retail sales. The state 
legislature maintains a tight control over the level of taxes imposed by lower levels of 
government. Funding of the lower levels of government is achieved primarily through 
property taxes and a retail sales tax. 
 

Growth 
 
Local municipalities within the metropolitan Phoenix area have always been 
generally supportive of growth. During the expansionary cycle of the 1990’s most of 
the cities in the region implemented strong infrastructure development programs 
rather than institute slow or anti-growth policies. Although some rapidly growing 
cities have struggled with providing adequate infrastructure, city governments have 
typically been willing to re-zone land for higher density residential uses as well as for 
commercial-industrial land uses. 
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Education 
 

The Metropolitan Phoenix area is served by 55 school districts with over 300 
elementary schools and over 50 high schools. Arizona State University, the state's 
largest university with an enrollment of nearly 60,000 is located in Tempe, a Phoenix 
suburb.  In addition, several private universities and ten community colleges with 
various branch campuses are also located within the metropolitan area. 
 
Police and Fire Protection 
 
Police and fire protection are typically provided on the municipal and county level 
and do not differ significantly between the various municipalities. 
 
Utilities 
 

Electrical service is provided primarily by two utilities, Arizona Public Service, a 
privately owned regulated utility, and the Salt River Project, a quasi-governmental 
agency established by the U.S. Government. Electrical rates, although slightly higher 
than the national norm, are within a competitive range. Sufficient electricity capacity 
is available for projected needs. Natural gas is provided by Southwest Gas, a 
regulated private company. Other services such as water, sewer, garbage collection, 
telephone, and cable TV are provided by the municipalities or by publicly regulated 
private companies. 
 
Conclusion 
 

With adequate resources to accommodate the anticipated growth in population and 
employment, a mild climate and affordable housing, the long-term outlook for the 
Phoenix area is positive.  
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MARKET AREA ANALYSIS 
 

 
 
Delineation and Overview 
 
Location: The subject property is located between 7th Street 

and 7th Place, north of Portland Street  in Phoenix, 
Arizona. The subject's market area is located 
entirely within the City of Phoenix. 

 
Market Area Boundaries:  
 
     North: Thomas Road  
     South: Buckeye Road  
     East: 12th Street  
     West: 15th Avenue  
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Property Types/Land-Use Patterns 
 
Property Types:  The subject market area includes a mix of 

commercial, industrial, residential and public uses. 
 
Master Planned Areas: None 
 
Golf Courses: Phoenix Country Club, Encanto Municipal Golf 

Course, Encanto Nine Golf Course, and Palo 
Verde Golf Club 

 
Residential Development: The residential development in the market area is 

a mix of low-density, single-family and multi-family 
residential development. The newer residential 
development is medium and high density.  

 
Commercial Development: Commercial development within the market area 

includes a combination of office and retail uses. 
Most of the retail uses are located at or near 
arterial intersections. Office development is the 
most prominent commercial use represented by 
low, mid and high-rise structures. Central Avenue 
is characterized by relatively high development 
densities. Major mixed-use office and retail 
developments include One Central Park East, 
Collier Center, CityScape and Arizona Center.  

 
Industrial Development: Industrial development is generally located within 

the south portion of the market area, south of 
Union Pacific Railroad tracks.  

 
Agricultural Land: The market area does not have any significant 

agricultural land. 
 
Other Uses: Other land uses in the market area include Talking 

Stick Resort Arena, Chase Field, Phoenix Art 
Museum, Phoenix Museum of History, Phoenix 
Symphony Hall, Comerica Theater, Orpheum 
Theatre, Phoenix Convention Center, Arizona 
Science Center, Phoenix Municipal County, 
Arizona Downtown Superior Court Complex, 
United Stated District Court, City of Phoenix 
Offices, Banner Good Samaritan Hospital, St. 
Mary’s Catholic High School, Margaret T. Hance 
Park, the Burton Barr Central Library, Arizona 
State University Downtown Phoenix, The 
University of Arizona College of Medicine, the 
Arizona State University Preparatory Academy 
and a number of public parks.  
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Undeveloped Land: Based on my review of aerial photographs and 

inspection of the market area, there remains very 
little undeveloped land in the market area.  

 
Quality and Condition: The existing uses in the market area generally 

have average-to-good quality improvements. 
Some of the properties were developed more 50 
years ago. Nonetheless, many have been well 
maintained and are in average-to-good condition 
for their age. Furthermore, as a desirable central 
location, the market area has experienced a large 
amount of redevelopment. As a result, some of the 
developed properties are relatively new and in 
good condition. Therefore, although the market 
area is older, the existing uses are in generally 
average-to-good condition.  

 
Surrounding Land Uses: The surrounding market areas have generally 

similar uses with a combination of residential, 
commercial and industrial uses.  

 
Market Area Cycle: A typical development cycle of a market area 

evolves through four stages: growth, stability, 
decline and revitalization. Overall, the 
neighborhood is in a revitalization stage of the 
typical neighborhood life cycle, with 
redevelopment of previously improved parcels 
generally required for new development. 

 
 The following information from Downtown 

Phoenix, Inc. summarizes the amenities and 
redevelopment that is occurring in the area.  
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Basic Transportation/Linkage 
 
Arterial Roadways: Primary transportation routes within the subject 

market area are provided by arterial streets arranged 
in rectangular grids. Major north/south arterials 
include Avenue, 7th Avenue, Central Avenue and 7th 
Street. Minor north/south arterials include 5th Avenue, 
3rd Avenue, 1st Avenue, 3rd Street and 4th Street. 
East/west arterials include Thomas Road, McDowell 
Road, Van Buren Street, Washington Street, 
Jefferson Street, Lincoln Street, and Buckeye Road.  

 
Freeway Access: The market area has good access to nearby 

freeways. Interstate 10 bisects the market area from 
east-to-west between McDowell Road and Van Buren 
Street.  Interstate 17 is located south and west of the 
market area. State Route 51 extends north and south 
east of the market area. These freeways provide 
excellent linkage to other portions of the Phoenix 
area.  

 
Airports: Sky Harbor Airport is the primary airport in the 

Phoenix area and is located approximately two miles 
southeast of the market area.  

 
Rail Service: The Union Pacific Railroad tracks bisect the market 

area. There is a rail yard east of the market (east of 
7th Street) and south of the Union Pacific Railroad 
tracks.  

 
Light Rail Service: Light rail extends through the market area along 

Central Avenue, Washington Street and Jefferson 
Street.  

 
Bus Transportation: Public bus transportation is available throughout the 

market area.  
 
Estimated Commute Times: 
 
     Downtown Phoenix: Within the market area 
     Sky Harbor Airport: 5 Minutes 
     Downtown Scottsdale: 20 Minutes 
     Downtown Tempe: 20 Minutes 
     Downtown Mesa: 25 Minutes 
     Downtown Chandler: 30 Minutes 
     Downtown Gilbert: 30 Minutes 
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     Downtown Glendale: 20 Minutes 
     Downtown Tolleson: 20 Minutes 
     Downtown Goodyear: 20 Minutes 
 
Availability of Support Facilities and Services 
 
Schools: The subject market area includes portions of the 

Phoenix Elementary School District, Phoenix Union 
High School District, Osborn Elementary District, 
Alhambra Elementary District, Madison Elementary 
District and a number of private schools. The market 
area appears to be adequately served by the schools 
located within the market area. Arizona State 
University Downtown Campus and the University of 
Arizona College of Medicine are located south of the 
market area. Other colleges and universities are 
located in nearby market areas.  

 
Utilities: Water and sewer services are provided throughout 

the market area by the City of Phoenix. Electricity is 
provided by SRP or APS, depending on the location. 
Natural gas is provided by Southwest Gas Company, 
where available. Telephone service is provided by 
CenturyLink and others. Cable television is provided 
by Cox. Utilities are generally adequate and are 
provided at costs competitive with the rest of the 
metropolitan area.  

 
Police Protection: Police protection is provided by the City of Phoenix. 
 
Fire Protection: Fire protection is provided by the City of Phoenix. 
 
Healthcare: A variety of healthcare services are provided in or 

near the market area. Facilities providing these 
services include Arizona Heart Hospital, Phoenix 
Children’s Hospital, Phoenix Indian Hospital, St. 
Joseph’s Hospital and Banner Good Samaritan 
Hospital. Any healthcare services that are not 
available within or near the market area are available 
within the other surrounding market areas.  

 
Retail Services: The market area has a variety of retail services, 

located throughout the market area. These services 
are generally adequate.  

 



 

Landpro Valuation File Number 18.0130 Page 30 

Cultural and Recreational 
 Amenities: Cultural and recreational amenities in, or near, the 

market area include museums, libraries, the Arizona 
Science Center, Chase Field, Talking Stick Resort 
Arena, Phoenix Convention Center, Comerica 
Theater, Orpheum Theater, and hiking trails.  

 
Demographic Trends According to information obtained from CoStar, 

demographic trends within approximately a one, three 
and five mile radius of the subject property are as 
follows: 

 
Population          1-Mile            3-Mile              5-Mile 
2023 Projection: 24,551 143,754 435,170 
2018 Estimate: 22,455 132,501 401,358 
2010 Census: 18,168 114,118 346,184 
Proj. Growth 2018-2023: 9.33% 8.49% 8.42% 
Hist. Growth 2010-2018: 23.60% 16.11% 15.94% 
Households    
2023 Projection: 10,318 53,417 153,641 
2018 Estimate: 9,374 49,109 141,380 
2010 Census: 7,287 41,836 121,263 
Proj. Growth 2018-2023: 10.07% 8.77% 8.67% 
Hist. Growth 2010-2013: 28.64% 17.38% 16.59% 
Owner Occupied: 2,630(28%) 17,677 (36%) 59,055 (42%) 
Renter Occupied: 6,744(72%) 31,432 (64%) 82,325 (58%) 
2018 Average HH Income $58,041 $56,802 $57,118 
2018 Median HH Income: $34,652 $38,007 $38,978 
Housing    
2018 Median Home Value: $259,627 $204,396 $192,249 
2018 Median Year Built: 1965 1962 1967 

 
 
Real Estate Market Conditions  
 
Multi-Family Market Trends: According to information obtained from CoStar, as of 

the end of the First Quarter of 2018, the market area 
had 208 apartment buildings with a total of 8,115 
units. Eleven new apartment projects with 1,829 units 
was added in the last three years. Of the total 
inventory, 922 units or 11.4% were vacant at the end 
of the First Quarter. The vacancy rate has fluctuated 
between 7.6% and 15.0% over the last three years. 
Net absorption has been positive in 7 of the last 12 
quarters and negative in 10 of the last 12 quarters. 
Overall absorption has been positive 1,348 units over 
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the last 12 quarters. The effective range rate per unit 
has increased from a low of $961 in the Second 
Quarter of 2015 and ended the First Quarter of 2018 
at $1,082. The historic multi-family statistics for the 
market area from CoStar are summarized as follows: 

 
Multi-Family Market Area Statistics Through the First Quarter 2018

Inventory Vacant Net Absorption Deliveries Under Construction Effective Rent

Quarter Buildings Units Units Percent Units Buildings Units Buildings Units Per Unit

2018 Q1 208 8,115 922 11.4 295 0 - 7 1,783 $1,082 

2017 Q4 208 8,115 1,216 15 110 1 317 6 1,464 $1,075 

2017 Q3 207 7,800 1,011 13 342 1 367 6 1,522 $1,100 

2017 Q2 206 7,433 987 13.3 133 2 360 6 1,579 $1,120 

2017 Q1 205 7,074 760 10.7 139 0 - 6 1,382 $1,110 

2016 Q4 205 7,074 899 12.7 98 3 445 4 1,042 $1,107 

2016 Q3 202 6,629 553 8.3 21 0 - 7 1,487 $1,104 

2016 Q2 202 6,629 574 8.7 114 1 118 7 1,487 $1,115 

2016 Q1 201 6,511 570 8.8 121 2 214 7 1,290 $1,089 

2015 Q4 199 6,297 477 7.6 48 0 - 7 1,019 $1,016 

2015 Q3 200 6,349 577 9.1 -7 1 8 7 1,019 $1,047 

2015 Q2 199 6,341 562 8.9 -66 0 - 4 302 $961 

Total 1348 11 1829
 

 
Office Market Trends: Within the market area, according to information 

obtained from CoStar, as of the end of the First 
Quarter of 2018, the market area had 475 office 
buildings with 16,521,209 square feet of space. Over 
the prior three years, two new buildings with 148,394 
were added. One new building with 240,000 square 
feet of space is currently under construction. Of the 
total inventory, 2,409,881 square feet, (14.6%) were 
vacant at the end of the First Quarter. The vacancy 
rate has fluctuated between 13.7 and 15.2% over the 
last three years. Net absorption of office space has 
been positive in 6 of the last 12 quarters and negative 
in 6 of the last 12 quarters for a total net absorption of 
positive 93,044 square feet. The average rental rate 
was $26.51 per square foot at the end of the First 
Quarter of 2018. The rental rate has trended upward 
from $22.14 in the Second Quarter of 2015. The 
historic office statistics for the market area from 
CoStar are summarized as follows: 
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Office Market Area Statistics Through the First Quarter 2018

Inventory Vacant Net Absorption Deliveries Under Construction Office Base

Quarter Buildings Square Feet Square Feet Percent Square Feet Buildings Square Feet Buildings Square Feet Rent Overall

2018 Q1 475 16,521,209 2,409,881 14.6 126,972 1 26,174 1 240,000 $26.51 

2017 Q4 474 16,495,035 2,510,679 15.2 -24,689 0 0 2 266,174 $26.35 

2017 Q3 474 16,495,035 2,485,990 15.1 -1,630 0 0 1 26,174 $25.47 

2017 Q2 474 16,495,035 2,484,360 15.1 -37,483 0 0 1 26,174 $24.84 

2017 Q1 475 16,513,035 2,464,877 14.9 -124,761 0 0 1 26,174 $24.52 

2016 Q4 476 16,553,035 2,380,116 14.4 -9,813 1 122,220 0 0 $23.81 

2016 Q3 475 16,430,815 2,248,083 13.7 7,461 0 0 1 122,220 $23.62 

2016 Q2 475 16,430,815 2,255,544 13.7 76,619 0 0 1 122,220 $23.14 

2016 Q1 475 16,430,815 2,332,163 14.2 45,078 0 0 1 122,220 $22.96 

2015 Q4 475 16,430,815 2,377,241 14.5 36,304 0 0 1 122,220 $22.89 

2015 Q3 475 16,430,815 2,413,545 14.7 -23,030 0 0 1 122,220 $22.55 

2015 Q2 475 16,430,815 2,390,515 14.5 22,016 0 0 0 0 $22.14 

Total 93,044 2 148,394

 
 
Retail Market Trends: Within the market area, according to information 

obtained from CoStar, as of the end of the First 
Quarter of 2018, the market area had 237 retail 
buildings totaling 1,907,691 square feet of space. 
Over the prior three years, six new buildings with 
27,793 square feet were added. Five new buildings 
with 24,746were under construction at the end of the 
First Quarter of 2018. Of the total inventory, 197,116 
square feet (10%) were vacant at the end of the First 
Quarter. The vacancy rate has fluctuated between 6.5 
and 11.3% over the last three years. Net absorption 
has been positive in 9 of the last 12 quarters and 
negative in 3 of the last 12 quarters. Overall 
absorption has been positive 112,699 square feet 
over the three-year period. The average rental rate 
was $25.95 per square foot at the end of the First 
Quarter of 2018. The rental rate has trended upward 
from a low of $15.97 per square foot in the Second 
Quarter of 2015. The historic retail statistics for the 
market area from CoStar are summarized as follows: 
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Retail Market Area Statistics Through the First Quarter 2018

Inventory Vacant Net Absorption Deliveries Under Construction Retail Base

Quarter Buildings Square Feet Square Feet Percent Square Feet Buildings Square Feet Buildings Square Feet Rent Overall

2018 Q1 237 1,970,691 197,116 10 1,774 2 6,446 5 24,746 $25.95 

2017 Q4 235 1,964,245 192,444 9.8 -43,660 0 0 7 31,192 $24.85 

2017 Q3 235 1,964,245 148,784 7.6 -13,101 0 0 7 31,192 $24.25 

2017 Q2 235 1,964,245 135,683 6.9 3,299 1 11,372 5 24,746 $21.20 

2017 Q1 234 1,952,873 127,610 6.5 35,077 1 2,475 6 36,118 $18.84 

2016 Q4 233 1,950,398 160,212 8.2 -16,183 0 0 3 18,395 $17.51 

2016 Q3 233 1,950,398 144,029 7.4 1,800 0 0 3 18,395 $19.13 

2016 Q2 233 1,950,398 145,829 7.5 31,917 0 0 2 15,920 $17.60 

2016 Q1 233 1,950,398 177,746 9.1 12,574 2 7,500 1 11,372 $17.95 

2015 Q4 231 1,942,898 182,820 9.4 7,756 0 0 3 18,872 $17.29 

2015 Q3 231 1,942,898 190,576 9.8 28,121 0 0 3 18,872 $16.87 

2015 Q2 231 1,942,898 218,697 11.3 63,325 0 0 2 14,372 $15.97 

Total 112,699 6 27,793  
 
Industrial Market Trends: Within the market area, according to information 

obtained from CoStar, as of the end of the First 
Quarter of 2018, the market area had 235 industrial 
buildings (including flex buildings) totaling 3,975,930 
square feet of space. Over the prior three years, no 
new buildings were added. One building with 6,650 
square feet was under construction at the end of the 
First Quarter of 2018. Of the total inventory, 136,940 
square feet (3.4%) were vacant at the end of the First 
Quarter of 2018. The vacancy rate has declined from 
a high of 10.1% in the Second Quarter of 2015.  Net 
absorption has been positive in 7 of the last 12 
quarters and negative in 5 of the last 12 quarters with 
total net absorption of 52,404 square feet. The rental 
rate ended the First Quarter of 2018 at $7.85 per 
square foot. The rental rate has trended downward 
from a high of $14.88 per square foot in the Fourth 
Quarter of 2015. The large downward trend appears 
to be due to the class of space being marketed and 
not the actual trend in the market. The historic 
industrial and flex statistics for the market area from 
CoStar are summarized as follows: 

 



 

Landpro Valuation File Number 18.0130 Page 34 

Industrial Market Area Statistics Through the First Quarter 2018

Inventory Vacant Net Absorption Deliveries Under Construction

Quarter Buildings Square Feet Square Feet Percent Square Feet Buildings Square Feet Buildings Square Feet Rent Overall

2018 Q1 235 3,975,930 136,940 3.4 11,888 0 0 1 6,650 $7.85 

2017 Q4 235 3,975,930 148,828 3.7 -11,043 0 0 0 0 $7.66 

2017 Q3 235 3,975,930 137,785 3.5 81,806 0 0 0 0 $7.31 

2017 Q2 235 3,975,930 219,591 5.5 20,960 0 0 0 0 $8.48 

2017 Q1 235 3,975,930 240,551 6.1 7,020 0 0 0 0 $7.68 

2016 Q4 235 3,975,930 247,571 6.2 -1,417 0 0 0 0 $10.46 

2016 Q3 237 4,048,830 319,054 7.9 -26,656 0 0 0 0 $8.94 

2016 Q2 239 4,100,882 344,450 8.4 -56,685 0 0 0 0 $13.66 

2016 Q1 239 4,100,882 287,765 7 -570 0 0 0 0 $13.45 

2015 Q4 240 4,223,102 409,415 9.7 400 0 0 0 0 $14.88 

2015 Q3 240 4,223,102 409,815 9.7 3,200 0 0 0 0 $12.22 

2015 Q2 241 4,238,623 428,536 10.1 23,501 0 0 0 0 $10.45 

52,404 0 0 1 6,650  
 
Governmental Considerations 
 
Municipality: The market area is located entirely within the City of 

Phoenix.  
 
Land Use Controls: The City of Phoenix controls land uses within the 

market area. These controls are typical relative to 
other municipalities in the Phoenix area.  

 
Grow and Development: The City of Phoenix is generally supportive of growth 

and redevelopment 
 
Conclusion and Relevance to the Subject Property 
 
Conclusion:  With a central location, good linkage (freeways, 

roadways, bus and light rail), adequate services, and 
a growing economy, the long-term outlook for the 
market area is good.  
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SITE DESCRIPTION 
 
 
 
The subject property is a 20,552 square foot parcel of land located between 7th Street 
and 7th Place, north of Portland Street in Phoenix, Arizona. The site is further described 
as follows: 
 
Site Area: 20,552 Square feet/0.4718 acres 
 
Shape/Dimensions: Irregular 
 
Topography: Near-level and at grade with surrounding properties 

and roadways 
   
Soil: Based on my inspection of the subject property and 

observation of adjacent properties, the soil appears 
adequate to support potential improvements. 

 
Drainage: Apparently adequate  
 
Lot Type: Mid-block with frontage along two streets 
 
Frontage: Approximately 235 feet along the east side of 7th 

Street and approximately 233 feet along the west side 
of 7th Place 

 
Traffic Volume: 51,479 VPD along 7th Street per 2015 MPSI estimate; 

19,742 VPD along I-10 on ramp per 2015 AADT 
 253,522 VPD along I-10 per 2017 MPSI 
 Not counted along Portland Street or 7th Place 
 
Street Improvements:  
 7th Street (no direct access from 7th Street) 
   Traffic Lanes Six (three north and three south), plus one right-turn 

lane on to east-bound I-10 and two, left-turn lanes 
onto west-bound I-10 

   Median Center turn lane  and raised median 
   Surface Asphalt  
   Curbs Concrete  
   Sidewalks Concrete  
   Gutters Concrete  
   Streetlights Installed 
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7th Place 
   Traffic Lanes Two (one north and one south)  
   Median None 
   Surface Asphalt  
   Curbs Concrete  
   Sidewalks Concrete  
   Gutters Concrete  
   Streetlights Installed 
 
Flood Zone: According to Federal Emergency Management 

Agency Flood Insurance Rate Map Number 
04013C2205L, dated October 16, 2013, the subject 
property is located in Flood Zone X.  

 
General Plan Designation: According to the City of Phoenix General Plan Map, 

the subject property is designated for mixed uses. 
The mixed use category denotes areas which may 
include residential, services, and basic commercial, 
general office, entertainment, and cultural functions, 
with a compatible relationship. This category would 
allow any or all of these uses within an area. Such 
developments exhibit functional, physical and 
thematic integration in the context of a pedestrian-
oriented streetscape. The mixed-use designation is 
intended to minimize the impacts traditionally 
associated with growth by providing housing, 
shopping and employment opportunities in the same 
area.  

 
Arts, Culture and Small 
Business Overlay (ACOD): The subject property is located within the Arts, Culture 

and Small Business Overlay District. The purpose of 
this overlay is to allow greater flexibility in land uses 
and standards that will contribute to the vitality of the 
downtown area and will enhance community events. 
Additional permitted uses in this overlay include select 
outdoor uses and relaxed parking, lot coverage, set-
backs and vehicle maneuvering requirements. 

 
Eastlake-Garfield TOD District: The subject property is located within the Eastlake-

Garfield Transit Oriented Development District. The 
Policy Plan for this area is a guide for transforming 
the District into a Walkable Community. The Walkable 
Urban Zoning Code may be implemented in the 
District. This a form-based code that has no density 
limits, but does have height limitations based on the 
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Transect that is applied. The Transect that would be 
applicable to the subject property is unknown and 
would require a meeting with planers.  

 
Zoning: The subject is zoned C-2, Intermediate Commercial 

District by the City of Phoenix. The C-2 zoning is a 
district of commercial uses of medium intensity 
designed to be compatible with each other and to 
provide for a wide range of types of commercial 
activity within the district. Permitted uses include a 
wide variety of commercial uses and multi-family 
residential uses.  

 
 The average building setback is 25 feet for structures 

not exceeding two stories or 30 feet of height. 
According to Katherine Coles, Light Rail Planner III, 
the maximum building height is 30 feet and the 
maximum residential density is 14.5 dwelling units per 
gross acre. With an estimate area of 0.99 gross 
acres, the property could be developed with 
approximately 14 units. To achieve more units, a 
zoning change for the property would be required.  

 
Likelihood of Zoning Change: Recognizing the general plan designation for mixed 

uses and the location of the property within the Arts, 
Culture and Small Business Overlay and the 
Eastlake-Garfield TOD District, a zoning change for 
the property is possible to achieve uses and/or 
density beyond what is allowed in the C-2 zoning. 
Nonetheless, the C-2 zoning allows a variety of uses 
and density that is consistent with some of the other 
developments in the area. Thus, a zoning change 
may not be necessary for a variety of uses.  

 
Easements, Encroachments 
And Restrictions: According to the title report provided by the client, the 

subject property is not impacted by any atypical 
easements, encroachments or restrictions. 

 
Utilities: 
 
   Water: City of Phoenix 
   Sewer: City of Phoenix  
   Electricity: Arizona Public Service Company 
   Telephone: CenturyLink 
   Gas: Southwest Gas 
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Adjacent Land Uses: 
 

   North: Interstate 10 followed by commercial uses 
   East: 7th Place followed by residential uses 
   South: A service station and convenience store followed by 

other commercial uses 
   West: 7th Street followed by commercial and multi-family 

residential uses  
 
Apparent Adverse Factors: The location adjacent to Interstate 10 and 7th Street is 

a negative factor for residential use.  
 
Site Utility and Accessibility: The property does not have direct access from 7th 

Street. Other than the lack of access from 7th Street, 
the property has adequate access and utility for 
potential uses.  

 
Non-apparent Adverse 
Factors: I again refer the reader to the Underlying 

Assumptions and Limiting Conditions. I repeat that I 
am not qualified to determine the presence of 
hazardous substances as they affect the site. This 
would include, but not be limited to, toxic chemicals, 
radon gas, methane, etc. Unless otherwise stated, the 
site is assumed to be unaffected by these 
substances. 

 
Full Cash Values 
And Real Estate Taxes: The subject property is currently owned by the State 

of Arizona as right of way and is not assigned a parcel 
number.  

  
Back Taxes: None identified 
 
Special Assessments:  None identified 
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Property Sketch 
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Aerial Photograph 
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Flood Map 
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Village Planning Map  
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General Plan Map  
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Phoenix Zoning Map 
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HIGHEST  AND  BEST  USE  ANALYSIS  
 
 
Highest and best use is defined as “the reasonably probable use of property that results 
in the highest value. The four criteria that the highest and best use must meet are legal 
permissibility, physical possibility, financial feasibility, and maximum productivity”.4 
 
This definition applies specifically to the highest and best use of land.  It is to be 
recognized that in cases where a site has existing improvements, the highest and best 
use may very well be determined to be different from the existing use.  The existing use 
will continue, however, unless the land value in its highest and best use exceeds the 
total value of the property in its existing use.  Implied within this definition is recognition 
of the contribution of that specific use to community environment or to community 
development goals in addition to the wealth maximization of individual property owners.  
Also implied is that the determination of highest and best use results from the 
appraiser's judgment and analytical skill, and that the use determined from analysis 
represents an opinion, not a fact to be found.   
 
On the basis of the preceding sections, a general discussion will follow analyzing the 
highest and best use of the subject property, as if vacant.  
 
Legally Permissible 
 
As discussed previously, the property is located in an area designated for mixed use on 
the City of Phoenix General Plan. The mixed use category may include residential, 
services, and basic commercial, general office, entertainment, and cultural functions, 
with a compatible relationship. The property is also located within the Arts, Culture and 
Small Business Overlay, which provides greater flexibility by relaxing some 
development standards. The property is also located within the Eastlake-Garfield TOD 
District, which targets the area as a walkable community through application of the 
Walkable Urban Code zoning. The walkable urban code zoning allows a mix of uses 
without density limitations but with height restriction as limited by the Transect that 
applies to the property.  
 
The subject is zoned C-2, intermediate commercial district by the City of Phoenix. The 
C-2 zoning is a district of commercial uses of medium intensity designed to be 
compatible with each other and to provide for a wide range of types of commercial 
activity within the district. Permitted uses include a wide variety of commercial uses and 
multi-family residential uses to a density of 14.5 du per gross acre.  
 
Recognizing the general plan designation for mixed uses and the location of the 
property within the Arts, Culture and Small Business Overlay and the Eastlake-Garfield 
TOD District, a zoning change for the property is possible to achieve uses and/or 

                                            
4 Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago, Illinois, 2015), page 109.   
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density beyond what is allowed in the C-2 zoning. Nonetheless, the C-2 zoning allows a 
variety of uses and density that is consistent with some of the other developments in the 
area. Thus, a zoning change may not be necessary for a variety of uses.  
 
The property does not have legal access from 7th Street. According to the title report 
provided by the client, the property is not impacted by any atypical easements, 
encroachments or restrictions were identified. 
 
Based on this information, it is my opinion that the most likely legally permissible use of 
the subject site, as vacant, is for development of a variety of commercial and/or 
residential uses allowed in the existing C-2 zoning; rezoning to allow for a more intense 
commercial and/or residential use or to hold vacant for future development of those 
uses.  
 
Physically Possible   
 
The subject site is a 20,552 net square foot parcel of land with near-level topography. 
Land uses in the immediate area of the subject property are a combination of multi-
family residential and commercial uses. Electricity, telephone, water and sewer services 
are available at the property. The property has frontage along and access from 7th 
Place. The property also has frontage along 7th Street, but no access. The property is 
located in Flood Zone X. The property has adequate access and utility for development 
of potential uses. Due to the lack of direct access from 7th Street, a retail use of the 
property would not likely be desirable. Nonetheless, the property is suitable for 
assemblage with the property adjacent south, which would provide direct access from 
7th Street to the assembled property. The relatively small size of the property limits the 
potential density/development intense due to the on-site parking requirements.  
 
Recognizing these physical characteristics, development of the legally permissible uses 
is physically possible. Therefore, it is my opinion that the most likely legally permissible 
and physically possible use of the subject property is for development of a variety of 
commercial and/or residential uses allowed in the existing C-2 zoning; rezoning to allow 
for a more intense commercial and/or residential use or to hold vacant for future 
development of those uses, including assemblage with the adjacent property for 
development of such uses. I again recognize that the relatively small size of the site limit 
the potential density and/or development intensity.  
 
Financially Feasible  
 
The economy and real estate market conditions have improved in the Phoenix area 
over the last few years. Vacant sites are being acquired and developed with a variety of 
commercial and/or residential uses, including high-density urban uses. Recognizing 
these market conditions, it is my opinion that development of commercial and/or 
residential uses are financially feasible. Furthermore, as demonstrated by the recent 
land sales within the sale comparison approach, the surrounding land is being acquired 
and developed with similar commercia and/or residential uses. Thus, the most likely 
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financially feasible use of the property is for development of a variety of commercial 
and/or residential uses allowed in the existing C-2 zoning or rezoning to allow for a 
more intense commercial and/or residential use, including assemblage with the adjacent 
property for development of such uses.  
 
Maximally Productive 
 
The most likely financially feasible uses of the subject site is for development of a 
variety of commercial and/or residential uses allowed in the existing C-2 zoning or 
rezoning to allow for a more intense commercial and/or residential use, including 
assemblage with the adjacent property for development of such uses. Given the 
limitations of the small size of the site and the fact that rezoning the property will likely 
only yield marginal increases in density and/or development intensity, it is my opinion 
that either use would provide a similar return to the property. Furthermore, it is my 
opinion that no other use would provide a greater return to the property.  
 
Therefore, it is my opinion that the maximally productive and highest and best use of the 
subject property, as vacant, for development of a variety of commercial and/or 
residential uses allowed in the existing C-2 zoning or rezoning to allow for a more 
intense commercial and/or residential use, including assemblage with the adjacent 
property for development of such uses 
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VALUATION 
 
 
Typically, real estate can be valued by applying three approaches, i.e., the Cost 
Approach, the Sales Comparison Approach, and the Income Capitalization Approach. 
Each of these approaches are defined and discussed as follows: 
 
Cost Approach 
 
The Cost Approach is defined as “a set of procedures through which a value indication 
is derived for the fee simple estate by estimating the current cost to construct a 
reproduction of (or replacement for) the existing structure, including an entrepreneurial 
incentive or profit; deducting depreciation from the total cost; and adding the estimated 
land value. Adjustments may then be made to the indicated value of the fee simple 
estate in the subject property to reflect the value of the property interest being 
appraised”.5 
 
This approach in appraisal analysis is based on the proposition that the informed 
purchaser would pay no more than the cost of producing a substitute property with the 
same utility as the subject property. It is particularly applicable when the property being 
appraised involves relatively new improvements that represent the highest and best use 
of the land or when relatively unique or specialized improvements are located on the 
site and for which there exist no comparable properties on the market. This is 
sometimes referred to as Value in Use or the value of a particular property for a specific 
use, i.e., Special Purpose Value. 
 
Sales Comparison Approach 
 
The sales comparison approach is defined as “the process of deriving a value indication 
for the subject property by comparing sales of similar properties to the property being 
appraised, identifying appropriate units of comparison, and making adjustments to the 
sale prices (or unit prices, as appropriate) of the comparable properties based on 
relevant, market-derived elements of comparison. The sales comparison approach may 
be used to value improved properties, vacant land, or land being considered as though 
vacant when an adequate supply of comparable sales is available”.6 
 
Traditionally, this is an appraisal procedure in which the market value estimate is 
predicated upon prices paid in actual market transactions and prices asked in current 
listings. It is a process of analyzing sales of similar recently sold properties in order to 
derive an indication of the most probable sales price of the property being appraised. 
The reliability of this technique is dependent upon (a) the availability of comparable 
sales data; (b) the verification of the sales data; (c) the degree of comparability or extent 

                                            
5 Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago, Illinois, 2015), page 54.   
6 Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago, Illinois, 2015), page 207.   
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of adjustment necessary for time differences; and (d) the absence of atypical conditions 
affecting the sales price. It is sometimes referred to as Value in Exchange or the value, 
in terms of money, of real estate in a typical market. 
 
The Income Capitalization Approach 
 
The Income Capitalization Approach is defined as  “specific appraisal techniques 
applied to develop a value indication for a property based on its earning capability and 
calculated by the capitalization of property income.”7 
 
The Discounted Cash Flow Analysis is defined as “the procedure in which a discount 
rate is applied to a set of projected income streams a and a reversion. The analyst 
specifies the quantity, variability, timing, and duration of the income streams and the 
quantity and timing of the reversion, and discounts each to its present value at a 
specified yield rate”.8 
 
Final Reconciliation 
 
Final Reconciliation is defined as “the last phase in the development of a value opinion 
in which two or more value indications derived from market data are resolved into a final 
value opinion, which may be either a range of value, in relation to a benchmark, or a 
single point estimate”.9 In the final reconciliation section of the report, the valuation 
approaches are evaluated as to their pertinence and reliability to the appraisal problem. 
This analysis results in a final value estimate.  
 
For valuation of the subject property, I have considered the cost, sales comparison and 
income approaches; however, only the sales comparison approach is used. The cost 
approach is not applicable due to the lack of improvements. Moreover, similar sites, as 
if vacant, are typically not leased. Therefore, only the sales comparison approach is 
used. 
 

                                            
7 Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago, Illinois, 2015), page 115.   
8 Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago, Illinois, 2015), page 66.   
9 Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition (Chicago, Illinois, 2015), page 91.   
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SALES COMPARISON APPROACH TO VALUE 
 
To develop an opinion of the value of the subject site, I have used the sales comparison 
approach. The sales comparison approach is an approach through which an appraiser 
derives a value indication by comparing the property being appraised to similar 
properties that have been sold recently, applying appropriate units of comparison and 
making adjustments, based on the elements of comparison, to the sale prices of the 
comparables. 
 
Traditionally, this is an appraisal procedure in which the market value estimate is 
predicated upon prices paid in actual market transactions and prices asked in current 
listings. It is a process of analyzing sales of similar recently sold properties in order to 
derive an indication of the most probable sales price of the property being appraised. 
The reliability of this technique is dependent upon (a) the availability of comparable 
sales data; (b) the verification of the data; (c) the degree of comparability or extent of 
adjustment necessary for time differences; and (d) the absence of non-typical conditions 
affecting the sales price. It is sometimes referred to as Value in Exchange or the value, 
in terms of money, of real estate in a typical market. 
 
The appraisal of land focuses on valuing the property rights attached to the land. In 
addition, the physical characteristics of land, the availability of utilities, and site 
improvements affect land use and value. The physical characteristics of a parcel of land 
that an appraiser may consider are size, topography, view amenity, access and utilities. 
Topographical characteristics include the land’s contour, grade, and drainage. Land 
value must always be considered in terms of highest and best use.  
 
Overview of the Search for Comparable Sales Information 
 
Emphasis was placed upon selecting relatively recent transactions involving 
comparables which were considered to be similar to the subject properties in terms of 
property rights conveyed, zoning classifications, and development time horizons. 
Similarly, I also sought to ensure the homogeneity of the comparables and the subject 
property through a careful consideration of certain other factors. Accordingly, although 
differing in certain respects, it will be observed that the comparables used within this 
analysis are generally comparable with the subject property in terms of many physical 
attributes. I believe that the comparables included within this analysis are consistent 
with the subject’s highest and best use, and are representative of the range of 
indications of value within which the subject property could be placed. 
 
I recognize that three of the land sales are older (from 2014 and 2015); however, they 
are sales that are located near the subject property and indicative of land values in the 
area. Therefore, they have been used for this analysis. I use land sales that were 
acquired for, or have potential for, a combination of residential and commercial uses.  
 
 



 

Landpro Valuation File Number 18.0130 Page 51 

Selection Of Appropriate Units Of Comparison 
 
Although alternative units might be employed, when utilizing the sales comparison 
approach for parcels of land of this size, the predominant unit of comparison is the sales 
price per square foot of land area. During the research process, market participants 
clearly indicated that this unit of comparison is the primary unit used in the negotiation 
process. Accordingly, for the purpose of this report, the sale price per square foot of 
land is used. 
 
Analysis and Comparison of Comparable Sales 
 
Typically, comparable sales are analyzed based on a variety of value influencing 
criteria. For this analysis, the factors that have been considered are as follows: 
 

• Real Property Rights Conveyed 

• Financing Terms 

• Conditions of Sale 

• Expenditures Immediately After the Sale 

• Market Conditions (Date of Sale) 

• Location 

• Physical Characteristics (size, topography, off-site improvements, etc…) 

• Intended Use 

• Economic Characteristics 

• Non-Realty Components of Value 
 
Description Of Vacant Land Comparables 
 
Presented on the following pages are data sheets for each of the comparables 
examined, as well as a map showing the location of each comparable with respect to 
the subject property. Following the comparable data sheets is a detailed discussion of 
the application of the sales comparison approach and the value indications derived. 
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Comparable Land Sales Map 
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Comparable Land Sale One 

 

 
East from 7th Street  

 

 
South from Roosevelt 

 
Identification 
 
Type: Commercial land 
Location: At the southeast corner of 7th Street and Roosevelt 

Street, Phoenix, Arizona 
Tax Parcel Numbers: 116-32-043, 044A And 045A 
 
Sale Data 
 
Sale Price: $1,376,500 
Terms: All cash to seller 
Unit Price: $35.91 Per square foot 
Date of Recordation: March 27, 2014 (September 2013 escrow) 
Grantor/Seller: VP 7th & Roosevelt, LLC 
Grantee/Buyer: Circle K Stores Inc. 
Instrument: Special Warranty Deed  
Instrument Number: 2014-0195534 
Conditions of Sale: Typical 
Marketing Period: Less than one year 
Source/Confirmation: Co-Star, public records, buyer’s broker (Bob Kawa at 

602-390-1443 on May 21, 2015),  and inspection 
 
Site Data 
 
Shape/Dimensions: Nearly rectangular 
Area: 38,333 Net square feet/0.8704 net acre  
Topography: Level and at grade with surrounding properties 
Zoning/Restrictions: C-2, City of Phoenix 
Flood Zone: Zone X 
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Noise Zone: None 
Off-Sites: All installed 
Lot Type: Corner 
Utilities: Water, sewer, electricity in street 
Arterial Frontage: 191± Feet along the east side of 7th Street 
Traffic Count: 52.5K Vehicles per day along 7th Street north of 

Portland Street; 44.5k vehicles per day along 7th 
Street south of Pierce Street; 5.5K vehicles per day 
along Roosevelt Street, east of 11th Street per 2014 
MPSI data 

Improvements: None 
Comments: This property was previously developed with industrial 

buildings, however, had no improvements of value at 
the time of the sale.  The property is located at a 
signalized intersection south of the 7th Street-
Interstate 10 interchange. The broker stated that 
although the sale price was negotiated in September 
2013, the sale price reflected the value of the property 
as of March 27, 2014.  

 
Intended Use Development of a convenience store and gas station 
 

Aerial Photo  
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Comparable Land Sale Two 

 

 
 

Identification 
 
Type: Commercial land 
Location: On the west side of 7th Street, north of Missouri 

Avenue, Phoenix, Arizona 
Tax Parcel Numbers: 162-35-048D, 162-35-06-48E, And 162-35-062C 
 
Sale Data 
 
Sale Price: $1,325,000 
Terms: All cash to seller 
Unit Price: $29.71 Per square foot 
Date of Recordation: November 21, 2014 (May 2013 escrow) 
Grantor/Seller: MFP Holdings, LLC (The Trump Group) 
Grantee/Buyer: Circle K Stores, Inc 
Instrument: Special Warranty Deed  
Instrument Number: 20140775657 
Conditions of Sale: Typical 
Marketing Period:                          Less than one year 
Source/Confirmation: Co-Star, public records, seller’s broker (Alan Houston 

602-682-6000 on May 21, 2015), and inspection 
 
Site Data 
 
Shape/Dimensions: Nearly rectangular 
Area: 44,605 Net square feet/1.02 net acres 
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Topography: Level and at grade with surrounding properties 
Zoning/Restrictions: C-2, City of Phoenix 
Flood Zone: Zone X 
Noise Zone: None 
Off-Sites: All installed 
Lot Type:                                       Interior lot 
Utilities: Water, sewer, and electricity in street 
Arterial Frontage: 200± Feet along the west side of 7th Avenue 
Traffic Count: 37.1K Vehicles per day along 7th Avenue per 2014 

MPSI data 
Improvements: None 
Comments:                                    At the time of sale the property was as an asphalt 

paved parking area.                                                      
 
Intended Use Assemblage with an adjacent property for 

development of a convenience store and gas station 
 

Aerial Photo  
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Comparable Land Sale Three 

 

 
South from Pierce Street 

 
East from 7th Street 

                                 
Identification 
 
Type: Commercial land 
Location: At the southeast corner of 7th Street and Pierce 

Street, Phoenix, Arizona 
Tax Parcel Numbers: 116-32-193 And 194 
 
Sale Data 
 
Sale Price: $500,000 
Terms: All cash to seller 
Unit Price: $29.68 Per square foot 
Date of Recordation: April 3, 2015 (March 2015 escrow date) 
Grantor/Seller: Basilios T. Tsakiris and Mary Ann Tsakiris 
Grantee/Buyer: Suk Y. Lee and Ok S. Lee 
Instrument: Warranty Deed  
Instrument Number: 2015-0227691 
Conditions of Sale: Typical 
Marketing Period: Less than one year 
Source/Confirmation: Co-Star, public records, buyer’s broker (Jerry Tulman 

at 480-291-1600), and inspection 
 
Site Data 
 
Shape/Dimensions: Irregular 
Area: 16,845 SF/.039 Acre  
Topography: Level and at grade with surrounding properties 
Zoning/Restrictions: C-2 (Intermediate Commercial), P-1 (Parking) and  

HP (Historic Preservation),  City of Phoenix 
Flood Zone: Zone X 
Noise Zone: None 
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Off-Sites: All installed 
Lot Type: Corner 
Utilities: Water, sewer and electricity to the property 
Arterial Frontage: 50± Feet along the east side of 7th Street 
Traffic Count: 44.5 K Vehicles per day along 7th Street per 2014 

MPSI data 
Improvements: None 
Comments: This property is located near the Genomics Research 

Campus, Arizona Center, ASU Downtown Campus 
and U of A Cancer Center.  

 
Intended Use Hold for investment 
 

Aerial Photo  
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Comparable Land Sale Four 

 

 
 
Identification 
 
Type: Commercial land 
Location: On the south side of Pierce Street, east of 7th Street, 

in Phoenix, Arizona 
Tax Parcel Numbers: 116-32-198 and 199 
 
Sale Data 
 
Sale Price: $510,000 
Terms: All cash to seller 
Unit Price: $25.50 Per net square foot 
Date of Recordation: June 29, 2016 (May 2016 escrow) 
Grantor/Seller: The Jerome Company, LLC 
Grantee/Buyer: Lee Revocable Trust 
Instrument: Warranty Deed  
Instrument Number: 2016-0455103 (re-recorded as 2017-07491470 
Conditions of Sale: Typical 
Marketing Period:                          Less than one year at sale price 
Source/Confirmation: Co-Star, public records, buyer’s broker (Jerry Tulman 

at 480-291-1600), and inspection 
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Site Data 
 
Shape/Dimensions: Rectangular 
Area: 19,998 Net square feet/0.4491 net acre 
Topography: Near-level and at grade with surrounding properties 
Zoning/Restrictions: R-5, City of Phoenix 
Flood Zone: Zone X 
Noise Zone: None 
Off-Sites: All installed 
Lot Type:                                       Interior 
Utilities: All to site 
Arterial Frontage: None 
Traffic Count: Not counted along Pierce Street 
Improvements: None 
One-Mile Demographics (2017): 21,288 Total population; $31,392 median household 

income; $247,053 median home value 
Comments:                                    This property is located within the Eastlake-Garfield 

TOD district.  
 
Intended Use Hold for investment and future sale 
 

Aerial Photo  
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Comparable Land Sale Five 

 

 
East from 9th Street 

 
South from Taylor Street 

 
Identification 
 
Type: Residential land 
Location: At the northeast corner of 9th Street and Polk Street 

and the southeast corner of 9th Street and Taylor 
Street, in Phoenix, Arizona 

Tax Parcel Numbers: 116-33-095, 096 And 082 
 
Sale Data 
 
Sale Price: $800,000 
Terms: All cash to seller 
Unit Price: $29.11 Per net square foot 
Date of Recordation: February 5, 2018 (May 2017 escrow) 
Grantor/Seller: Canwood Enterprise, Inc.  
Grantee/Buyer: 904 Polk Verde, LLC 
Instrument: Warranty Deed  
Instrument Number: 2018-0079590 
Conditions of Sale: Slightly discounted (See comments.) 
Marketing Period:                          Less than one year at sale price 
Source/Confirmation: Co-Star, MLS, public records, seller (Brandon Mills at 

602-377-4953 on May 29, 2018) and inspection 
 
Site Data 
 
Shape/Dimensions: Nearly rectangular and non-contiguous 
Area: 27,486 Net square feet/0.631 net acre 
Topography: Near-level and at grade with surrounding properties 
Zoning/Restrictions: R-5, City of Phoenix 
Flood Zone: Zone X 
Noise Zone: None 
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Off-Sites: All installed 
Lot Type:                                       Corner 
Utilities: All to site 
Arterial Frontage: None 
Traffic Count: Not counted 
Improvements: None of value 
One-Mile Demographics (2017): 20,341 Total population; $29,993 median household 

income; $231,016 median home value 
Comments:                                    This property is located within the Eastlake-Garfield 

TOD district. The property had been listed for 
$850,000. The seller stated that after the property 
was in escrow, two other parties were interested in 
the property and were willing to submit offers at 
higher prices in the range of $850,000 to $900,000.  

 
Intended Use Development of a 42 to 44 unit multi-family residential 

use 
 

Aerial Photo  
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Land Sales Summary and Adjustment Grid

Land Comparables

Subject 1 2 3 4 5

Sale Price - $1,376,500 $1,325,000 $500,000 $510,000 $800,000

Size in Net Sq Ft 20,552 38,333 44,605 16,845 19,998 27,486

Size in Acres 0.4718 0.8800 1.0240 0.3867 0.4591 0.6310

Price Per Sq Ft - $35.91 $29.71 $29.68 $25.50 $29.11

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Total Adjustment - $0 $0 $0 $0 $0

Price Adj. For Rights Conveyed - $1,376,500 $1,325,000 $500,000 $510,000 $800,000

Financing All Cash All Cash All Cash All Cash All Cash All Cash

Total Adjustment - $0 $0 $0 $0 $0

Price Adj. For Financing - $1,376,500 $1,325,000 $500,000 $510,000 $800,000

Conditions of Sale Typical Typical Typical Typical Typical Discounted

Adjustment Factor - 0.00% 0.00% 0.00% 0.00% 10.00%

Total Adjustment - $0 $0 $0 $0 $80,000

Price Adj. For Conditions - $1,376,500 $1,325,000 $500,000 $510,000 $880,000

Market Conditions May-18 Mar-14 Nov-14 Apr-15 Jun-16 Feb-18

Adjustment Factor - 20.00% 20.00% 15.00% 10.00% 0.00%

Total Adjustment - $275,300 $265,000 $75,000 $51,000 $0

Price Adj. For Market Conditions - $1,651,800 $1,590,000 $575,000 $561,000 $880,000

Adjusted Price Per Sq Ft - $43.09 $35.65 $34.13 $28.05 $32.02

General Location Typical Similar Superior Similar Similar Similar

Adjustment Factor - 0% -5% 0% 0% 0%

Lot Type Mid-block Corner Mid-block Minor Corner Mid-Block Minor Corner

Adjustment Factor - -15% 0% -5% 0% -5%

Access Fair Superior Superior Superior Superior Superior

Adjustment Factor - -10% -10% -5% -5% -5%

Configuration Wide, Shallow Typical Typical Irregular Deep, Narrow Non-Contiguous

Adjustment Factor - -5% -5% 0% 0% 0%

Size in Net Sq Ft 20,552 38,333 44,605 16,845 19,998 27,486

Adjustment Factor - 0% 0% 0% 0% 0%

Utilities All Installed All Installed All Installed All Installed All Installed All Installed

Adjustment Factor - 0% 0% 0% 0% 0%

Roadway Improvements All Installed All Installed All Installed All Installed All Installed Superior

Adjustment Factor - 0% 0% 0% 0% 0%

Proposed/Potential Use Mixed Conv. Store Conv. Store Hold Hold Higher Density

Adjustment Factor - 0% 0% 0% 0% -10%

Zoning and Entitlements C-2/None C-2/None C-2/None C-2, P-1/ None R-5/None R-5/None

Adjustment Factor - 0% 0% 0% 0% 0%

Net Percentage Adjustment - -30% -20% -10% -5% -20%

Final Adjusted Pricer Per Sq Ft $30.16 $28.52 $30.72 $26.65 $25.61

 
 
Discussion of Adjustments 
 
Property Rights Conveyed:  This is an appraisal of the fee simple interest in the larger 
parcel. The fee-simple interest was conveyed in each of the comparable sales; 
therefore, no adjustments are indicated for property rights conveyed. 
 
Financing Terms:  All of the comparables sold for all cash to the seller, indicating no 
adjustment for financing terms.  
 
Conditions of Sale: All of the comparables, except Comparable 5, appear to have sold 
under typical conditions of sale, indicating no adjustment. The seller of Comparable 5 
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indicted that the property had been listed for $850,000. After the property was in 
escrow, two other parties were interested in the property and were willing to submit 
offers at higher prices in the range of $850,000 to $900,000. Recognizing this condition, 
this comparable is adjusted upward for conditions of sale.  
 
Market Conditions: The effective date of the appraisal is May 23, 2018. The 
comparable sales closed between March 2014 and March 2018. The escrow dates 
were one to six months prior to the close.  
 
As discussed in the Phoenix Area Analysis section, according to the Colliers 
International Research & Forecast Report for the Greater Phoenix Land market for the 
Second Half of 2017, “sales of land parcels accelerated significantly in 2017. Total sales 
velocity for the year was up 33 percent from the 2016 total. Transaction activity in the 
second half of 2017 was up 17 percent from the first half of the year and outpaced 
levels from the second half of 2016 by 26 percent.” 
 
“Sales prices in land transactions ticked higher in the second half of the year. The 
median price in the second half of 2017 was $4.21 per square foot, up 3 percent from 
the median price in the first half. In 2017, the median price for the full year was $4.16 
per square foot, 8 percent higher than the median price in 2016.” 
 
“Sales of land parcels for residential uses accounted for more than 60 percent of the 
total land transactions in Greater Phoenix in 2017, similar to levels in previous years. 
Annual sales of land for residential uses rose by 33 percent from 2016 to 2017. Activity 
in land for residential uses was up 25 percent in the second half of 2017 compared to 
the first half of the year.” 
 
“Prices of land for residential development were mixed in 2017. For the full year, the 
median price was $3.42 per square foot, 6 percent lower than the median price in 2016. 
Prices rose in the second half of the year; the median price during the second half of 
2017 was $3.90 per square foot, up 25 percent from the median price in the first half.” 
 
“Sales of land for commercial uses slowed during the second half of the year but posted 
strong annual gains. Transaction activity in land deals for commercial uses slowed 6 
percent from the first half of the year to the second half. Sales velocity in 2017 outpaced 
the 2016 total by 32 percent.” 
 
“Prices for land for commercial uses dipped in the second half of the year, but were up 
from 2016 levels. The median price in land sales for commercial use was $4.70 per 
square foot in the second half of the year, down 7 percent from the first half median 
price. The median price for all of 2017 was $4.82 per square foot, up from $4.37 per 
square foot in 2016.” 
 
“The robust tenant demand for industrial space is fueling development of new buildings. 
Land sales for industrial uses spiked by 35 percent from 2016 to 2017. Transaction 
volume was up 17 percent in the second half of the year.” 
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“The median price for land for industrial uses was $4.70 per square foot in 2017, up 19 
percent from the median price in 2016. Prices dipped a bit in the second half of the 
year; the median price during the second half of 2017 was $4.30 per square foot.” 
 
“The housing market in Greater Phoenix is strengthening, providing the fuel for land 
sales. The number of land sales have increased in each of the past few years and 
another uptick is likely in 2018. The rise in transaction velocity has mirrored housing 
permitting trends. Single-family housing permits have increased by approximately 10 
percent per year since 2016, and a similar increase is forecast for the year ahead. The 
commercial real estate market is also improving, which will support land sales for 
commercial and industrial uses. Land sales for commercial and industrial construction 
each accelerated by more than 30 percent in 2017, and additional increases could be in 
line if the economy continues to expand and commercial vacancies tighten further.” 
 
Recognizing these market conditions, Comparables 1, 2, 3 and 4 are adjusted upward 
for market conditions. Comparable 5 is a more recent sale and is not adjusted. 
 
Discussion of Comparable Sales 
 
Comparable Land Sale 1 is the March 27, 2014 sale of a 38,333 square foot parcel of 
land located at the southeast corner of 7th Street and Roosevelt Street in Phoenix for 
$1,376,500, or $35.91 per square foot of site area. After an upward adjustment for 
market conditions, this comparable has an adjusted sale price of $43.09 per square 
foot. This comparable is sufficiently similar to the subject based on location, size in 
square feet, utilities, roadway improvements, proposed/potential use and 
zoning/entitlements to not require adjustments. This comparable is a corner lot and has 
superior access and a superior configuration, indicating downward adjustments. After 
these adjustments, this comparable indicates a value of $30.16 per square foot for the 
subject property.  
 
Comparable Land Sale 2 is the November 21, 2014 sale of a 44,605 square foot parcel 
of land located on the west side of 7th Street, north of Missouri Avenue in Phoenix for 
$1,325,000, or $29.71 per square foot of site area. After an upward adjustment for 
market conditions, this comparable has an adjusted sale price of $35.65 per square 
foot. This comparable is sufficiently similar to the subject based on lot type, size in 
square feet, utilities, roadway improvements, proposed/potential use and 
zoning/entitlements to not require adjustments. This comparable has a superior general 
location, superior access and a superior configuration, indicating downward 
adjustments. After these adjustments, this comparable indicates a value of $28.52 per 
square foot for the subject property.  
 
Comparable Land Sale 3 is the April 3, 2015 sale of a 16,845 square foot parcel of land 
located at the southeast corner of 7th Street and Pierce Street in Phoenix for $500,000, 
or $29.68 per square foot of site area. After an upward adjustment for market 
conditions, this comparable has an adjusted sale price of $34.13 per square foot.  
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This comparable is sufficiently similar to the subject based on location, configuration, 
size in square feet, utilities, roadway improvements, proposed/potential use and 
zoning/entitlements to not require adjustments. This comparable is a corner lot and has 
superior access, indicating downward adjustments. After these adjustments, this 
comparable indicates a value of $30.72 per square foot for the subject property.  
 
Comparable Land Sale 4 is the June 29, 2016 sale of a 19,998 square foot parcel of 
land located on the south side of Pierce Street, east of 7th Street in Phoenix for 
$510,000, or $25.50 per square foot of site area. After an upward adjustment for market 
conditions, this comparable has an adjusted sale price of $28.05 per square foot. This 
comparable is sufficiently similar to the subject based on location, lot type, 
configuration, size in square feet, utilities, roadway improvements, proposed/potential 
use and zoning/entitlements to not require adjustments.  This comparable has superior 
access, indicating a downward adjustment. I recognize that the R-5 zoning of this 
comparable allows for a more intense residential use than the subject’s C-2 zoning; 
however, this comparable was acquired to hold for investment and not immediate 
development. Given the fact that the subject could potentially be rezoned to allow for a 
higher density use in the time frame that this comparable is held. Thus, no adjustment is 
made for proposed/potential use. After these adjustments, this comparable indicates a 
value of $26.65 per square foot for the subject property.  
 
Comparable Land Sale 5 is the February 5, 2018 sale of a 27,486 square foot parcel of 
land located at the northeast corner of 9th Street and Polk Street and the southeast 
corner of 9th Street and Taylor Street in Phoenix for $800,000, or $29.11 per square foot 
of site area. After an upward adjustment for conditions of sale discussed previously, this 
comparable has an adjusted sale price of $32.02 per square foot. This comparable is 
sufficiently similar to the subject based on location, configuration, size in square feet, 
utilities, roadway improvements and zoning/entitlements to not require adjustments. 
This comparable is a corner lot, has superior access and was acquired for a higher 
density use, indicating downward adjustments. After these adjustments, this 
comparable indicates a value of $25.61 per square foot for the subject property. 
 
Reconciliation of Value Indications 
 
The comparable sales have an unadjusted sale price range of $29.11 to $35.91 per 
square foot and an adjusted sale price range of $25.61 to $30.72 per square foot. 
Based on these indications and with emphasis on the middle of the range, it is my 
opinion that the subject property has a value of $28.00 per square foot. I recognize that 
the subject property is located at the southeast corner of the 7th Street-Interstate 10 
interchange. It is my opinion that any benefit the property has over the sale 
comparables for this high traffic location is off-set by the traffic noise and fumes from the 
high volume of traffic at that location. 
 
With a unit value of $28.00 per square foot and a site area of 20,552 square feet for the 
larger parcel, the overall value of the subject property is calculated as follows:  
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20,552 Square Feet X $28.00 Per Square Foot = $575,456 

Rounded to $575,000 
 
Therefore, based on the sales comparison approach, it is my opinion that the market 
value of the subject property as of the effective date of the appraisal, is $575,000. 
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RECONCILIATION AND FINAL VALUATION ESTIMATE 
 
 
Reconciliation is the process whereby the appraiser evaluates and selects from among 
alternative conclusions or indications, a single conclusion of value. An orderly 
connection of interdependent elements is a prerequisite of proper reconciliation. This 
requires a re-examination of specific data, procedures, and techniques within the 
framework of the approaches used to derive preliminary estimates. Each approach is 
reviewed separately by comparing it to the other approaches to value in terms of 
adequacy, accuracy, completeness of reasoning, and overall reliability. 
 
For valuation of the property only the sales comparison approach to value has been 
used. The cost approach is not used due to the lack of improvements. The income 
approach is not used due to the fact that comparable properties are typically not leased. 
The value indication for the subject property based on the sales comparison approach is 
$575,000. 
 
In the valuation of the subject property, I analyzed sales of six comparable parcels. It is 
my opinion that the comparables are indicative of the value range for the subject 
property and that, after analysis, the comparable sales provide a reliable indication of 
value for the subject property. 
 
Therefore, with exclusive emphasis on the sales comparison approach, it is my opinion 
that the market value of the fee simple interest in the subject property, as of the date of 
the appraisal is $575,000. 
 
Exposure Period 
 
Exposure period is defined as “the estimated length of time the property interest being 
appraised would have been offered on the market prior to the hypothetical 
consummation of a sale at market value on the effective date of the appraisal; a 
retrospective estimate based upon an analysis of past events assuming a competitive 
and open market.  Exposure time is always presumed to occur prior to the effective date 
of the appraisal.  The overall concept of reasonable exposure encompasses not only 
adequate, sufficient and reasonable time but also adequate, sufficient and reasonable 
effort.  Exposure time is different for various types of real estate and value ranges and 
under various market conditions.”10 Based on other sales in the area, it is my opinion 
that the subject property could have been sold in twelve months or less.  
 
 
 
 

                                            
10Appraisal Standards Board of The Appraisal Foundation, Statement on Appraisals Standards No. 6, “Reasonable 
Exposure Time in Real Property and Personal Property Market Value Opinions” 



 

Landpro Valuation File Number 18.0130 Page 69 

RIGHT OF WAY SECTION CERTIFICATE OF APPRAISER 
 
 
Project Number:  M519301X 
Parcel Number:  L-C-011 
 
I hereby certify: 
 
That I personally inspected, the property herein appraised, and that I have afforded an ADOT representative the 
opportunity to accompany me at the time of inspection.  I also made a personal field inspection of each comparable 
sale relied upon in making said appraisal. The subject and the comparable sales relied upon in making the appraisal 
were represented by the photographs contained in the appraisal.  
 
That I have given consideration to the value of the property, the damages and benefits to the remainder, if any; and 
accept no liability for matters of title or survey.  That, to the best of my knowledge and belief, the statements 
contained in said appraisal are true and the opinions, as expressed therein, are based upon correct information; 
subject to the limiting conditions therein set forth. 
 
That no hidden or unapparent conditions of the property, subsoil, or structures were found or assumed to exist which 
would render the subject property more or less valuable; and I assume no responsibility for such conditions, or for 
engineering which might be required to discover such factors.  That, unless otherwise stated in this report, the 
existence of hazardous material, which may or may not be present in the property, was not observed by myself or 
acknowledged by the owner.  The appraiser, however, is not qualified to detect such substances, the presence of 
which may affect the value of the property.  No responsibility is assumed for any such conditions, or for any expertise 
or engineering knowledge required to discover them. 
 
That my analysis, opinions, and conclusions were developed, and this report has been prepared in conformity with 
the Uniform Standards of Professional Appraisal Practice. 
 
That this appraisal has further been made in conformity with the appropriate State and Federal laws, regulations, and 
policies and procedures applicable to appraisal of right-of-way for such purposes; and that, to the best of my 
knowledge, no portion of the value assigned to such property consists of items which are non-compensable under the 
established laws of said state. 
 
That I understand this appraisal may be used in connection with the acquisition of right-of-way for a highway to be 
constructed by the State of Arizona with the assistance of Federal aid highway funds or other Federal funds. 
 
That neither my employment, nor my compensation for making the appraisal and report, are in any way contingent 
upon the values reported herein. 
 
That I have no direct or indirect present or contemplated future personal interest in the property that is the subject of 
this report, or any benefit from the acquisition of the property appraised herein. 
 
That I have not revealed the findings and result of such appraisal to anyone other than the proper officials of the 
Arizona Department of Transportation or officials of the Federal Highway Administration, and I will not do so unless 
so authorized by proper State officials, or until I am required to do so by due process of law, or until I am released 
from this obligation by having publicly testified as to such findings. 
 
That my opinion of the market value of the property, as of May 23, 2018, is $575,000, based on my independent 
appraisal and the exercise of my professional judgment.  
 
Date:  June 11, 2018 
 

Signature:  
Arizona Certified General Real Estate Appraiser #30821 
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
 
1. The legal description of the property provided as part of the ADOT Parcel exhibit is 

assumed to be accurate. I assume that the property is correctly identified in this 
report. 

 
2. I was provided with a title report, however, was not provided with a site survey for 

the subject property. This appraisal assumes that any easements affecting the site 
are disclosed in the title report and/or are apparent based on my inspection.  

 
3. Title to the property is marketable, free, and clear of all liens. 
 
4. The fee simple estate in the property contains the sum of all fractional interests that 

may exist. 
 
5. The property is appraised as if owned in fee simple title without encumbrances, 

unless otherwise mentioned in this report. 
 
6. It is assumed that all applicable zoning and use regulations and restrictions have 

been complied with, unless nonconformity has been stated, defined and considered 
in this appraisal report. 

 
7. It is assumed that all required licenses, certificates of occupancy, or other legislative 

or administrative authority from any local, state, or national governmental or private 
entity or organization have been or can be obtained or renewed for any use on 
which the value estimates contained in this report are based. 

 
8. Responsible ownership and competent management exist for the property, unless 

otherwise stated. 
 
9. The appraiser is not responsible for the accuracy of the opinions furnished by others 

and contained in this report, nor is he responsible for the reliability of government 
data used in the report. 

 
10. Compensation for appraisal services is dependent only upon the production of this 

report and is not contingent upon the values estimated. 
 
11. This report considers nothing of a legal character, is not considered to be a legal 

document and the appraiser assumes no responsibility for matters of a legal nature. 
 
12. Testimony or attendance in court may be required by reason of this appraisal. 
  
13. Hidden defects within the materials of the structures, property or subsoil or defects 

which are inaccessible to normal inspection, are not the responsibility of the 
appraiser. 
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14. Information furnished by the property owner, lender, agent, or management is 

correct as received. 
 
15. Neither this report, nor any of its contents, may be used for the sale of shares or 

similar units of ownership in the nature of securities, without specific prior approval 
of the appraiser. No part of this appraisal may be reproduced without the permission 
of the appraiser. 

 
16. Neither all nor any part of the contents of this report (especially any conclusions as 

to value, the identity of the appraiser, or the firm with which the appraiser is 
connected) shall be disseminated to the public through advertising, public relations, 
news sales, or other media without prior written consent and approval of the 
appraiser. 

 
17. Possession of this report, or a copy thereof, does not carry with it the right of 

publication. It may not be used for any purpose by any person other than the party to 
whom it is addressed without the written consent of the appraiser. 

 
18. This report is the confidential and private property of the client and the appraiser. 

Any person other than the appraiser or the client who obtains and/or uses this report 
or its contents for any purpose not so authorized by the appraiser or the client is 
hereby forewarned that all legal means to obtain redress may be employed against 
him. 

 
19. Utility services are available, as detailed in this report, for the subject property and 

they will continue to be so in the foreseeable future, unless otherwise noted in this 
report.  

 
20. Subsurface rights (mineral, oil, etc.) and their potential impact upon value were not 

considered in this appraisal, unless stated otherwise. 
 
21. The appraiser cannot predict or evaluate the possible effects of future wage price 

control actions of the government upon rental income or financing of the subject 
property; hence, it is assumed that no control will apply which would nullify 
contractual agreements, thereby changing property values. 

 
22. The subject property is not, nor will it be, in violation of the National Environmental 

Policy Act, the State Environmental or Clean Air Act, or any and all similar 
government regulations or laws pertaining to the environment. 

 
23. This appraisal assumes that the subject property, as vacant, has no historical or 

archaeological significance. The value estimate is predicated on the assumption that 
no such condition exists. Should the client have a concern over the subject’s status, 
he or she is urged to retain the services of a qualified independent specialist to 
determine the extent of either significance, if any, and the cost to study the condition 
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or the benefit or detriment such a condition brings to the property. The cost of the 
inspection and study must be borne by the client or owner of the property. Should 
the development of the property be restricted or enhanced in any way, the appraiser 
reserves the right to modify the opinion of value indicated by the market.  

 
24. Unless otherwise stated in this report, the appraiser did not observe the existence of 

hazardous materials, which may or may not be present on, or below, the property. 
The appraiser has no knowledge of the existence of such materials on, or in, the 
property. The appraiser, however, is not qualified to detect such substances as 
asbestos, PCB transformers, urea-formaldehyde foam insulation, or other toxic, 
hazardous, or contaminated substances and/or underground storage tanks 
(containing hazardous materials). The value estimate is predicated on the 
assumption that there are no such materials on, or in, the property that would cause 
a loss in value. No responsibility is assumed for such conditions, or for any expertise 
or engineering knowledge required to discover them. Thus, the value estimated 
herein is as if unaffected by any such cause and/or substance. Should the client 
have concern over the existence of such substances, he or she is urged to retain the 
services of a qualified independent environmental specialist to determine the extent 
of contamination, if any, and the cost of treatment or removal. The cost of detection, 
treatment or removal and permanent storage must be borne by the client or owner of 
the property. This cost can be deducted from the estimate of market value of the 
subject property if so indicated by the market.  
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Subject Photographs 
 

 
Northeast from 7th Street 

 
Southeast from 7th Street 

 

 
South along 7th Street 

 

 
North along 7th Street 

 
East from 7th Street 

 

 
West along path along north side 



   

  

 
Northwest from 7th Place 

 

 
West from 7th Place 

 
North along 7th Place 

 

 
South along 7th Place 

 
Looking south from north side 

 

 
Looking north from south side 

 



   

  

 

Right of Way Disposal Report Schedules A and B 
 
 



   

  

 
 



   

  

 



   

  

 



   

  

 
 
 



   

  



   

  

 
 

Appraiser’s Qualifications 
 



   

  

Professional Qualifications of J. Douglas Estes, MAI, SR/WA 
 
Professional Certification, Designations and Associations 
 

• Arizona Certified General Real Estate Appraiser Number 30821 

• MAI, Appraisal Institute, Certificate Number 11429 

• SR/WA, International Right of Way Association, Designation Number 5641 
 
 
Experience 
 
Firms 
 

• 2014—Present, Real Estate Appraiser and Owner, Landpro Valuation, Mesa, AZ 

• 1998—2014, Real Estate Appraiser for Sell & Associates, Tempe, AZ 

• 1994—1998, Real Estate Appraiser for Sell, Huish & Associates, Tempe, AZ 

• 1993—1994, Appraisal Researcher for R.H. Whitlatch & Associates, Yuma, Arizona 

• 1989—1993, Construction Estimator for Estes Insulation, Yuma, Arizona 
 
Property Types/Assignments 
 

• Expert Witness Testimony  • Desert Land 

• Industrial Buildings  • Agricultural Land 

• Retail Buildings • Ranches 

• Gas Stations and Convenience Stores • Mobile Home and RV Parks 

• Environmentally Contaminated Property  • Single-Family Residences 

• Rights-of-Way and Easements  • Funeral Homes 

• Multi-Family Residential Properties  • Auto Service Facilities 

• Residential Subdivisions  • Auto Sales Facilities 

• Medical Office Buildings  • Sand and Gravel Land (Mine) 

• Billboard Leases  • Feasibility Studies 

• Transportation and Utility Corridors   • RV and Boat Storage Facilities 

• Leased Fee Analysis/Valuations  • Partial Interest Valuations 

• Mini-Storage Facilities  • Master Planned Communities 

• Historic Properties  • Partial Taking Valuations 

• Professional Office Buildings • Transit Warehouses 

• Section 8 Rent Comparability Studies • Commercial Subdivisions 
 
Geographical Areas 
 

• Arizona     • Mexico 

• California     • Gila River Indian Community 

• Utah • Navajo Nation 

• New Mexico • Salt River Pima Maricopa Indian 

• Nevada               Community 

 
 
 
 



   

  

 
Litigation Assignments 
 

• Eminent Domain • Foreclosure 

• Bankruptcy • Real Estate Taxes 

• Divorce • Insurance Claims 

• Income, Gift and Estate Taxes • Fraud 
 
 
Education 
 

• Bachelor of Science, Business Management-Finance, Cum Laude, Marriott School of 
Management, Brigham Young University, 1989 
 

Professional Courses and Seminars 
 

• IRWA Course 103, Ethics and the Right of Way Profession, 2012 

• Condemnation Summit IX, Phoenix, 2011 

• AI Seminar, Introduction to Valuation for Financial Reporting, Phoenix, 2011 

• Condemnation Summit VII, Phoenix, 2010 

• State Bar of Arizona Annual Convention, Bankruptcy, Glendale, 2010 

• State Bar of Arizona Annual Convention, Negotiating & Restructuring RE, Glendale, 2010 

• IRWA Course 502, Business Relocation, Tempe, 2010 

• LAI, Real Estate Bankruptcies for the Non-Lawyer RE Professional, Scottsdale, 2010 

• International Right of Way Association Facilitator Clinic, Las Vegas, 2010 

• AI Seminar, Uniform Appraisal Standards for Federal Land Acquisitions, Phoenix, 2009 

• IRWA Course 803, Eminent Domain Law Basics for the R/W Professional, Phoenix, 2009 

• AI Seminar, Appraising Distressed Commercial RE: Here We Go Again, Mesa, 2009 

• IRWA Course 410, Reviewing Appraisals in Eminent Domain, Tempe, 2008 

• IRWA Course 401, Appraisal of Partial Acquisitions, Los Angeles, 2007 

• IRWA Course 900, Principles of Real Estate Engineering, Tempe, 2007 

• IRWA Course 213, Conflict Management, Tempe, 2006 

• IRWA Course 205, Bargaining Negotiations, Tempe, 2006 

• IRWA Course 800, Principles of Real Estate Law, Tempe, 2006 

• IRWA Course 212, Creatively Solving Problems in Groups, Tempe, 2005 

• IRWA Course 104, Standards of Practice for the Right of Way Professional, 2005 

• IRWA Course 200, Principles of Real Estate Negotiation, Phoenix, 2004 

• IRWA Course 403, Easement Valuation, Phoenix, 2004 

• IRWA Course 214, Skills of Expert Testimony, Phoenix, 2004 

• AI Seminar, Online Valuation of Detrimental Conditions, Online, 2003 

• AI Course 420N, Business Practices and Ethics, Tempe, 2003 

• IRWA Course 802, Legal Aspects of Easements, Phoenix 2003 

• AI Course 410, Standards of Professional Practice, Part A, Tempe 2003 

• AI Course 705, Litigation Appraising: Specialized Topics and Applications, Tempe 2002 

• AI Course 817, Appraiser as Expert Witness: Preparation and Testimony, Tempe 2002 

• AI Course 720, Condemnation Appraising: Advanced Principles, Tempe 2000 

• AI Course 710, Condemnation Appraising: Basic Principles, Tempe 2000 

• Comprehensive Appraisal Workshop, Dallas, Texas, 1996 

• AI Course 550, Advanced Applications, San Diego, California, 1996 



   

  

• AI Course 540, Report Writing & Valuation Analysis, San Diego, California, 1995 

• AI Course 530, Sales Comparison & Cost Approaches, Boulder, Colorado, 1995 

• AI Course 420, Code of Professional Ethics, Las Vegas, Nevada, 1995 

• AI Course 410, USPAP, Las Vegas, Nevada, 1995 

• AI Course 520, Highest and Best Use and Market Analysis, Tempe, AZ, 1995 

• AI Course 510—Advanced Income Capitalization, San Jose, California, 1994 

• AI Course 1,350—Basic Income Capitalization, San Diego, California, 1993 

• AI Course 110—Appraisal Principles, Salt Lake City, Utah, 1993 
 
Other Readings/Studies 
 

• Principles of Right of Way (International Right of Way Associations) 

• Numerous Eminent Domain Cases 

• Real Estate Valuation in Litigation, 2nd Edition (Chicago: Appraisal Institute, 1995) 

• The Appraisal of Real Estate (Chicago: Appraisal Institute) 
 
 
Other Professional & Civic Activities 
 

• IRWA Course Facilitator 

• IRWA Kachina Chapter 28 Professional of the Year, 2008 

• IRWA Kachina Chapter Executive Board, 2006-2009 (2008 President) 

• IRWA Kachina Chapter-Seminar Committee, 2004-2008 

• IRWA Kachina Chapter-Marketing and Public Awareness Chairman, 2004-2009 

• Arizona Management Group 

• Boy Scouts of America 

• Instructor for Lorman Education Services 

• Spanish Speaking 
 
 



   

  

 


