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January 14, 2019 

 

ADOT Right of Way Operations - Appraisal 

1655 West Jackson Street, ADOT Mail Room 

Phoenix, Arizona, 85007 

 

Attn: Mr. Timothy F. O'Connell, Jr., Right of Way Project Management Section, Review 

Appraiser 

 

RE: The vacant land parcel at 5541 East Thomas Road, Mesa, Arizona  

 CONTRACT: 2016-018.11 

 APPRAISAL: TO-18-014  

 PROJECT: Excess Land M697201X 

 HIGHWAY: 202L  – MA 000 H5400 01R 

 SECTION: Gilbert Road – Higley Road 

 PARCEL: L-M-448 

 OWNER: ADOT 

 

 

At your request and for the purpose of estimating its market value, we have made relevant 

investigations and have inspected the above-referenced property.  

 

The property is legally and otherwise described in the attached appraisal report containing data 

and discussions from which, together with our experience as appraisers, the value estimate 

was formed. This appraisal has been prepared to comply with the appraisal reporting 

guidelines of the Uniform Standards of Professional Appraisal Practice (USPAP) as 

established by the Appraisal Foundation, and the Standards of Professional Practice as defined 

by the Appraisal Institute. It is also intended to comply with the appraisal guidelines of the 

ADOT Right of Way Procedures Manual Project Management Section Chapters Three and 

Four, The Federal Highway Administration (FHWA) Uniform Act, 49 CFR Part 24. 

 

 

 

 

http://www.mfvalues.com/
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After considering all of the facts available to us, subject to the underlying assumptions and 

limiting conditions contained herein, it is our opinion that the fee simple estate in the subject 

property had a market value, as of December 20, 2018, of 

 

$243,000 
 

Value of Land $243,000 
Value of Improvements $0 
Total $243,000 

 
 

 Sincerely, 

 

 

 Wendell L. Montandon, MAI 
 Certified General Real Estate Appraiser 
 Certificate Number 30159, State of Arizona 

 

 

 R. John McDonald, MAI  
 Certified General Real Estate Appraiser 

 Certificate Number 31618, State of Arizona 
 



EXECUTIVE SUMMARY 

 

Address: 5541 East Thomas Road, Mesa, Arizona 

 

Assessor’s Parcel No.: Not Assigned and a portion of 141-40-002 

 

Date of Report: January 14, 2019 

 

Effective Date: December 20, 2018 

 

Interest Valued: The fee simple estate 

 

Land Area: Frontage on Thomas Road - 550 feet 

 Total Net Area – 121,634 square feet, or 2.79 acres 

 

Zoning: RS-90, Single Residence, by the city of Mesa 

 

Improvements: The subject is unimproved. 

 

 
 

“As Is” Value Conclusion: $243,000 

 

Exposure Time: Estimated at 12 months 

 

Marketing Time: Estimated at 12 months 
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PURPOSE OF THE APPRAISAL 

 

The purpose of this appraisal report is to provide the appraiser’s best estimate of the market 

value, as of December 20, 2018, of the fee simple estate in the vacant land at 5541 East 

Thomas Road, in Mesa, Arizona. 
 
The legal description of the property prepared by Arizona Department of Transportation 

(ADOT) is included in the addendum of this report. 

 

The property is a portion of Assessor parcel 141-40-002 in addition to other area currently not 

identified with a parcel number by the Maricopa County Assessor. However, a copy of the 

Assessor’s map with our outline of the subject outlined in red is included on the following 

page along with a Project Right of Way Plan prepared for by ADOT in October 2000 with the 

subject highlighted in yellow. 

 

INTENDED USER AND USE 

 

This report is intended for use only by Arizona Department of Transportation (ADOT) for use 

in making asset management decisions regarding the disposition of excess land. Use of this 

report by others, or for any other use, is not intended by the appraisers. 
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Assessor’s Map & ADOT Right of Way Plan 
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DEFINITIONS 

 
 
Market Value, pursuant to Arizona Revised Statute 28-7091, is as follows: 
 
 “…Market Value’ means 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 
 
Market value “As Is” is defined as: 
 
 The estimate of the market value of real property in its current physical condition, 

use, and zoning as of the appraisal date. (Proposed Interagency Appraisal and 
Evaluation Guidelines, OCC-4810-33-P 20%)2 

 
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.3 
 

                                                
1 Page 21 – R/W Appraisal Standards and Specifications 
2 The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, (Chicago, Illinois: 2010) 
3 The Dictionary of Real Estate Appraisal, Fifth Edition, Appraisal Institute, (Chicago, Illinois: 2010), p. 78. 
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SCOPE OF WORK 

 

The scope of the appraisal required investigating sufficient data, relative to the subject, to 

derive an opinion of value. The depth of the analysis was intended to be appropriate in relation 

to the significance of the appraisal problem. We made a physical visit to the property on 

December 20, 2018 and have also gathered information on the neighborhood to determine its 

physical features and recent development patterns. A search of public records was completed 

to ascertain the current and historical assessment and ownership data regarding the property. 

The data sources used to gather information for this report include, but are not limited to, the 

following:  

 

• Planning and Zoning Department of Mesa 

• Maricopa County Assessor’s, Treasurer’s and Recorder’s websites 

• CoStar Comps database 

• Internal database 

 

We have researched recent sales of vacant land in the subject market area suitable for 

residential or business park use. The most pertinent sales discovered have been analyzed in the 

Sales Comparison Approach 

 

The subject’s current physical and legal condition, its background and history were researched 

with all due diligence expected of professional real estate appraisers in the course of 

performing appraisal services. The appraisers have attempted to analyze the property as seen 

through the eyes of the hypothetical “most probable” buyer. The market area was examined to 

determine existing and proposed inventory, demand and the marketability of properties 

comparable to the subject. 

 

This Appraisal Report is intended to comply with the reporting requirements set forth under 

Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice for an 

Appraisal Report. The depth of discussion contained in this report is specific to the needs of 

the client and for the intended use stated within this report. 
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METROPOLITAN PHOENIX 

 
The valuation of any form of real estate requires the consideration of the underlying 

economics and the demographic profile of the surrounding community. Potential demand for 

real estate is a product of the growth and stability of its environs. The following summary 

discussion of the demographic, economic, governmental and environmental forces acting on 

the Phoenix area is deemed an integral part of this analysis. 

 

As a metropolitan area, Phoenix is 

synonymous with Maricopa County, one of 

the nation’s largest and most populous 

counties.1Phoenix’ growth represents most of 

the state’s growth and economic vitality, 

accounting for a high percentage of the state’s 

net in-migration for the past four decades. 

 

Arizona enjoyed a prolonged period of above-

average growth over the past 30 years, but the 

growth has slowed sharply over the past several years. However, the long-term outlook 

remains positive.  

 

Arizona industries that have grown much faster than the national average have been 

manufacturing, construction, finance, insurance and real estate. The government sector grew 

too, but paralleled growth of government employment nationally. Set forth below are 

population estimates for Maricopa County and the state of Arizona. 

 
Population2  
 Phoenix-Mesa-Scottsdale  Maricopa County   Arizona  
2000 Census: 3,251,884 3,072,149 5,130,632 
2010 Census: 4,192,887 3,817,117 6,392,017 
July 1, 2017 4,649,287 4,221,684 6,965,897 
July 20203:  5,276,074 8,779,567 
 
Growth in Maricopa County’s population between 1990 and 1995 was approximately 80,000 

per year. For 1996 through 2000, population growth ballooned to an average 92,510 per year. 

The growth for years (2000 through 2010) reflecting the impact of both the great recession and 

a change in immigration policies was 74,797 per year. For the five years ending July 1, 2015, 

the average annual population growth slowed to 57,795. 

  

                                                
1 The Phoenix MSA (metropolitan statistical area) was synonymous with Maricopa County until 1993, when the federal 
government changed to the Phoenix-Mesa MSA, including part of Pinal County due to the encroachment of urbanized Phoenix into 
the Apache Junction area of Pinal County. 
2 Population Statistics Unit, Arizona Department of Economic Security 
3 Projected 
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Economic Forces 
 
The economic base of the Phoenix metropolitan area is relatively well diversified and can 
absorb changes in the economy due to its blend of high technology, manufacturing and service 
industries. Over 46% of all manufacturing jobs in Phoenix are related to high-tech industries 
like computer components, instrumentation and scientific technology. 
 
Phoenix also has a relatively high percentage of jobs in eating and drinking places, each of 
which is tied to the region’s tourism. Roughly 18 million visitors traveled to Phoenix in 2016 
with estimated spending of over $3.3 billion. Phoenix is rated as one of the top hotel/resort 
destinations in the United States. 
 
Credit card processing has become a major Metropolitan Phoenix industry. Arizona passed a 
bill in 1989 deregulating the state’s credit card industry. The market establishes rates and fees 
on credit cards based here. There are no artificial fee or price constraints. Besides having 
regulations that allow for a market driven, credit card fee structure, Arizona’s cost of living 
and operating costs are much lower than California’s. 
 
The top 20 non-government metro Phoenix employers listed in relation to their 2016 employee 
ranking include Banner Health, Walmart, Wells Fargo & Co., HonorHealth, Dignity Health, 
Intel, JP Morgan Chase & Co., Bank of America, America Airlines Group, Honeywell 
International, Freeport-McMorRan, American Express, United Healthcare of Arizona, Mayo 
Clinic, Verizon, Fry’s Food Stores and Bashas’ Family of Stores. Each employed over 4,000 
in 2017. 
 
The economy of metropolitan Phoenix, like that of the nation is currently in a growth stage 
following recovery from a deep recession.  
 
Job Growth 
 
The chart below illustrates the annual percentage change in non-farm job growth for the 
Phoenix metro area economy from 2007 thru 2016 as plotted by the US Bureau of Labor 
Statistics. Job growth rate has been positive since emerging from the 2009 trough of the great 
recession.  

 
The Greater Phoenix Blue Chip Forecast 
is a long standing respected survey 
historically made up of about a dozen 
local participants from industries with a 
desire understand trends. Their 
consensus projection for 2018 as of the 
4th Quarter of 2017 is for wage and 
salary employment growth of 3.2%, up 
slightly from 3.0% in 2016. The forecast 
for manufacturing employment growth is 

2.5%, up from 1.4% in 2016 with growth in construction employment of 6.5%, up from 5.6% 
in 2016.  
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Unemployment 
 
Metropolitan Phoenix has traditionally followed national and Arizona trends in direction of 
unemployment, but in recent times the percentage has not exceeded either benchmark while 
changing with less severity than the national rate. The unemployment rate for Phoenix ranged 
from 2.6% to 3.7% between 1995 and 2000. It peaked at 9.6% in 2010 near the depth of the 
great recession steadily declining since to an average of 4.3% in 2017, slightly lower than the 
4.4% U.S.A. average and continuing to be much lower than average for all of Arizona. The 
trends are compared in the next chart. Phoenix, Mesa, Scottsdale MSA are presented as 
Phoenix. Unemployment rates for all three have continued to trend lower in 2018. 
 

Historical Annual Average Unemployment Rates from the USA Bureau of Labor Statistics. 

Year Phoenix Ariz. U.S.A.

2000 3.3% 3.9% 4.0%

2001 4.3% 4.8% 4.7%

2002 5.7% 6.1% 5.8%

2003 5.3% 5.8% 6.0%

2004 4.5% 5.0% 5.5%

2005 4.1% 4.6% 5.1%

2006 3.7% 4.1% 4.6%

2007 3.3% 3.9% 4.6%

2008 5.5% 6.2% 5.8%

2009 9.3% 10.3% 9.3%

2010 9.6% 10.4% 9.6%

2011 8.6% 9.5% 8.9%

2012 7.4% 8.3% 8.1%

2013 6.7% 7.5% 7.4%

2014 5.9% 6.7% 6.2%

2015 5.3% 6.0% 5.3%

2016 4.7% 5.3% 4.9%

2017 4.3% 4.9% 4.4%

4/18 3.8% 4.9% 3.9%
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Standard of Living 
 
The “14th Annual Demographia International Housing Affordability Survey: 2017”, based on 
data for the 3rd quarter of 2017, seven of the ten most affordable housing markets can be found 
in the United States, all in the Midwest, Southeast and Northeast. The least affordable world 
market is Hong Kong. The Demographia report scores housing markets using the "median 
multiple" principle, which takes median house price divided by gross annual median 
household income to calculate affordability for housing markets over one million in 
population. This method has been recommended by the World Bank and the United Nations. 
An overall median multiple of 3.0 is defined as affordable. Housing Unaffordable Ratings are: 
 

 Moderately Unaffordable 3.1 to 4.0 
 Seriously Unaffordable  4.1 to 5.0 
 Severely Unaffordable 5.1 & Over 
 

For the fifth year in a row, the United States has the most affordable housing market among 
major housing markets, with a moderately unaffordable Median Multiple of 3.9.” At 4.2 
Phoenix is barely in the Seriously Unaffordable category, ranked 40 of 92 in Major Markets 
and 158 of 293 in All International Markets.  
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Governmental Forces 
 
The city of Phoenix government is a city council form, with a mayor and a city manager. This 
form is the most common among the larger communities in the metropolitan area. 
 
Most of the major issues facing Metropolitan Phoenix city governments relate to problems 
caused by rapid growth, such as: air and ground water pollution, freeway construction, 
annexations and urban sprawl, preserving residential neighborhoods, ensuring an adequate 
water supply, flood control and mass transit alternatives. 
 
Transportation 
 
The Regional Transportation Authority was created in 1985. In October of 1985 voters 
approved a half-cent sales tax increase to fund right-of-way acquisition and freeway thru 2005. 
Public-transit was implemented in 2000 expanding bus and light rail service. In 2004 voters 
extended the half cent county sales tax. In November of 2014, voters renewed the tax through 
2025 by approval of Proposition 400. In August 2015 voters approved Proposition 104, 
increasing the state sales tax by 0.3 percent. The increase will pay for tripling of light rail 
miles, expanded bus service, street re-pavement and transit infrastructure improvements.  
 
Natural Resources 
 
National forests and some of the country’s largest county and city parks and preserves provide 
an abundance of outdoor activities. Most of Metropolitan Phoenix’ growth, as well as its 
tourist industry, is attributable to its climate, scenery and recreational opportunities. Water 
sports, at several man-made lakes, and snow skiing are available within several hours drive. 
 
The Phoenix area is characterized by a dry climate with a wide range between minimum and 
maximum temperatures. June and July are the hottest months with an average maximum 
temperature of 106.4F. December is the coldest month with an average minimum temperature 
of 42.8F. February and March provide the most ideal temperatures and are the peak tourist 
months. The average annual minimum temperature is 63.1F while the average maximum 
temperature is 86.9F. Annual precipitation averages 8.4 inches. 
 
Water is a precious commodity in the desert, but Phoenix has sufficient supplies to support its 
continued growth. As more agriculture is eliminated, the net demand for water decreases even 
with the burgeoning growth in population. One acre of typical residential growth requires 
about one-third of the water of one acre of agricultural land. 
 
The area’s mild winter climate, proximity to several major southwest cities, and the area’s 
availability of water and developable land has enabled the Phoenix area to become one of the 
fastest growing metropolitan areas in the country. The economy is relatively diverse, relying 
primarily on service, trade, manufacturing and government sectors as major employers.  
 
Conclusion  

 

The near-term outlook for the individual real estate sectors and the economy as a whole for 

Metropolitan Phoenix is for steady growth. 

  



 

MONTANDON FARLEY VALUATION SERVICES 9 

Metropolitan Phoenix Map 
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NEIGHBORHOOD 

 

The subject is located near the northern boundary of Mesa about 20 miles east of downtown 

Phoenix. The neighborhood boundaries are the Salt River on the north, McKellips Road on the 

south, Power Road on the east, and Val Vista Drive on the west. A copy of an aerial 

photograph of the subject area is included on the following page. 

 

The subject site is part of a small industrial enclave interspersed with some single-family 

home lots located to the north of the Red Mountain Freeway (Loop 202). Tracts of State Trust 

Land are located about one-half mile north of the subject and to the west of Higley Road. 

Some of this land has been leased to Nammo Talley, a defense contractor. 

 

The focal point of the neighborhood is Mesa's Falcon Field. The airport is bordered by McDowell 

Road on the north, McKellips Road on the south, Greenfield Road on the west and Higley Road 

on the east. Falcon Field includes a total of 784 acres and has two active runways. Falcon Field 

serves as the home base for more than 700 aircraft and 100 plus businesses. The largest business 

in the area is Boeing Helicopter Systems, whose assembly and testing facility is located on 190 

acres directly north of the airport. The Boeing Company has approximately 4,000 employees in 

Mesa. MD Helicopters also manufactures helicopters on site. The subject property is within the 

Falcon Field Airport area and has direct taxiway access. Currently there are about 60 acres of 

land available for lease and aviation-related business development at Falcon Field Airport. 

Approximately 63 acres of orchard property is available for lease and non-aviation development 

off the airport, immediately to the west.  

 

The area north of the airport and extending to the Red Mountain Freeway (Loop 202) is 

composed of industrial uses, a sand and gravel plant and undeveloped land. The dominant use is 

the 190-acre Boeing plant.  

 

Extending for about one-half mile south of the airport is a mixed-use area that is about 60% 

developed. This area includes many single and multi-tenant industrial buildings, office buildings 

and an elementary school, plus retail development at the southeast corner of McKellips and 

Greenfield Roads; and the southwest corner of McKellips and Higley Roads. The development at 

the southeast corner of McKellips and Greenfield Road is anchored by a Super Wal-Mart. 

Rosemont Business Park II is a mixed-use area at the southeast corner of McKellips Road and 

Rosemont. South of this mixed-use area are single family neighborhoods and undeveloped land. 
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Aerial Photograph 
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Less than one mile east of the subject is the 840-acre master planned community of Red 

Mountain Ranch. Further east is the Power Road entrance to the 2,400-acre Las Sendas master 

planned community. Red Mountain Ranch is 100% built-out with a total of 1,686 residences. 

The community is oriented around the Red Mountain Ranch Golf Club. Las Sendas has 

approximately 3,000 residences. The development is a combination of production and semi-

custom homes. Las Sendas offers several recreational facilities including an 18-hole 

championship golf course designed by Robert Trent Jones II (privately-owned public course), 

a multi-purpose fitness center, a tennis center, swimming pools, community parks and an 

extensive trail system.  

 

The Salt River Pima-Maricopa Indian community is located to the north of the Red Mountain 

Freeway (Loop 202), beginning about three-quarters of a mile north of the subject and 

encompassing roughly two townships between Pima Road, the Doubletree Ranch Road 

alignment and the Salt River. The reservation is predominantly agricultural in character and is 

sparsely developed.  

 

Transportation 

 

The subject site is immediately north of the Red Mountain Freeway (Loop 202), a segment of the 

countywide freeway system. The freeway extends west into central Phoenix to link with 

Interstate 10. It extends east and links with the Santan and Superstition freeways to the east of 

Ellsworth Road. There is a full diamond interchange at Higley Road. 

 

A demographic profile prepared by CoStar revealed the following 2018 statistics for the 

subject area: 
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Immediate Neighborhood 

 

A summary of the uses surrounding the subject is included below. 

 

North – Vacant land zoned for employment park. Across Thomas Road is a Salt River 

Project substation developing industrial subdivision and vacant land owned by 

city of Mesa to the northeast 

 

South – Loop 202 freeway  

 

East – A single family home on large lot owned by Tri City Ready Mix Inc. followed 

by vacant land zoned for employment and industrial use. 

 

West –Northwest is vacant land zoned for employment/industrial office park use; 

southwest is the Loop 202 Freeway.  

 

 
 

In summary, the property is in a mixed-use area of northeast Mesa. Large tracts of land zoned 

for industrial/business park use are still available in the immediate area. This area is expected 

to experience additional industrial/commercial and residential infill development in the future.  
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MARKET ANALYSIS 

 

Set forth on the following pages are overall market statistics from the 3rd Quarter 2018 CoStar 

Industrial Report. The study breaks the Metropolitan Phoenix area into nine geographic 

markets and further subdivides the markets into smaller submarkets. A chart summarizing 

statistics for the primary markets is included below. The subject is in the Southeast Industrial 

Market and the Falcon Field/Apache Junction Industrial Submarket. 

 

 
 
The Phoenix Industrial Market has grown steadily over the past three decades. Set forth below 
are some overall figures since 2008 that illustrate this trend.  

 

 
 

Overall vacancy increased sharply during 2008 and 2009 due to the economic collapse, 

negative absorption and the completion of over 14 million square feet of new space. New 

construction slowed from 2009 thru 2011 in response to declining demand. However, an 

increase in demand from large distribution users has resulted in increased development 

activity over the past six years. The vacancy rate has declined steadily since 2009. The 3rd 

Quarter 2018 vacancy rate was 7.0%, a slight up tic from the previous quarter but down from 

7.9% in the same quarter year ago.  
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A breakdown by submarket of the third quarter 2018 statistics by submarket is included 

below. 
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CoStar reported that 4.26 million square feet of new inventory was delivered in 2016 with net 

absorption of 5.9 million square feet. A total of 6.4 million square feet was completed in 2017 

and net absorption was 11 million square feet. A total of 32 projects with a combined area of 

4.39 million square feet delivered at the end of the 3rd quarter of 2018 with over 7 million 

square feet under construction. 

 

The average quoted rental rate in the Phoenix Industrial Market has trended upward gradually 

over the past six years. The average rate at the end of the 3rd quarter of 2018 was $7.24 per 

square foot per annum, net which was up slightly from $7.12 per square foot in the same 

quarter year ago.  

 

Briefly, market conditions have improved over the past five years. We anticipate continued 

improving Industrial market conditions as the economy continues to expand. 

 

Falcon Field/Apache Junction Industrial Submarket 
 

  
 

Quarterly statistics for the submarket are displayed next. 
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The Falcon Field/Apache Junction industrial submarket is one of the smaller submarkets (total 

inventory square footage) in metropolitan Phoenix, with 1.3% of the total square footage in the 

metro market. Despite its smaller size, it has typically experienced a lower vacancy rate than 

the metro area. Positive absorption in recent years pushed vacancy rates in this submarket to 

record lows. Although new construction in the first half of 2018 resulted in a modest increase 

in the vacancy rate. Due to generally positive absorption, the average quoted lease rate has 

trended higher over the past five years. The average rate at the end of the third quarter of 2018 

of $8.76 per square foot per annum, net is the same as it was for the same quarter in the prior 

year and up 16% from the lease rate in third Quarter 2014 of $6.74 per square foot. 

 

Limited speculative construction activity has helped both absorption and lease rates. Only 

seven buildings have been completed over the past five years with a combined area of 74,957 

square feet. There are currently five new buildings under construction with a combined area of 

309,199 square feet including the 147,672 square foot Longbow Gateway One building at 

3115 North Higley Road and Eastgroup’s 97,462 square foot building at Falcon Field Center. 

Both buildings are designed for distribution use and are being developed on a speculative 

basis. We anticipate the subject submarket will experience additional development in the 

future, aided by its freeway access and available land for new development. 

 

Quarter # Bldgs

Inventory 

SF Vacant SF

Vacant 

Percent % 

Net Absorption 

SF

Deliveries 

Bldgs

Deliveries 

SF U/C Bldgs U/C SF NNN Rent

2018 Q3 217 4,656,652 317,051 6.8 19,601 0 0 6 198,689 $8.76 

2018 Q2 217 4,656,652 336,652 7.2 4,430 2 244,897 3 68,000 $8.47 

2018 Q1 215 4,411,755 96,185 2.2 21,066 0 0 5 312,897 $8.85 

2017 Q4 215 4,411,755 117,251 2.7 6,643 0 0 2 244,897 $8.47 

2017 Q3 215 4,411,755 123,894 2.8 -12,859 0 0 1 147,435 $8.76 

2017 Q2 215 4,411,755 111,035 2.5 34,083 1 33,147 0 0 $8.23 

2017 Q1 214 4,378,608 111,971 2.6 33,326 0 0 1 33,147 $8.42 

2016 Q4 214 4,378,608 145,297 3.3 11,295 1 4,370 1 33,147 $8.33 

2016 Q3 213 4,374,238 152,222 3.5 35,209 0 0 2 37,517 $8.13 

2016 Q2 213 4,374,238 187,431 4.3 -33,897 0 0 1 4,370 $6.82 

2016 Q1 213 4,374,238 153,534 3.5 53,273 0 0 0 0 $6.92 

2015 Q4 213 4,374,238 206,807 4.7 22,381 0 0 0 0 $6.99 

2015 Q3 213 4,374,238 229,188 5.2 17,101 0 0 0 0 $7.07 

2015 Q2 213 4,374,238 246,289 5.6 63,627 1 12,862 0 0 $7.29 

2015 Q1 212 4,361,376 297,054 6.8 9,396 0 0 1 12,862 $7.63 

2014 Q4 212 4,361,376 306,450 7 14,757 0 0 1 12,862 $7.72 

2014 Q3 212 4,361,376 321,207 7.4 27,648 1 7,473 1 12,862 $7.58 

2014 Q2 211 4,353,903 341,382 7.8 -2,354 1 6,450 1 7,473 $7.30 
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PROPERTY DATA 

 

Property History: 

 

The owner of record is 

 

ADOT 

 

ADOT acquired the subject property as part of condemnation of a larger parcel in 1987 for the 

construction of the Loop 202 Freeway. The subject is now excess land and has been marketed 

at $304,000 or $2.50 per square foot since late 2015. ADOT reports that there has been some 

interest in the property, most recently from an RV and boat storage developer, but no offers 

have been made. Interested parties have cited the sloping terrain and associated unknown 

engineering costs to level the site as an impediment to making a deal. 

 
Site Data: 

 
The site has a triangular shape and contains 121,634 square feet, or 2.79 acres. It has 
dimension of approximately 530 feet along its east property line, 660 feet along its north 
property line and 830 feet along the southwest property line. A portion of the subject’s east 
property line has frontage on the alignment of 56th Street which accesses Thomas Road to the 
north1. 
 
Topography 
 
The site has topography that slopes downward approximately 15 
feet from northeast to southwest. toward the freeway (see orange 
10-foot contours at right). This allows good visibility from the 
freeway and provides city views from the site looking 
southwest. Drainage for the area is adequate. 
 

Zoning: 

 

The subject is zoned RS-90, Single Residence, by the City of Mesa. This zoning allows 

detached single residence housing and allows one unit per 90,000 square feet of area. This 

district also provides for residential care facilities, day care group homes, and civic and 

institutional uses such as churches. A zoning map is included in the addendum. 

 

The city of Mesa General Plan shows the subject in an area designated for “employment.” 

This designation promotes professional and medical office parks, research and development 

facilities, light manufacturing and call centers. Planners at the city of Mesa suggested that the 

subject is a candidate for a rezoning since its existing residential zoning is not consistent with 

the general plan “employment” designation. The property adjacent north was rezoned from 

                                                
1 Thomas Road right of way is approximately 260 feet north of the subject 
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RS-90 to PEP several years ago for eventual development of an office complex.   The PEP, 

Planned Employment Park, zoning allows for professional and medical parks, light 

manufacturing in a campus setting with ancillary restaurants, retail and other supportive 

establishments.  

 
Utilities: 
 
Electricity and phone service are available to the site and water is available at Thomas Road. 
Sewer is not available in the immediate area. A 12 inch sewer line is located east at Higley 
Road and also south of the freeway. Septic systems are used by most developments in the 
immediate area.  
 
Flood Hazard and Environmental Hazards: 
 
The subject is not in a special flood hazard area. Included in the addenda is a flood map 
showing the subject relative to surrounding uses. 
 
Easements 
 
We have reviewed the title report included in the addendum which did not reveal any adverse 
easements that would affect the utility or marketability of the subject.  
 
Access: 
 
Thomas Road is an east/west arterial route that is paved in the subject area for two lanes of 
traffic in each direction, plus a center turn lane. Both sides of the street are improved with 
curbs, gutters and sidewalks at its intersection with 56th Street.   
 
A full diamond interchange with Loop 202 is one third of a mile west at Higley Road. 
 
The 56th Street alignment provides access to the subject. This roadway is currently improved 
with asphalt chip seal and graded dirt.  
 
Environmental Assessment 

 

We have not had the benefit of a Phase I Environmental Report and are unqualified to complete 

this type of study. Our inspection did not reveal any obvious environmental hazards. We have 

assumed for the purposes of this analysis that the property is free of any environmental 

contamination that could have an impact on value. 
 
Property Taxes 
 
The subject is owned by Arizona State Department of Transportation and currently does not have 
a parcel number designation or pay property taxes. 
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HIGHEST AND BEST USE 

 
As If Vacant 
 
Legally Permissible 
 
The site is zoned RS-90, Single Residence, by the city of Mesa. This district protects rural 
residential uses and also allows for group homes and churches. Based on the subject’s size 
only a single residence is allowed on the subject site under this zoning. The city of Mesa’s 
General Plan has the subject designated for employment use and similar sites in the subject 
area have successfully rezoned from RS-90 to PEP, Planned employment Park, and LI, Light 
Industrial. PEP allows for light manufacturing uses in addition to office development and 
supportive ancillary uses. Therefore, the legally permissible uses of the site include 
development with a single-family residence under existing zoning or a light industrial/planned 
employment park use, after rezoning. 
 
Physically Possible 
 
The subject has access to Thomas Road from a partially paved driveway along the 56th Street 
alignment and contains 121,634 square feet, or 2.79 acres. The site is not in a special flood 
hazard area. The shape of the site is triangular but has adequate length and depth that permits 
typical development. The site is sloping and will require considerable site work prior to 
development if more than a very small development is considered to maximize the site. The 
site has good visibility from the freeway with an elevation that permits city views to the 
southwest. All necessary utilities are available in the area but sewer will need to be extended 
to the site or septic developed on site. Moreover, a commercial development would have to 
extend new roadway/driveway to the subject. Virtually any urban improvement is physically 
possible on the site, limited only by size and the need to engineer the sloping topography. 
 
Financially Feasible/Maximally Productive 
 
The subject benefits from good proximity to a large base of employers to the south and the 
Loop 202 freeway. The legally permissible uses are for development of a single-family 
residence or rezoning to allow a planned employment park or light industrial use.  
 
The subject’s location adjacent to a freeway allows for noise and stigma that is a negative for 
development of a large lot single family home. Moreover, the sloping terrain provides for 
limited location for home placement with the most logical placement at a relatively level area 
near an adjacent existing home to the east. 
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The industrial market in the subject submarket is active with overall vacancy trending lower 
and rents that are near the average for the metropolitan area. However, the subject’s immediate 
area does not have sewer and new construction has only consisted of a few build-to-suit 
developments within industrial parks. Most of the vacant land in the subject area that has been 
purchased in the past seven years is being held for future development or has been on the 
market for sale for several years. The added expenses for extending driveway access to the site 
and grading for the topographical conditions on site diminishes its appeal for immediate 
development. Therefore, it is less valuable than other properties that are available and that 
have sold for industrial or similar employment related use. 
 
In our opinion, the highest and best use of the site, as if vacant, is for speculative holding for 
eventual employment/industrial use with the additional speculative possibility that a 
prospective home owner may find value in the elevated views at a relatively discounted price 
to account for the freeway noise and eventual adjacent commercial surrounds. The most likely 
buyer of the project is an investor willing to invest in site engineering and preparation. 
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VALUATION APPROACHES 

 

The estimation of a real property’s market value involves a systematic process in which the 

problem is defined; the work necessary to solve the problem is planned; and the data required 

is acquired, classified, analyzed and interpreted into an estimate of value. In this process, three 

basic approaches, when applicable, are used by the appraisers: the Cost, Sales Comparison and 

Income Approaches. The value estimates, as indicated by the direct approaches, are then 

reconciled into a final estimate, of the property’s value based on the appropriateness of each 

approach, the accuracy of the data and the quantity and the quality of the evidence. When one or 

more of these approaches is not applicable in the appraisal process, justification is presented.  

 

The subject is vacant land and only the sales comparison approach is applicable. 

 

LAND SALES COMPARISON APPROACH 

 

Set forth on the following pages are the land comparables that have been considered in 

estimating the “as is” market value of the site on a direct comparison basis. A summary and 

map of the comparables follow the detailed data.  
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LAND SALE  (  1  ) 
 
GRANTOR: Higley Land Investments LLC  
 
GRANTEE:  DCSJ LLC 
 
DOCUMENT NO.: 16/338437 
 
LOCATION: 3410 North Higley Road, Mesa 
 
ASSESSOR’S PARCEL: 141-37-056A (Split from 141-37-001D) 
 
DATE: May 2016 
 
LAND SIZE: Frontage along Higley Road– 780 feet  
 Total Net Area1  – 202,293 square feet, or 4.64 acres 
  
ZONING: LI, Mesa 
 
PURCHASE PRICE: $400,000 cash 
 
UNIT PRICE: $1.98 per square foot 
 
COMMENTS: The buyer plans to construct a built to suit industrial buildings on 

the site. The site did not have water or sewer to the site. The price 
includes a $100,000 discount to bring a waterline to the property 
and site work related to a drainage channel that will bisect the site. 
The site was in escrow for two months.  

 
SALES HISTORY: Public records do not indicate another arm’s length sale in the 

previous three years. 
 
CONFIRMED BY: John McDonald with buyer and Randolph Titzck at Land Advisors 

Organization 
 

Before and after start of site development 

 

  

                                                
1 \Includes pro rata share of common area parcel (#131-37-062) along frontage shared with adjacent parcel north 
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LAND SALE  (  2  ) 
 
GRANTOR: Higley Land Investments LLC  
 
GRANTEE:  Farrelly Enterprises LLC 
 
DOCUMENT NO.: 16/338440 
 
LOCATION: 3410 North Higley Road, Mesa 
 
ASSESSOR’S PARCEL: 141-37-059A (Split from 141-37-001D) 
 
DATE: May 2016 
 
LAND SIZE: Frontage along Higley Road – 785 feet  
 Total Net Area1 – 184,825 square feet, or 4.24 acres 
 
ZONING: LI, Mesa 
 
PURCHASE PRICE: $500,000 cash 
 
UNIT PRICE: $2.71 per square foot 
  
COMMENTS: The buyer plans to construct a built to suit industrial buildings on 

the site. All utilities will be available to the site. The site was 
marketed for four months.  

  
SALES HISTORY: Public records do not indicate another arm’s length sale in the 

previous three years. 
 
CONFIRMED BY: John McDonald with buyer and Randolph Titzck at Land Advisors 

Organization 
 

Pictures before and after start of site development below 

 

  

                                                
1 Includes pro rata share of common area parcel along frontage shared with adjacent parcel south 
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LAND SALE  (  3  ) 
 
GRANTOR: Hendrix Laurin 
 
GRANTEE:  Nathan Harman 
 
DOCUMENT NO.: 17/429373 
 
LOCATION: 7662 East Palm Lane, Mesa 
 
ASSESSOR’S PARCEL: 219-22-002Q 
 
DATE: June 2017 
 
LAND SIZE: Frontage along Palm Lane – 165 feet  
 Total Net Area –49,533 square feet, or 1.14 acres 
 
ZONING: R-35, Mesa 
 
PURCHASE PRICE: $110,000 cash 
 
UNIT PRICE: $2.22 per square foot 
  
COMMENTS: Electricity and city water are available to the site. 

Sewer is not available at the site but located 350 
feet east. Most lots in the immediate area are on 
septic systems. The buyer purchased the lot for 
development of a single-family residence. Some 
rolling terrain bisects a portion of the middle of 
the site (terrain contours shown at right).  

 

SALES HISTORY: Public records do not indicate another arm’s length sale in the 
previous three years. 

 
CONFIRMED BY: John McDonald with affidavit and public records 
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LAND SALE  (  4  ) 
 
GRANTOR: American Savings Life Insurance 

Company 
 
GRANTEE:  Aspire Sun Valley LLC 
 
DOCUMENT NO.: 18/577729 
 
LOCATION: Southwest corner of Sossaman Road 

and Billings Street, Mesa  
 
ASSESSOR’S PARCEL: 218-16-023 
 
DATE: July 2018 
 
LAND SIZE: Frontage along Sossaman Road – 238 feet  
 Frontage along Billings Street – 590 feet 
 Total Net Area –143,748 square feet, or 3.30 acres 
 
ZONING: LC, Mesa 
 
PURCHASE PRICE: $300,000 cash 
 
UNIT PRICE: $2.09 per square foot 
  
 
COMMENTS: All utilities are available to the property. The property had reports 

of fissures on or near the site. The seller was unaware to what 
degree the property was affected and was priced accordingly. The 
buyer purchased the property as a speculative investment 
opportunity. The property was listed for one year. The seller 
marketed the property as a commercial site with speculative 
potential multi-family use.  

  
SALES HISTORY: Public records do not indicate another arm’s length sale in the 

previous three years. 
 
CONFIRMED BY: John McDonald with Don Mortensen at LRA Real Estate Group  
 

  



 

MONTANDON FARLEY VALUATION SERVICES 27 

Land Sales Summary 

 

Item Sale Date

Size 

(Acres) Zoning

Purchase 

Price Price/Sq.Ft.

1 May-16 4.64 LI $400,000 $1.98 

2 May-16 4.24 LI $500,000 $2.71 

3 Jun-17 1.14 R-35 $110,000 $2.22 

4 Jul-18 3.30 LC $300,000 $2.09 

Subject 2.79 RS-90
$304,000 

(asking)
$2.50 

Land Sales Comparison Summary

 
 

Land Sales Map 
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Adjustment Analysis 

 

The unit of comparison used in this approach is the price per square foot. The sales have been 

compared to the subject property with respect to the following items. 

 

 1) Property Rights Conveyed 

 2) Financing (Cash Equivalency) 

 3) Conditions of Sale 

 4) Expenditures made immediately after purchase 

 5) Market Conditions (Time) 

 6) Location 

 7) Physical Characteristics 

 8) Economic Characteristics 

 9) Use (Zoning) 

 

A grid illustrating the adjustments to the individual sales follows the discussion. 

 

Property Rights Conveyed 

 

The interest being valued in this section of the report is that of the fee simple estate. None of 

the sales involve ground leases; therefore, no adjustments are necessary. 

 

Financing 

 

The sales were cash transactions and do not require adjustment for comparison purposes.  

 

Conditions of Sale 

 

Adjustments for conditions of sale are made when the buyer or seller had atypical motivations. 

In our opinion, no adjustments to the sales are deemed necessary.  

 

Expenditures Made Immediately After Purchase 

 

No adjustments are necessary. 
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Market Conditions 

 

The sales comparisons have occurred over the 

past 31 months. Property values have 

increased during this time with improving 

market conditions. As shown at right CoStar’s 

statistics for market prices for industrial 

property in the subject submarket (blue line) 

indicates that pricing increased into mid-2018 

and has somewhat leveled off since. The 

industrial land market is considered to follow 

a slightly different slope, but the overall trend 

is similar based on our discussions with market owners and brokers involved in transactions in 

the subject area. We have adjusted Sales 1, 2 and 3 up for improving market conditions since 

their May 2016 through June 2017 sale dates. The remaining sale took place during a period of 

relatively stable market conditions. 

 

Location 

 
The subject is located along the north side of the Loop 202 Freeway and about 260 feet south 
of Thomas Road with proximity to the full diamond interchange at Higley Road. The 
comparison locations as they relate to the subject are summarized below. 
 

Sale Comments Adjustment 

1 
Near subject; More trafficked roadway is partially offset by the subject’s partial 
visibility from the freeway; Overall Slightly Superior 

-3% 

2 
Near subject; More trafficked roadway is partially offset by the subject’s partial 
visibility from the freeway; Overall Slightly Superior 

-3% 

3 
Similar interior location but quieter surroundings. When viewed as a residential 
parcel the subject’s adjacency to freeway noise is a negative: Slightly Superior 

-3% 

4 More developed area with greater traffic count and corner location; Superior  -5% 

 
Physical Characteristics 

 

The physical differences include configuration, size and offsite/onsite improvements. Each is 

briefly discussed below. 

 

Configuration: 

 

The subject has a triangular configuration with adequate average frontage to depth ratio. The 

comparisons have superior rectangular configurations with consistent frontage to depth ratios, 

All comparisons have been adjusted downward for their superior rectangular shape. 
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Size: 

 

The sales range in size from 1.1 to 4.6 acres. The subject, at 2.8 acre, is bracketed by the 

comparison range. Sales 1, 2 and 4 are relatively similar in size while Sale 3 is much smaller 

warranting slight downward adjustment. The comparisons and subject are arrayed by their size 

below along with our concluded adjustments. 

 

Sale

Size 

(Acres) Adjustment  

3 1.14 -3%

Subject 2.79

4 3.30 0%

2 4.24 0%

1 4.64 0%  
 

Offsite/Onsite improvements: 

 

The subject has electricity to the site and water available at Thomas Road (approximately 260 

feet north) but no immediately available sewer. Moreover, the 56th Street alignment extending 

from Thomas Road to the subject is merely partial asphalt chip seal and graded dirt. Sales 1, 2 

and 3 similarly do not have immediately available sewer but have better paved access 

warranting downward adjustment. Sale 4 has all utilities and roadside infrastructure in place 

warranting downward the greatest downward adjustment.  

 

Terrain/Adverse Geological Issues 

 

A large portion of the subject has severely sloping terrain and a full engineering study to level 

the site is not available. Sale 1 required engineering access over a drainage channel that 

bisected the site and Sale 4, purchased as a speculative investment, had reports of fissures that 

would require extensive site work. The extensive engineering and site work required of these 

two sites are similar to the subject and no adjustment is warranted. Sale 2 was relatively level 

and did not require extensive site work warranting substantial downward adjustment for its 

superior level topography. Sale 3 had a small area of rolling topography. Its topography was 

less impacted for potential development compared to the subject warranting a slight downward 

adjustment.  

 

Economic Characteristics 

 

No adjustments are deemed necessary for economic characteristics. 

 

Use (Zoning) 

 

No adjustments are deemed necessary for use potential. 
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Land Sales Adjustment Grid 

 

The adjustments for the above factors have been quantified and applied below. 

 

Land Sales Adjustment Grid 

 
SALE 1 2 3 4

Date of Sale May-16 May-16 Jun-17 Jul-18

Size (Acre) 4.64 4.24 1.14 3.30

Price/Sq. Ft. $1.98 $2.71 $2.22 $2.09 

Property Rights 0% 0% 0% 0%

Step Adjusted Price per Sq.Ft. $1.98 $2.71 $2.22 $2.09 

Financing 0% 0% 0% 0%
Step Adjusted Price per Sq.Ft. $1.98 $2.71 $2.22 $2.09 

Conditions of Sale 0% 0% 0% 0%

Step Adjusted Price per Sq.Ft. $1.98 $2.71 $2.22 $2.09 

Expenditures After Purchase 0% 0% 0% 0%

Step Adjusted Price per Sq.Ft. $1.98 $2.71 $2.22 $2.09 

Market Conditions 10% 10% 3% 0%
Step Adjusted Subtotal Price/Sq. Ft. $2.18 $2.98 $2.29 $2.09 

Location -3% -3% -3% -5%

Physical Characteristics

   Configuration -3% -3% -3% -3%

   Size 0% 0% -3% 0%

   Off-site Improvements -3% -3% -3% -10%

   Terrain/Geological Issues 0% -15% -3% 0%

Economic Characteristics 0% 0% 0% 0%

Total Net Adjustments -9% -24% -15% -18%

Value Indications Per Sq. Ft. $1.98 $2.27 $1.94 $1.71  
 
After adjustment the sales comparisons provide indications of $1.71 to $2.27 per square foot 

with an average of $1.98 per square foot and a median of $1.96 per square foot.  
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We have also considered two current listings of similar vacant land parcels in the subject’s 

immediate area.  

 

 
 

 
 

Listing 5 has a superior rectangular configuration and rolling topography that is not as severe 

as the subject warranting downward adjustment to its $3.50 per square foot indication. In 

addition, it has been marketed for five years and the listing broker reports no recent interest 

suggesting that its pricing is above market. Listing 6 involves a ten-acre parcel that is being 

sold by ADOT as excess land. It is negatively impacted by rolling terrain and the termination 

point for a drainage channel that extends along the freeway. These geographic issues are 

considered similar to the negative impact of the subject’s severe sloping terrain. However, its 

better location at a hard corner and its listing status warrant downward adjustment to the $2.50 

per square foot indication. Finally, we note that the subject has been marketed at $2.50 per 

square foot for several years with no offers. 

 

After reviewing the data, we have concluded that the market supports a unit price of $2.00 per 

square foot. Applying this unit price to the subject’s building area reveals the following: 

 

x = Value Indication

121,634 Square Feet x $2.00 /Sq. Ft. = $243,268

Value Indication Rounded $243,000

Unit Price

Land Valuation

Land Size

 

Item Location Size Zoning Price Price/S.F.

Listing 5 3719 N. 54th Street, Mesa 4.82 RS-90 $734,400 $3.50

Listing 6 SEC Higley & Thomas Roads, Mesa 10.23 Not Zoned $1,120,000 $2.50

Subject 2.79 RS-90
$304,000 

(asking)
$2.50
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Exposure/Marketing Time1 

 

The actual exposure times for the sales comparisons were reported to be less than twelve 

months. Our exposure period estimate for the property is 12 months. In our opinion, the 

subject could be sold within 12 months from the effective date of this report at a price 

consistent with our value estimate. In summary, our marketing time estimate is also 12 

months. 

                                                
1 Exposure Time: estimated length of time that 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. 
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VALUATION CONCLUSION 

 

After considering all of the facts available to us, subject to the underlying assumptions and 

limiting conditions contained herein, it is our opinion that the fee simple estate in the subject 

property had a market value, as of December 20, 2018, of 

 

$243,000 
 

Value of Land $243,000 
Value of Improvements $0 
Total $243,000 
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CERTIFICATION 

 
We certify that, to the best of our knowledge and belief: 
 

• The statements of fact contained in this report are true and correct. 
• The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions, and are our personal, impartial, and unbiased 
professional analyses, opinions, and conclusions. 

• We have no present or prospective interest in the property that is the subject of this 
report, and no personal interest with respect to the parties involved. 

• We have no bias with respect to the property that is the subject of this report or to the 
parties involved with this assignment. 

• Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

• Our compensation for completing this assignment is not contingent upon the 
development or reporting of a predetermined value or direction in value that favors the 
cause of the client, the amount of the value opinion, the attainment of a stipulated 
result, or the occurrence of a subsequent event directly related to the intended use of 
this appraisal. 

• The reported analyses, opinions, and conclusions were developed, and this report has 
been prepared, in conformity with the requirements of the Code of Professional Ethics 
& Standards of Professional Appraisal Practice of the Appraisal Institute, which 
include the Uniform Standards of Professional Appraisal Practice. 

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

• R. John McDonald and Wendell L. Montandon, MAI, have made a personal inspection 
of the property that is the subject of this report. 

• No one provided significant professional assistance to the persons signing this report. 
• We have performed no services, as an appraiser or in any capacity, regarding the 

property that is the subject of this report within the three-year period immediately 
preceding acceptance of this assignment. 

• As of the date of this report, Wendell L. Montandon, MAI and R. John McDonald, 
MAI, have completed the continuing education program for Designated Members of 
the Appraisal Institute.  

 
 
__________________________________ Date: January 14, 2019 
Wendell L. Montandon, MAI 
Certified General Real Estate Appraiser 
Certificate Number 30159, State of Arizona 
 
 
__________________________________ 
R. John McDonald, MAI  
Certified General Real Estate Appraiser 
Certificate Number 31618, State of Arizona 
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CERTIFICATE OF APPRAISERS 

 

Project Number:  Excess Land M697201X 

Parcel Number:  L-M-448 

 

We hereby certify: 

 

That we personally inspected, the property herein appraised, and that we have afforded the 

property owner the opportunity to accompany us at the time of inspection.  We 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 we 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 our 

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 we 

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 us 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 our 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 our 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 we 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 our employment nor our compensation for making the appraisal and report are in 

any way contingent upon the values reported herein.  
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That we 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 we 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 we will not do so unless so authorized by proper State officials, 

or until we are required to do so by due process of law, or until we are released from this 

obligation by having publicly testified as to such findings. 

 

That our opinion of the fee simple estate in the subject property had an “as is” market value, as 

of December 20, 2018 of $243,000, based on our independent appraisal and the exercise of our 

professional judgment.  

 

Date:  January 14, 2019 

 

Signature:  

Arizona Certified General Real Estate Appraiser #30159 
 
 

Signature:  

Arizona Certified General Real Estate Appraiser #31618 
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS 

 
 1. That title to the property is good and merchantable. 
 
 2. That no liability is assumed on account of inaccuracy or errors in any information 

furnished by others whom this appraiser contacted at the site or elsewhere and which has 
been used in making this appraisal. 

 
 3. That no responsibility is assumed for legal matters affecting the property, such as title 

defects, liens, overlapping boundaries, etc. 
 
 4. That no survey has been made of the property for purposes of this report. 
 
 5. That no right is given to publish this report or any part thereof without the written consent 

of the writer. 
 
 6. That the valuation estimates contained herein apply as of the date of this appraisal only. 
 
 7. That we do not authorize the out-of-context quoting from or partial reprinting of this 

appraisal report. Further, neither all nor any part of this appraisal report shall be 
disseminated to the general public by the use of media for public communication without 
the prior written consent of the appraiser signing this appraisal report, particularly as to 
valuation conclusions, the identity of the appraiser or firm with which he is connected, or 
any reference to the Appraisal Institute, or the MAI designation. 

 
 8. That the distribution of value between land and building applies only under the present 

program of utilization and does not apply under any other premise. 
 
 9. That there are no hidden or unapparent conditions of the property, subsoil, potential 

flooding hazards, hydrology, chemical contamination or structures, which would render it 
more or less valuable. 

 
 10. The appraiser has noted in the appraisal report any adverse conditions (such as needed 

repairs, depreciation, the presence of hazardous wastes, toxic substances, etc.) observed 
during the inspection of the subject or that he or she became aware of during the normal 
research involved in performing the appraisal. Unless otherwise stated in the appraisal 
report, the appraiser has no knowledge of any hidden or unapparent conditions of the 
property or adverse environmental conditions (including the presence of hazardous 
wastes, toxic substances, etc.) that would make the property more or less valuable, and has 
assumed that there are no such conditions and makes no guarantees or warranties, express 
or implied, regarding the condition of the property. The appraiser will not be responsible 
for any such conditions that do exist or for any engineering or testing that might be 
required to discover whether such conditions exist. Because the appraiser is not an expert 
in the field of environmental hazards, the appraisal report must not be considered as an 
environmental assessment of the property. 
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QUALIFICATIONS 

 

WENDELL L. MONTANDON, MAI 
 

Real Estate Appraiser, Market Research Analyst, and Consultant 
 

 
Professional Experience Over forty continuous years as full-time real estate appraiser 

and consultant, initially mentored by Frank Kelly MAI, charter 
president of the Arizona Chapter of the American Institute of 
Real Estate Appraisers; acquired the appraisal firm of Kelly & 
Kelly from the Estate of Frank Kelly in July of 1972, merging it 
with that of Walter Winius, Jr., MAI in December 1973, to 
form the appraisal and planning firm of Winius Montandon, Inc  

 

 In July of 1997, analysts having a combined 70+ years of 

experience together at Winius Montandon, Inc. formed the 

advisory and appraisal firm now known as Montandon Farley 

Valuation Services. 

 

Education BS degree in construction from Arizona State University in 

1963 followed by a variety of real estate analyst courses mostly 

sponsored by the American Institute of Real Estate Appraisers 

prior to obtaining the MAI designation in 1974; subsequently 

attended seminars and courses sponsored by real estate 

affiliates including week-long sessions in Investment Analysis 

and Statistical Analysis; currently certified under the Appraisal 

Institute’s continuing education program 

 
Professional Affiliations MAI membership designation from the Appraisal Institute (a 

merger of the American Institute of Real Estate Appraisers and 
the Society of Real Estate Appraisers); served the American 
Institute of Real Estate Appraisers as follows: 

 

 National Appraisal Review Committee, 1975-77 

 National Elective Examinations Committee, 1978-85; 

    Vice Chairman, 1983; Chairman, 1984-85;  

 National Board of Examiners - Examinations, 1984-85 

 National Division of Professional Certification and 

    Recognition Committee, 1983 

 Regional Panel of Professional Standards Committee, 

    1990-1992 

 President of Arizona Chapter 41, AIREA, 1980 
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Professional Affiliations 

(Continued…) Chapter Membership Committee, 1984 

 National Research and Information Committee, 1992-93 

 National General Examinations Committee. 1992-94 

 Assistant Regional Member, Review and Counseling 

    Committee, 1992-93 

  

Certifications Certified General Real Estate Appraiser 

    Certificate Number 30159, State of Arizona 

 

Community Service Past President, Phoenix Sundown Rotary 

 Current Member at Rotary Club “100” Phoenix 
 Past member Phoenix Rehabilitation Appeals Board, Social 

Venture Partners, Valley Partnership and Commercial 
Mortgage Bankers Association; occasional guest speaker 
appearances regarding trends in the real estate industry 

 

Specialties: General practitioner with experience analyzing, valuing and 

reviewing appraisals of varying interests in all types of real 

estate except for non-sand and gravel mining estates; for the 

purpose of estimating retrospective, current and prospective 

market value, insurable value, values required by assessors, 

distressed value, liquidation value, investment value etc. 

 
Intended Uses and Users:  Security for a loan, eminent domain compensation, renewal 

rents, purchase option prices, partnership splits, litigation 
support, tax appeals, insurance compensation, etc.; some of the 
intended users include lenders, investors, estate planners, public 
agencies and private parties with condemnation needs, 
attorneys, accountants, divorcing parties, general and limited 
partners, planners, title companies, tax authorities, individuals 
and trustees performing due diligence, appraisal management 
companies, appraisal review companies etc 

Geographic Area 

  of Expertise Specializes in Arizona assignments, but has evaluated 

properties in more than 20 states, including California, Nevada, 

Texas, and Utah 

 
Qualification As  Maricopa County Superior Court US District Court 
  Expert Witness Yavapai County Superior Court  US Tax Court 
 Yuma County Superior Court Federal Bankruptcy Court 
 Pima County Superior Court    
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Representative Clients 
 

Alliance Bank 

Bank of America 

Bank of Boston 

Bankers Trust Company, New York, NY 

California Bank & Trust  

Chemical Bank, New York, NY 

Citibank (Arizona) 

Comerica Bank-California 

Enterprise Bank & Trust 

First Citizens Bank 

First Financial Bank 

Firstar Metropolitan Bank 

Great Western Bank, Colorado Springs, CO 

Guaranty Bank 

INTRUST Bank 

JP Morgan Chase Bank 

LaSalle National Bank 

Meridian Bank 

National Bank of Arizona 

Nevada State Bank 

Northern Trust Bank 

Rio Salado Bank 

U.S. Bank, RETECHS 

Wells Fargo Bank, RETECHS 

Zions National Bank 

 

Atlantic Asset Management 

Crossland Mortgage 

Crossin Dannis, Inc. 

Financial Resource Management Trust Company 

Harris Trust Bank of Arizona 

Investors Mortgage Loan Service 

J.E. Roberts 

L.J. Melody 

LaSalle Commercial Appraisal Management 
Minnesota Mutual Life Insurance Company 
Principle Mutual Life Insurance Group 
Property Reserve, Inc. 
Real Estate Underwriting Services 
Situs, a Ranieri Partners Company 
Standard Insurance Company, Portland, OR 
State Mutual Life Assurance Company of America 
United of Omaha Life Insurance Company 
 

 

 

 

 

 

Aegon USA Realty Advisor 

American National Insurance Company 

Bankers Mutual 

Construction Lending Corporation 

Equitable Life Assurance Society 

Illinois Mutual 

Insurance Company of North America 

Keig & Mure Mortgage, Inc. 

Londen Insurance Group 

McMorgan & Company 

Metropolitan Life Insurance Company 

Princeton American Corporation 

State Bond & Mortgage Insurance Company 

USA Mortgage Corp, Phoenix 

 

Beer, Toone & Ryan, P.C. 

Bonnett, Fairbourn & Friedman 

Bryan, Cave, McPheeters & McRoberts 

Brown & Bain, Attorneys 

Frazer, Ryan, Goldberg & Hunter 

Larry Cohen, Attorney 

Fennemore Craig 

Hebert Schenk P.C. 

Howard C. Meyers, P.C. 

Jaburg & Wilk, P.C. 

Jennings, Strouss & Salmon, Attorneys 

Lewis & Roca, Attorneys 

Loeb & Loeb, Attorneys 

Mariscal, Weeks, McIntyre & Friedlander 

McCabe, O’Donnell, Wright & Merritt 
Mitten, Goodwin & Raup 
Mohr, Hackett, Pederson, Blakley, Randolph  
  & Haga, P.C. 
Molloy, Jones & Donahue, P.C. 
Mooney, Wright & Moore, PLLC 
Murphy & Posner 
The Cavanagh Law Firm  
Roshka DeWulf & Patten, PLC 
Ryley, Carlock & Applewhite, Attorneys 
Shearman & Sterling 
Snell & Wilmer, Attorneys 
Streich Lang, PA 
Tarkington, O’Connor & O’Neill 
Warner, Angle, Roper & Hallam, P.C. 
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Representative Clients - (Continued…) 
 
 
Arizona Public Service Company 
Carl’s Jr. Restaurants 
Chevron 
Combined Health Resources 
Empire Machinery 
Fidelity National Title Insurance Company 
Firestone Tire & Rubber Company 
General Electric Company 
Goodyear Tire & Rubber Company 
Grossman Company Properties 
Honeywell, Inc. 
IBM Corporation 
Jaren Corporation 
Kentucky Fried Chicken 
Kroger  
Lucent 
MCO Properties/Horizon Corporation 
Marriott Corporation 
McShane Corporation 
McDonald’s Corporation 
Mobil Oil Corporation 
NAI Horizon 
P M Realty Advisors 
Irwin Pasternack, Architect 
Perini Corporation 
Retirement Corporation of America 
Safeco Title Insurance Company 
Samaritan Health Services 
Schuck & Sons Construction Company 
Southwest Forest Industries 
Standard Oil Company of California 
Shell Oil Company 
Texaco, Inc. 
Trammell Crow Company 
Transwestern Pipeline 
Wal-Mart Stores 
Del E. Webb Corporation 
Westinghouse Electric Corporation 
 

 
 
 
City of Avondale 
City of Glendale 
City of Peoria 
City of Phoenix 
City of Mesa 
City of Scottsdale 
City of Tempe 
City of Tolleson 
Maricopa County 
Maricopa County Flood Control District 
Maricopa County Department of Transportation 
Arizona State University 
Cartwright School District 
Osborn School District 
Peoria School District 
Phoenix Elementary School District 
Phoenix Union High School District #210 
Wickenburg School District 
 
Arizona State Retirement System 
Arizona Department of Transportation 
Arizona Parklands Foundation 
Arizona Department of Administration 
Colorado River Indian Community 
Department of the Army, Los Angeles District, 
Corps of Engineers 
Federal Bureau of Investigation 
Federal Deposit Insurance Corp. 
Federal Home Loan Bank Board 
Federal Savings & Loan Insurance Corp. 
Fort Defiance Indian Hospital 
General Services Administration 
Internal Revenue Service 
Resolution Trust Corporation 
USDA, Forest Service 
US Postal Service 



Signed in the Superintendent’s office at  N , Suite , in 
the City of Phoenix, State of Arizona, this

Robert D. Charlton 
Superintendent 

This document is evidence that:         has complied with the provisions of 

Arizona Revised Statutes, relating to the establishment and operation of a: 

and that the Superintendent of Financial Institutions of the State of Arizona has granted this license to transact the business of a

This license is subject to the laws of Arizona and will remain in full force and effect until surrendered, revoked or suspended as 
provided by law. 
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Certified General Real Estate Appraiser

Certified General Real Estate Appraiser

WENDELL L. MONTANDON

August 31, 2020

23rd day of August, 2018.

Expiration Date :



QUALIFICATIONS 
 

R. John McDonald, MAI 
 

Real Estate Valuation Specialist and Consultant 
 

 
Professional Experience Over 28 continuous years as a full-time real estate appraiser and 

consultant, initially with Winius Montandon, Inc., from 1990 to 
1997 and then with Montandon Farley Valuation Services 
(previously Montandon Farley Re-Ad Group) from 1997 to 
present 

 
Education Bachelor of Science degree in Business with emphasis in 

Finance and Real Estate from Arizona State University in 1987 
followed by a variety of real estate analyst courses mostly 
sponsored by the Appraisal Institute prior to obtaining the MAI; 
Subsequently attended seminars and courses as part of 
continuing education sponsored by real estate affiliates; currently 
certified under the Appraisal Institute’s continuing education 
program 

 
Professional Affiliations MAI membership designation from the Appraisal Institute  
  Member, Arizona Chapter, Appraisal Institute 
  Education Committee Member, Arizona Chapter, Appraisal 

 Institute, 2003 
  Directory Committee Member, Arizona Chapter Appraisal 

Institute 2000-2001 
   
Certifications Certified General Real Estate Appraiser 
    Certificate Number 31618, State of Arizona 
 
Community Service Board of Directors, Director, Charter Board, Villa Montessori 

(Non-profit school with 700+ students; $6.6 million budget), 
Phoenix – 2001 to Present (President of Charter Advisory Board 
2005-2007) 

 Chairman, Campus Development, Villa Montessori – 2000 to 
Present 

 
Specialties: General practitioner with vast experience analyzing, valuing and 

reviewing appraisals of varying interests in all types of real 
estate; for the purpose of estimating retrospective, current and 
prospective market value, insurable value, values required by 
assessors, distressed value, liquidation value, investment value 
etc. Property types valued include high-rise and mid-rise office 
complexes, medical office, surgery centers, apartments 
(including those encumbered by various affordable house 
programs), shopping centers, restaurants, mini-storage facilities, 
industrial warehouses, distribution buildings, manufacturing 
buildings, mobile home parks, movie theaters, auto dealerships, 
condominium buildings, land subdivisions, speculative acreage, 
ground leases and various special purpose properties. 
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Intended Uses and Users:  Experience includes preparing appraisals for use in security for 

a loan, small business administration financing, renewal rents, 
purchase option prices, partnership splits, litigation support, 
condemnation, tax appeals, insurance compensation, etc.; some 
of the intended users include lenders, investors, estate planners, 
public agencies, attorneys, accountants, divorcing parties, 
general and limited partners, planners, title companies, tax 
authorities, individuals and trustees performing due diligence, 
appraisal management companies, appraisal review companies 
etc.; clients include financial institutions, government agencies, 
investment managers, pension funds, corporations, insurance 
companies, attorneys and developers 

 
Expert Witness Appeared as Expert Witness: Superior Court of Arizona 
 
Geographic Area 
  of Expertise Specializes in the Metropolitan Phoenix, Prescott/Prescott 

Valley, Tucson and Greater Flagstaff areas of Arizona, but has 
evaluated properties throughout the state 

 
 



Signed in the Superintendent’s office at 2910 North 44th Street, Suite 310,
in the City of Phoenix, State of Arizona, this

Robert D. Charlton 
Superintendent 

This document is evidence that:         has complied with the provisions of 

Arizona Revised Statutes, relating to the establishment and operation of a: 

and that the Superintendent of Financial Institutions of the State of Arizona has granted this license to transact the business of a

This license is subject to the laws of Arizona and will remain in full force and effect until surrendered, revoked or suspended as 
provided by law. 

31618

ROBERT J. MCDONALD

CGA -

Certified General Real Estate Appraiser

Certified General Real Estate Appraiser

ROBERT J. MCDONALD

March 31, 2020

2nd day of April, 2018.

Expiration Date :




