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December 29, 2022 

 

A.T.I. File No.: OEE78952O 

 

TO: Arizona Department of Transportation 

 205 S. 17th Avenue 

 MD 612E RM331 

 Phoenix, Arizona 85007 

 

ATTN: Mr. Timothy O'Connell 

 Appraisal Section Supervisor 

 

RE: An Appraisal Report of the vacant single tenant office building located at 4601 East 

McDowell Road in Phoenix, Maricopa County, Arizona. 

 

Dear Mr. O'Connell: 

 

As you requested, I have appraised the "As Is" Market Value of the aforementioned property. The 

value estimate is supported by market analysis which is communicated through an Appraisal Report 

format plus exhibits, which describes and identifies methods of approach and valuation. 

 

The purpose of the appraisal is to estimate the "As Is" Market Value as of the effective date of value 

or November 16, 2022.  

 

The subject of this appraisal report is a vacant single tenant office building totaling 4,646 square feet. 

The building was constructed in 1977 and is in poor/fair condition. The improvements currently sit 

on land area totaling 0.94 gross acres or 40,835 gross square feet; however, approximately 0.185 acres 

or 8,070 square feet of this land area is located within the existing State Route 143 (SR 143) right of 

way. Therefore, the net land area associated with the improvements totals 0.752 acres or 32,765 

square feet. 

 

It is noted that prior to the construction of the SR 143, the building was occupied by a vision field 

office. A portion of the property was located within the path of the new freeway and the property was 

ultimately acquired by ADOT. Following the total acquisition of the former vision office, the original 

parcels have not yet been recorded to show the 0.752 acre net site area remaining after the acquisition.  

 

The intended users of this report are ADOT Right of Way Operations. The intended use of the 

appraisal report is to utilize a market value estimate to assist in decisions regarding disposition of 

the property. This report is not intended for any other use or any other users. 

 

The subject is currently vacant with no leases in place and thus, the Fee Simple Estate will be 

considered in this report. 
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I have performed no 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. 

 

This report was prepared under the Appraisal Report option of Standards Rule 2-2(a) of the most 

recent edition of the Uniform Standards of Professional Appraisal Practice (“USPAP”). As USPAP 

gives appraisers the flexibility to vary the level of information in an Appraisal Report depending 

on the intended use and intended users of the appraisal, we adhere to the Appraisal Technology 

internal standards for an Appraisal Report - Standard Format. 

 

This type of report has a moderate level of detail. It summarizes the information analyzed, the 

appraisal methods employed, and the reasoning that supports the analyses, opinion, and 

conclusions. It meets or exceeds the former Summary Appraisal Report requirements that were 

contained in the 2012-2013 edition of USPAP. For additional information, please refer to 

Addendum Comparison of Report Formats. 

 

An environmental study has not been provided. However, the appraiser was provided a Supplemental 

Environmental Notice from May 22, 2018 by the State of Arizona in conformance with the 

Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA). This notice 

is included in the addenda and states that a subsurface-to-indoor-air vapor intrusion investigation of 

the Motorola 52nd Street Superfund site, 2011, found elevated levels of the contaminant 

trichloroethene (TCE) above EPA’s action levels. A vapor intrusion pathway mitigation system is 

necessary on the subject property until multiple lines of evidence indicate there is no longer potential 

for vapor intrusion into the indoor air. The State entered into an agreement to install and maintain a 

mitigation system at the property to mitigate elevated concentrations of TCE in indoor air while 

preparing the property for eventual sale to the public. Documentation of the onsite activities discussed 

in the notice, maintenance requirements of the mitigation system, superfund remedial performance 

measures and additional information about the Motorola, Inc. (52nd Street Plant) superfund site shall 

be made available to a potential grantee prior to sale.  

 

In addition to the Environmental Notice, the appraiser was also provided a Vapor Mitigation System 

Installation Report done by NXP USA, Inc. dated March 21, 2018. The report found that based on 

the initial system measurements, the sub-slab depressurization (SSD) system did not initially meet the 

EPA goal at all test hole locations, however, the initial indoor air sampling results from December 

2017 were not detected which indicates that the system is performing as designed and preventing 

vapor intrusion. Based on initial testing, the expectation of the system is to continue to effectively 

control any potential vapor intrusion emanating from below the slab. A copy of this report is included 

in the addenda of the appraisal report. The appraiser has not been provided with any more recent tests 

indicating current measurements and the most recent data available was this report conducted in 2017. 

It is an Extraordinary Assumption that the Vapor Mitigation System is operable and 

appropriately effective as of the effective date of value.  

 

This appraisal assignment was drafted to adhere to the standards and practices of the Appraisal 

Institute, plus the guidelines and recommendations set forth in the Uniform Standards of Professional 

Appraisal Practice (USPAP) by the Appraisal Foundation. 
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Based on the information found in this investigation, the appraiser is of the opinion that the "As Is" 

Market Value of the subject property, as of November 16, 2022, is: 

 

FIVE HUNDRED SIXTY THOUSAND DOLLARS 

 ($560,000.00) 

 

It is an Extraordinary Assumption that the Vapor Mitigation System is operable and 

appropriately effective as of the effective date of value and there are no environmental issues 

associated with the subject’s location within the Motorola 52nd Street Superfund site.  

 
AUDITING BREAKDOWN 

 

Land:    $460,000 

Improvements:  $100,000 

Severance:  $           0 

Special Benefits: $           0 

Cost to Cure:  $           0 

Total   $560,000 

 

Respectfully submitted, 

 
 

 

 

 

 

Zach Sinay, MAI, R/W-AC 

Certified General Real Estate Appraiser No. 31199 

480.285.3868 

zsinay@atiaz.com 
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FACTS AND CONCLUSIONS 

TYPE OF PROPERTY: Vacant single tenant office building 

  

LOCATION: The subject is located at 4601 East McDowell 

Road in Phoenix, Maricopa County, Arizona. 

  

REPORT PURPOSE: The purpose of this appraisal is to estimate the 

"As Is" Market Value of the subject as of the 

effective date of value. 

  

TAX PARCEL NUMBER (S): 125-17-007L and an unparcelled portion. As 

indicated, the subject property has not yet been re-

platted to represent the net site area located 

outside of the existing SR 43 right of way. It is 

expected that a new parcel will be recorded prior 

to any disposition of the subject. 

  

SITE AREA: Currently, the parcel and unparcelled portion 

associated with the subject total 0.94 gross acres 

or 40,835 gross square feet.. The area associated 

with the building improvements was calculated as 

totaling 0.752 net acres or 32,765 net square feet.  

A map of the net subject site is shaded in yellow 

as shown next.  

 

  
 

  

ZONING: C-2, Intermediate Commercial (90%) and R-5, 

Multifamily Residence District (10%) 
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FLOOD ZONE:  The location is within an area denoted as being in 

an "X" Flood Hazard Area, as found on Federal 

Emergency Management Agency Flood 

Insurance Rate Map number 04013C2230M 

based on the September 18, 2020 flood data. 

 

IMPROVEMENTS:  

 

  Property Type: Vacant single tenant office building 

  Property Use: Office 

  Size: 4,646 square feet 

  Year Built: 1977 

  Condition: Poor to fair 

  Property Rights: Fee Simple Estate 

  Occupancy: 0% 

    

PARKING:  

 

  Open Spaces: 40 spaces 

  Covered Spaces: 0 spaces 

  Total Spaces: 40 spaces 

  Parking Ratio: 8.61/1,000 square feet of building area. 

  

HIGHEST & BEST USE: As Vacant: Commercial development 

As Improved: Current Use  

 

INSPECTION DATE: 

 

November 16, 2022 

EFFECTIVE DATE OF VALUE: 

 

November 16, 2022  

VALUE CONCLUSIONS:  

  Sales Comparison Approach $560,000 

  Income Approach $510,000 

  "As Is" Market Value 

 

$560,000 

 



Appraisal Technology, LLC         7  

SCOPE OF WORK 

The practice of appraisal can be considered to be less of a science dictated by strict rules and more 

of an art, in which rules guide the appraiser towards a trustworthy, responsible and credible 

valuation. The Uniform Standards of Professional Appraisal Practice (USPAP) provides 

guidelines for this process to be undertaken through the Scope of Work Rule, to which all appraisal 

professionals must adhere. 

 

Due to the COVID pandemic, the 2020-2021 edition of USPAP is extended through 2023.  

 

The USPAP 2020-2021 SCOPE OF WORK RULE states: 

 

For each appraisal and appraisal review assignment, an appraiser must: 

 

• identify the problem to be solved;  

• determine and perform the scope of work necessary to develop credible assignment 

results; and  

• disclose the scope of work in the report.  

 

An appraiser must properly identify the problem to be solved in order to determine the appropriate 

scope of work. The appraiser must be prepared to demonstrate that the scope of work is sufficient 

to produce credible assignment results. (The Appraisal Foundation, USPAP 2020-2021 edition, Page 13) 

 

Comment: Scope of work includes, but is not limited to: 

▪ the extent to which the property is identified; 

▪ the extent to which tangible property is inspected; 

▪ the type and extent of data researched; and 

▪ the type and extent of analyses applied to arrive at opinions or conclusions. 

 

Appraisers have broad flexibility and significant responsibility in determining the 

appropriate scope of work for an appraisal and appraisal review assignment. 

 

Credible assignment results require support by relevant evidence and logic. The credibility 

of assignment results is always measured in the context of the intended use. 

 

For this individual assignment, the appraiser shall address the three aspects of the Scope of Work 

Rule; Problem Identification, Scope of Work Acceptability and Disclosure Obligations. 

 

PROBLEM IDENTIFICATION (PURPOSE): 

 

An appraiser must gather and analyze information about those assignment elements that are 

necessary to properly identify the appraisal or appraisal review problem to be solved. (The Appraisal 

Foundation, USPAP 2020-2021 edition, Pg. 13) 
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The purpose of the appraisal is to estimate the "As Is" Market Value of subject property as of 

November 16, 2022. 

 

INTENDED USE/USERS: 

 

The intended use of the appraisal report is to utilize a market value estimate to assist in decisions 

regarding disposition of the property. This report is not intended for any other use or any other users. 

The intended users of this report are ADOT Right of Way Operations. This report is not intended 

for any other use or any other users. 

 

The value reported is based upon cash or its equivalent.  This appraisal assignment was drafted to 

adhere to the Code of Professional Ethics, Bylaws, Regulations and Standards of Professional 

Appraisal Practice of the Appraisal Institute, plus the Uniform Standards of Professional Appraisal 

Practice promulgated by the Appraisal Standards Board of the Appraisal Foundation. 

 

EFFECTIVE DATE OF VALUE: 

 

November 16, 2022 

 

DATE OF INSPECTION: 

 

November 16, 2022 

 

INTEREST VALUED: 

 
The subject property is currently vacant with no leases in place and thus, the Fee Simple Estate is 
considered in this report.  

 

The Fee Simple Estate is defined as follows: 

 

“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.” 
(The Dictionary of Real Estate Appraisal, 7th edition 2022) 
 

In the estimate of value, typically four interdependent factors must be considered as follows: 

 

 • Utility - the ability of a product to satisfy a human want, need or desire. 

 

 • Scarcity - the present or anticipated supply of an item relative to the demand for it. 

 

 • Desire - a purchaser's wish for an item to satisfy human needs (e.g., shelter, clothing,       

food, companionship) or individual wants beyond the essentials to support life. 

 

 • Effective Purchasing Power - the ability of an individual or group to participate in a         

market, i.e., to acquire goods and services with cash or its equivalent. 
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MARKET VALUE DEFINITION: 

 

Following is the definition of Market Value as provided by the client. 

 

Market value as utilized in this report is defined as "the most probable price estimated in 

terms of cash in United States dollars or comparable market financial arrangements which 

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 the uses and purposes 

to which it was adapted and for which it was capable."(Arizona Revised Statute 28-7091). 

 

VALUE “AS IS” DEFINITION: 

 

 The estimate of the market value of real property in its current physical condition, use, and zoning 

as of the appraisal date. (The Dictionary of Real Estate Appraisal, 7th edition 2022) 

 

EXTRAORDINARY ASSUMPTION: 

An assignment-specific assumption, as of the effective date regarding uncertain information used 

in an analysis which, if found to be false, could alter the appraiser’s opinions or conclusions.  (The 

Appraisal Foundation, USPAP 2020-2021 edition, Page 4) 

 

Comment: Uncertain information might include physical, legal, or economic characteristics of the 

subject property, or conditions external to the property, such as market conditions or trends; or the 

integrity of data used in an analysis. 
 

• It is noted that the use of an Extraordinary Assumption might have affected the assignment 

results. 

 

It is an Extraordinary Assumption that the Vapor Mitigation System is operable and 

appropriately effective as of the effective date of value and there are no environmental issues 

associated with the subject’s location within the Motorola 52nd Street Superfund site.  

 

A Title Report was not provided. However, based upon a review of the available property 

information, there do not appear to be any easements, encroachments, or restrictions other than 

those that are typical for the property type. Thus, it is an extraordinary assumption of my valuation 

that there are no adverse impacts from easements, encroachments, or restrictions on the subject 

property and further assumes that the subject has a clear and marketable title. 

 

HYPOTHETICAL CONDITION:  

 

A condition, directly related to a specific assignment, which is contrary to what is known by the 

appraiser to exist on the effective date of the assignment results, but is used for the purpose of 

analysis.  (The Appraisal Foundation, USPAP 2020-2021 edition, Page 4) 

 

Comment: Hypothetical conditions are contrary to known facts about physical, legal, or economic 

characteristics of the subject property; or about conditions external to the property, such as market 

conditions or trends; or about the integrity of data used in an analysis. 
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• It is noted that the use of a Hypothetical Condition might have affected the assignment 

results.  

No hypothetical conditions are considered in this report.  
 

SCOPE OF WORK ACCEPTABILITY: 

 

The scope of work must include the research and analyses that are necessary to develop credible 

assignment results.  

 

An appraiser must not allow assignment conditions to limit the scope of work to such a degree that 

the assignment results are not credible in the context of the intended use.  

 

An appraiser must not allow the intended use of an assignment or a client’s objectives to cause 

the assignment results to be biased. (The Appraisal Foundation, USPAP 2020-2021 edition, Page 14) 

 

The client has requested that the appraiser estimates the "As Is" Market Value of the subject 

property. In order to credibly perform this task, the appraiser has followed these general guidelines: 

 

- determination of problem and applicable Hypothetical Conditions or Extraordinary 

Assumptions 

- research on the subject property, including but not limited to: ownership history, 

applicable liens and easements, physical characteristics (i.e. size, topography), relevant 

subject data (i.e. leases and financial statements for income producing properties) 

- selection of, research on and collection of market data for the subject neighborhood 

- site inspection 

- analysis and synthesis of Highest and Best Use of the subject property 

- selection of valuation methodology, subsequent research as is applicable, including 

market participant and market expert research (i.e. Sales Comparison Approach, Cost 

Approach, Income Approach, sales or rent comparable properties) 

- analysis and conclusion of valuation methodology(ies) 

- reconciliation of valuation methodology results 

- conclusion of probable estimated market value 

 

DISCLOSURE OBLIGATIONS: 

 

The report must contain sufficient information to allow the client and other intended users to 

understand the scope of work performed. The information disclosed must be appropriate for the 

intended use of the assignment results.  (The Appraisal Foundation, USPAP 2020-2021 edition, Page 14) 

 

Comment: Proper disclosure is required because clients and other intended users rely on the 

assignment results. Sufficient information includes disclosure of research and analyses performed 

and might also include disclosure of research and analyses not performed. 

 

The appraiser has broad flexibility and significant responsibility in the level of detail and manner 

of disclosing the scope of work in the appraisal report or appraisal review report. The appraiser 

may, but is not required to, consolidate the disclosure in a specific section or sections of the report, 

or use a particular label, heading or subheading. An appraiser may choose to disclose the scope of 

work as necessary throughout the report.   
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AREA ANALYSIS DATA SOURCES: 

 

As part of this appraisal assignment, the appraiser made a number of independent investigations 

and analyses. Data retained in office files, which are updated regularly, was relied on. Affidavits 

of Property Value were checked to verify information. Maps, aerials and zoning obtained from 

Maricopa County and the City of Phoenix were checked and also information provided by the 

client.  

 

The Arizona State and Phoenix Metro area data was taken from many sources including without 

limitation Arizona State University, Arizona State Department of Economic Security and the U.S. 

Census Bureau. 

 

All market data was confirmed from one or more of the following sources as indicated on the 

individual sales:  Maricopa County Assessor's Office (www.maricopa.gov), Affidavit of Property 

Value, Real Quest (www.realquest.com), CoStar (www.costar.com), FLEXMLS Data Systems 

(www.flexmls.com), owners or their representatives, and/or Real Estate Brokers and/or Agents. 

 

NEIGHBORHOOD AND ANALYSIS: 

 

The neighborhood was observed and the contents of this report express my opinions of what was 

found and observed.  

 

IMPROVEMENT DESCRIPTION AND ANALYSIS: 

 

The subject was personally inspected by Zach Sinay, MAI, R/W-AC and  the conclusions are my 

own. The improvement description and analysis were based on my personal physical inspection, 

information obtained from the client, and from information obtained from the Maricopa County 

and/or the City of Phoenix, Engineering, Planning and Zoning Departments. It should be noted that 

Carson Windle provided significant real property appraisal assistance to the person signing this 

certification. 

 

DATA SOURCES: 

 

Site Data  

  Size 

Client provided the gross site size while the net site size is 

estimated using the County Assessor 

  
Improved Data  

  Building Area Physical Measurement 

  No. of Buildings Inspection 

  Parking Spaces Inspection 

  Year Built County Assessor 

  
Economic Data  
  Deferred Maintenance N/A 

  Building Costs N/A 

http://www.realquest.com/
http://www.costar.com/
http://www.flexmls.com/
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  Income Data N/A 

  Expense Data N/A 

  
Other  
  Flood Zone FEMA 

  Zoning City/Town, County Assessor 

 

LEGAL DESCRIPTION: 

 

The legal description can be found within the Addenda of this report. The appraiser assumes the 

legal provided encompasses the subject property. 

 

OWNERSHIP: 

 

The owner of record as provided by Maricopa County is: 

 

Arizona State of Department of Transportation 

 

HISTORY: 

 

The subject site was acquired by ADOT in 1989 in order to construct the SR 143. The subject of this 

appraisal report is a vacant single tenant office building totaling 4,646 square feet. The improvements 

currently sit on land area totaling 0.94 gross acres or 40,835 gross square feet; however, 

approximately 0.185 acres or 8,070 square feet of this land area is located within the existing SR 143 

right of way. Therefore, the net land area associated with the improvements totals 0.752 acres or 

32,765 square feet. 

 

It is noted that prior to the construction of the SR 143, the building was occupied by a vision field 

office. A portion of the property was located within the path of the new freeway and the property was 

ultimately acquired by ADOT. Following the total acquisition of the former vision office, the original 

parcels have not yet been recorded to show the 0.752 acre net site area remaining after the acquisition.  

 

The appraiser is unaware of any other transactions over the previous three years and the property has 

not been reported as being listed for sale previously.  

 

SCOPE OF VALUATION METHODOLOGY: 

 

The valuation process is an orderly program in which data used to estimate value of the subject 

property is acquired, classified, analyzed, and presented. The first step in the process is to define the 

appraisal problem, i.e., identify the real estate, the effective date of the value estimate, the property 

rights being appraised, and the type of value sought. Once this has been accomplished, the appraiser 

collects and analyzes the factors that affect the fair market value of the subject property. These factors 

are addressed in the area and neighborhood analysis, the site and improvement analysis, and the 

highest and best use analysis. They are then applied to the subject property in the discussion of the 

three approaches to value. 
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The Cost, Sales Comparison and Income Approaches are widely accepted methods of estimating 

value of an income producing property. Each approach is described briefly here and discussed in 

detail in the analysis of each. 

 

To apply the Cost Approach, the depreciated replacement cost of the improvements is added to the 

value of the land as though vacant, derived through sales comparison, to arrive at a value estimate for 

the subject property. This approach is most reliable when the improvements are new or nearly new 

and represent the highest and best use of the site. Due to the age of the subject improvements and 

difficulty in estimating depreciation, as well as the fact that investors are currently placing little weight 

on this approach for improvements similar to the subject, the Cost Approach to Value is eliminated.  

 

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 comparable sales. The Sales Comparison Approach will be utilized in valuation 

of the subject property.  

 

The Income Approach can be analyzed by one of two methods: 1) Direct Capitalization or 2) 

Discounted Cash Flow.  

The property is currently vacant. However, it could potentially be leased and therefore the appraiser 

will utilize the Direct Capitalization Method within the Income Approach.  

 

The Direct Capitalization method involves estimating the gross rental income that a property will 

produce in a year, then subtracting losses due to vacancy and collections and subtracting normal 

operating expenses for the year to arrive at the annual net operating income to the property. The net 

operating income is capitalized into a value by applying a rate similar to those found in sales of similar 

properties in the competing marketplace.  

 

Capitalization is a simple process whereby NOI is divided by an expected rate of return to the 

investment to indicate the amount an investor would likely be willing to spend to receive that return. 

This method is generally utilized when a property is stabilized or close to stabilization.  

 

Following the approaches to value, the indications of value are correlated into a single value estimate 

within the reconciliation section. 

 

MARKETING TIME: 

 

An opinion of the amount of time it might take to sell a real or personal property interest at the 

concluded market value level during the period immediately after the effect date of an appraisal.  
(USPAP AO-7) 
 

Based on market evidence, if the subject is placed on the market for sale at the appraised market value, 

with an intensive marketing program, the property should be sold and closed within nine to twelve 

months. If a property is priced considerably above market it will stay on the market for a considerably 

longer period of time than if it is priced at market levels.  This can be shown within the market by 

examining the comparable sales’ time on the market given their respective sale prices. 
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EXPOSURE TIME: 

 

An opinion, based on supporting market data, of the 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. (The Appraisal Foundation, USPAP 2020-2021 

edition, Page 4) 

 

The appraiser researched the subject’s market area for similar type properties that were exposed with 

an intense marketing program and considered to be marketed within a reasonable exposure time. 

Based on market evidence, properties similar to that of the subject and within the subject’s 

neighborhood sold and closed within six to twelve months. 

 

HAZARDOUS WASTES: 

 

An environmental study has not been provided. However, the appraiser was provided a Supplemental 

Environmental Notice from May 22, 2018 by the State of Arizona in conformance with the 

Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA). This notice 

is included in the addenda and states that a subsurface-to-indoor-air vapor intrusion investigation of 

the Motorola 52nd Street Superfund site, 2011, found elevated levels of the contaminant 

trichloroethene (TCE) above EPA’s action levels. A vapor intrusion pathway mitigation system is 

necessary on the subject property until multiple lines of evidence indicate there is no longer potential 

for vapor intrusion into the indoor air. The State entered into an agreement to install and maintain a 

mitigation system at the property to mitigate elevated concentrations of TCE in indoor air while 

preparing the property for eventual sale to the public. Documentation of the onsite activities discussed 

in the notice, maintenance requirements of the mitigation system, superfund remedial performance 

measures and additional information about the Motorola, Inc. (52nd Street Plant) superfund site shall 

be made available to a potential grantee prior to sale.  

 

In addition to the Environmental Notice, the appraiser was also provided a Vapor Mitigation System 

Installation Report done by NXP USA, Inc. dated March 21, 2018. The report found that based on 

the initial system measurements, the sub-slab depressurization (SSD) system did not initially meet the 

EPA goal at all test hole locations, however, the initial indoor air sampling results from December 

2017 were not detected which indicates that the system is performing as designed and preventing 

vapor intrusion. Based on initial testing, the expectation of the system is to continue to effectively 

control any potential vapor intrusion emanating from below the slab. A copy of this report is included 

in the addenda of the appraisal report. The appraiser has not been provided with any more recent tests 

indicating current measurements and the most recent data available was this report conducted in 2017. 

It is an Extraordinary Assumption that the Vapor Mitigation System is operable and 

appropriately effective as of the effective date of value.  
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AREA MAP  
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REGIONAL AND CITY DATA 

LOCATION: 

 

The State of Arizona is located within the southwestern region of the United States. The July 2021 

population estimate puts the population of Arizona at 7,285,370.  Maricopa County is located in the 

south central part of the State of Arizona.  Maricopa County consists of numerous cities, towns and 

communities that are inter-connected through transportation corridors, economic affiliations, and 

physical/location characteristics.  

 

The cities, towns, and communities that make up the Phoenix Metropolitan area include: Apache 

Junction, Avondale, Buckeye, Carefree, Chandler, El Mirage, Fountain Hills, Gila Bend, Gilbert, 

Glendale, Goodyear, Guadalupe, Litchfield Park, Mesa, New River, Paradise Valley, Peoria, 

Phoenix, Scottsdale, Sun City/Sun City West, Surprise, Tempe, Tolleson, Wickenburg, and 

Youngtown. 

 

The subject property is located in the central portion of the Metropolitan Phoenix area, Maricopa 

County, Arizona.  The subject property is considered part of the greater Metropolitan Phoenix area 

and will be examined within the following regional data analysis.   

 

The appraiser has identified basic regional factors that may have an impact on the value of the 

subject property which includes: location, population, employment, income characteristics, cost of 

living, education, quality of life, and real estate trends.  This section will focus and analyze these 

recognized basic regional factors as they influence or affect real estate value.  

 

SOCIAL FORCES:  

 

Social forces primarily have to do with population and demographic trends.  The demographics of 

the population indicate the potential basic demand for real estate services. Arizona has experienced 

rapid population growth continuously for the last seven years, largely due to the extended period 

of strong economic growth. The state added over 124,814 residents last year which translated into 

a growth at 1.75%.  Continued job and population growth have contributed to personal income 

gains of 5.8% in 2021.  
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Arizona Office of Economic Opportunity 

 

ECONOMIC FORCES: 

The Metropolitan Phoenix Area (Maricopa County) represents 66% of the Arizona Labor Market. 

The Maricopa County MSA had a civilian labor force of 2,385.3 at the end of August 2022. The 

current unemployment rate in Arizona is 3.2% (August 2022).  The unemployment rate is near 

pre-pandemic levels.   

1-Jul-21 1-Jul-20 1-Jul-2010 Number Percent

Population Est. Population Est. Population est. Change Change

Apache Junction 39,009 42,110 35,840 3,169 8.84%

Avondale 90,755 85,108 76,238 14,517 19.04%

Buckeye 101,987 87,480 50,876 51,111 100.46%

Carefree 3,708 3,794 3,363 345 10.26%

Cave Creek 5,021 5,940 5,015 6 0.12%

Chandler 280,189 272,011 236,123 44,066 18.66%

El Mirage 36,101 34,857 31,797 4,304 13.54%

Fountain Hills 23,906 24,812 22,489 1,417 6.30%

Gila Bend 1,893 2,025 1,922 -29 -1.51%

Gilbert 273,796 263,461 208,453 65,343 31.35%

Glendale 250,585 244,733 226,721 23,864 10.53%

Goodyear 101,662 92,865 65,275 36,387 55.74%

Guadalupe 5,329 6,400 5,523 -194 -3.51%

Litchfield Park 6,957 6,942 5,476 1,481 27.05%

Mesa 510,792 504,410 439,041 71,751 16.34%

Paradise Valley 12,707 14,258 12,820 -113 -0.88%

Peoria 195,585 184,469 154,058 41,527 26.96%

Phoenix 1,630,195 1,634,061 1,449,242 180,953 12.49%

Queen Creek 56,321 61,727 25,998 30,323 116.64%

Scottsdale 243,528 250,903 217,365 26,163 12.04%

Surprise 149,710 141,486 117,688 32,022 27.21%

Tempe 181,548 192,008 161,974 19,574 12.08%

Tolleson 7,309 7,227 6,573 736 11.20%

Wickenburg 6,687 7,039 6,353 334 5.26%

Youngtown 7,060 6,615 6,154 906 14.72%

Unincorporated 323,689 315,764 284,016 39,673 13.97%

METRO PHOENIX 4,546,029 4,492,505 3,856,393 689,636 17.88%

POPULATION COUNTS OF THE CITIES WITHIN METROPOLITAN PHOENIX
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It is important to be aware that as of early March 2020, the World Health Organization declared the 

COVID-19 respiratory illness a pandemic. It is currently not yet clear to what extent, if any, market 

conditions may be impacted. There are complicating factors including volatility in the stock market 

and changes in mortgage interest rates. These factors have not yet resulted in measurable market 

condition changes for less liquid assets such as real estate. 

 

The following is based on an article published by George W. Hammond, Ph.D., director and 

research professor, EBRC. 

 

As cross currents buffet the Arizona economy, it looks different depending on the lens used to view 

it. The labor market remains very tight, generating strong job gains, low unemployment rates, 

rapid wage increases, and a mountain of open jobs. At the same time, retail sales has begun to 

slow, inflation far exceeds income growth, housing affordability has plunged, and interest rates 

are rising. 

 

The baseline forecast for Arizona calls for slowing growth in 2022 and 2023, as fiscal policy 

contracts and monetary policy hits the brakes. While the baseline forecast calls for continued state 

and national growth in the near term, the pessimistic scenario, which includes a national 

recession, is almost as likely. 

 

In the long run, Arizona is projected to far outpace national growth, with the Phoenix MSA leading 

the way. Tucson grows as well, but at a slower pace. Downside risks appear elevated in the long 

run as well, particularly as drought raises concerns about the long-term availability and cost of 

water. 

 

Arizona Recent Developments 

While U.S. and Phoenix MSA consumer price inflation has accelerated significantly since early 

2021, Phoenix prices are now rising at a much faster pace than nationally. In June 2022, the 

Phoenix all-items CPIU rose by 12.3% over the year, compared to 9.1% nationally. The pace of 

inflation in commodities (gas, food, apparel, home furnishings, etc.) in Phoenix has been similar 

to the national rate, but services inflation (housing, medical care, recreation, etc.) has been much 

faster. 
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The main driving force for faster inflation in Phoenix, relative to the nation, is shelter. The shelter 

CPIU includes rent, owners-equivalent rent, shelter away from home (hotels, etc), and tenant and 

household insurance. In June the Phoenix shelter CPIU rose over the year at roughly triple the 

national rate (16.7% versus 5.6%, Exhibit 1). 

 

Keep in mind that changes in the shelter CPIU tend to lag market prices because it takes time for 

existing leases to catch up to changes in market rates. 

 

Exhibit 1: Phoenix Shelter Inflation Far Exceeds the National Pace, Phoenix and U.S. Shelter 

CPIU, Over-the-Year Growth, Percent) 

 
Arizona added 22,900 jobs over the month in July, up from a revised 11,600 the prior month. The 

initial June estimate suggested the state added 15,000 jobs over the month. Growth in July was 

nearly quadruple the average monthly job gain during the five years before the pandemic began 

(6,300/month). 

 

The state’s seasonally-adjusted unemployment rate was stable at 3.3%, just below the national 

rate of 3.5%. 

 

Arizona jobs are now 87,000 higher than their pre-pandemic level. That growth was driven by 

trade, transportation and utilities, financial activities, manufacturing, education and health 

services, construction, professional and business services, and information. Jobs in other services 

and natural resources and mining were roughly back to pre-pandemic levels, while leisure and 

hospitality and government remained well below their February 2020 level. 

 

https://www.azeconomy.org/wp-content/uploads/2022/09/EBRC-blog-9-7-22-exhibit-1.jpg
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While leisure and hospitality jobs remained below their February 2020 level for the state, the same 

is not true in Phoenix or Tucson. Leisure and hospitality jobs in Phoenix were 1,600 above their 

pre-pandemic level in July and jobs in Tucson were 1,000 jobs above their February 2020 level. 

 

Job recovery rates remained uneven across Arizona’s metropolitan areas in July. There were three 

metropolitan areas that have yet to recover all of the jobs lost during the first two months of the 

pandemic. Through July, Sierra Vista-Douglas recovered 86.4% of the jobs lost during the 

February to April 2020 period, Flagstaff recovered 96.9%, and Tucson recovered 98.2%. In July, 

jobs in Tucson were just 800 below their pre-pandemic level. Tucson is on track to roughly follow 

the U.S. recovery timing (the U.S. reached 100% recovery in July, according to the preliminary 

data). 

 

As inflation has accelerated, it has reduced the purchasing power of personal income. After 

adjustment for inflation Arizona’s personal income has been drifting down recently. Even so, in 

the first quarter of 2022 it was still above its pre-pandemic level (first quarter of 2020) by 2.8%. 

Net earnings from work was up by 4.3% and transfers were up 8.8%. Real income from dividends, 

interest, and rent was down 8.1% from its pre-pandemic level. 

 

Arizona home price increases began to soften in June with the median price in Phoenix dropping 

by 2.0% over the month to $500,000 (nonseasonally adjusted) and then again in July to $485,000. 

The median home price in Tucson was flat in July at $370,000. Over the year, median sales prices 

in July were up 12.8% in Phoenix and 17.5% in Tucson (Exhibit 2). For Phoenix, that was the 

slowest growth since June 2020. The Phoenix MSA Case-Shiller index rose 29.7% over the year 

in May, the most recent month available.  That was the slowest growth since June 2021. 

 

Exhibit 2: Phoenix and Tucson Home Price Growth Softens, Over-the-Year Growth Rates, 

Percent 

 

https://www.azeconomy.org/wp-content/uploads/2022/09/EBRC-blog-9-7-22-exhibit-2.jpg
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Housing affordability continued its downward plunge in the second quarter of 2022. Nationally, 

42.8% of homes sold were affordable to a family making the median income, down from 56.9% in 

the first quarter and down from 63.2% in the fourth quarter of 2021. 

 

The drop in housing affordability in Phoenix has been even more dramatic, with the second quarter 

2022 reading at 22.3%. That was down from 43.9% in the first quarter and down from 64.9% in 

the last quarter of 2019. It was also the lowest reading since 2000. Even so, housing affordability 

in Phoenix was better in the second quarter than Los Angeles (3.6%), San Francisco (7.5%), and 

San Jose (11.1%). 

 

Housing affordability was much better in Tucson in the second quarter of 2022, at 40.6%. Even 

so, it was down from 66.0% in the first quarter, down from 71.2% in the last quarter of 2019, and 

below the national average. 

 

Arizona housing permit activity was strong through the first seven months of 2022, driven by multi-

family activity. Total permits through July were up 9.0% from the same period last year. Single-

family permits were down 3.5% while multi-family activity was up 45.6%. 

 

Through July 2022, permits were up 10.0% over the year in Phoenix, with single-family permits 

down 3.3% and multi-family permits up 44.4%. In Tucson, total permits were up 11.9%, driven by 

a 117.2% increase in multi-family activity. Single-family permits were down 8.9%. 

 

Arizona Short-Run Outlook 

 

The outlook for Arizona, Phoenix, and Tucson depends in part on national and global economic 

events. The forecasts presented here are based on U.S. projections released by IHS Markit in July 

2022. The baseline forecast (summarized here) is still assigned a 50% probability. The pessimistic 

scenario is now assigned 45% and the optimistic scenario is assigned the remaining 5%. 

 

IHS Markit calls for real GDP growth in 2022 to hit 1.4%. Growth in 2023 is also slow at 1.3%. 

This reflects the end of pandemic-related fiscal support and continued tightening by the Federal 

Reserve. 

 

The forecast calls for inflation to spike in 2022 to 7.8%. Inflation decelerates rapidly to 3.3% in 

2023, as commodity and oil prices fall, supply-chain issues ease, and the unemployment rate rises. 

Nonfarm payroll jobs nationally dropped by 5.8% in 2020 but rebounded in 2021 with growth of 

2.8%. The forecast calls for jobs to rise by 3.9% in 2022 and 0.9% in 2023. 

 

The unemployment rate peaked at 8.1% for the year in 2020 but fell to 5.4% in 2021. It is forecast 

to decline to 3.7% in 2022 before rebounding to 4.3% in 2023 and 4.9% in 2024 as output growth 

slows and immigration and labor force participation rise. 

 

Continued growth in the U.S. economy, under baseline assumptions, sets the stage for continued 

growth in Arizona, Phoenix, and Tucson. As Exhibit 3 shows, the forecast calls for Arizona job 

growth to decelerate in 2022 and 2023, before a modestly accelerating in 2024. This pattern 

reflects a complicated mix of factors, including the shift to more normal gains as the pandemic 

eases and slowing national growth in 2023. The unemployment rate drifts up as job gains slow. 
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Personal income growth, before adjustment for inflation, slows significantly in 2022, reflecting 

the end of federal income support related to the pandemic. Growth in retail (plus remote) sales 

follows a similar pattern, but with a lag. Slowing sales of goods also reflects a renormalization of 

consumer spending, away from goods and toward travel and tourism related services. 

 

Population gains remain solid in the near term but begin to slow in 2024 as demographic forces 

begin to take hold. Population gains, even in the short run, are driven primarily by net migration, 

as natural increase decelerates. Housing permits drop in the near term to a level more consistent 

with population gains. 

 

Exhibit 3: Arizona Short-Run Outlook 

 
 

Arizona Long-Run Outlook 

 

The long-run forecast calls for Arizona to continue to outpace national growth, although those 

gains are expected to come at a much slower pace than during the prior 30-year period. Arizona 

is projected to add 1.4 million jobs from 2022 to 2052, which translates into an annual growth 

rate of 1.3% per year. That is faster than the national pace of 0.4% per year but much slower than 

the average annual growth rate of 2.3% per year during the prior 30 years. 

 

The forecast calls for the Phoenix MSA to continue to drive state growth during the next 30 years, 

although Tucson contributes as well. While growth slows, Phoenix and Tucson population growth 

rates are forecast to far outpace the U.S. 

 

Risks to the Outlook 

 

Risks to the short-run baseline forecast are elevated. The baseline forecast is assigned a 50% 

probability. The pessimistic alternative is assigned 45% with the optimistic scenario assigned the 

remaining 5%. 

 

  

https://www.azeconomy.org/wp-content/uploads/2022/09/EBRC-blog-9-7-22-exhibit-3.jpg
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The U.S. pessimistic scenario assumes that the Russia-Ukraine conflict results in higher energy 

prices and lower global growth than the baseline. It also assumes that supply-chain issues continue 

for longer. This scenario includes a recession, with six consecutive quarters of negative real GDP 

growth (Exhibit 4). Even so, the pessimistic scenario does not include a downturn in real GDP as 

severe as the Great Recession, but it is projected to be similar in depth to the downturns in the 

early 1980s. 

 

Exhibit 4: U.S. Real GDP Growth Under Alternative Scenarios, IHS Markit July 2022 

 

 
 

The pessimistic scenario results in a significant slowdown in state growth with modest job losses 

in early 2023. 

 

Risks to the long-run forecast revolve around the labor force, productivity, investment in private 

and public physical capital, and natural resources. 

 

During the next 30 years, Arizona’s population and labor force growth will increasingly depend 

on migration to the state. That elevates the importance of factors that potential migrants consider 

when moving across states, like the cost of living, as well as tax and regulatory policies. 

 

Productivity is significantly influenced by the human capital present in states and regions. 

Educational attainment is one key element of human capital. During the past 30 years, states and 

metropolitan areas with higher concentrations of highly educated residents have generated 

stronger job, population, and income growth than areas with lower concentrations. Given existing 

trends toward automation, this pattern will likely continue and may even intensify. Keep in mind 

that the share of Arizona’s working-age population with a bachelor’s degree or more is well below 

the national average. 

 

https://www.azeconomy.org/wp-content/uploads/2022/09/EBRC-blog-9-7-22-exhibit-4.jpg
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Continued private and public investment in physical capital will matter as well, including 

commercial and industrial facilities and machinery as well as highways, roads, water, and sewer 

infrastructure, air transportation infrastructure, border ports, and telecommunications 

(broadband, etc.). 

 

Natural resource availability will also matter, particularly for water. With impending large cuts 

to the state’s Colorado River allocation, drought, and climate change, there is growing pressure 

to change current water use practices. Restricted water availability and/or rising water costs 

would raise the cost of living and doing business in the state, with possible negative impacts on 

growth. 

 

Shown next is a chart of the top 10 Phoenix Metropolitan major employers. 

 

Top Ten Employers of Arizona 

Banner Health 41,435 

Amazon 40,000 

State of Arizona  39,172 

Walmart, Inc. 38,309 

Arizona State University 34,421 

Fry's Food Stores 21,012 

University of Arizona 19,823 

Dignity Health Arizona 16,525 

City of Phoenix 15,645 

Wells Fargo & Co. 15,500 

Phoenix Business Journal  July 2022 

 

 

GOVERNMENTAL FORCES: 

The State of Arizona has placed emphasis on economic development within the State through the 

Commerce Department.  The regional government, through joint efforts of the communities within 

Maricopa County, has also taken a strong favorable stance toward continued economic 

development. 

 

Phoenix and its surrounding city governments are considered progressive in their thinking, 

showing a commitment to strong neighborhood design concepts by improving the educational 

system, creating more parks and recreational facilities, building new freeway systems and 

developing major shopping areas for the individual neighborhoods that make up the Metro area.  

The entire government structure is described as well-run and dynamic. 

 

TRANSPORTATION: 

The State, as well as Phoenix, has an excellent transportation system because of Metropolitan 

Phoenix's primary ideal central location, the area is a natural regional transportation axis for the 

rest of the southwest.  Linkages within the Metropolitan area are also considered good.  

Accessibility to other locations in this area is very important as people have the option of living in 
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one city and working in another. The Arizona Department of Transportation has several major 

freeways in place and/or planned for the Metropolitan Phoenix area. (The following information 

is provided by the Arizona Department of Transportation). 

 

The Pima Freeway system traverses east and west along the Beardsley Road alignment from I-17 

(Black Canyon Freeway) to the Pima Road in North Scottsdale.  

 

The Agua Fria Freeway (extension) runs east and west from the Black Canyon Freeway (I-17) 

westward to 83rd Avenue and north and south from Beardsley Road to the Papago Freeway (I-10).  

The Piestewa Parkway (extension) runs southward from the Pima Freeway at 32nd Street and 

feeds traffic from the northern portion of the Valley to Central Phoenix.  

 

The Superstition Freeway is a major freeway that serves the East Valley, especially the cities of 

Mesa, Tempe, Chandler, Gilbert and Apache Junction.  This freeway system runs east and west 

from the Hohokam Expressway through the entire length of the eastern portion of Metro Phoenix 

area.   

 

The SR 202 is a partial beltway looping around the eastern areas of the Phoenix metropolitan area 

in central Arizona. It connects the eastern end of the city of Phoenix, in addition to the towns of 

Tempe, Mesa, Chandler and Gilbert, and is a vital route in the metropolitan area freeway system. 

Loop 202 currently has two designated sections along its route; the Red Mountain Freeway and 

the Santan Freeway. A third section has recently been completed and is known as the South 

Mountain Freeway, which bypasses much of Central Phoenix and runs from the eastern Interstate 

10 (I-10) near 59th Avenue to the western portion of Interstate 10 at Pecos Road. 

 

The Gateway Freeway (SR 24) was completed and opened in May of 2014. The initial phase is a 

one-mile stretch beginning at Loop 202 (Santan Freeway) near the Phoenix-Mesa Gateway Airport 

and ending at Ellsworth Road. Additional phases of this project, east of Ellsworth Road, are 

suspended until the North-South Corridor Study in Pinal County advances. 

 

The Price Freeway (Loop 101) is currently completed from the Superstition Freeway north to 

Pima Freeway (Loop 101). In addition, recently completed is the portion which transverses from 

the Superstition Freeway southward to the Santan Freeway (Loop 202). 

 

The Bob Stump Memorial Parkway (Loop 303) is the outer loop of the west side of Phoenix. The 

road begins at Interstate 10 in the far west valley then loops north to US- 60 (Grand Ave.) at 

Surprise, then east to Interstate 17. It’s a six-lane highway between Interstate 10 and just south of 

Happy Valley Road and as a four lane freeway from Happy Valley Road to Interstate 17.  

 

The Grand Avenue (US 60) freeway construction opened several new intersections from 43rd 

Avenue to the Loop 101. 

     

Interstates 10 and 17, U.S. Highways 60, 70, 80 and 89 together with State Highways 51, 87 and 

93, go through and connect in the City of Phoenix to all areas in the west and mid-western United 

States.  In addition, construction of 249 miles of freeway has been planned for Metro Phoenix.  

This will further enhance transportation in the communities within the Valley area. 
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OTHER FORMS OF TRANSPORTATION: 

Phoenix Sky Harbor International airport serves more than 120,000 passengers with more than 

1,200 flights per day. Sky Harbor is one of the most convenient airports in the United States. It 

ranked No. 13 among U.S. airports in passenger boarding in 2018 and is served by 20 

competitively priced carriers. The airport is located in the middle of Greater Phoenix, less than 10 

minutes from downtown, and within 20 miles of almost all of our towns and cities.  

 

Phoenix-Mesa Gateway Airport is located about 30 miles southeast of Phoenix Sky Harbor. 

Gateway Airport offers commercial flights to more than 35 destinations. 

 

Convenient transportation to Sky Harbor airport comes by way of the PHX Sky Train. This 

driverless train transports Valley Metro Light Rail passengers to the airport from the 44th 

Street/Washington Street Station. The PHX Sky Train presently travels between Terminal 3, 

Terminal 4, east economy parking and 44th Street/Washington St., where it connects passengers to 

the Metro Light Rail System. An extension to the Rental Car Center is currently under construction 

and will include the 24th Street station with approximately 1k,600 economy parking spaces and 

curbside pick-up and drop-off, a convenient option for travelers arriving from the West Valley and 

Downtown. 
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Light Rail 

The Valley's light rail system offers riders a speedy 26-mile ride linking Phoenix to the neighboring 

communities of Tempe and Mesa, and includes stops at attractions such as Phoenix Art Museum, 

the Heard Museum, Chase Fields, Talking Stick Resort Arena and Tempe’s Mill Avenue District.  

There are 28 stations along the line and they are adorned with 6.2 million worth of public art. The 

art work at each station reflects the character of the community where it is locations. Station 

platforms can accommodate the boarding of 600 passengers onto a three-car train within 30 

seconds between the cities of Phoenix, Tempe, Mesa and Glendale and is an integral part of a 

comprehensive Valley-wide transit system. 

 

The South Central Extension/Downtown Hub will connect with the current light rail system in 

downtown Phoenix and operate south to Baseline Road. The project also includes a hub in 

downtown Phoenix along with new stations as well as public art. 

 

Currently, more than 50,000 riders rely on light rail each day and has shown to generate economic 

prosperity for historically underserved communities in metro Phoenix. 

 

Light rail makes the unique offerings of South Phoenix more accessible to others, attracting new 

customers, businesses and jobs to the area. In 2016, the Phoenix City Council approved advancing 

the opening date of the extension from 2034 to 2023. The advancement is funded 

through Transportation 2050, a 35-year, multi-modal transportation plan approved by Phoenix 

voters, and is expected to open for operations in 2024. 

 

https://www.phoenix.gov/t2050
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METRO opened for passenger operation in December 2008.  

 

Freight rail transportation from transcontinental origins from and to the Metro area is provided by 

the Union Pacific Railway (Southern Arizona), Arizona Eastern (Claypool-Globe), Arizona & 

California (Parker, Arizona –westward), and the BNSF Railway Company (Northern Arizona). 

Greyhound and seven other charter bus services serve the city as well.  Public transportation is 

provided by the Phoenix Transit System, and Dial-A-Ride.  Other transportation is provided by 

interstate and intrastate truck lines, household good carriers, United Parcel Service, Purolator 

Courier Service and Air Couriers International. 

 

In recent years the communities within the Metropolitan area have become more aware of the 

environment as has the nation as a whole. Enactment of environmental legislation with respect to 

new development is seriously being taken into consideration by creating new environmental 

zoning codes to protect the outlying mountainous areas of the Valley.   
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RESIDENTIAL MARKET: 

 

 

The following housing statistics are provided by 

ARMLS as of September 2022. 

 

Local Multiple Listing Service (ARMLS) had 

105,168 active listings as of September 2022 

across the Greater Phoenix area including listings 

under contract and seeking backup offers. This 

represents an increase of 1.7% compared to the 

previous year.  

 

Active single-family home listings from 

$180,000 to $199,999 were down 51.0% 

compared to the previous year due to poor supply.  

The mid-range home listings from $300,000 to 

$399,999 were down 23.3% compared to the 

previous year.  

 

 

 

ARMLS had 696,720 homes sold as of 

September 2022 across the Greater Phoenix area. 

This represents a decrease of 16.5% from the 

previous year. 

 

Sold single-family homes from $180,000 to 

$199,999 were down 60.1% compared to the 

previous year due to poor supply. The mid-range 

home sales from $400,000 to $499,999 had an 

increase of 17.7% compared to the previous year.  

 

The median single-family home sale price for the 

Phoenix Metropolitan Area was $455,000 year-

to-date and increase of 18.84% compared to this 

time last year. The average sale price was 

$568,173, an increase of 16.92% compared to the 

previous year. The average days on market was 

33 days down 6.45% from the previous year.  
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Following are the summary statistics for single family residential sales activity within Maricopa 

County.  

 

 
 

Following are multiple charts relating to single family residential activity in the Phoenix 

Metropolitan Area.   
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MULTI-FAMILY MARKET:  

 

The existing multi-family inventory for Metropolitan Phoenix consists of 357,377 apartment units.  

The vacancy rate increased to 8.4% as of the 3rd Quarter 2022.  The Metropolitan Phoenix Multi-

Family Market had a year-to-date (YTD) absorption of 2,588 units. The average rental rate ranged 

from $1,085 per month (1 & 2 Star Apartments) to $1,836 per month (4 & 5 Star Apartments).  

The overall average rental rate was $1,576 per month.  

 

Shown next is a chart of the key indicators for the Metropolitan Phoenix Multi-Family Market as 

of the 3rd Quarter 2022 as compiled by CoStar Realty Information, Inc.  

 

 
 

The Metropolitan Phoenix Multi-Family Market vacancy rates have increased to 8.4% as the 

market received a record level of new supply. Robust demand for affordable housing, low single-

family housing inventory, and fiscal stimulus have contributed to the impressive performance in 

this market.  

 

Vacancies are higher in supply-heavy urban areas of Phoenix, including Downtown Phoenix, 

Scottsdale, and Tempe. During the onset of the Covid-19 pandemic, there was an urban exodus 

and renters moved to the more affordable suburbs. As a result, areas in the West and East Valleys 

were outperforming submarkets such as Downtown Phoenix, Camelback, and Old Town 

Scottsdale.  

 

The outlook for the Metropolitan Phoenix Multi-Family Market is favorable. Over the past five 

years, a healthy balance between supply and demand has kept market-wide vacancies in the mid-

6% to low-8 range. Demand likely won’t subside in the near term as evidenced by search activity 

for Phoenix rentals on Apartments.com. Search activity suggest that demand remains strong. 

Additionally, low single-family home inventory and rapid price appreciation have forced more 

people into the renter pool, which has kept apartment vacancies low.  
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Shown next are charts representing the absorption, net deliveries and vacancy for the Metropolitan 

Phoenix Multi-Family Market as compiled by CoStar Realty Information, Inc.  
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Rents in the Metropolitan Phoenix Multi-Family Market continue to rise as Phoenix remains one 

of the top markets in the country for rent growth. Rent gains have consistently outperformed the 

U.S. average over the past five years, but Phoenix maintains its place as an affordable market in 

the Western region. Phoenix rents are below the national average and account for about 25% of 

the metro’s median household income. That rent-to-income ratio is much more favorable than Los 

Angeles, San Francisco, San Jose, and Seattle — all of which are markets that recorded negative 

rent growth in 2020.  

 

Shown next are charts representing the market rents within the Metropolitan Phoenix Multi-Family 

Market as of the 3rd Quarter 2022 as compiled by CoStar Realty Information, Inc.  
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OFFICE MARKET: 

The existing office inventory for Metropolitan Phoenix consists of over 191 million square feet. 

The East Valley market area encompasses the largest submarket, consisting of just over 49 million 

square feet. The Metropolitan Phoenix Office Market showed a vacancy rate in the 3rd Quarter 

2022 of 17.0%. The Phoenix Office Market had a year-to-date (YTD) absorption of (-805,398) 

square feet. The average rental rate ranged from $25.47 per square foot (Paradise Valley) to $29.18 

per square foot (Scottsdale).  The overall average rental rate was $27.40 per square foot on a full 

service basis.  

 

Shown next is a chart of the Office Market as of the 3rd Quarter 2022 as compiled by CoStar Realty 

Information, Inc.  

 

 
 

  

Existing Inventory Vacancy

Market Inventory SF Vac %

12 Mo Net 

Absorp SF

12 Mo 

Delivered 

SF

Under 

Const SF

Market 

Rent/SF

  Airport Area 5,561,650 20.6% -371,653 0 0 $26.82

  South Tempe/Ahwatukee 7,781,299 20.7% -529,141 0 0 $27.16

Airport Area 13,342,949 20.7% (900,794) 0 0 $26.99

  Midtown 13,123,977 20.3% -112,348 0 0 $25.93

  Downtown 11,389,463 17.6% 401,524 0 0 $31.75

Central Corridor 24,513,440 19.0% 289,176 0 0 $28.84

  44th Street Corridor 3,974,896 16.1% -101,932 0 0 $29.26

  Camelback Corridor 9,108,045 17.5% 365,878 181,494 70,000 $34.68

  Midtown/Central Phoenix 5,989,240 7.1% -73,390 0 90,000 $22.58

East Phoenix 19,072,181 40.7% 190,556 181,494 160,000 $28.84

  Chandler 12,853,117 15.7% -33,393 125,809 225,000 $28.29

  Mesa Downtown 1,522,991 8.4% -28,194 0 0 $19.83

  Mesa East 4,882,842 9.9% -101,883 0 36,000 $24.46

  Superstition Corridor 6,954,511 9.9% 186,384 30,000 20,791 $23.86

  Tempe 20,445,016 16.0% -635,028 183,526 465,000 $31.66

  Gateway Airport/Loop 202 2,888,323 6.4% 4,857 3,587 72,611 $28.28

East Valley 49,546,800 11.1% (607,257) 342,922 819,402 $26.06

  Arrowhead 4,761,808 8.5% 131,527 89,985 0 $27.90

  North I-17 909,503 13.2% 7,157 0 0 $26.29

  Deer Valley/Airport 12,296,175 20.1% -265,232 0 175,000 $27.55

  Northwest Phoenix 11,209,719 19.2% -76,073 0 0 $21.71

Northwest Phoenix 29,177,205 15.3% (202,621) 89,985 175,000 $25.86

  N Phoenix/Cave Creek 154,835 0.9% 1,330 0 0 $23.31

  Paradise Valley 5,396,045 11.3% -88,020 0 0 $28.33

  Piestewa Peak Corridor 3,452,733 9.9% 25,611 16,672 0 $24.77

Paradise Valley 9,003,613 7.4% (61,079) 16,672 0 $25.47

  Central Scottsdale 9,102,112 14.4% 25,185 71,739 0 $29.49

  N Scottsdale/Carefree 1,902,764 12.0% -35,248 10,832 0 $25.29

  Scottsdale Airpark 14,012,535 14.4% 309,583 151,801 32,054 $31.15

  Scottsdale South 7,952,807 17.3% -79,955 244,094 0 $30.80

Scottsdale 32,970,218 14.5% 219,565 478,466 32,054 $29.18

  Glendale 3,666,504 11.0% 80,335 0 0 $27.69

  Loop 303/Surprise 2,686,680 7.4% -4,847 0 9,984 $28.37

  Southwest Phoenix 4,982,396 3.4% 31,357 0 0 $25.57

  West I-10 2,745,434 8.0% 160,211 231,628 130,014 $30.28

West Phoenix 14,081,014 7.5% 267,056 231,628 139,998 $27.98

Totals 191,707,420 17.0% (805,398) 1,341,167 1,326,454 $27.40
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Shown next is a historical sales activity of office buildings from 4Q 2020 through 3Q 2022 in the 

Metro Phoenix area. 
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RETAIL MARKET: 

The existing retail inventory for Metropolitan Phoenix consists of over 235 million square feet. 

The East Valley market area encompasses the largest submarket, consisting of over 78 million 

square feet.  The Metropolitan Phoenix Retail Market showed a vacancy rate in the 3rd Quarter 

2022 of 4.7%. In the 3rd Quarter 2022, the Metropolitan Phoenix Retail Market had a year-to-date 

(YTD) absorption of 4,350,419 square feet. The average rental rate ranged from $16.04 per square 

foot (Maricopa County retail) to $27.08 per square foot (Northwest Phoenix Retail).  The overall 

average rental rate was $21.69 per square foot.  All rents are based on a triple net lease basis.   

 

Shown next is a chart of the Retail Market as of the 3rd Quarter 2022 as compiled by CoStar Realty 

Information, Inc.  

 

 

Vacancy

Market Inventory SF Vac %

12 Mo Net 

Absorb SF 12 Mo Delivered

Under Const 

SF

Quoted 

Rates

  Airport Area Retail 3,921,583 5.2% 13,945 5,700 0 $18.90

  South Phoenix Retail 1,900,847 2.9% 49,134 3,000 0 $19.12

Airport Area Ret 5,822,430 4.0% 63,079 8,700 0 $19.01

  Downtown Phoenix Retail 8,463,538 4.3% 57,605 0 6,965 $21.17

Downtown Phoenix Retail 8,463,538 4.3% 57,605 0 6,965 $21.17

  Chandler Retail 17,004,923 5.6% 275,818 18,094 7,800 $22.85

  Gilbert Retail 16,989,358 3.1% 407,628 247,665 117,837 $23.83

  Queen Creek Retail 2,294,008 2.7% 187,685 118,650 398,787 $23.12

  Red Mountain/Mesa Retail 31,256,738 6.7% 903,178 144,569 20,736 $18.10

  Tempe Retail 8,258,241 6.0% -67,977 6,071 19,750 $21.43

  Gateway Airport Retail 2,942,635 4.1% 53,759 49,747 58,500 $24.68

East Valley Retail 78,745,903 4.7% 1,760,091 584,796 623,410 $22.34

  W Outlying Maricopa Retail 834,636 0.7% 9,998 0 0 $16.04

Maricopa County Retail 834,636 0.7% 9,998 0 0 $16.04

  East Phoenix Retail 8,956,804 5.8% 133,633 43,477 2,784 $19.37

  Glendale Retail 11,556,966 5.5% 116,694 85,643 92,883 $19.45

  N Phoenix/I-17 Corridor Retail 16,142,902 10.7% 719,592 63,977 5,428 $16.40

  Sun City Retail 3,926,849 6.9% 59,862 6,768 2,432 $17.59

North Phoenix Retail 40,583,521 7.2% 1,029,781 199,865 103,527 $18.20

  Carefree Retail  1,898,200 4.7% 46,483 1,500 0 $24.95

  Fountain Hills Retail 767,361 4.2% 10,472 0 0 $19.39

  N Scottsdale Retail 13,997,801 4.1% 234,381 0 0 $27.08

North Scottsdale Retail 15,557,010 6.1% -154,382 10,542 15,545 $23.81

  Anthem Retail 2,696,190 4.7% 36,285 50,442 0 $24.82

  Central Peoria/Arrowhead Retail 10,547,328 4.8% 177,165 50,998 0 $25.65

  Deer Valley Retail 2,228,309 1.3% 17,612 20,670 2,291 $31.90

  Surprise/N Peoria Retail 5,628,108 2.5% 65,899 0 11,339 $25.94

Northwest Phoenix Retail 21,099,935 3.3% 296,961 122,110 13,630 $27.08

  Central Scottsdale Retail 16,881,143 3.1% 337,626 35,008 6,500 $32.59

  S Scottsdale Retail 3,300,502 6.7% -10,216 8,053 39,356 $19.71

Scottsdale Retail 20,181,645 4.9% 327,410 43,061 45,856 $26.15

  Ahwatukee Foothills Retail 3,265,671 5.0% 62,472 6,349 0 $23.65

  Laveen Retail 1,696,228 2.1% 95,704 66,200 15,356 $26.24

  S Mountain Retail 1,637,144 13.6% -4,442 0 11,380 $22.99

South Mountain Retail 6,599,043 6.9% 153,734 72,549 26,736 $24.29

  Goodyear Retail 4,217,221 2.0% 64,623 8,450 185,990 $22.63

  Loop101/I-10 Retail 3,149,347 3.5% 59,407 15,044 2,700 $23.74

  N Goodyear/Litchfield Retail 6,177,063 2.1% 224,275 92,960 941,342 $24.18

  N Buckeye Retail 257,699 2.2% 30,850 35,409 45,509 $22.07

  S Buckeye Retail 1,626,174 1.8% 63,647 31,373 8,100 $24.57

  Tolleson Retail 2,869,385 3.4% 48,352 5,827 42,786 $21.27

  West Phoenix/Maryvale Retail 8,228,953 5.7% 5,697 33,611 2,400 $18.13

West Phoenix Retail 26,525,842 3.0% 496,851 222,674 1,228,827 $22.37

  Apache Junction Retail 2,343,363 6.2% 59,760 75,400 26,979 $18.02

  Outlying Pinal County Retail 9,102,655 8.0% 249,531 111,754 16,500 $18.29

Pinal County Retail 11,446,018 7.1% 309,291 187,154 43,479 $18.15

Totals 235,859,521 4.7% 4,350,419 1,451,451 2,107,975 $21.69

Existing Inventory
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Shown next is a historical sales activity of retail buildings from 4Q 2020 through 3Q 2022 in the 

Metro Phoenix area.   
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INDUSTRIAL MARKET: 

The existing industrial inventory for Metropolitan Phoenix consists of over 391 million square 

feet. The Southwest Market encompasses the largest Market, with a total of over 126 million 

square feet.  The overall vacancy rate for Metro Phoenix is 3.04%. The Metropolitan Phoenix 

Industrial Market, as of the 3rd Quarter 2022 had a year-to-date (YTD) absorption of 23,884,890 

square feet. The average rental rate ranged from $8.77 per square foot (Southwest) to $17.98 per 

square foot (Northeast Industrial).  The overall average market rental rate was $10.62 per square 

foot.  All rents are typically Modified Gross.  Shown next is a chart of the Industrial Market as of 

the 3rd Quarter 2022 as compiled by CoStar Realty Information, Inc. 

 

 

 

Vacancy

Market Inventory SF Vac %

12 Mo Net 

Absorp SF

12 Mo 

Delivered 

SF

Under Const 

SF

Market 

Rent/SF

  North Airport 14,149,148 3.9% -56,545 0 507,860 $13.40

  S Airport N of Roeser 16,064,601 5.1% -371,790 0 0 $12.68

  S Airport S of Roeser 4,579,332 1.1% -39,975 0 0 $12.95

  SC N of Salt River 16,283,148 3.5% 332,887 207,701 0 $11.45

  SC S of Salt River 2,669,221 0.7% 120,716 0 0 $11.28

Airport Area 53,745,450 2.9% (14,707) 207,701 507,860 $12.35

  Central Phoenix 4,452,135 4.9% -57,376 0 0 $16.24

  Scottsdale Airpark 6,883,744 3.6% 85,205 0 0 $18.88

  Scottsdale/Salt River 5,572,891 3.0% -78,661 0 23,460 $18.81

Northeast Industrial 16,908,770 3.8% (50,832) 0 23,460 $17.98

  Deer Valley/Pinnacle Peak 18,666,792 3.6% 23,844 217,762 2,796,069 $14.88

  Glendale 27,579,686 8.5% 6,774,570 7,247,620 16,127,756 $9.83

  Grand Avenue 14,176,252 2.5% 445,175 651,882 1,002,356 $9.85

  North Black Canyon 4,610,286 2.8% -73,876 0 0 $13.55

  W Phx N of Thomas Rd 8,208,208 3.8% -159,826 0 0 $9.61

  W Phx S of Thomas Rd 7,245,064 1.5% 91,952 0 0 $9.67

Northwest Phoenix 80,486,288 3.8% 7,101,839 8,117,264 19,926,181 $11.23

  Chandler/Airport 7,385,891 6.3% 1,759,390 1,804,629 1,101,788 $13.37

  Chandler 24,662,004 3.7% 1,413,457 1,144,800 621,118 $13.74

  Chandler/N Gilbert 28,021,697 4.2% 3,686,435 3,418,943 11,613,106 $13.30

  Falcon Fld/Apache Jct 6,207,039 2.8% 316,721 369,093 108,000 $14.95

  Mesa 7,803,558 3.2% -86,192 0 0 $12.50

  Tempe East 6,646,840 1.7% -273,004 0 282,802 $13.81

  Tempe Northwest 11,162,514 2.8% 89,061 103,764 0 $13.37

  Tempe Southwest 21,845,445 3.9% 56,760 0 553,904 $12.07

Southeast Industrial 113,734,988 3.6% 6,962,628 6,841,229 14,280,718 $13.39

  Goodyear 26,049,999 10.0% 5,334,031 3,453,254 9,494,183 $8.55

  SW N of Buckeye Rd 34,411,839 1.5% 181,619 83,720 6,267,025 $8.50

  SW S of Buckeye Rd 19,884,007 2.0% 942,972 545,534 661,328 $9.36

  Tolleson 46,153,281 3.1% 3,427,340 2,111,840 3,136,457 $8.68

Southwest Industrial 126,499,126 4.2% 9,885,962 6,194,348 19,558,993 $8.77

Totals 391,374,622 3.04% 23,884,890 21,360,542 54,297,212 $10.62

Existing Inventory



Appraisal Technology, LLC         40  

Shown next is a historical sales activity of industrial buildings from 4Q 2020 through 3Q 2022 in 

the Metro Phoenix area.   
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SUMMARY AND CONCLUSION: 

 

As cross currents buffet the Arizona economy, it looks different depending on the lens used to 

view it. The labor market remains very tight, generating strong job gains, low unemployment rates, 

rapid wage increases, and a mountain of open jobs. At the same time, retail sales has begun to 

slow, inflation far exceeds income growth, housing affordability has plunged, and interest rates 

are rising. 

The baseline forecast for Arizona calls for slowing growth in 2022 and 2023, as fiscal policy 

contracts and monetary policy hits the brakes. While the baseline forecast calls for continued state 

and national growth in the near term, the pessimistic scenario, which includes a national recession, 

is almost as likely.  (Arizona Economic and Business Research Center) 

The Phoenix Market is continuing to show signs of growth. As shown, single family detached and 

attached homes have started to increase. Building permits and sales activity continue to increase 

and values are on the rise.  It is expected that the second half of 2022 will continue in a similar 

fashion. ARMLS had 69,720 homes sold as of September 2022 across the Greater Phoenix area.  

 

The office market vacancy for the 3rd Quarter 2022 has increased to 17.0% compared to the 2nd  

Quarter of 2022 at 16.2%. Quoted rental rates increased to $27.40 compared to the previous quarter 

at $26.97 per square foot in the 2nd Quarter 2022. 

 

The retail market vacancy for the 3rd Quarter 2022 has decreased to 4.7% from the 2nd Quarter of 

2022 at 5.2%. Rental rates have increased to $21.69 per square foot in the 3rd Quarter 2022 from 

$21.06 per square foot in the 2nd Quarter 2022.  

 

In the 3rd Quarter 2022 the industrial market vacancy has seen an increase in vacancy to 3.04% 

compared to 3.02% in the 2nd Quarter 2022.  Quoted rental rates have increased to $10.62 

compared to the previous quarter at $10.13 per square foot in the 2nd Quarter 2022. 

 

The State of Arizona and regional governmental agencies have a forward looking, progressive 

attitude toward more mutual and joint efforts at economic development in the Metropolitan area. 

However, even in the midst of such economic turnaround the cost of living in Phoenix can still be 

viewed as a bright spot. Though Phoenix residents have seen an increase in the price of day-to-day 

expenses, the area remains one of the more affordable places to live and work in comparison to 

the rest of the United States. It is in part because of our cost of living that we continue to see 

individuals and businesses choose Phoenix as a relocation destination. 
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NEIGHBORHOOD MAP 
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AERIAL MAP 
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NEIGHBORHOOD DATA ANALYSIS 

This section involves an analysis of the environmental, economic, social and governmental forces 

within the subject neighborhood. 

 

An area of influence is commonly called a "neighborhood", is defined as a group of complementary 

land uses; a congruous grouping of inhabitants, buildings, or business enterprises.  (The Dictionary 

of Real Estate Appraisal, 7th edition 2022).  
 

The neighborhood analysis is the objective analysis of observable and/or quantifiable data 

indicating discernible patterns of urban growth, structure, and change that may detract from or 

enhance property values; focuses on four sets of considerations that influence value: social, 

economic, governmental, and environmental factors.  (The Dictionary of Real Estate Appraisal, 7th edition 

2022).  
 

Neighborhood boundaries identify the physical limits of a neighborhood, which may be delineated 

by natural, man-made, or geopolitical features. (The Dictionary of Real Estate Appraisal, 7th edition 2022).  

 

The subject neighborhood is described as that area beyond which a change in land use would not 

affect the subject property site, is an area bounded on the North by Camelback Road, on the South 

by University Drive, on the West by State Route 51 and on the East by Scottsdale Road in Phoenix, 

Maricopa County, Arizona.   

 

Refer to the Neighborhood Map on the preceding page illustrating the subject in relation to the 

boundaries of the neighborhood. 

 

LAND USE: 

 

Overall, the subject is located in an area that consists mainly of residential uses along the secondary 

streets and commercial uses along the major roadways.  

 

Single Family Residential 

The appraiser researched the subject zip code (85008) to determine single family residential supply 

and demand factors. According to Arizona Multiple Listing Service, the current single family 

median sales price is down 8.81% compared to the same time period last year. The median list 

price for homes in the subject’s zip code is down 3.46% from the previous year’s median list price.  

Absorption rates for single family homes are up 86.61%. 
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Following are the summary statistics for single family residential sales activity within the subject’s 

zip code.  

 

 
 

Following are multiple charts relating to single family residential activity in the subject’s zip 

code including: 

- Number of listings 

- Listing Prices 

- Absorption Rate, in Months 

- Sold to List Ratio 

- Days on Market 

- Price Volume 
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Industrial 

 

The following historical data from CoStar represents the industrial market including rental rates and 

vacancy rates. 

 

 
 

 
 

The surrounding neighborhood of the subject had an industrial inventory of approximately 10.5 

million square feet. Of this area, approximately 128,000 square feet was vacant equating to a vacancy 

rate of 1.2%. Over the past five years, vacancy rates ranged from 1.22% to 9.33%. Over the past 

year, vacancy rates have been trending downward. 
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Market rents, sales prices and overall capitalization rates are reported as: 

 

 
 

 
 

The current quarter showed average market rental rates of $13.07 per square foot. Over the past 

five years, average market rental rates ranged between $8.18 per square foot to the current rate of 

$13.07 per square foot. Average market rental rates have been trending upward over the past year.  
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Retail 

 

The following historical data from CoStar represents the retail market including rental rates and 

vacancy rates. 

 

 
 

 
 

The surrounding neighborhood of the subject had a retail inventory of approximately 5 million 

square feet. Of this area, approximately 262,000 square feet was vacant equating to a vacancy rate 

of 5.2%. Over the past five years, vacancy rates ranged from the current rate of 3.74% to 7.46%. 

Over the past year, vacancy rates have been trending downward. 
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Market rents, sales prices and overall capitalization rates are reported as: 

 

 
 

 
 

The current quarter showed average market rental rates of $20.87 per square foot. Over the past 

five years, average market rental rates ranged between $17.20 per square foot to $20.92 per square 

foot. Average market rental rates have been trending upward over the past year.  
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Office 

 

The following historical data from CoStar represents the office market including rental rates and 

vacancy rates. 

 

 
 

 
 

The surrounding neighborhood of the subject had an office inventory of approximately 12.9 million 

square feet. Of this area, approximately 2.5 million square feet was vacant equating to a vacancy rate 

of 19.2%. Over the past five years, vacancy rates ranged from 6.00% to 19.25%. Over the past year, 

vacancy rates have been trending upward.   
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Market rents, sales prices and overall capitalization rates are reported as: 

 

 
 

 
 

The current quarter showed gross market rental rates of $28.58 per square foot. Over the past five 

years, gross market rental rates ranged between $24.28 per square foot to $28.60 per square foot. 

Gross market rental rates have been trending upward over the past year.  
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DEMOGRAPHICS: 

 

 
 

 
 

 
 

Source: Costar 

 

DIRECTION AND DISTANCE TO EMPLOYMENT CENTERS: 

 

Employment centers and other community support services, such as medical facilities, churches, 

schools and parks are available within the neighborhood or in the neighboring cities which surround 

the subject neighborhood. 

 

COMMUNITY SERVICES AND FACILITIES: 

 

Within the community there are adequate grade schools, middle schools and high schools, colleg-

es/universities and trade schools that can provide public school education for the neighborhood.  

Additionally, there are adequate medical facilities nearby. 

 

UTILITIES: 

 

The subject neighborhood is located within the city limits of Phoenix.  Water and sewer is provided 

by the City of Phoenix; Electricity is provided by Salt River Project (SRP); Natural gas is provided 

by Southwest Gas; Telephone service is provided by CenturyLink. These services are adequate and 

are available at reasonable rates.  The cost of obtaining these services is similar to competing 

neighborhoods in the Phoenix metropolitan area. 

 

  



Appraisal Technology, LLC         54  

GOVERNMENTAL FORCES: 

 

The governmental forces maintaining accord in the neighborhood and influencing development in 

the area have been Phoenix zoning regulations.  Police and fire protection is provided by the City of 

Phoenix. 

 

TRANSPORTATION: 

 

The main arterials for the area are McDowell Road to the north, Loop 202 to the south, State Route 

143 to the east and 44th Street to the west. Shown next is a traffic count map for the area.  

 

 
 

CONCLUSION: 

 

The subject neighborhood is in a stable stage of development. The subject neighborhood is located 

within an area of Phoenix that contains an adequate amount of retail centers, schools, medical 

facilities, and other goods and services that will promote the marketability of the subject 

neighborhood. 
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AERIAL VIEW 
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SITE LAYOUT  
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SITE DATA ANALYSIS 

LOCATION: 

 

The subject property is located at 4601 East McDowell Road in Phoenix, Arizona. 

 

PARCEL NUMBERS: 

 

125-17-007L. The southern portion of the subject property has not been assigned a parcel number. 

 

SITE DIMENSIONS AND SHAPE: 

 

As indicated, the subject property has not yet been re-platted to represent the net site area located 

outside of the existing SR 143 right of way. However, the shape of the property was affected and now 

in an hourglass shape. It is expected that a new parcel will be recorded prior to any disposition of the 

subject. 

 

The improvements currently sit on land area totaling 0.94 gross acres or 40,835 gross square feet; 

however, approximately 0.185 acres or 8,070 square feet of this land area is located within the existing 

SR 143 right of way. Therefore, the net land area associated with the improvements totals 0.752 acres 

or 32,765 square feet. 

 

The net site area being valued has approximately 480 feet of frontage along State Route 143 and 180 

feet of frontage along 46th Street.   

 

IMPROVEMENTS: 

 

The subject is a vacant single tenant office building totaling 4,646 square feet. The building was 

constructed in 1977 and is in poor/fair condition. The property was acquired by ADOT for the 

construction of the adjacent SR 143, which caused no demolition to the building itself, however 

did create an hourglass shape for the site. The improvements will be described in more detail within 

the Improvement Data section of the appraisal.  

 

SURROUNDING USES: 

 

North:   Commercial development, McDowell Road 

South:  State Route 143, Residential development 

East:  State Route 143, Residential development 

West:  Commercial/Industrial development 
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NUISANCES OR HAZARDS: 

 

An environmental study has not been provided. However, the appraiser was provided a Supplemental 

Environmental Notice from May 22, 2018 by the State of Arizona in conformance with the 

Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA). This notice 

is included in the addenda and states that a subsurface-to-indoor-air vapor intrusion investigation of 

the Motorola 52nd Street Superfund site, 2011, found elevated levels of the contaminant 

trichloroethene (TCE) above EPA’s action levels. A vapor intrusion pathway mitigation system is 

necessary on the subject property until multiple lines of evidence indicate there is no longer potential 

for vapor intrusion into the indoor air. The State entered into an agreement to install and maintain a 

mitigation system at the property to mitigate elevated concentrations of TCE in indoor air while 

preparing the property for eventual sale to the public. Documentation of the onsite activities discussed 

in the notice, maintenance requirements of the mitigation system, superfund remedial performance 

measures and additional information about the Motorola, Inc. (52nd Street Plant) superfund site shall 

be made available to a potential grantee prior to sale.  

 

In addition to the Environmental Notice, the appraiser was also provided a Vapor Mitigation System 

Installation Report done by NXP USA, Inc. dated March 21, 2018. The report found that based on the 

initial system measurements, the sub-slab depressurization (SSD) system did not initially meet the EPA 

goal at all test hole locations, however, the initial indoor air sampling results from December 2017 were 

not detected which indicates that the system is performing as designed and preventing vapor intrusion. 

Based on initial testing, the expectation of the system is to continue to effectively control any potential 

vapor intrusion emanating from below the slab. A copy of this report is included in the addenda of the 

appraisal report. The appraiser has not been provided with any more recent tests indicating current 

measurements and the most recent data available was this report conducted in 2017. It is an 

Extraordinary Assumption that the Vapor Mitigation System is operable and appropriately 

effective as of the effective date of value and there are no environmental issues associated with the 

subject’s location within the Motorola 52nd Street Superfund site.  

 

If a toxic waste and/or contaminant is detected, the value estimate appearing in this report is null and 

void.  If a re-appraisal is required, it will be made at an additional charge and upon receipt of any 

additional information requested (i.e., what the toxic waste and/or contaminant is and the cost of 

removal) by the appraiser. 

 

TRANSPORTATION IMPROVEMENTS: 

 

The subject property has visibility and access from a cul-de-sac connected by 46th Street and Willetta 

Street with visibility along the western side of State Route 143. Roadway improvements adjacent to 

the subject site are as follows: 

 

Street:   State Route 143 

Road Surface:  Paved  

Lanes:   Six lanes 

Curbs/Gutters:  Yes 

Sidewalks:  No 

Street Lights:  Yes 

Speed Limit:  45 mph 

Traffic Count:  12,098 vpd 
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Street:   46th Street 

Road Surface:  Paved 

Lanes:   Two lanes 

Curbs/Gutters:  Yes 

Sidewalks:  No 

Street Lights:  Yes 

Speed Limit:  25 mph 

Traffic Count:  N/Av 

 

Street:   Willetta Street 

Road Surface:  Paved 

Lanes:   Two lanes 

Curbs/Gutters:  Yes 

Sidewalks:  No 

Street Lights:  No 

Speed Limit:  25 mph 

Traffic Count:  N/Av 

 

TOPOGRAPHY, DRAINAGE AND SOIL CONDITIONS: 

 

Elevations are level and at grade with adjoining property.  A soils study has not been provided.  

The load bearing capacity of the top soil and sub-soils is unknown, but is assumed to be sufficient 

to support existing improvements. 

 

FLOOD ZONE: 

 

The location is within an area denoted as being in an "X" Flood Hazard Area, as found on Federal 

Emergency Management Agency Flood Insurance Rate Map number 04013C2230M based on the 

September 18, 2020 flood data. The "X" designation indicates: 

 
 Areas of 500-year flood; areas of 100-year flood with average depths of less than 1 foot or 

with drainage areas less than 1 square mile; and areas projected by levees from 100-year 
flood. 

 

UTILITIES: 

 

All utilities including sewer, water, electrical, gas and telephone services are available to the site.    

   

 Sewer  - City of Phoenix 

 Water  - City of Phoenix 

 Electric - Salt River Project (SRP) 

 Gas  - Southwest Gas 

 Telephone - CenturyLink 
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EASEMENTS: 

 

Based on the legal description described as Parcel No. 2, which can be found in the addenda of 

this report, there appears to be an ingress and egress easement at the north half of the subject 

property, which allows the adjacent property to the north to have an additional point of access 

needed for what appears to be fire access only. Nonetheless, it appears that there is an 

ingress/egress easement on the site.  

 

Although requested, a title search was not provided. However, based upon a review of the available 

property information, there do not appear to be any easements, encroachments, or restrictions other 

than those that are typical for the property type. My valuation assumes (see extraordinary 

assumptions) no adverse impacts from easements, encroachments, or restrictions, and further 

assumes that the subject has a clear and marketable title. 
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FLOOD ZONE MAP 
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ZONING: 

 

The purpose of zoning is to provide for orderly growth and harmonious development. Zoning is 

intended to provide a common ground of understanding and a sound and equitable working 

relationship between public and private interests to the end that both independent and mutual 

objectives can be achieved. 

 

The subject site is zoned C-2, Intermediate Commercial (90%) and R-5, Multifamily Residence 

District (10%) according to the Phoenix Planning and Zoning Department. 

The C-2, Commercial Intermediate District, 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.  

 

The purpose of the multifamily residence districts is to provide for alternate living styles including 

rental, condominiums and single ownership of land with multiple units thereon or single or attached 

townhomes. 

 

The subject improvements adhere to this zoning code and could be reconstructed if the site were 

vacant.  It is unlikely that a zoning change would be approved by the City of Phoenix as the current 

zoning is typical of its surroundings. 

 

The appraiser is not an expert in the interpretation of zoning ordinances. An appropriately qualified 

land use attorney should be engaged if a determination of compliance is required.  The zoning 

ordinance is located within the addenda. 

 

TAX AND ASSESSMENT DATA: 

 

Presently, the subject property is identified as assessor's tax parcel number: 125-17-007L and an 

unparcelled portion. The subject property is located in Maricopa County and valued by the county 

assessor for taxing purposes. 

 

The Maricopa County Assessor's Office assesses the subject. Full cash value has no relationship 

to market value as defined in this report. Full cash value is set by State law and is for tax assessment 

purposes only. It does not consider the future potential use of the property and is not always current 

with market transactions. Limited value is established based on the preceding years limited value 

and is increased by the greater of 10% or 25% of the difference between full cash value of the 

current year and last year's limited value. Limited value is set by the State of Arizona and, by 

statute, cannot exceed full cash value.  

 

The State of Arizona employs a dual (Primary, Secondary) structure for real estate taxation. The 

assessed value derived from "full cash value" is the basis for computing taxes for budget overrides, 

bond and sanitary, fire and other special districts (Secondary taxes), while the assessed value 

derived from "limited value" is the basis for computing taxes for the maintenance and operation 

of school districts, community college districts, cities, county and the state (Primary taxes).  

 

• In the State of Arizona, a sale of the subject does not trigger a reassessment.  

 

Proposition 117  
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Passed in 2012 by a majority of Arizona voters, Proposition 117 works as a mechanism to control 

the large valuation swings that did so much damage to, not only property owners, but to 

government budgets, during the recession. 

 

Proposition 117 acts as a mandatory cap on valuation increases to the Limited Property Value 

(LPV), upon which both primary and secondary tax rates will now be based. So even though FCV 

may rise dramatically (as it is not limited and is based on market conditions), Proposition 117 caps 

increases in the LPV to 5% annually. It should be noted, this cap does not apply to new 

construction, additions, or deletions to your property.  

Proposition 117 does not change statutory formulas used for calculating the amount of money 

which can be collected by taxing jurisdictions. Proposition 117 provides a stable and dependable 

value for LPVs, and, in theory, a stable tax base for taxing jurisdictions dependent on property 

taxes. Proposition 117 went into effect for Tax Year 2015.  

 

Following is the available information concerning Full Cash Value, Limited Property Value and 

Real Estate Taxes for the subject property. 

 

As indicated, the subject property has not yet been re-platted to represent the net site area located 

outside of the existing SR 143 right of way. It is expected that a new parcel will be recorded prior to 

any disposition of the subject. 

 

The appraiser has researched comparable taxes for similar properties in the area in the following 

table:  

 

Address APN Size (SF) Age 2022 Taxes PSF 

4636 E McDowell Road, Phoenix, AZ 126-10-001G & 001H 6,824 1983 $8,881.50 $1.30 

4045 E. McDonald Road, Phoenix, AZ 125-19-043A 9,700 1984 $13,362.58 $1.38 

5130 E. Thomas Road, Phoenix, AZ 128-16-007E 3,300 1985 $3,819.78 $1.16 

4317 E. McDowell Road, Phoenix, AZ 125-18-040 & 039 5,580 1954 $7,845.50 $1.41 

4717 E. McDowell Road, Phoenix, AZ 125-14-006J & 006K 3,312 1983 $7,743.66 $2.34 

1436 N. 44th Street, Phoenix, AZ 125-18-043C 3,286 1977 $4,669.94 $1.42 

 

Based on the tax comparables found, the appraiser estimates taxes to be approximately $1.40 per 

square foot which would equate to an estimated tax amount of: 

 

4,646 SF x $1.40/SF = $6,504 

 

According to the Maricopa County Treasurer's Office, there are no delinquent taxes owed for the 

subject. The appraiser is unaware of any known special assessments which would affect the value of 

the property. 
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CONCLUSION: 

 

In conclusion, the physical and functional characteristics of the site are considered to have adequate 

visibility and access. The site is located in an area predominantly made up of commercial and 

residential development with adequate access to the goods and services of Metropolitan Phoenix.  The 

site is at grade with the adjoining properties with no evidence of drainage problems or soil 

contamination. All city utilities/services and electricity are available to the site. 
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ZONING MAP 
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SUBJECT PHOTOGRAPHS 

Photos as of November 16, 2022  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Looking north along 46th Street towards cul-de-sac, subject on the right 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Subject gated entrance 
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Subject shared driveway 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Looking southwest towards 46th Street and Willetta Street, Subject on the left 
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Looking south across south side of subject site 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Looking south across subject site, SR 143 on the left 
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Looking north across subject site, SR 143 on the right 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Subject exterior  
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Subject exterior  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Looking north across ingress/egress easement at fire access gate for adjacent property to the 

north 
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Typical interior of the subject  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Typical interior of the subject  
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Typical interior of the subject  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Typical interior of the subject  
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Typical interior of the subject bathroom 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Typical interior of the subject  
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Typical interior of the subject  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Typical interior of the subject  
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BUILDING LAYOUT 
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SKETCH 

 

 
 

 

107’ 

58’ 

38’ 

38’ 

29’ 

20’ 

20’ 

Covered patio not included  

4,646 total square feet 
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IMPROVEMENT DESCRIPTION 

Property Type: Vacant single tenant office building 

 

Property Use: Office 

 

Size:  4,646 square feet 

 

Year Built:     1977 

 

Foundation:    Reinforced concrete footings. Concrete Floor. Sub-grade is compacted 

ABC fill 

 

Exterior Walls:  Block construction 

 

Ceiling Height:  8 feet to 9 feet high 

 

Windows:    Glass in anodized aluminum frames 

 

Roof Structure:  Typical built-up flat roof with a spray foam membrane in average 

condition 

 

Floors:     Concrete 

 

Floor Covering:  Combination of carpet and tile 

 

Partitions:    White Gypsum board 

 

Ceilings:    A combination of drop acoustic ceiling with 2' x 2' and 2’ x 4’ panels 

 

Insulation:    Standard fiberglass batt, as required 

 

Exterior Doors:   Glass entry doors 

 

Plumbing:     The plumbing appears to be adequate.   

 

Heating & Cooling:  The subject is air conditioned with packaged rooftop A/C units. The 

HVAC system appears to be adequate.  

 

Electrical:    The building has an adequate amount of electrical supply.  

 

Lighting:    Combination of fluorescent and incandescent lighting  

 

Fire Sprinklers:  No 

 

Condition:    Poor/Fair 
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Functional Utility:  Fair 

 

Economic Life:    The subject improvements were completed in 1977. The actual age of 

the subject improvements is 45 years, while the effective age is 

estimated to be 35 years. The economic life for improvements such as 

the subject is approximately 50 years; therefore, the remaining 

economic life for the subject improvements is 15 years. 

 

Parking:    Open Spaces:   40 spaces 

     Covered Spaces:   0 spaces 

      Total Spaces:  40 spaces 

      Parking Ratio:  8.61/1,000 square feet of building area 

 

Landscaping:   Landscaping is minimal with one mature tree located at the perimeter 

of the building. It is noted that the subject site includes a chain link 

fence surrounding the entire property. 

 

Environmental Discussion: It should be noted that the subject property is located on a superfund 

site. A mitigation system has been installed at the property and initial 

system measurements done in 2018 found that the system is 

performing as designed and preventing vapor intrusion. It is an 

Extraordinary Assumption that the Vapor Mitigation System is 

operable and appropriately effective as of the effective date of 

value.  

 

Comments:     As indicated, the subject property was a former vision field office that 

was ultimately acquired by ADOT for the existing SR 143 right of 

way. Although the office building was not affected, the properties 

current shape is not as desirable. However, the subject improvements 

do have adequate attributes that would be appropriate for many users 

needing office space as well as outdoor storage. Although the property 

is located on a superfund site, the correct measures are being taken to 

monitor the vapor intrusion.  
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HIGHEST AND BEST USE 

Highest and best use is a market driven concept that focuses on market forces as each relates to the 

subject site identifying the most profitable and competitive use to which the property can be put. 

 

Following is the definition of highest and best use as used in this report: 

 

1. 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. 

 

2. The use of an asset that maximizes its potential and that is possible, legally permissible, 

and financially feasible. The highest and best use may be for continuation of an asset’s 

existing use or for some alternative use. This is determined by the use that a market 

participant would have in mind for the asset when formulating the price that is would be 

willing to bid. (IVS) 

 

3. The highest and most profitable use for which the property is adaptable and needed or 

likely to be needed in the reasonably near future. (Uniform Appraisal Standards for Federal 

Land Acquisitions) (The Dictionary of Real Estate Appraisal, 7th edition 2022) 

 

Highest and Best Use as a Vacant Site 

 

The purpose of determining the use of the site as vacant is to identify its potential.  The goal of the 

analysis is to ascertain the optimum use of the land as vacant, and what variety or type of improve-

ment, if any, is warranted given present market conditions. 

 

In growth areas and neighborhoods in transition or where a change in the near term is expected, an 

interim use could be utilized.  An interim use may be the existing use, a proposed development, an 

assemblage or to hold as a speculative investment. 

 

Highest and best use implies contribution of that specific use (ideal improvements) to the community 

environment or to community development goals in addition to 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, i.e., the use determined from analysis represents an opinion, 

not fact to be found.  In appraisal practice, the concept of highest and best use represents the premise 

upon which value is based. 

 

The highest and best use conclusion may be identical to the one permitted by either zoning ordinances 

or private restrictions.  In some instances land has a more valuable use than that permitted by law.  

When there is a strong possibility that a change in the legal use would be permitted, then it could 

properly be considered as a factor affecting value.  Conversely, zoning could legally permit a use 

more intense than the site could reasonably be expected to perform.  In such cases, if zoning will not 

permit a less intense use, then it is necessary to determine whether or not the zoning could be changed 

and the effect of this factor upon the ultimate utilization of the property. 
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Although homogenetic use and compatibility are general considerations for developers, city and 

county planners and the basis of more intense land use studies, they do not usually indicate the Highest 

and Best Use of a property. 

 

The Highest and Best Use is considered after analyzing market conditions relating to the positive and 

negative attributes of the subject site, significant limitations to the future use and current relationship 

to other uses in the immediate neighborhood.  Specifically, the use must be reasonable within the 

following areas: 

 

• Legally Permissible:  A property use that is either currently allowed or most probably 

allowable under zoning codes, building codes, environmental regulations, and other 

applicable laws and regulations that govern land use.  

 

• Physically Possible:  For a land use to be considered physically possible, the parcel of land 

must be able to accommodate the construction of any building that would be a candidate 

for the ideal improvement.  

 

• Financially Feasible: The value of the land use must exceed its cost (economic feasibility 

is a condition that exists when prospective earning power is sufficient to pay a requisite 

rate of return on the completion cost (including indirect costs). In other words, the 

estimated value at completion equals or exceeds the estimated cost. In reference to a service 

or property where revenue is not a fundamental consideration, economic feasibility is based 

on a broad comparison of cost and benefits.) 

 

• Maximally Productive:  To achieve maximum productivity, a specific land use must yield 

the highest value of all the physically possible, legally permissible, and financially feasible 

possible uses.  

 

Each of these areas will be discussed in more detail in the following section of my analysis of Highest 

and Best Use. 

 

To test highest and best use for the land as vacant, the appraiser analyzes all logical, feasible 

alternatives with legal permissibility and physical possibilities considered first.   

 

LEGALLY PERMISSIBLE: 

 

Legal permissibility is indicated by land use regulations and current zoning code of the controlling 

governmental agency. 

 

The purpose of zoning is to provide for orderly growth and harmonious development. Zoning is 

intended to provide a common ground of understanding and a sound and equitable working 

relationship between public and private interests to the end that both independent and mutual 

objectives can be achieved. 

 

The subject site is zoned C-2, Intermediate Commercial (90%) and R-5, Multifamily Residence 

District (10%) according to the Phoenix Planning and Zoning Department. 
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The C-2, Commercial Intermediate District, 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.  

 

The purpose of the multifamily residence districts is to provide for alternate living styles including 

rental, condominiums and single ownership of land with multiple units thereon or single or attached 

townhomes. 

 

In conclusion, the subject site has a legally permissible use for commercial development. 

 

PHYSICALLY POSSIBLE: 

 

Physical possibility is shown by indicating the capabilities and adaptability of the site for the 

proposed improvement (project) together with the availability of utilities and community services, 

modifications that may be required and limitations caused by physical characteristics of the site. 

 

The subject property has not yet been re-platted to represent the net site area located outside of the 

existing SR 143 right of way. It is expected that a new parcel will be recorded prior to any disposition 

of the subject. The improvements currently sit on land area totaling 0.94 gross acres or 40,835 gross 

square feet; however, approximately 0.185 acres or 8,070 square feet of this land area is located within 

the existing SR 143 right of way. Therefore, the net land area associated with the improvements totals 

0.752 acres or 32,765 square feet. 

 

The net site area being valued has approximately 480 feet of frontage along State Route 143 and 180 

feet of frontage along 46th Street.   

 

The appraiser relied on Maricopa County Assessor information for the appraisal and on the physical 

inspection of the subject property. 

 

Based on the legal description described as Parcel No. 2, which can be found in the addenda of 

this report, there appears to be an ingress and egress easement at the north half of the subject 

property, which allows the adjacent property to the north to have an additional point of access 

needed for what appears to be fire access only. Nonetheless, it appears that there is an 

ingress/egress easement on the site. 

 

An environmental study has not been provided. However, the appraiser was provided a Supplemental 

Environmental Notice from May 22, 2018 by the State of Arizona in conformance with the 

Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA). This notice 

is included in the addenda and states that a subsurface-to-indoor-air vapor intrusion investigation of 

the Motorola 52nd Street Superfund site, 2011, found elevated levels of the contaminant 

trichloroethene (TCE) above EPA’s action levels. A vapor intrusion pathway mitigation system is 

necessary on the subject property until multiple lines of evidence indicate there is no longer potential 

for vapor intrusion into the indoor air. The State entered into an agreement to install and maintain a 

mitigation system at the property to mitigate elevated concentrations of TCE in indoor air while 

preparing the property for eventual sale to the public. Documentation of the onsite activities discussed 

in the notice, maintenance requirements of the mitigation system, superfund remedial performance 

measures and additional information about the Motorola, Inc. (52nd Street Plant) superfund site shall 

be made available to a potential grantee prior to sale. Other than the location of the subject in the 
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Superfund Site as well as the irregular “hourglass” shape, there are no other indicated development 

limitations observed from my inspection with exception to development limitations imposed by 

the planning department and zoning code of the City of Phoenix with respect to lot/building ratios 

and property line set-backs. 

 

In conclusion, commercial development is both legally permissible and physically possible on the 

subject site.  

 

FINANCIAL FEASIBILITY: 

 

At this point of the Highest and Best Use analysis, the appraiser can conclude that the subject, 

from legal, physical and appropriate considerations, commercial development is both physical and 

possible on the site. This conclusion statement considers the type of uses that are deemed to be the 

most reasonable and prudent uses for the subject, as of the effective date of valuation. Now at this 

point, one must divert the analysis with regards to the economic feasibility that may affect the 

subject site. 

 

To do this task, a market study was conducted.  For the purposes of this appraisal report, Market 

Study is defined as follows: Market Study, an analysis of the market conditions of supply, demand, 

and pricing for a specific property type in a specific area. (The Dictionary of Real Estate Appraisal, 7th 

edition 2022) 
 

As indicated, the subject is currently zoned for commercial development. Therefore, the appraiser 

has searched the market to determine if this type of development is currently feasible in the 

marketplace.  

 

The following data is based off a survey from CoStar for a three mile radius surrounding the subject 

property.  

 

Office 

 

The following historical data from CoStar represents the office market including rental rates and 

vacancy rates. 
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The surrounding neighborhood of the subject had an office inventory of approximately 12.9 million 

square feet. Of this area, approximately 2.5 million square feet was vacant equating to a vacancy rate 

of 19.2%. Over the past five years, vacancy rates ranged from 6.00% to 19.25%. Over the past year, 

vacancy rates have been trending upward.   

 

 
 

Market rents, sales prices and overall capitalization rates are reported as: 
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The current quarter showed gross market rental rates of $28.58 per square foot. Over the past five 

years, gross market rental rates ranged between $24.28 per square foot to $28.60 per square foot. 

Gross market rental rates have been trending upward over the past year.  

 

 
 

 

Based on the preceding analysis, the appraiser believes that commercial development is considered 

financially feasible as demand appears to be outpacing supply as shown in the increasing rental 

rates and decreasing vacancy rates. These rates would support new construction.  

 

From the preceding analysis, it is evident the commercial use that is physically possible and legally 

permissible is currently financially feasible. 

 

MAXIMALLY PRODUCTIVE: 

 

Of the uses that pass the test of financial feasibility, the use that yields the highest return, usually 

over the long term and consistent with the risk involved, is considered the highest and best use of 

the property.  The ideal type and size improvement that would attain the highest possible rental 

income would be considered the most maximally productive use of the property. 

 

From the preceding analysis, it is evident the commercial use that is physically possible and legally 

permissible is currently financially feasible and is maximally productive at this time. 

 

CONCLUSION: 

 

Based on an evaluation of the four criteria in determining a property's Highest and Best Use as 

Vacant, it has been concluded that the Highest and Best Use as Vacant of the subject would be for 

commercial development. 

 

 

 

 

 



Appraisal Technology, LLC         85  

 

 

HIGHEST AND BEST USE AS IMPROVED: 

 

There are two reasons for analyzing the property as improved. The two reasons are (1) to identify 

the uses of the property that can be expected to produce the highest overall return for each dollar 

of invested capital, and (2) to estimate the highest and best use to help identify comparable 

properties. 

 

The first reason is to consider whether or not the existing use will continue to provide maximum 

benefits and/or can the rate of return be increased by converting to a different use.  Like a vacant 

site, the highest and best use of a site as improved must meet the four criteria, i.e.; is the use (1) 

Physically Possible, (2) Legally Permissible, (3) Financially Feasible, and (4) Maximally 

Productive. 

 

As discussed in the Improvement Description section of this report, the subject is presently 

improved as a single tenant office building on an irregular shaped site, but with a somewhat large 

parking ration, which equates to a large land to building ratio for what is typical in the market.  

 

The subject’s existing use is legally permissible. Physically Possible concerns the size and design 

of the property improvements located on the site. The existing improvements are considered to be 

adequate in size and design, although the shape of the site and the location of the majority of the 

parking is somewhat undesirable. The appraiser was provided with a Vapor Mitigation System 

Installation Report done by NXP USA, Inc. dated March 21, 2018. The report found that based on 

the initial system measurements, the sub-slab depressurization (SSD) system did not initially meet the 

EPA goal at all test hole locations, however, the initial indoor air sampling results from December 

2017 were not detected which indicates that the system is performing as designed and preventing 

vapor intrusion. Based on initial testing, the expectation of the system is to continue to effectively 

control any potential vapor intrusion emanating from below the slab. A copy of this report is included 

in the addenda of the appraisal report. The appraiser has not been provided with any more recent tests 

indicating current measurements and the most recent data available was this report conducted in 2017. 

It is an Extraordinary Assumption that the Vapor Mitigation System is operable and 

appropriately effective as of the effective date of value.  

 

Additionally, based on the legal description described as Parcel No. 2, which can be found in the 

addenda of this report, there appears to be an ingress and egress easement at the north half of the 

subject property, which allows the adjacent property to the north to have an additional point of 

access needed for what appears to be fire access only. Nonetheless, it appears that there is an 

ingress/egress easement on the site; however, it is determined that this does not have a significant 

impact on the improvements.  

 

In order to determine if the existing improvements are financially feasible and continue to add 

value to the land, the appraiser researched recent transactions of similar zoned property with a 

similar Highest and Best Use. This search resulted in seven transactions considered to be the most 

recent similar data to the subject. As shown in the following chart, recent comparable sale prices 

of commercial land in the area ranged between $79.79 per square foot and $283.58 per square foot 

with an average of $170.61 per square foot. 
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Address Parcel Sale Date Sale Price Size (SF) Price/SF Zoning 

SWC Loop 202 and 

24th Street, Phoenix 116-04-031E, Et Al. 9/1/2020 $5,540,000 432,551 $12.81 C-2 

4220 E. McDowell 

Road, Phoenix, AZ 126-07-065H 12/13/21 $875,000 36,242 $24.14 C-2 

SW of Washington 

Street and 24th Street, 

Phoenix 115-08-048A, Et Al. 4/19/2021 $1,400,000 106,697 $13.12 C-3/A-1 

2201 E. Thomas Road, 

Phoenix 117-01-034A 9/1/21 $321,000 15,564 $20.62 C-2 

 

As indicated, the subject site is irregular in shape and although the property has a McDowell Road 

address, access to the subject site is not available via McDowell Road and the property has no 

McDowell Road visibility.  The site is located within the 52nd Street Motorola Superfund site and 

the subject site hosts an ingress/egress easement that allows the property to the north to have fire 

access. Based on the comparables surveyed and the subject’s site limitations associated with 

commercial zoning without direct major roadway access, irregular ‘hourglass’ shape, and the 

ingress/egress easement, the appraiser concludes that a value for the land would fall near the lower 

end of the range or $14.00 per square foot.  

 

This would equate to an approximate site value of: 

 

32,765 SF x $14.00/SF = $458,710   ROUNDED = $460,000 

 

In order for the improvements to add no contributory value to the land, the land value would need 

to exceed the value of the subject improvement value, which will be shown later in this report to 

be estimated at $560,000. 

 

Due to the fact that the improved value exceeds the land value, demolition of the current 

improvements for new development is not considered reasonable and the existing use is considered 

to be the Highest and Best Use of the subject (As Improved).  However, it is noted that the 

improvements are nearing the end of their economic life.  
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VALUATION PROCESS 

The principles and concepts of real estate appraisal are basic to the valuation process.  The principles 

of real estate are based on anticipation, change, supply and demand, competition, substitution, 

opportunity cost, balance, contribution, conformity and externalities. 

 

The valuation process is: 

 

A systematic set of procedures an appraiser follows to provide answers to a client’s questions about 

real property value. (The Dictionary of Real Estate Appraisal, 7th edition 2022) 

 

The first step in the procedure is to define the appraisal problem: i.e., identify the real estate, the 

effective date of the value estimate, the property rights being appraised, and definition of value sought. 

The next step is an overview of the character and scope of the assignment. Once accomplished, factors 

that affect market value are collected and analyzed. These factors are addressed in the regional, city 

and neighborhood analysis, the site and improvement analysis, the highest and best use analysis, and 

in the application of the three approaches to value (the Sales Comparison, the Cost, and Income 

Capitalization Approaches) which follows. 

 

SALES COMPARISON APPROACH - The process of deriving a value indication for the subject 

property by comparing sales of similar properties to the property being appraised, identifying 

appropriate unites of comparison, and making adjustments to the sale prices (or unite prices, as 

appropriated) 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 through vacant when an adequate supply of comparable sales 

is available. (The Dictionary of Real Estate Appraisal, 7th edition 2022) 

 

A Comparative analysis is the process by which a value indication is derived in the sales comparison 

approach. Comparative analysis may employ quantitative or qualitative techniques, either separately 

or in combination. The process by which a rental value indication is derived in a rental comparison 

analysis. Comparative analysis may employ quantitative or qualitative techniques, either separately 

or in combination. (The Dictionary of Real Estate Appraisal, 7th edition 2022) 

 

COST APPROACH - 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; deducting depreciations from the total 

cost; and adding the estimated land value. The contributory value of any site improvements that 

have not already been considered in the total cost can be added on a depreciated-cost basis. 

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. (The Dictionary of Real Estate Appraisal, 7th 

edition 2022) 
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One of the approaches to value commonly applied in Market Value estimates and many other 

valuation situations. A comparative approach to the value of property or another asset that 

considers, as a substitute for the purchase of a given property, the possibility of constructing 

another property that is an equivalent to the original or one that could furnish equal utility with no 

undue cost resulting from delay. The Valuer’s estimate is based on the reproduction or replacement 

cost of the subject property or asset, less total (accrued) depreciation. The Cost Approach 

establishes the value of a real property by estimating the cost of acquiring land and building a new 

property with equal utility or adapting an old property to the same use with no undue cost due to 

delay. An estimate of entrepreneurial incentive or developer’s profit/loss is commonly added to 

land and construction costs. For older properties, the cost approach develops an estimate of 

depreciation including items of physical deterioration and functional obsolescence.  

 

INCOME CAPITALIZATION APPROACH – 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. (The Dictionary of Real Estate Appraisal, 7th edition 2022) 

 

A comparative approach to value that considers income and expense data relating to the property 

being valued and estimates value through a capitalization process. Capitalization relates income 

(usually net income) and a defined value type by converting an income amount into a value 

estimate. This process may consider direct relationships (whereby an overall capitalization rate or 

all risks yield is applied to a single year’s income), yield or discount rates (reflecting measures of 

return on investment) applied to a series of incomes over a projected period, or both. The income 

approach reflects the principles of substitution and anticipation.  

 

Typically, three approaches to value are considered, the Cost Approach, the Sales Comparison 

Approach and the Income Approach. Due to the fact that investors place little weight on the Cost 

Approach to Value, that approach will be eliminated. The Sales Comparison Approach to Value is 

presented, followed by the Income Approach to Value. The two values will then be reconciled into a 

final Market Value of the subject.  
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SALES COMPARISON APPROACH 

In the Sales Comparison Approach, market value is estimated by comparing the subject property to 

similar properties that have sold recently or for which offers to purchase have been made.  A major 

premise of the Sales Comparison Approach is that the market value of a property is directly related 

to the prices of comparable, competitive properties. 

 

There are five basic steps in the Sales Comparison Approach: 

 

 1. Research the market to locate sales of properties similar to the subject. 

 2. Confirm and verify the sales price, terms of sale, physical characteristics, income 

characteristics and that the sale represents an arms-length transaction. 

 3. Identify relevant elements of comparison and analyze each sale for each property. 

 4. Compare the subject property to the comparable sales and adjust each for relevant 

differences to establish comparability. 

 5. Reconcile the various indications of value into a market value estimate for the subject 

property. 

 

Public records of Maricopa County, Arizona have been searched for recent sales of comparable 

properties in the market.  Additionally, real estate brokers believed to be knowledgeable in the market 

have been consulted regarding their knowledge of market transactions. Sales have been confirmed 

with the seller, buyer, real estate broker or other persons knowledgeable about each transaction and 

verified by Affidavit of Property Value, which is a sworn statement as to the validity of the 

transaction. 

 

The subject property can be classified as a vacant single tenant office building in Phoenix. The subject 

property can additionally be described as follows: 

 

• Located at 4601 East McDowell Road in Phoenix, Maricopa County, Arizona.  

  

• The subject is a vacant single tenant office building totaling 4,646 square feet. The building 

was constructed in 1977 and is in poor/fair condition.  

 

• The subject site is irregular in shape and contains 0.752 acres or 32,765 square feet with a 

parking ratio of 8.61.  

 

These characteristics that describe the subject property as of the date of valuation were also the criteria 

the appraiser utilized to search for similar properties.  As a result of this market-wide search, the 

appraiser discovered similar properties that were sold and are considered indicators of value. 
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SALE NO. 1 

 

LOCATION 

 

4636 East McDowell Road, Phoenix, AZ 

GRANTOR Roger J. Jusseaume Family Trust 

GRANTEE CSE Properties LLC 
  

RECORDING DATE 9/14/22 

DAYS ON MARKET N/Av 

PARCEL NO.  126-10-001G and 001H 

DOCUMENT NO. 2022-0711381 
  

SALE PRICE $1,150,000 

SALE PRICE/SF $168.52 

TERMS Cash Equivalent 

PROPERTY RIGHTS Fee Simple 

CONDITION OF SALE Seller Carryback 
  

CONFIRMED BY 

Repeated attempts to contact the buyer, seller, and/or broker 

were unsuccessful; the vital sales data was confirmed through 

a signed affidavit of property value and CoStar. 

DATA SOURCES 
Sworn Affidavit of Property Value signed by grantor and 

grantee, and CoStar 
  

SALES HISTORY None in the last three years 
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SITE DATA  
Land Size/SF 22,521 

Arterial Frontage Major 

Location/Access Interior/Average 

Surroundings Average 

Topography Level 

Utilities Yes 

Off-sites Yes 

Zoning C-2 

Present Use Office 

Highest and Best Use As Improved 
   

IMPROVEMENT DATA  

Building Area/SF 6,824 

Year Built 1983 

Condition Average 

Parking Ratio/1,000 SF 5.42 

Traffic Count (vpd) 42,639 

Occupancy 0% 

Capitalization Rate N/Av 
  

COMMENTS 
The property was vacant at the time of sale. This sale was a 

seller carryback where the buyer put down 4.3%. 
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SALE NO. 2 

 

LOCATION 

 

4045 East McDowell Road, Phoenix, AZ 

GRANTOR Castor Plaza LLC 

GRANTEE AES Property Development LLC 
  

RECORDING DATE 4/12/22 

DAYS ON MARKET 1721 

PARCEL NO.  125-19-043A 

DOCUMENT NO. 2022-0323373 
  

SALE PRICE $1,200,000 

SALE PRICE/SF $123.71 

TERMS Cash Equivalent 

PROPERTY RIGHTS Leased Fee 

CONDITION OF SALE Seller Carryback 
  

CONFIRMED BY Tom Kuffler, Broker (480) 264-0668 

DATA SOURCES 
Sworn Affidavit of Property Value signed by grantor and 

grantee, and CoStar 
  

SALES HISTORY None in the last three years 
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SITE DATA  
Land Size/SF 24,907 

Arterial Frontage Major 

Location/Access Corner/Average 

Surroundings Average 

Topography Level 

Utilities Yes 

Off-sites Yes 

Zoning C-2 

Present Use Office 

Highest and Best Use As Improved 
   

IMPROVEMENT DATA  

Building Area/SF 9,700 

Year Built 1984 

Condition Average 

Parking Ratio/1,000 SF 2.27 

Traffic Count (vpd) 33,729 

Occupancy 67% 

Capitalization Rate N/Av 
  

COMMENTS 

The property was purchased as an investment and the buyer 

will continue to lease the property. This sale was a seller 

carryback where the buyer put down 75%. 
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SALE NO. 3 

 

LOCATION 

 

1401 North 24th Street, Phoenix, AZ 

GRANTOR 1401 N 24th St LLC 

GRANTEE Sonoran Rising LLC 
  

RECORDING DATE 2/02/22 

DAYS ON MARKET N/Av 

PARCEL NO.  121-78-057A 

DOCUMENT NO. 2022-0101127 
  

SALE PRICE $1,358,000 

SALE PRICE/SF $174.10 

TERMS Cash Equivalent 

PROPERTY RIGHTS Fee Simple 

CONDITION OF SALE Arm's Length 
  

CONFIRMED BY 

Repeated attempts to contact the buyer, seller, and/or broker 

were unsuccessful; the vital sales data was confirmed through 

a signed affidavit of property value and CoStar. 

DATA SOURCES 
Sworn Affidavit of Property Value signed by grantor and 

grantee, and CoStar 
  

SALES HISTORY None in the last three years 

  
  

 



Appraisal Technology, LLC         95  

SITE DATA  
Land Size/SF 30,850 

Arterial Frontage Major 

Location/Access Corner/Average 

Surroundings Average 

Topography Level 

Utilities Yes 

Off-sites Yes 

Zoning R-5/P-1 

Present Use Office 

Highest and Best Use As Improved 
   

IMPROVEMENT DATA  

Building Area/SF 7,800 

Year Built 1979 

Condition Average 

Parking Ratio/1,000 SF 4.23 

Traffic Count (vpd) 32,211 

Occupancy 0% 

Capitalization Rate N/Av 
  

COMMENTS 
The property was purchased by an owner-user. The property 

features a gated parking lot with covered parking. 
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SALE NO. 4 

 

LOCATION 

 

2222 North 24th Street, Phoenix, AZ 

GRANTOR Beacon Group SW Inc. 

GRANTEE 2222 West Vel Ru LLC 
  

RECORDING DATE 10/12/21 

DAYS ON MARKET 82 

PARCEL NO.  117-09-109 and 111 

DOCUMENT NO. 2021-1062829 
  

SALE PRICE $365,000 

SALE PRICE/SF $169.29 

TERMS Cash 

PROPERTY RIGHTS Fee Simple  

CONDITION OF SALE Arm's Length 
  

CONFIRMED BY Matt Harper, Broker (602) 393-6604 

DATA SOURCES 
Sworn Affidavit of Property Value signed by grantor and 

grantee, and CoStar 
  

SALES HISTORY None in the last three years 
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SITE DATA  
Land Size/SF 12,792 

Arterial Frontage Major 

Location/Access Interior/Average 

Surroundings Average 

Topography Level 

Utilities Yes 

Off-sites Yes 

Zoning C-2 

Present Use Office 

Highest and Best Use As Improved 
   

IMPROVEMENT DATA  

Building Area/SF 2,156 

Year Built 1978 

Condition Average 

Parking Ratio/1,000 SF 7.42 

Traffic Count (vpd) 25,107 

Occupancy 100% 

Capitalization Rate N/Av 
  

COMMENTS 

This property was purchased by an investor. According to the 

broker, the seller was occupying the space and was staying 

short term after the close of escrow. Once vacated, the buyer 

leased the property to a new tenant. 
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SALE NO. 5 

 

 

LOCATION 

 

5130 East Thomas Road, Phoenix, AZ 

GRANTOR Lynda B. Ukemenam Living Trust 

GRANTEE Project Arcadia LLC 
  

RECORDING DATE 9/14/21 

DAYS ON MARKET 84 

PARCEL NO.  128-16-007E 

DOCUMENT NO. 2021-0990259 
  

SALE PRICE $600,000 

SALE PRICE/SF $181.82 

TERMS Cash Equivalent 

PROPERTY RIGHTS Fee Simple 

CONDITION OF SALE Arm's Length 
  

CONFIRMED BY Tom Bean, Broker (602) 393-6790 

DATA SOURCES 
Sworn Affidavit of Property Value signed by grantor and 

grantee, and CoStar 
  

SALES HISTORY Non-Arm’s Length Sale in June 2021, price not disclosed 
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SITE DATA  
Land Size/SF 13,564 

Arterial Frontage Major 

Location/Access Surrounds Corner/Average 

Surroundings Average 

Topography Level 

Utilities Yes 

Off-sites Yes 

Zoning R-5 

Present Use Office Live/Work Unit 

Highest and Best Use As Improved 
   

IMPROVEMENT DATA  

Building Area/SF 3,300 

Year Built 1985 

Condition Average 

Parking Ratio/1,000 SF 3.64 

Traffic Count (vpd) 26,733 

Occupancy 0% 

Capitalization Rate N/Av 
  

COMMENTS 

The property was vacant at the time of sale and purchased by 

an owner-user. The property features a gated and secured 

parking lot. Although the property is not on the hard corner, it 

does have access from both Thomas Road and 52nd Street and 

visibility along Thomas Road. 
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IMPROVED SALES MAP 
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SUMMARY OF IMPROVED SALES 

Sale Data SUBJECT SALE 1 SALE 2 SALE 3 SALE 4 SALE 5 

Sales Price   $1,150,000  $1,200,000  $1,358,000  $365,000  $600,000  

Price/SF   $168.52  $123.71  $174.10  $169.29  $181.82  

Property Rights Fee Simple Fee Simple Leased Fee Fee Simple Fee Simple  Fee Simple 

Financing Cash Equivalent Cash Equivalent 
Cash 

Equivalent 

Cash 

Equivalent 
Cash Cash Equivalent 

Sale Conditions Arm's Length 
Seller 

Carryback 

Seller 

Carryback 
Arm's Length Arm's Length Arm's Length 

Market Conditions Current 9/14/22 4/12/22 2/02/22 10/12/21 9/14/21 

Land/SF 32,765 22,521 24,907 30,850 12,792 13,564 

Arterial Frontage Minor Major Major Major Major Major 

Location/Access Interior/Average Interior/Average Corner/Average Corner/Average Interior/Average 
Surrounds 

Corner/Average 

Surroundings Average Average Average Average Average Average 

Topography Level Level Level Level Level Level 

Utilities Yes Yes Yes Yes Yes Yes 

Off-Sites Yes Yes Yes Yes Yes Yes 

Building Size 4,646 6,824 9,700 7,800 2,156 3,300 

Year Built 1977 1983 1984 1979 1978 1985 

Condition Poor to Fair Average Average Average Average Average 

Parking Ratio/1,000 

SF 
8.61 5.42 2.27 4.23 7.42 3.64 

Traffic Count (vpd) 12,098 42,639 33,729 32,211 25,107 26,733 

Occupancy 0% 0% 67% 0% 100% 0% 

OAR N/Av N/Av N/Av N/Av N/Av N/Av 

Zoning 
C-2(90%); R-5 

(10%) 
C-2 C-2 R-5/P-1 C-2 R-5 



Appraisal Technology, LLC         102  

SALES DATA: 

 

A search was made to obtain comparable market data. Because no two properties are ever exactly the 

same, adjustments are considered to reflect the differences so that a valid estimate of value can be 

made.  The unit of measure considered in this report is price per square foot of building area. This 

unit of measure is commonly used in the market and is accepted as a method of assisting in the 

determination value. 

 

The appraiser is of the opinion that the accumulated sales data accurately reflects the present market 

and its interrelated economic forces. Unfortunately, there is disparity within the data in relation to the 

most likely common denominator, (price per square foot).  This disparity can be attributed to: 

 

 (1) Varying locations of the respective sale properties. 

 (2) Inconsistencies relative to the overall plot size of the sale properties in relation 

to the subject. 

 (3) Physical characteristics and fill requirements. 

 (4) Real Estate reflects an imperfect market. 

 

The comparative sales analysis focuses on the legal, physical, location and economic characteristics 

of similar properties as compared to the subject property.  Other considerations are real property rights 

conveyed, financing terms, conditions of sale, date of sale, physical and income characteristics, all of 

which can account for variations in price. 

 

Adjustments to a property may be made either in terms of a percentage or dollars per square foot.  

There is no “proper” method of adjustment to strictly adhere to since adjustments depend on how the 

relationship between the two properties is perceived by the market.  A market value estimate is not 

determined by a set of precise calculations.  Appraisal has an art aspect in that appraisers use their 

judgment to analyze and interpret quantitative data. 

 

PROPERTY RIGHTS CONVEYED: 

 

The investigation revealed the Fee Simple Estate was the property rights conveyed in comparable sales 

one, three, four and five similar to the subject and will not be adjusted. Comparable sale two was 

partially leased, however the lease rate was considered to be at market and therefore the Leased Fee 

and Fee Simple are equivalent and no adjustment is made.  

 

FINANCING: 

 

Comparables three, four, and five were sold for cash or the equivalence of cash and no adjustments 

are warranted. Comparable sale one was reported to be a seller carryback with a 4.3% down payment 

and will be adjusted downward. Comparable sale two was reported to be a seller carryback with a 

75% down payment that was confirmed as transacting at a market price and no adjustment was made.  

 

CONDITIONS OF SALE: 

 

Each of the transactions were considered to be arms-length market transactions and no adjustments 

are warranted.  
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MARKET CONDITIONS: 

 

All of the comparable sales were transacted from September 2021 to September 2022 and are 

considered to be generally representative of current market conditions, as of the effective date of 

value, and no adjustment is made. 

 

LOCATION: 

 

Location adjustments typically reflect an increase or decrease in value attributable to accessibility, 

competitive environment, arterial exposure, freeway influence, and surrounding development.  These 

location attributes may determine the degree of demand a property could have which in turn define 

occupancy levels and rental rate structures.  

 

The subject has a good location with proximity to the Metropolitan Phoenix transportation network 

just north of the Loop 202 and west of State Route 143. The site runs adjacent to the State Route 143 

has visibility to this freeway. However, the site does not have direct access to a major roadway. 

 

Adjustments for the comparable sales based on their location characteristics including frontage, 

access, and surroundings follows.  

 

Arterial Frontage: 

 

All comparable sales had superior major roadway frontage as compared to the subject and will be 

adjusted downward.  

 

Access: 

 

Comparable sales two, three, and five had superior access as compared to the subject and therefore 

will be adjusted downward.  

 

Surroundings: 

 

Comparable sale five had superior surrounding development as compared to the subject and will be 

adjusted downward.  
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Location 

Factors 
SUBJECT SALE 1 SALE 2 SALE 3 SALE 4 SALE 5 

Arterial 

Frontage 
Minor Superior Superior Superior Superior Superior 

Adjustment   -5% -5% -5% -5% -5% 

Access Interior/Average Similar Superior Superior Similar Superior 

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

Surroundings Average Similar Similar Similar Similar Superior 

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

Quantitative 

Adjustment 
  -5% -15% -15% -5% -15% 

 

PHYSICAL CHARACTERISTICS: 

 

Physical characteristics include building size, age and condition, parking ratio, and overall property 

utility and use.  

 

Size: 

 

Comparable sale two was larger than the subject and will be adjusted upward. Comparable sale four 

was smaller than the subject and will be adjusted downward. 

 

Age & Condition: 

 

All of the comparable sales were similar in respect to age and construction quality; however, each 

was superior with respect to condition as the subject would require additional cost to address deferred 

maintenance.  

 

Parking Ratio: 

 

Comparable sales two, three and five were inferior in respect to parking ratio and will be adjusted 

upward. Comparable sales one and four had similar parking ratios and will not be adjusted. 

 

Utility and Use: 

 

Due to the undesirable hourglass shape of the subject and difficult parking lot circulation, each of the 

comparable sales are superior to the subject and will be adjusted downward. 
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Physical 

Characteristics 
SUBJECT SALE 1 SALE 2 SALE 3 SALE 4 SALE 5 

Size 4,646 Similar Larger Similar Smaller Similar 

Adjustment   0% +5% 0% -5% 0% 

Age & 

Condition 
Poor/Fair Superior Superior Superior Superior Superior 

Adjustment   -10% -10% -10% -10% -10% 

Parking 

Ratio/1,000 SF 
8.61 Similar Inferior Inferior Similar Inferior 

Adjustment   0% +5% +5% 0% +5% 

Utility and Use Hourglass Superior Superior Superior Superior Superior 

Adjustment   -5% -5% -5% -5% -5% 

Quantitative 

Adjustment 
  -15% -5% -10% -20% -10% 

 

ZONING: 

 

Zoning is similar for all comparable properties when compared with the subject. No directional 

adjustments are made for zoning. 

 

In conclusion, the values indicated in the summary of improved properties show a range in price per 

square foot from $123.71 per square foot to $181.82 per square foot before adjustments.  It is believed 

the indicated value range is reflective of the utility, wants, and needs of buyers in the marketplace. 
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IMPROVED SALES ADJUSTMENT CHART: 

 

Elements of 

Comparison 
SALE 1 SALE 2 SALE 3 SALE 4 SALE 5 

Price/SF $168.52 $123.71 $174.10 $169.29 $181.82 

Property Rights 0.00% 0.00% 0.00% 0.00% 0.00% 

Adjusted Price $168.52 $123.71 $174.10 $169.29 $181.82 

Financing -10.00% 0.00% 0.00% 0.00% 0.00% 

Adjusted Price $151.67 $123.71 $174.10 $169.29 $181.82 

Condition of Sale 0.00% 0.00% 0.00% 0.00% 0.00% 

Adjusted Price $151.67 $123.71 $174.10 $169.29 $181.82 

Market Conditions 0.00% 0.00% 0.00% 0.00% 0.00% 

Adjusted Price $151.67 $123.71 $174.10 $169.29 $181.82 

Location Factors -5% -10% -10% -5% -15% 

Physical 

Characteristics 
-15% -5% -10% -20% -10% 

Zoning 0% 0% 0% 0% 0% 

Overall Adjustment -20% -15% -20% -25% -25% 

Final Indicated 

Value 
$121.34 $105.15 $139.28 $126.97 $136.36 

 

CONCLUSION OF VALUE: 

 

After adjustments were made, the sales have a range of $105.15 to $139.28 per square foot with an 

indicated average of $123.19 per square foot. The indicated unit sales prices of the comparable sales 

reflect market conditions for vacant single tenant office buildings within the area.  

 

The appraiser has placed equal weight on all of the sales, thus, based on the subject’s location, shape, 

age & condition, the appraiser will conclude to near the lower to middle end of the range or 

$120.00/SF, which would equate as follows: 

 

4,646 SF x $120.00 per SF = $557,520 

 

ROUNDED = $560,000 
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INCOME APPROACH 

The Income Approach can be analyzed by one of two methods: 1) Direct Capitalization or 2) 

Discounted Cash Flow. 

 

The Direct Capitalization method is - A method used to convert an estimate of a single year’s income 

expectancy into an indication of value in one direct step, either by dividing the net income estimate 

by an appropriate capitalization rate or by multiplying the income estimate by an appropriate 

factor. Direct capitalization employs capitalization rates and multipliers extracted or developed 

from market date. Only one year’s income is used. Yield and value changes are implied, but not 

explicitly identified. (The Dictionary of Real Estate Appraisal, 7th edition 2022) 

 

The Discounted Cash Flow (DCF) Analysis is - The procedure in which a discount rate is applied 

to a set of projected income streams 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. (The Dictionary of Real Estate Appraisal, 7th 

edition 2022) 
 
As reported, the subject property is a single tenant office building. The subject is currently vacant and 

due to the fact that the subject has the potential to produce income, the appraiser will utilize the Direct 

Capitalization method in order to value the subject within the Income Approach. 

 

In the subject's case, the income stream would be in the form of net operating income produced 

through the collection of rents, deducting the appropriate vacancy and credit loss, adding other income 

if any, then deducting appropriate expenses. The first step in the process is to estimate potential gross 

income. The process begins with the examination of the existing effective lease rates of similar 

properties located within the sub-market. Rental rates and terms from comparable properties were 

collected to support the estimate of market rent for the subject property.    

 

 

Following is a rental survey indicating current contract and/or market rents of similar property 

located within the submarket. The rental survey was conducted by interviewing the leasing agents 

of comparable rental properties. This survey will be followed by an analysis and adjustments for 

the elements of comparison discussed previously. Then, operating expenses together with vacancy 

and credit losses are estimated from market experience to obtain the net operating income.  The 

resulting net operating income is then capitalized to convert the future income stream into a present 

value indication. 

 

On the following pages are brief descriptions or summaries of comparable rental properties 

followed by a synopsis of each rental comparable and location map. 
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RENTAL NO. 1 

 

 

 

ADDRESS 

 

2935 West Clarendon Avenue, Phoenix, AZ 

BUILDING TYPE Multi-tenant office 

BUILDING SIZE (SF) 3,400 

YEAR BUILT 1971 

LEASING ACTIVITY  

  Suite Size (SF) 1,702 

  Lease Date Jul-21 

  Lease Rate $6.50  

  

LEASE TYPE NNN* - adjusted from Modified Gross 

VACANCY 50% 

TENANT  Office 

CONDITION Average 

LEASING COMPANY Wolf Realty Inc. 

 (602) 843-5200 
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RENTAL NO. 2 

 

 

 

ADDRESS 

 

824 East Washington Street, Phoenix, AZ 

BUILDING TYPE Single tenant office 

BUILDING SIZE (SF) 3,276 

YEAR BUILT 1960 

LEASING ACTIVITY  

  Suite Size (SF) 3,276 

  Lease Date Aug-21 

  Lease Rate $8.50  

  

LEASE TYPE NNN* - adjusted from Modified Gross 

VACANCY 0% 

TENANT  Office 

CONDITION Average 

LEASING COMPANY LRA Real Estate Group LLC 

 (480) 734-7878 

 



Appraisal Technology, LLC         110  

RENTAL NO. 3 

 

 

 

ADDRESS 

 

317 North 19th Avenue, Phoenix, AZ 

BUILDING TYPE Single tenant office 

BUILDING SIZE (SF) 2,648 

YEAR BUILT 1984 

LEASING ACTIVITY  

  Suite Size (SF) 2,648 

  Lease Date Jan-22 

  Lease Rate $13.00  

  

LEASE TYPE NNN 

VACANCY 0% 

TENANT  Office 

CONDITION Average 

LEASING COMPANY Perkinson Properties 

 (480) 830-5695 
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RENTAL NO. 4 

 

 

ADDRESS 

 

1433 East Thomas Road, Phoenix, AZ 

BUILDING TYPE Multi-tenant office 

BUILDING SIZE (SF) 3,863 

YEAR BUILT 1980 

LEASING ACTIVITY  

  Suite Size (SF) 2,087 

  Lease Date Jan-22 

  Lease Rate $10.73  

  

LEASE TYPE NNN* - adjusted from Modified Gross 

VACANCY 0% 

TENANT  Office 

CONDITION Average 

LEASING COMPANY Century 21 Arizona Foothills 

 (602) 943-7252 
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RENTAL NO. 5 

 

 

 

ADDRESS 

 

4124-4126 North 82nd Street, Scottsdale, AZ 

BUILDING TYPE Multi-tenant office 

BUILDING SIZE (SF) 3,000 

YEAR BUILT 1961 

LEASING ACTIVITY  

  Suite Size (SF) 1,700 

  Lease Date May-22 

  Lease Rate $9.88  

  

LEASE TYPE NNN 

VACANCY 43% 

TENANT  Office 

CONDITION Average 

LEASING COMPANY Boulder Realty Advisors 

 (480) 792-9500 
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RENTAL NO. 6 

 

 

ADDRESS 

 

2501 North Hayden Road, Scottsdale, AZ 

BUILDING TYPE Multi-tenant office 

BUILDING SIZE (SF) 7,504 

YEAR BUILT 1,971 

LEASING ACTIVITY  

  Suite Size (SF) 2,820 

  Lease Date Aug-22 

  Lease Rate $13.75  

  

LEASE TYPE NNN 

VACANCY 62% 

TENANT  Office 

CONDITION Average 

LEASING COMPANY ZDI Realty Advisors LLC 

 (480) 248-8717 
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RENTAL MAP  
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Rental Summary 

Rent Address 
Suite 

Sizes 

Rental 

Rates 

Rent 

Type 

Year 

Built 
Vacancy 

1 2935 West Clarendon Avenue, Phoenix, AZ 1,702 $6.50 NNN* 1971 50% 

2 824 East Washington Street, Phoenix, AZ 3,276 $8.50 NNN* 1960 0% 

3 317 North 19th Avenue, Phoenix, AZ 2,648 $13.00 NNN 1984 0% 

4 1433 East Thomas Road, Phoenix, AZ 2,087 $10.73 NNN* 1980 0% 

5 4124-4126 North 82nd Street, Scottsdale, AZ 1,700 $9.88 NNN 1961 43% 

6 2501 North Hayden Road, Scottsdale, AZ 2,820 $13.75 NNN 1971 62% 

  Subject 4,646   NNN 1977 100% 

*Triple Net converted from Gross 

 

RENT CONCLUSIONS: 

 

The subject is currently vacant with no leases in place. In order to determine a market rental rate 

for the subject, the appraiser surveyed rents that were considered to be comparable to the subject. 

The comparable rents surveyed ranged from $6.50 per square foot to $13.75 per square foot on a 

triple net basis.  

 

Due to the unique nature of the subject, the appraiser attempted to locate buildings with similar 

characteristics as the subject; however, there were inevitably differences that need to be accounted 

for. The appraiser made adjustments to each comparable property as follows.  

 

Comparable Rental Rates Location Physical Total Adj. Adj Rent 

1 $6.50  -5.00% -5.00% -10.00% $5.85 

2 $8.50  -5.00% 5.00% 0.00% $8.50 

3 $13.00  -5.00% 0.00% -5.00% $12.35 

4 $10.73  -5.00% -5.00% -10.00% $9.66 

5 $9.88  -10.00% Offset -10.00% $8.89 

6 $13.75  -10.00% -5.00% -15.00% $11.69 

 

All of the comparable rents were located in areas with superior surrounding development as 

compared to the subject and will be adjusted downward. Comparable rents one, four and six will 

be adjusted downward for their superior condition. Comparable rent two will be adjusted upward 

for its inferior age and condition.  

 

After adjustments, the comparable rents ranged from $5.85 per square foot to $12.35 per square 

foot with a mean of $9.49 per square foot. It is concluded that the a market rent for the subject 

would fall somewhere near the middle of the range and therefore the appraiser will conclude to 

$9.50 per square foot. The potential gross income for the next fiscal year is calculated as follows.  

 

$9.50 per square foot x 4,646 square feet = $44,137 
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VACANCY/CREDIT LOSS: 

 

In order to determine a stabilized vacancy rate for the subject, the appraiser researched the 

immediate area for vacancy rates of similar properties within the market. 

 

The surrounding neighborhood of the subject had an office inventory of approximately 12.9 million 

square feet. Of this area, approximately 2.5 million square feet was vacant equating to a vacancy rate 

of 19.2%. Over the past five years, vacancy rates ranged from 6.00% to 19.25%. Over the past year, 

vacancy rates have been trending upward.   

 

It is concluded that a market vacancy rate for the subject over a typical holding period would fall 

near 7%. 

 

The subject would typically be leased on a NNN basis, whereas the tenant would be responsible 

for the operating expenses of the property such as, utilities, property taxes, insurance and repairs 

and maintenance. The landlord would be responsible for the off-site management and reserves for 

replacement, as well as expenses for any vacant period.  

 

Off-Site Management: 

 

Management fees for properties like the subject typically cover off-site management expenses for 

managing the investment and are the paid for by the property owner.  The appraiser interviewed local 

property management companies to get an indication of what property management firms would 

charge for the management and accounting of a property like the subject. 

 

Property management/brokerage firms such as CB Commercial will manage property like the subject 

for 2% to 5% of gross collected revenues depending on the financial and physical condition of the 

property. The property manager is responsible for collecting the rent, lease management, municipality 

interfacing, and paying the operating expenses in a timely manner. 

 

Considering the size, current condition, and single tenant nature of the subject property, I assume 

from the above discussions with local professional property management firms that a reasonable 

management fee would be roughly 3% of the effective gross rental income. 

 

Cost to Vacancy: 

 

If the property had a vacancy, the landlord would incur the pro rata share of costs associated with 

taxes, insurance, and some minor maintenance to keep the property in a proper condition. Annual 

tax expenses on a property such as the subject are expected to be $1.40 per square foot. Insurance 

is estimated at $0.20 per square foot and repairs and maintenance is estimated at $0.30 per square 

foot which equates to a total expense to the landlord of approximately $1.90 per square foot. The 

landlord is responsible for vacancies and the pro rata share expenses associated with those 

vacancies. With a 7% stabilized vacancy, estimated cost to vacancy is expected to total $618 [4,646 

SF x $1.90/SF x 7%]. 
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REPLACEMENT OF SHORT-LIVED ITEMS: 

 

A replacement allowance provides for the periodic replacement of building components that wear out 

more rapidly than the building itself and must be replaced periodically during the building's economic 

life. These components may include roof covering, heating/cooling compressors, driveways, parking 

areas and exterior paint. 

 

The annual allowance for each item is usually the anticipated cost of replacement prorated over the 

anticipated remaining economic life of that item provided it does not exceed the remaining economic 

life of the structure. Proration may be based on a simple average or provided for by the use of a sinking 

fund. 

 

Items which can be expected to have a life equal to or exceeding the remaining economic life of the 

structure do not require an allowance for replacement. 

 

The scope of items to be covered by the replacement allowance is a matter of appraisal judgment 

based on market evidence, but the extent of a replacement allowance is judged in relation to the annual 

repair and maintenance expense to avoid duplication. 

 

A reserve for replacement account is normally not an expense recognized by most building operators 

in the local market.  Usually, capital expenditures are expended as they occur. This can severely distort 

cash flow in the years of abnormally light or heavy capital expenditures. 

 

For example, if an owner has to replace a roof at a cost of $1.10 per square foot for a 20,000 square 

foot building. The capital expense for that year would have a $22,000 deduction for repairs, which 

cannot be passed through to the tenants. 

 

Generally, prudent investors and property management companies estimate between $0.10 and $0.20 

per square foot. The appraiser will conclude at a reasonable amount for Reserves and Replacements 

at $0.15 per square foot or $697 annually.  
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Shown next is the Stabilized Operating Chart. 

 

Stabilized Operating Statement     

            

Potential Gross Income        $           44,137  

Vacancy & Collection Loss     7.00%  $             3,090  

Effective Gross Income        $           41,047  

            

Expenses           

Management Fee 3.00%      $        1,231    

Cost of Vacancy      $           618    

Reserves for Replacement $0.15 /SF  $           697    

Total          $             2,546  

            

Net Operating Income        $           38,501  

 

NET OPERATING INCOME: 

 

The Net Operating Income (NOI) is the anticipated net income remaining after all operating expenses 

are deducted from the Effective Gross Potential Rental Income, but before mortgage debt service and 

book depreciation are deducted.  The estimated NOI is utilized in Direct Capitalization Approach to 

estimate a value for the subject property based on its projected ability to produce revenue. 

 

In the conversion of Net Operating Income, before debt service, there are several methods of obtaining 

an over-all-rate (OAR) to be utilized in the capitalization process.  The capitalization process involves 

a discounting process with the rate reflecting the purchaser's requirements in respect to yield and 

market rate interest on the debt while the property is being held. 

 

DIRECT CAPITALIZATION METHOD: 

 

The Direct Capitalization Method is the conversion of the Net Operating Income (NOI) into an 

indication of "Present Value" by dividing the NOI by the market derived Over-All-Rate (OAR). The 

OAR demonstrates the direct relationship of the NOI to the selling price of the comparable properties, 

which have been sold in the open market.  The market derived OAR reflects the interest or dividend 

that the property will produce and the anticipated capital appreciation or depreciation over the 

investment holding period. 

 

In essence, the OAR obtained from the market is a fraction of the total investment that must be 

collected each year, on an average to service the debt (principal and interest payments) yield and 

required benefits (cash flow and/or equity build-up) and compensate the depreciation or appreciation. 

 

A good indicator for capitalization rates are sales of similar properties.  Following is a summary of 

the sales within the marketplace and their estimated indicated overall rate. 
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Address Sale Date Sale Price Cap Rate 

2609 N. 24th Street, Phoenix, AZ 6/15/22 $1,200,000 7.58% 

1835 W. Missouri, Phoenix, AZ 5/23/22 $1,772,000 6.00% 

52 E. Monterey Way, Phoenix, AZ 3/16/22 $1,055,000 6.00% 

8936 N. Central Ave, Phoenix, AZ 9/29/21 $1,470,000 7.90% 

600 E. University Drive, Mesa, AZ 1/15/21 $815,000 7.52% 

2701 N. 7th Avenue, Phoenix, AZ 12/26/20 $470,000 7.16% 

1940 N. Alma School Road, Chandler, AZ 12/21/20 $1,770,000 6.20% 

 

The differences in overall capitalization rates may be attributed to variations in occupancy, age and 

condition of the property, economic upside, sales motivation, cash flow potential, and other factors 

which make each sale and/or property unique.  It is believed that economic life of the comparable 

properties is similar to that of the subject.  The majority of the sales of similar properties within the 

Metropolitan area indicated overall capitalization rates from 6.00% and 7.90%.   

 

Data published by PwC Real Estate Investor Survey for the 4th quarter 2022 indicates the following 

ranges for comparable real estate product. 

 

Product   4th 2022  3rd 2022  4th 2021 

Phoenix Office   4.75-9.00%  4.75-9.00%  5.00-9.00% 

    6.75% - Avg.  6.45 % - Avg.  6.61 % - Avg. 

 

After due consideration is given to the subject size, location, and age and condition, the appraiser 

concludes to an overall capitalization rate of 7.50%.  

 

Applying the overall rate of 0.750 to the estimated NOI of $38,501 leads to an indicated value via 

the Direct Capitalization Method (at a stabilized occupancy) as shown below. 

 

NOI $38,501  = $513,347 

OAR 0.0750   

Rounded    $510,000 
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RECONCILIATION 

The Final Reconciliation is the process of coordinating and integrating related facts to form a unified 

conclusion. Final Reconciliation is defined as: A phase of a valuation assignment in which two or 

more value indications are processed into a value opinion which may be a range of value, a single 

point estimate, or a reference to a bench-mark value. (The Dictionary of Real Estate Appraisal, 7th edition 

2022) 

 

The 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 

approaches used to derive preliminary estimates.  The approach utilized to conclude to a value 

estimate considered appraisal techniques which encompassed: (1) reviewed to make sure that the data 

is authentic and reflects pertinent market activity and (2) the analytical techniques used and the logic 

followed are valid, realistic, and consistent.  In addition, all mathematical calculations have been 

checked by someone other than the appraiser in an attempt to eliminate errors. 

 

Two approaches to value have been employed in the analysis. The data together with the line of 

reasoning followed for each approach is clearly set forth. 

  

Sales Comparison Approach      $560,000  

Income Approach         $510,000   

 

The reconciliation considers and evaluates alternate value indication to arrive at a final value estimate. 

Each value indication is weighted according to relative significance, applicability, and defensibility 

and relies most heavily on the approach that is most appropriate to the purpose of the appraisal. 

 

In an appraisal report, the final value estimate may be stated as a single figure or as a range of values. 

Or an appraiser may choose to show the range and then cite the final value as a single figure within 

the range. Traditionally, a point estimate is typically regarded as the most probable number, not the 

only possible number, and is often required for revenue and compensation purposes. A point 

estimate concept is utilized in this reconciliation. (The Dictionary of Real Estate, 5th ed., Online) 

 

The Cost Approach to Value is not typically considered a reliable indication of value for this type of 

property due to the nature and time frame of construction of the subject improvements. More 

relevancy is placed on the Cost Approach when the cost of the new or proposed improvements are 

known and have taken place within a relatively stable period of market conditions whereas in older 

improved properties and drastically changing market conditions, the estimate of accrued depreciation 

becomes increasingly subjective. The Cost Approach was not utilized in the creation of this report. 

 

The Sales Comparison Approach was based upon sales of similar buildings considered comparable 

to the subject. These sales, after adjustments for the various elements of comparison, were analyzed 

from which an indication of value was derived. Sales were selected that were considered the most 

representative properties that could be located in the market. This approach is considered a good 

indication of value and a reflection of the motivations of market participants and was utilized. 
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The Income Approach to Value is believed to be another good indication of value for this type of 

income producing property. All of the data used in the Income Approach to Value was derived 

from market trends and is believed to reflect market thinking. The Income Approach to Value 

included the estimate of economic rents taken from the market in which the subject is located as 

compared to contract rent. Deductions were then made for vacancy and expenses. The resulting 

net operating income (NOI) was capitalized by an appropriate method into an indication of value. 

 

Due to the fact that the subject is currently vacant and the most likely use for the building would 

be as an owner/user, most weight was placed on the Sales Comparison Approach.  

 

Based on the information found in this investigation, the appraiser is of the opinion that the "As Is" 

Market Value of the subject property, as of November 16, 2022, is: 

 

FIVE HUNDRED SIXTY THOUSAND DOLLARS 

 ($560,000.00) 

 

It is an Extraordinary Assumption that the Vapor Mitigation System is operable and 

appropriately effective as of the effective date of value and there are no environmental issues 

associated with the subject’s location within the Motorola 52nd Street Superfund site.  

 
AUDITING BREAKDOWN 

 

Land:    $460,000 

Improvements:  $100,000 

Severance:  $           0 

Special Benefits: $           0 

Cost to Cure:  $           0 

Total   $560,000 
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ADOT CERTIFICATION 

Parcel No.: L-M-555 

 

I hereby certify: 

 

That I personally inspected the property herein appraised, and that I have afforded the property owner 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 as 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. 

 

It is an Extraordinary Assumption that the Vapor Mitigation System is operable and appropriately effective as of the effective 

date of value and there are no environmental issues associated with the subject’s location within the Motorola 52nd Street 

Superfund site.  

 

That my analysis, opinions, and conclusions were developed, and this report has been prepared in conformity with the Uniform 

Standards of Professional Appraisal Practice (USPAP 2020-2021) guidelines, extended through 2023. 

 

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 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 results of such appraisal to anyone other than the proper officials of the Arizona Department 

of Transportation, 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 as of November 16, 2022 is $560,000, based on my independent appraisal and the exercise of 

my professional judgment. 

 

Respectfully submitted, 

 

 

 

 

Zach Sinay, MAI, R/W-AC 

Certified General Real Estate Appraiser  No. 31199 
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USPAP CERTIFICATION 

I certify that, to the best of my 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 my 

personal, impartial and unbiased professional analyses, opinions, and conclusions. 

 

I 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. I have no bias with respect to the property 

that is the subject of this report or to the parties involved with this assignment. 

 

My engagement in this assignment was not contingent upon developing or reporting pre-

determined results. My 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. 

 

I have performed no 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. 

 

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 and Standards of Professional 

Appraisal Practice of the Appraisal Institute. The use of this report is subject to the requirements of 

the Appraisal Institute relating to review by its duly authorized representatives. As of the date of this 

report, Zach Sinay, MAI has completed the continuing education program for Designed Members of 

the Appraisal Institute. 

 

Zach Sinay has made a personal inspection of the property that is the subject of this report.. It should 

be noted that Carson Windle provided significant real property appraisal assistance to the person 

signing this certification. This included participation in the following: 

 

• Inspection of the subject property 

• Data collection and verification 

• Report writing 

• Value conclusions 

• Packaging 

 

Zach Sinay possess the knowledge and experience to thoroughly complete this appraisal assignment.  

Please refer to the Qualifications of the Appraiser(s) included in the following pages for additional 

information regarding professional education and pertinent experience of the aforementioned 

appraiser. 
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Under federal mandate, state licensing and/or certification of appraiser is required on or before August 

15, 1991. Permission is hereby granted by the client for the appraiser to furnish the appropriate 

governmental authority or their authorized designated representative(s) any and all materials 

requested for oversight review. 

 

My analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the Uniform Standards of Professional Appraisal Practice, the Code of 

Professional Ethics, Bylaws, Regulations and Standards of Professional Appraisal Practice of the 

Appraisal Institute. 

 

Respectfully submitted, 

 

 

 

 

 

Zach Sinay, MAI, R/W-AC 

Certified General Real Estate Appraiser  No. 31199 
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QUALIFICATIONS OF ERIC ZACHARY SINAY 

Certified General Real Estate Appraiser No. 31199  

 
FORMAL EDUCATION: 

 

Graduated from Arizona State University, May 1998, Bachelor of Science. 

 

PROFESSIONAL EDUCATION: 

 

Arizona School of Real Estate, Real Estate Valuation 101, Scottsdale, AZ, 1999 

Arizona School of Real Estate, Real Estate Valuation 102, Scottsdale, AZ, 1999 

Arizona School of Real Estate, Real Estate Valuation 103, Scottsdale, AZ, 2001 

Arizona School of Real Estate, Real Estate Valuation 104, Part B, Scottsdale, AZ, 2001 

Arizona School of Real Estate, Real Estate Valuation 104, Part A, Scottsdale, AZ, 2002 

International Right of Way Association, Environmental Issues C-600, Tempe AZ, 2004 

International Right of Way Association, The Appraisal of Partial Acquisitions C-401, San Diego, CA, 2004 

International Right of Way Association, The Principles of Real Estate Law C-800, Las Vegas, NV, 2004 

International Right of Way Association, The Principles of Real Estate Engineering C-900, Las Vegas, NV, 2004 

McKissock, Construction Details & Trends, Continuing Online Education Course, 2008 

McKissock, Cost Approach, Continuing Online Education Course, 2008 

McKissock, Income Approach, Continuing Online Education Course, 2008 

International Right of Way Association, Introduction to the Income Capitalization Approach, C-402, 2009 

International Right of Way Association, Ethics and the Right of Way Profession C-103, 2009 

McKissock, How to Analyze and Value Income Properties, 2009 

McKissock, Land and Site Valuation, 2009 

McKissock, Introduction to Expert Witness Testimony, 2009 

International Right of Way Association, Easement Valuation C-403, 2009 

McKissock, Evolution of Finance & The Mortgage Market, 2011 

McKissock, Nuts and Bolts of Green Building, 2011 

McKissock, Foundations in Sustainability: Greening the Real Estate and Appraisal Industry, 2011 

Appraisal Institute, Business Practices and Ethics, 2013 

Appraisal Institute, Advanced Income Capitalization, 2013 

Appraisal Institute, General Appraiser Report Writing and Case Studies, 2013 

Appraisal Institute, Quantitative Analysis, 2013 

Appraisal Institute, Advanced Market Analysis and Highest and Best Use, 2013 

Appraisal Institute, Advanced Concepts & Case Studies, 2014 

McKissock, Appraisal of Self Storage Facilities 2018 

McKissock, Appraisal of Land Subject to Ground Lease, 2018 

McKissock, Essential Elements of Disclosures and Disclaimers, 2020 

International Right of Way Association, Ethics and the Right of Way Profession, 103, 2020 

International Right of Way Association, Easement Valuation, 403, 2020 

McKissock, Land and Site Valuation, 2021 

7-Hour Uniform Standards of Professional Appraisal Practice (USPAP) – Current  

 

PROFESSIONAL AFFILIATIONS: 

 

Appraisal Institute - MAI designated member.  "The Appraisal Institute conducts a voluntary 

program of continuing education for its designated members.  MAIs and SRAs who meet the 

minimum standards of this program are awarded periodic educational certification.  I am certified 

under this program." 
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International Right of Way Association, "The Right of Way (R/W) Certification is granted to 

IRWA members who have achieved professional status through experience, education and 

examination in a single right of way discipline.” I have been awarded the Right of Way Appraisal 

Certification (R/W-AC). 

 

EXPERIENCE: 

 

Independent Contract Appraiser, Appraisal Technology, Inc., April 1999-Present 

 

SCOPE OF WORK: 

 

 Assignments have included the valuation of: 

 

 Residential: Single and multiple family properties. 

 Commercial: Retail shopping centers, offices, restaurants and hotels. 

 Industrial: Warehouse, manufacturing, distribution, automotive and self-storage. 

 Vacant Land: All types.  

 Right-of-Way: Total & partial acquisition 
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ADDENDA 
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EXHIBIT 1 
 

Engagement Letter 
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EXHIBIT 2 
 

Zoning Ordinance  
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EXHIBIT 3 
 

Supplemental Environmental Notice 
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EXHIBIT 4 
 

Vapor Mitigation System Installation Report 
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EXHIBIT 5 
 

USPAP Reporting Options 
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USPAP Reporting Options 

 

The most recent edition of USPAP requires that all written appraisal reports be prepared under one 

of the following options: Appraisal Report or Restricted Appraisal Report. 

An Appraisal Report summarizes the information analyzed, the appraisal methods employed, and 

the reasoning that supports the analyses, opinions, and conclusions. The requirements for an 

Appraisal Report are set forth in Standards Rule 2-2 (a) of US PAP. 

A Restricted Appraisal Report states the appraisal methods employed and the conclusions reached 

but is not required to include the data and reasoning that supports the analyses, opinions, and 

conclusions. Because the supporting information may not be included, the use of the report is 

restricted to the client, and further, the appraiser must maintain a work file that contains sufficient 

information for the appraiser to produce an Appraisal Report if required. The requirements for a 

Restricted Appraisal Report are set forth in Standards Rule 2-2 (b). 

ATI Reporting Formats under the Appraisal Report Option 

USPAP gives appraisers the flexibility to vary the level of information in an Appraisal Report 

depending on the intended use and intended users of the appraisal. Accordingly, Appraisal 

Technology, Inc. has established internal standards for three alternative reporting formats that 

differ in depth and detail yet comply with the USPAP requirements for an Appraisal Report. The 

three ATI formats are: 

• Appraisal Report - Comprehensive Format 

• Appraisal Report- Standard Format 

• Appraisal Report - Concise Summary Format 

An Appraisal Report - Comprehensive Format has the greatest depth and detail of the three report 

types. It describes and explains the information analyzed, the appraisal methods employed, and 

the reasoning that supports the analyses, opinions, and conclusions. This format meets or exceeds 

the former Self-Contained Appraisal Report requirements that were contained in the 2012-2013 

edition of USPAP. 

An Appraisal Report - Standard Format has a moderate level of detail. It summarizes the 

information analyzed, the appraisal methods employed, and the reasoning that supports the 

analyses, opinions, and conclusions. This format meets or exceeds the former Summary Appraisal 

Report requirements that were contained in the 2012-2013 edition of USPAP. 

An Appraisal Report - Concise Summary Format has less depth and detail than the Appraisal 

Report - Standard Format. It briefly summarizes the data, reasoning, and analyses used in the 

appraisal process while additional supporting documentation is retained in the work file. This 

format meets the minimum requirements of the former Summary Appraisal Report that were 

contained in the 2012-2013 edition of USPAP. 

On occasion, clients will request, and ATI will agree to provide, a report that is labeled a Self-

Contained Appraisal Report. Other than the label, there is no difference between a Self-Contained 

Appraisal Report and an Appraisal Report - Comprehensive Format. Both types of reports meet or 
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exceed the former Self-Contained Appraisal Report requirements set forth in the 2012-2013 

edition of USPAP. 

ATI Reporting Format under Restricted Appraisal Report Option 

ATI provides a Restricted Appraisal Report format under the USPAP Restricted Appraisal Report 

option. This format meets the requirements of the former Restricted Use Appraisal Report that 

were contained in the 2012-2013 edition of USPAP. 
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EXHIBIT 6 

 

Contingent and Limiting Conditions 
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CONTINGENT AND LIMITING CONDITIONS 

 

1.  LIMITS OF LIABILITY: The liability of Appraisal Technology, LLC, and/or Independent 

Contractor(s) is limited to the client only and to the fee actually received by them.  Further, there 

is no accountability, obligation, or liability to any third party.  If this report is placed in the hands of 

anyone other than the client, the client shall make such party aware of all limiting conditions and 

assumptions of the assignment and related discussions.  The appraiser is in no way to be responsible 

for any costs incurred to discover or correct any deficiencies of any type present in the property; 

physically, financially, and/or legally.  In the case of limited partnerships or syndication offering or 

stock offerings in real estate, the client agrees that in case of lawsuit (brought by lender, partner or 

part-owner in any form of ownership, tenant, or any other party), any and all awards, settlements of 

any type in such suit, regardless of outcome, the client will hold the appraiser completely harmless 

in any such action. 

 

 2.  COPIES, PUBLICATION, DISTRIBUTION, USE OF REPORT:  Possession of this report 

or any copy thereof does not carry with it the right of publication.  It is a privileged communication.  

It may not be used for other than its intended use; the physical report(s) remain the property of the 

appraiser for the use of the client, the fee being for the analytical services only. 

 

All valuations in the report are applicable only under the stated program of Highest and Best Use 

and are not necessarily applicable under other programs of use.  The valuation of a component part 

of the property is applicable only as a part of the whole property. The distribution of the total 

valuation in this report between land and improvements applies only under the existing or proposed 

program of utilization.  The separate valuations for land and building must not be used in conjunction 

with any other appraisal and are invalid if so used. 

 

The Bylaws and Regulations of the Appraisal Institute requires each Member and Candidate to 

control the use and distribution of each appraisal report signed by such Member or Candidate; except 

as here-in-after provided, the client may distribute copies of this appraisal report in its entirety to 

such third parties as he may select; however, selected portions of this appraisal report shall not be 

given to third parties without the prior written consent of the signatories of the report. Neither all nor 

any part of this appraisal report shall be disseminated to the general public by the use of advertising 

media, public relations, news, sales or other media for public communication without the prior 

written consent of the appraiser(s), particularly as to valuation conclusions, the identity of the 

appraiser(s), the firm, or any reference to the Appraisal Institute, the M.A.I., or SRA designations. 

(See last item in following list for client agreement/consent). 

 

3.  CONFIDENTIALITY AND TRADE SECRETS:  This appraisal is to be used only in its 

entirety and no part is to be used without the whole report.  All conclusions and opinions concerning 

the analysis as set forth in the report were prepared by the Appraiser(s) whose signature(s) appear 

on the appraisal report, unless indicated as "Review Appraiser".  No change of any item in the report 

shall be made by anyone other than the appraiser.  The appraiser and firm shall have no responsibility 

if any such unauthorized change is made.  The appraiser may not divulge the material (evaluation) 

contents of the report, analytical findings or conclusions, or give a copy of the report to anyone other 

than the client or his designee as specified in writing except as may be required by the Appraisal 

Institute as they may request in confidence for ethics enforcement, or by a court of law or body with 

the power of subpoena. 
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This appraisal was prepared by the appraisers signing this report and/or related independent 

contractor(s) and consists of "trade secrets and commercial or financial information" which is 

privileged and confidential and exempted from disclosure under 5 U.S.C. 552 (b) (4).  Notify the 

appraiser(s) signing this report, Appraisal Technology, LLC of any request to reproduce this 

appraisal in whole or in part. 

 

4.  INDEPENDENT CONTRACTORS:  Be advised that the people associated with Appraisal 

Technology, LLC are independent contractors. 

 

5.  INFORMATION AND DATA:  The comparable data relied upon in this report has been con-

firmed with one or more parties familiar with the transaction or from affidavit or other source thought 

reliable; all are considered appropriate for inclusion to the best of our factual judgment and 

knowledge.  An impractical and uneconomic expenditure of time would be required in attempting to 

furnish unimpeachable verification in all instances, particularly as to engineering and market-related 

information.  It is suggested that the client consider independent verification as a prerequisite to any 

transaction involving sale, lease, or other significant commitment of funds or property. 

 

6.  TESTIMONY, CONSULTATION, COMPLETION OF INVOICE FOR APPRAISAL 

SERVICES:  When the invoice for appraisal, consultation or analytical service is fulfilled, the 

total fee is payable upon completion.  The appraiser(s) or those assisting in preparation of the report 

will not be asked or required to give testimony in court or hearing because of having made the 

appraisal (unless arrangements have previously been made).  Any post appraisal consultation with 

the client or third parties will be at an additional fee.  If testimony or deposition is required because 

of any subpoena, the client shall be responsible for any additional time, fees, and charges regardless 

of issuing party. 

 

7.  STATEMENT OF POLICY:  The following statement represents official policy of Appraisal 

Institute with respect to neighborhood analysis and the appraisal of residential real estate: 

 

a. It is improper to base a conclusion or opinion of value upon the premise that the racial, 

ethnic or religious homogeneity of the inhabitants of an area or of a property is 

necessary for maximum value. 

 

b. Racial, religious and ethnic factors are deemed unreliable predictors of value trends or 

price variance. 

 

c. It is improper to base a conclusion or opinion of value, or a conclusion with respect to 

neighborhood trends, upon stereotyped or biased presumptions relating to race, color, religion, 

sex or national origin or upon unsupported presumptions relating to the effective age or 

remaining life of the property or the life expectancy of the neighborhood in which it is located. 

 

8.  MANAGEMENT OF THE PROPERTY:  The appraisers have no control over management; 

however, the appraisers consider the management of this investment of prime importance.  

Reasonable and prudent (not exceptional) management practices and expertise is assumed 

(anticipated) in the appraisal. 

   

Should the present/prospective owner be unable and/or unwilling to take those actions required by 

reasonable and prudent management practices (see appraiser's observations at time of inspection 
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following the purpose of appraisal) to meet financial goals and/or reasonable expectations, we 

recommend a careful reconsideration of the investment risk. 

 

9.  APPRAISAL IS NOT A LEGAL OPINION:  No responsibility is assumed for matters of legal 

nature affecting title to the property nor is an opinion of title rendered.  The title is assumed to be 

good and marketable.  The value estimated is given without regard to any questions of title, 

boundaries, encumbrances, or encroachments. 

 

It is assumed that there is full compliance with all applicable federal, state, and local environmental 

regulations and laws unless noncompliance is stated, defined, and considered in the appraisal report.  

It is assumed that all applicable zoning and use of regulations and restrictions have been complied 

with, unless a non-conformity has been stated, defined, and considered in the appraisal report. 

 

It is assumed that all required licenses, consents, or other legislative or administrative authority from 

any local, state, or national government or private entity or organization have been or can be obtained 

or renewed for any use on which the value estimate contained in this report is based. 

 

If the Appraiser has not been supplied with a termite inspection, survey or occupancy permit(s), no 

responsibility or representation is assumed or made for any costs associated with obtaining same or 

for any deficiencies discovered before or after they are obtained.  No representation or warranties 

are made concerning obtaining the above mentioned items. 

 

It is assumed that adequate municipal services including disposal are available and will continue to 

be. 

 

Virtually all land in Arizona is affected by pending or potential litigation by Indian Tribes claiming 

superior water rights for their reservations.  The amounts claimed and the effects on other water users 

are largely undetermined; but the claims could result in some curtailment of water usage or ground 

water pumping on private land.  The State's New Ground Water 99Management Act may also restrict 

future ground water pumping in various parts of Arizona.  Given this uncertainty, neither the 

appraiser(s) nor any of his representatives can make warranties concerning rights to or adequacy of 

the water supply with respect to the property being appraised, although, the sale of premises include 

such water rights as are appurtenant thereto.  

 

10.  FEDERAL AND STATE REGULATIONS:  Further, the value reported is based upon cash, 

or its equivalent, and was drafted to adhere to the standards and practices of the Appraisal Institute, 

plus the guidelines and recommendations set forth in the Uniform Standards of Professional 

Appraisal Practice (USPAP) by the Appraisal Foundation and the Office of the Comptroller of the 

Currency (OCC). 

 

Under federal mandate, state licensing and/or certification of appraiser is required on or before 

August 1, 1991.  Permission is hereby granted by the client for the appraiser to furnish the appropriate 

governmental authority or their authorized designated representative(s) any and all materials 

requested for oversight review. 

 

11.  CHANGES, MODIFICATIONS, FEE:  The appraiser(s) reserves the right to alter statements, 

analysis, conclusion or value estimate contained in the appraisal if a fact(s) pertinent to the appraisal 

process unknown prior to the completion of the appraisal is/are discovered.  
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The fee for this appraisal or study is for the service rendered and not for the time spent on the physical 

report or the physical report itself. 

 

Compensation is not contingent upon the reporting of a predetermined value or direction in value 

that favors the cause of the client, the amount of the value estimate, the attainment of a stipulated 

result, or the occurrence of a subsequent event. 

 

The writing of this report to meet the requirements of the Competitive Equality Banking Act of 1987 

("CEBA") and in adherence with the standards and practices of the Appraisal Institute, plus the 

guidelines and recommendations set forth in the Uniform Standards of Professional Appraisal 

Practice (USPAP) by the Appraisal Foundation involves an interpretation of the phase "totally self-

contained".   

 

Because no report regardless of length or the extent of documentation is "totally self-contained", the 

appraiser has tried to furnish sufficient documentation, analysis and detail to meet a "reasonableness 

criteria".  Should the client reviewing this report require additional information, analysis, 

documentation, etc., it will be supplied in an expeditious manner at no charge to the client, following 

receipt of a written critique (within 2 months of the date of this letter), in the form of a new report. 

 

12.  APPRAISAL IS NOT A SURVEY:  It is assumed that the utilization of the land and 

improvements is within the boundaries of the property lines of the property described and that there 

is no encroachment or trespass unless noted with the report. 

 

The legal description is assumed to be correct as used in this report as furnished by the client, his 

designee, or when not supplied, as derived by the appraiser.  The appraiser(s) assume no 

responsibility for such a survey, or for encroachments or overlapping that might be revealed thereby. 

 

The sketches and maps in this report are included to assist the reader in visualizing the property and 

are not necessarily to scale.  Photos, if any, are included for the same purpose.  Site plans are not 

surveys unless shown from a separate surveyor. 

 
13.  APPRAISAL IS NOT AN ENGINEERING REPORT:  This appraisal should not be considered 

a report on the physical items that are a part of this property.  Although the appraisal may contain 

information about the physical items being appraised (including their adequacy and/or condition), it 

should be clearly understood that this information is only to be used as a general guide for property 

valuation and not as a complete or detailed physical report.  The appraisers are not construction, 

engineering, or legal experts, and any opinion given on these matters in this report should be considered 

preliminary in nature. 

 

The observed condition of the foundation, roof, exterior walls, interior walls, floors, heating and/or 

cooling system, plumbing, insulation, electrical service, and all mechanical and construction is based 

on a casual inspection only and no detailed inspection was made.  For instance, we are not experts 

on heating and/or cooling systems and no attempt was made to inspect the interior of the heating 

and/or cooling equipment.  The structures were not checked for building code violations and it is 

assumed that all buildings meet the building codes unless so stated in the report. 
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Items such as conditions behind walls, above ceiling, behind locked doors, or under the ground are 

not exposed to casual view and, therefore, were not inspected.  The existence of insulation (if any is 

mentioned) was found by conversation with others and/or circumstantial evidence.  

 

Since it is not exposed to view, the accuracy of any statements about insulation cannot be guaranteed. 

 

It is assumed that there are no hidden or unapparent conditions of the property, sub-soil, or structures 

which would render it more or less valuable.  No responsibility is assumed for such conditions or the 

engineering which may be required to discover such factors.  Since no engineering or percolation 

tests were made, no liability is assumed for soil conditions.  Sub-surface rights (mineral and/or 

energy related) were not considered in making this appraisal. 

 

Because no detailed inspection was made, and because such knowledge goes beyond the scope of 

this appraisal, any observed condition comments given in this appraisal report should not be taken 

as a guarantee that a problem does not exist.  Specifically, no guarantee is made as to the adequacy 

or condition of the foundation, roof, exterior walls, interior walls, floors, heating system, air-

conditioning system, plumbing, electrical service, insulation, or any other detailed construction 

matters.  If any interested party is concerned about the existence, condition, or adequacy of any 

particular item, we strongly suggest that a construction expert be hired for a detailed investigation. 

Although a walk-through inspection has been performed, an appraiser is not an expert in the field of 

building inspection and/or engineering. An expert in the field of engineering/seismic hazards 

detection should be consulted if an analysis of seismic safety and seismic structural integrity is 

desired. 

 

The appraisers are not seismologists.  The appraisal should not be relied upon as to whether a seismic 

problem exists, or does not actually exist on the property.  The appraisers assume no responsibility 

for the possible effect on the subject property of seismic activity and/or earthquakes. 

 

14.   PROPOSED IMPROVEMENT, CONDITIONED VALUE:  Improvements proposed, if 

any, on or off-site, as well as any repairs required are considered, for purposes of this appraisal, to 

be completed in a good and workmanlike manner according to information submitted and/or consi-

dered by the appraiser(s).  In cases of proposed construction, the appraisal is subject to change upon 

inspection of the property after construction is completed.  This estimate of value is as of the date 

shown, as proposed, as if completed and operating at levels shown and projected unless otherwise 

set forth. 

 

15.  INSULATION AND TOXIC MATERIALS:  The existence of potentially hazardous 

materials used in the construction or maintenance of the structure, such as urea formaldehyde 

foam insulation, and/or the existence of toxic waste on or in the ground, which may or may not 

be present has not been considered (unless otherwise set forth).  The appraiser(s) is not qualified 

to detect such substances.  The client should retain an expert in this field.  If such is present, the 

value of the property may be adversely affected; therefore, if a toxic waste and/or contaminant 

is detected, the value indicated in this report is Null and Void.  A re-appraisal at an additional 

cost may be necessary to estimate the effects of hazardous materials. 

16.  AUXILIARY AND RELATED STUDIES:  No environmental or impact studies, special 

market study or analysis, highest and best use analysis study or feasibility study has been requested 

or made unless otherwise specified in an invoice for services or in the report. 
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17.  APPRAISAL IS MADE UNDER CONDITIONS OF UNCERTAINTY:  Information 

(including projections of income and expenses) provided by informed local sources, such as 

government agencies, financial institutions, Realtors, buyers, sellers, property owners, bookkeepers, 

accountants, attorneys, and others is assumed to be true, correct, and reliable.  No responsibility for 

the accuracy of such information is assumed by the appraiser. 

 

The comparable sales data relied upon in the appraisal is believed to be from reliable sources.  

Though all the comparable sales were examined, it was not possible to inspect them all in detail.  

The value conclusions are subject to the accuracy of said data. 

 

Engineering analyses of the subject property were neither provided or used nor made as a part of this 

appraisal contract.  Any representation as to the suitability of the property for uses suggested in this 

analysis is therefore based only on a rudimentary investigation by the appraiser and the value 

conclusions are subject to said limitations. 

 

All values shown in the appraisal report are projections based on our analysis as of the date of the 

appraisal.  These values may not be valid in other time periods or as conditions change.  Since the 

projected mathematical models are based on estimates and assumptions which are inherently subject 

to uncertainty and variation depending upon evolving events, we do not represent them as results 

that will actually be achieved. 

 

This appraisal is an estimate of value based on an analysis of information known to us at the time 

the appraisal was made.  The appraisers do not assume any responsibility for incorrect analysis 

because of incorrect or incomplete information.  If new information of significance comes to light 

and/or becomes known, the value given in this report is subject to change without notice. 

 

18.  AMERICANS WITH DISABILITIES ACT:  The Americans with Disabilities Act ("ADA") 

became effective January 26, 1992.  The appraiser(s) have not made an analysis of this property to 

determine whether or not it is in conformity with the ADA requirements.  It is possible that a 

compliance survey of the property, together with a detailed analysis of the ADA requirements could 

reveal that the property is not in compliance for one or all requirements.  If so, this fact could have a 

negative effect upon the value of the property.  The appraiser(s) have no direct evidence relating to 

this issue and did not consider possible non-compliance with the requirement of the ADA in 

estimating the value of the property. 

19.  INSURABLE VALUE:  At the Client's request (if applicable), the appraiser(s) have provided 

an insurable value estimate. The estimate is based on figures derived from a national cost estimating 

service and is developed consistent with industry practices. However, actual local and regional 

construction costs may vary significantly from our estimate and individual insurance policies and 

underwriters have varied specifications, exclusions, and non-insurable items. As such, we strongly 

recommend that the Client obtain estimates from professionals experienced in establishing insurance 

coverage for replacing any structure. The appraiser(s) make no warranties regarding the accuracy of 

this estimate. Insurable Value is directly related to the portion of the real estate that is covered under 

the asset’s insurance policy. The appraiser(s) have based this opinion on the building’s replacement 

cost new (RCN) which has no direct correlation with its actual market value.  The appraiser(s) 

developed an opinion of RCN using the Calculator Cost Method developed by Marshall & Swift. 

The RCN is the total construction cost of a new building with the same specifications and utility as 
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the building being appraised, but built using modern technology, materials, standards and design. 

For insurance purposes, RCN includes all direct costs necessary to construct the building 

improvements. Items that are not considered include land value, individual site improvements or 

accrued depreciation. To develop an opinion of insurable value, exclusions for below-grade 

improvements, some site work/improvements, foundations and architectural fees must be deducted 

from RCN. 

20. ACCEPTANCE OF, AND/OR USE OF, THIS APPRAISAL REPORT BY CLIENT OR 

ANY THIRD PARTY CONSTITUTES ACCEPTANCE OF THE FOREGOING CONDIT-

IONS.  APPRAISER(S) LIABILITY EXTENDS ONLY TO STATED CLIENT, NOT SUB-

SEQUENT PARTIES OR USERS AND IS LIMITED TO THE AMOUNT OF THE FEE 

RECEIVED BY THE APPRAISER(S). 

 
 

 


