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PAUL HENDRICKS REAL ESTATE APPRAISAL & COUNSELING
Appraisal Service, Litigation Support, Counseling
Voice &Fax (520) 325-6512
Email PaulHendricksMAI@gmail.com

May 23, 2023 Letter of Transmittal

Jim Walcutt

ADOT R/W Review Appraiser

Right of Way, 205S 17" Av., MD 612E Rm 331
Phoenix, AZ 85007-3212

Re:  Opinion of market value for potential disposition of parcel L-SC-033, located at the SWC
Highway 90 & Highway 92, Sierra Vista, Arizona 85653.

In response to your request | have completed an analysis of the above referenced property; this
letter of transmittal is part of that appraisal report. This is an appraisal report and conforms to
Uniform Standards of Professional Appraisal Practice, ADOT Right of Way Procedures Manual
Project Management Section Chapters Three and Four; and The Federal Highway Administration
(FHWA) Uniform Act, 49 CFR Part 24.

Problem Identification: The purpose of the appraisal is to opine market value of the fee simple
interest of the property described. The intended use is to utilize the value estimate to assist in
decisions regarding the disposition of the property.

The effective date of the appraisal and date of valuation is May 4, 2023 the date of site visit. The
date of completion of the appraisal report is May 23, 2023.

Relevant Subject Characteristics: A 19,977.94sf, triangular site at the southwest corner of Hy 90
(Fry Blvd) and Hy 92, both arterials. Zoned GC, the site is largely level, graded, a surplus site
following former highway acquisitions/redesign. FEMA zone x (not flood zone); utilities necessary
for development are available or in close proximity. The site is landlocked and will require an
easement through the adjacent site and the Centre of Sierra Vista Shopping Center.

My opinion of market value is: $248,000

Assignment Conditions: It is an extraordinary assumption that access will be provided by
easement over the adjacent site and The Centre of Sierra Vista Shopping Centre, further, that the
access easement can be sited without loss of any parking on this site. The use of this
extraordinary assumption may have affected assignment results. Please see standard limiting
conditions and assumptions in the appendix.

Please call if you have any questions regarding the following appraisal report. Thank you for the
opportunity to be of service.

Vet s

Sincerely,
Paul D. Hendricks, MAI
Arizona Certified General Real Estate Appraiser 30197

HENDRICKS APPRAISAL & COUNSELING
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2023268 Parcel L-SC-033

The following 7 parameters are considered, client,
intended users, intended use, type of opinion, effective
date, relevant subject characteristics and assignment
conditions:

Arizona Department of Transportation
Right of Way Operations-Appraisal

Paul D. Hendricks, MAI
Arizona Certified General Real Estate Appraiser 30197

The purpose of the appraisal is to opine market value of
the fee simple estate(s). The intended use is to utilize
value estimates to assist in decisions regarding the sale
or disposition of property.

Our client, Arizona Department of Transportation its
agents and officials and the FHWA are the only
intended users and for the above intended use. Use of
this report by others is not intended by appraiser.

A 19,977.94sf, triangular site at the southwest corner of
Hy 90 (Fry Blvd) and Hy 92, both arterials. Zoned GC, the
site level, graded, a surplus site following former highway
acquisitions/redesign. FEMA zone x (not flood zone);
utilities necessary for development are available or in
close proximity. The site is landlocked and will require
an easement through the adjacent site and the Centre of
Sierra Vista Shopping Center.

N/A; north of 105-05-140 (plus surplus site to the north)
State of Arizona Department of Transportation

Fee Simple.

Retail Development

Market Value As Is:  $248,000

May 4, 2023; Date of Site Visit.
May 23, 2023

Report

It is an extraordinary assumption that access will be
provided by easement over the adjacent site and The
Centre of Sierra Vista Shopping Centre, further, that the
access easement can be sited without loss of any parking
on this site. The use of this extraordinary assumption may
have affected assignment results. Please see standard
limiting conditions and assumptions in the appendix.
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SUBJECT PHOTOS (Photos Taken 5/4/2023)

Site view looking southwest from northeast corner

Site looking southeast

HENDRICKS APPRAISAL & COUNSELING
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Site looking east-southeast from beyond NWC
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Southeast area of potential access easement looing north

Hy 90/Hy 92 intersection looking north
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Hy 92 looking south from Hy 90 (subject right)

R ——

Hy 90 (Fry BI) looking west (subject left)
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PURPOSE OF THE APPRAISAL

The purpose of the appraisal is to opine market value of the fee simple estate of the subject parcel.

INTENDED USE, INTENDED USER OF THE APPRAISAL

The estimate will be used by my client, State of Arizona-Arizona Department of Transportation it
agents and officials and the FHWA, the only intended users; the intended use is to utilize value
estimates to assist in decisions regarding the sale or disposition of the property.

INTEREST APPRAISED

The interest appraised is the fee simple estate defined as "absolute ownership unencumbered by
any other interest or estate, subject only to the limitations imposed by the governmental powers of
taxation, eminent domain, police power, and escheat".

PROPERTY IDENTIFICATION

The Southwest corner of Hy 90 (Fry Blvd) and Hy 92, northeast of APN 105-05-140. A triangular
portion of the NE Section 1, T22S, R20E, G&SRB&M, Cochise County Arizona (the legal
description of the area to be disposed will be produced by the ADOT Right of Way Delineation
Unit.)

ANALYSIS AND IDENTIFICATION OF LARGER PARCEL

After consideration of the three tests of a larger parcel; physically contiguous, common ownership,
and common use, as well as beneficial control, the subject larger parcel is as previously described;
adjacent parcels are of different ownership and use.

MARKET VALUE DEFINED

For the purposes of this article, "market value" means the most probable price estimated in terms
of cash in United States dollars or comparable market financial arrangements that the property
would bring if exposed for sale in the open market, with reasonable time allowed in which to find a
purchaser, buying with knowledge of all of the uses and purposes to which it was adapted and for
which it was capable. (Arizona Statute 28-7091. Definition of market value)

EXPOSURE PERIOD

Exposure time, always presumed to precede the effective date of the appraisal, is defined as follows:
“The estimated length of time the property interest being appraised would have been offered on the
market prior to the hypothetical consummation of a sale at market value on the effective date of the
appraisal; a retrospective estimate based upon an analysis of past events assuming a competitive and
open market”.

Exposure time, estimated from review of comparable sales and from discussions with active
market participants is estimated for the property before the acquisition and the remainder after the
acquisition to be approximately 6 to 24 months.

EFFECTIVE DATE OF APPRAISAL, REPORT DATE

The effective date of the appraisal is May 4, 2023, the date of physical site visit. The transmittal
date of the report is May 23, 2023.

OWNER CONTACT,;

Owner-ADOT representative Jim Walcutt, ownership representative contacted me requesting a
response for appraisal bid. | inspected the site May 4, 2023 with Jim Walcutt of ADOT, ownership
representative.

HENDRICKS APPRAISAL & COUNSELING
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OWNERSHIP (5 year chain of title)/MARKETING HISTORY

Current ownership is indicated to be State of Arizona Department of Transportation; the most
recent recorded transactions for the site is as follows:

1. Final Order of Condemnation Civil Case No. 23863 State of Arizona, ex rel., Justin Herman, Director,
Arizona Highway Department, Plaintiff vs. Oscar R. Tomberlin and Laura B. Tomberlin, husband and wife,
Defendants, dated June 24, 1968, recorded August 6, 1968 in Book 551, Page 363. [Project No. F-012-1-
812, Parcel 2-046]

There reportedly has been no marketing of the property over the past year.
APPRAISAL DEVELOPMENT AND REPORTING PROCESS (SCOPE)
As mentioned above, the purpose of the appraisal is to opine market value of the fee simple estate

of the subject properties. In preparing this appraisal, I

¢ Received invitation to bid and property information relative to the appraisal and discussed
Definition of the (Appraisal) Problem with Jim Walcutt, ADOT representative.

e Received and reviewed property descriptions.

e Visited the subject parcel May 4, 2023 with Jim Walcutt of ADOT, developing relevant subject
characteristics.

o Reviewed the site plat, zoning and flood zone maps, indicating physical utility of the parcel.

e Researched sales of similar sites, focusing in the Sierra Vista and surrounding Cochise County
market, with an emphasis on location, size and use; currently competitive (listings) have also
been considered (listings often provide useful indications of upper limit to value).

e Data sources utilized included MLS, realquest, my files and discussions with market
participants.

e Inspected, by drive by, all comparable sales used.

e Attempted confirmation of each comparable sale with a party familiar with the
property/transaction (when confirmation was not available, public records/information was relied
upon).

o Discussed value and market conditions with active market participants in the area including
buyers and sellers and brokers.

e Applied the sales comparison approach to arrive at an opinion of market value of the subject
property.

e Developed a final opinion of market value and reported the same in this appraisal report,
believed to conform to the Uniform Standards of Professional Appraisal Practice, ADOT Right
of Way Procedures Manual Project Management Section Chapters Three and Four; and The
Federal Highway Administration (FHWA) Uniform Act, 49 CFR Part 24.

HENDRICKS APPRAISAL & COUNSELING
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PROJECT INFLUENCE:

Any influence in valuation caused by the project prior to the date of valuation will be discussed
and considered by the appraiser in each appraisal. However, the effect of these influences, if any,
is to be disregarded in the valuation of the subject property, pursuant to Arizona Revised Statutes
28-7097 which states:

“In acquiring property for transportation purposes pursuant to this article, when determining the market value of the
property to be taken and the market value of the remainder, if any, in the before condition, a decrease or increase in the
market value of the real property prior to the date of valuation caused by the public project for which the property is to
be acquired or by the likelihood that the property would be acquired for the project shall be disregarded.” All steps in
the appraisal process, including the selection of comparable sales and analysis of market data, were
completed disregarding any influence from the project for which this appraisal is being completed

MARKET AREA (NEIGHBORHOOD) ANALYSIS

The purpose of this section of the report is to identify and analyze the social, economic,
governmental, and environmental forces that can influence property values in the vicinity of the
subject. The primary area of influence is the neighborhood, defined as a group of complimentary
land uses; a residential neighborhood may contain residential uses along with ancillary
commercial uses that provide services for the residents. A district, on the other hand, has one
predominate land use such as apartments, commercial, industrial, or agricultural.

A property is an integral part of its surroundings. The character and features of the surrounding area
directly affect the use of a property which is a primary factor in the property's value. In order to estimate
the value of a property, an analysis of the surrounding area must be made. The neighborhood analysis
is preceded by a brief description of the City of Sierra Vista, within Cochise County, Arizona.

Located 70 miles southeast of Tucson, Sierra Vista (Spanish for "Mountain View") is a community of
approximately 45,700 people and serves as the main commercial, cultural, and recreational hub of
Cochise County. The city is accessible via Interstate 10 and State Highway 90. The city is surrounded
by the Huachuca, Dragoon, and Mule Mountains and is bordered on the east by the San Pedro River,
one of the premier bird-watching destinations in the country. At an elevation of 4,600 feet, Sierra Vista
has a temperate year-round climate.

The history of Sierra Vista began with the establishment of Fort Huachuca in 1877. As a camp, and
later a fort, the post was the home base of the famed "Buffalo Soldiers" of the 9th and 10™ Cavalry,
U.S. Army. The missions of the post at that time were to secure the southern borders of the
expanding United States and to protect settlers from Indian attack. Several major commands now
operate on Fort Huachuca, including the Army Intelligence Center and School, the U.S. Army
Network Enterprise Technology Command/9th Army Signal Command, and the Electronic Proving
Grounds. |Initially, the areas around Fort Huachuca were virtually unpopulated except for a few
small ranches spread along the San Pedro River and close to the mountains. A small community
gradually began to grow east of the fort. In 1956, this community was incorporated as Sierra Vista.
Fort Huachuca was annexed by the city in 1971. Since its incorporation, Sierra Vista has steadily
grown to encompass more than 150 square miles.

The City of Sierra Vista is a council-manager municipality. The City Council sets public policy while
a professional city manager implements policy and oversees the day-to-day operation of the city.
Over the years, Sierra Vista has received awards at state, regional, and national levels for
excellence in all areas of operations, from budgeting to water conservation. Sierra Vista offers many
amenities to its residents and visitors alike. The Cove, the City’s indoor aquatic center, features
wave, competition, wading, therapy, and dive pools; two tube water slides, sun deck, lounge, and
concession areas. Two modern community centers are the home for senior activities and other
community programs. A 31,000 square foot public library is equipped to serve the community's
information needs.

HENDRICKS APPRAISAL & COUNSELING
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The Sierra Vista Regional Health Center (SVRHC) and the Raymond W. Bliss Army Health Center
serve the community's health care needs. Medical personnel of all major specialties are available
in the area. The SVRHC recently completed a new Ambulatory Surgery Center on Highway 90.

The local public school system includes a high school, two middle schools, and six elementary
schools. There are also several charter and private education opportunities. Higher education is
available through the University of Arizona South, Cochise Community College, the University of
Phoenix, Wayland Baptist University, and Western International University. Sierra Vista is the
commercial center for Cochise County and parts of northern Mexico. The Mall at Sierra Vista is a
400,000 square foot mall formerly anchored by Dillards and Sears (now both vacated). Retailers
such as Lowe’s, Home Depot, K-Mart, WalMart, Target, and Marshalls are located in the
community, along with three major supermarkets and dozens of smaller specialty shops; various
restaurants are available throughout the area. There are two multi-screen movie theaters and over
70 television channels are available through Cox Communications, the area's cable provider; local
AM and FM radio stations broadcast a variety of formats. Newspapers, including a daily and several
weeklies, cover the area's news.

Sierra Vista offers a variety of cultural and family-oriented activities throughout the year. Some of
the major events include the Cochise Cowboy Poetry and Music Gathering in February, the Festival
of the Southwest in the spring, a spectacular celebration of Independence Day, a birder’s delight
with the Southwest Wings Festival in August, and Arizona’s longest-running holiday parade in
December. Throughout the year, the Art Discovery Series presents plays, concerts, and musicals,
and in the summer, there are regular band concerts in the park, as well as many activities at the
Sierra Vista Public Library such as a film series, lectures, readings, and other programs for children
and adults alike. Recreational facilities include two championship golf courses, public and private
tennis courts, a firearms range, numerous ballparks and neighborhood parks, 22 miles of multi-use
paths, and several sports clubs. Major service clubs, veterans groups, and fraternal organizations
are active in the city, and there are more than 30 places of worship. Nicknamed the "Hummingbird
Capital of the United States," bird watchers from all over the world flock to the nearby Ramsey
Canyon Preserve and other local canyons to observe and photograph hundreds of different bird
species. Other outdoor sightseeing and recreational opportunities abound at the San Pedro
Riparian National Conservation Area, Coronado National Memorial in the Huachuca Mountains,
Cochise Stronghold in the Dragoon Mountains, Chiricahua National Monument, Madera Canyon,
and the spectacular Kartchner Caverns State Park.

Sierra Vista and surrounding area:

Neighborhood: The subject is located in the central part of the City of Sierra Vista; Access in the
neighborhood is considered to be average; the two most significant arterials are the Highway 92
bypass and Highway 90 (Fry Blvd). Traffic counts in the area are as follows:

HENDRICKS APPRAISAL & COUNSELING
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Highway 90 (Fry Blvd) and Highway 92, known as the 90 Bypass, are commercial districts, primarily
retail with shopping centers at three of four corners, a c-store gas station on the northwest corner, with
other strip retail and some office uses further from this major intersection.

The social characteristics of the subject neighborhood are compared to a 1 mile radius surrounding
the subject property and the overall City, County and State, as follows:

SWC 90-92 Sierra Vista Cochise
Variable (1 mi) Central SV MA City, AZ County, AZ Arizona
2022 Total Population 7,008 20,306 44,783 125,122 7,349,266
2022-2027 Population: Compound Annual Growth Rate -0.26% -0.23% -0.13% 0.00% 0.65%
2022 Total Households 3,395 9,085 18,491 51,081 2,786,341
2022 Per Capita Income $34,293 $37,543 $36,989 $32,167 $37,006
2022 Median Household Income $53,798 $63,331 $66,407 $53,944 $68,466
2022 Population Age 25+: Graduate/Professional Degree 480 1,501 3,480 8,412 592,690
2022 Owner Occupied Housing Units 1,507 4,900 10,686 34,979 1,840,025
Percent Owner Occupied 40.8% 49.3% 53.4% 59.6% 58.4%
2022 Vacant Housing Units 303 860 1,520 7,563 366,837
Percent Vacant 8.2% 8.6% 7.6% 12.9% 11.6%
2022 Total Housing Units 3,698 9,945 20,011 58,644 3,153,178
2022 Median Home Value $186,369 $207,906 $216,938 $208,932 $294,477
2022 Average Home Value $200,747 $219,181 $232,261 $228,349 $349,266
2021 Housing: Mobile Homes 206 275 1,121 11,462 302,822
Percent Mobile Homes 5.6% 2.8% 5.6% 19.5% 9.6%

HENDRICKS APPRAISAL & COUNSELING
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As indicated above, the 1 mile radius and market area and City of Sierra Vista are projected to continue

with moderate negative population growth into the next 5 years. Median per-capita and median

household income is bracketed between the moderately higher state average and moderately lower

Cochise County. Median home values in the surrounding 1 mile radius and market area are moderately
below city, county and state averages.

Conclusion:

The subject is in a central part of the city. It is an area of moderate anticipated population decline.
Economic demographics in the surrounding areas are bracketed by city, county and state averages.

Highway 90 (Fry Blvd) and Highway 92 are significant traffic arterials which are commercial,
primarily retail, districts.

HENDRICKS APPRAISAL & COUNSELING
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SITE DESCRIPTION

The basic features of the subject site is described below.

Location:

Site Size:
Access:

Visibility/Frontage:

Shape:

Topography:
Flood Hazard:

Easements and Other
Special Restrictions:

Hazardous Materials/
Contamination:

Utilities:

Site Improvements:

Surrounding Land Uses:

Census Tract:

Zoning:

The subject parcel is at the southwest corner of Highway 90 (Fry Blvd.)
and Highway 92.

19,977.94sf.

The site is access restricted along Hy 90 (Fry Blvd) and Hy 92; access
will need to come from easement over the adjacent site to the
southwest and the Centre of Sierra Vista Shopping Center, which is
accessible from both arterials.

The site has good visibility from the two arterials with 200.17’ frontage
on Hy 90 (18,267vpd traffic counts) and 199.61’ on Hy 92 (20,966vpd
traffic counts).

Triangular, the southwestern edge is 282.69’; the northern boundary
(fronting on hy 90) is 200.17’, the eastern boundary (fronting on hy 92)
is 199.61".

Level at street grade.

According to FIRM Flood Hazard map 04003C2142F, revised 8/28/08,
the subject parcel is located in Flood Zone X; (areas of minimal flood
hazard).

There are no easements indicated in the dispaosition title report.

No environmental assessment has been made available; no apparent
hazardous materials were evident at site visit; however, appraisers are
not trained in detection of such.

Utilities are generally available in the area from the following sources,
(however an engineering study is needed to determine if all utilities are
available in adequate supply for new development):

Water: Arizona Water Company
Sewer: City of Sierra Vista
Electricity: Sulphur Springs Valley Electric Cooperative

Natural Gas: Southwest Gas
Telephone: CenturyLink

Public Safety: City of Sierra Vista
Fire: City of Sierra Vista.

There are no structural improvements; there are a number of trees on
the site and within the right of ways north and east.

The site is surrounded by a retail shopping center to the south (Taco
Bell adjacent), retail shopping centers on the northwest and southeast
corners of Hy 90/Hy 92 and a c-store with gasoline sales on the
northwest corner of Hy 90/Hy92.

#001602

GC (Sierra Vista General Commercial) This zoning district is
comprised of certain lands, structures and uses which serve the
central retail marketing function of the Sierra Vista trade area.
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Development requirements. Please refer to the complete zoning
ordinance; to summarize (not inclusive) typical development: No
minimum area requirement, maximum height 36’ except within 100’
of certain zones, 30’; front yard 40’, at intersection of 2 streets, 40’
on one street, 20’ on intersecting street

The subject parcel is a commercially zoned, approximate 19,978sf
site of triangular shape, reducing utility in the acute corners. Access
is not permitted on Hy 90 or Hy 92, thus the site is landlocked and
will require access over an adjacent parcel within the adjacent retail
center. Visibility due corner location is very good. It is not located
within the flood zone and has public utilities necessary for
development available or in relatively close proximity.

Real Estate Tax Analysis

The subject site, owned by the State of Arizona, does not have a tax identification number; it is
immediately north of 105-05-140. Being State of Arizona owned, there are no real estate taxes and
thus no indication of full cash value.
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HIGHEST AND BEST USE

Highest and best use is defined by the Appraisal Institute in The Dictionary of Real Estate Appraisal,
6" Edition, as:

The reasonably probable use of property that results in the highest value. The four criteria that the
highest and best use must meet are legal permissibility, physical possibility, financial feasibility,
and maximum productivity.

Implied is that the determination of highest and best use results from the appraiser's judgment and
analytical skill, i.e., that the use determined from analysis represents an opinion, not a fact to be
found. In appraisal practice, the concept of highest and best use represents the premise upon
which value is based. The four criteria for the estimate of highest and best use that result in the
highest land value are that the use be legally permissible, physically possible, financially feasible,
and maximally productive.

HIGHEST AND BEST USE, AS IF VACANT:

Legally Permissible: GC (Sierra Vista General Commercial) This zoning district is comprised of
certain lands, structures and uses which serve the central retail marketing function of the Sierra
Vista trade area. The subject site appears to conform to applicable development standards

Physically Possible: The site is indicated to be approximately 19,978sf. It is triangular in shape
reducing utility in the northwest and southern apexes but has suitable size for a retail use. It is not
located within the flood zone and has public utilities necessary for development available or in
relatively close proximity. There are a number of trees on the site and within the right of ways north
and east.

Financially Feasible: In addition to physical and legal characteristics, the financial feasibility of the
subject site is significantly influenced by market conditions. Arizona, prior to the current “Covid19
crisis” was stabilizing into moderate growth, though at significantly lower rates to those prior to the last
economic downturn.

The following is from the Arizona Economy First Quarter 2023 Forecat Update by George W.
Hammond, Ph.D., EBRC Director and Research Professor; March 2023:

Despite a modest slowing at the end of 2022, the Arizona economy remains resilient. According to
preliminary data, the state continued adding jobs to close out the year, although the pace slowed.
The unemployment rate ticked up modestly from historic lows reached last summer. The latest
population data suggest rapid population growth through mid-2022, driven by accelerated net
migration. In addition, Phoenix inflation has come off highs reached during the summer but remains
very rapid. Single-family housing permits plummeted during the second half of 2022, as housing
affordability rapidly deteriorated.

The baseline U.S. outlook calls for a mild recession during the first half of 2023. That translates into
slowing growth in Arizona, Phoenix, and Tucson, but no outright recession. The Arizona economy
remains well-positioned to outpace the nation. The pessimistic scenario calls for a more severe
U.S. downturn, which generates job losses statewide this year. The optimistic alternative envisions
a more robust national economy, which likewise generates faster gains in Arizona.

Arizona Recent Developments

On the inflation front, there is a bit of good news. Over-the-year inflation in Phoenix dropped from a
peak of 13.0% in August 2022 to 8.5% in February. The national rate has also decelerated recently
to 6.0% over the year in February. That was down from a peak of 9.1% in June.

Both Phoenix and the nation have seen a significant deceleration in commodities inflation, with a
much more modest slowdown in services inflation. One major factor driving this divergence is
housing, which is included in the services index. Exhibit 1 shows shelter inflation (the largest
component within the housing index) for Phoenix and the U.S. Shelter inflation is still very high in
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Phoenix, although on an over-the-year basis it cooled from 19.5% in September 2022 to 16.0% in
February. Nationally, shelter inflation continued to gain speed in February at 8.1%.

Exhibit 1: Phoenix Inflation Shelter Cools a Little but Remains Elevated, Phoenix and U.S. Shelter
CPIU, Over-the-Year Growth Rates

Phoenix
MSA

u.s.

2019 2020 2021 2022 2023

Exhibit 1: U.8. and Phoenix MSA Shelter CPIU, Over-the-Year Growth Rates
Chart: Economic and Business Research Center, Eller College of Management, The University of Arizona - Source: U.S. BLS

The huge increase in house prices since 2019, along with the recent increases in mortgage rates,
have had a big negative impact on housing affordability nationally and in Arizona. Phoenix housing
affordability (measured by the NAHB-Well Fargo Housing Opportunity Index) dropped from 64.9%
in the fourth quarter of 2019 to 18.3% in the fourth quarter of 2022. That was a 46.6 percentage
point drop in the share of homes sold that were affordable to a family making the median income.
Tucson housing affordability dropped from 71.2% to 35.0% and in Prescott affordability declined
from 55.9% to 18.6%. The nation experienced a decline from 63.2% to 38.1%.

Even so, housing remained more affordable in Arizona than in the major markets in California (a
major source of migration to Arizona). In the fourth quarter of last year, only 2.2% of homes sold in
Los Angeles were affordable to a family making the median income. Housing affordability was 7.3%
in San Jose and 4.9% in San Francisco and San Diego.

As the Federal Reserve pushed up short-term interest rates last year, the 30-year conventional
mortgage rate spiked from 3.1% in December 2021 to 6.4% in December 2022. That contributed to
a significant drop in single-family permits issued in Arizona last year (preliminary Census data),
which dropped from a revised total of 46,561 in 2021 to a preliminary count of 37,404 in 2022. That
was a drop of 19.7% over the year. In contrast, multi-family permits increased significantly, rising by
24.2%. Overall, total permits were down 7.1% in 2022. Note that the Arizona forecast incorporates
seasonally-adjusted quarterly data. Seasonal adjustment introduces small distortions to the annual
data, so the Appendix Tables show slightly different results for 2022.

The statewide housing permit pattern was similar for the Phoenix MSA. Total permits dropped from
a revised 50,581 in 2021 to a preliminary 46,939 last year. That 7.2% decline was driven by single-
family permits, which declined by 21.9%, while multi-family permits increased by 23.9%. Tucson
MSA total permits dropped from a revised 6,284 in 2021 to a preliminary 5,769 last year. Similar to
the state and Phoenix, the drop was powered by single-family activity, down 25.9%, while multi-
family permits rose 69.4%.

Arizona added 22,700 seasonally-adjusted jobs over the month in January 2023, up from a revised
loss of 1,300 jobs in December. The preliminary estimates for December suggested that the state
added 3,100 jobs in December.
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Arizona’s seasonally-adjusted unemployment rate dropped to 3.8% in January, down from 4.0% in
December. That was slightly above the national rate of 3.4% in January.

With the release of the preliminary January data, the Bureau of Labor Statistics (BLS) has released
benchmarked (revised) estimates for prior years. The revisions primarily impact estimates for 2021
and 2022, although data for prior years may reflect revisions as well.

Also, with this release, the BLS has transitioned from 2017 North American Industrial Classification
System (NAICS) codes to 2022 NAICS codes. The largest impacts of this change are in retail trade.
Stay tuned for more on this in upcoming posts.

The benchmark revisions suggest stronger job growth in Arizona in 2021 and 2022. On an annual
average basis, job growth for 2021 has been raised from 3.6% to 4.1%. For 2022, growth has been
raised from 3.7% to 4.2%. In percentage terms, construction and professional and business
services jobs were revised up significantly in both years.

As Exhibit 2 shows, nearly all major industries in Arizona are now above their pre-pandemic
employment level. The one sector that has yet to regain its pre-pandemic peak is government,
particularly local government. Overall, total state jobs are estimated to be 151,600 above their pre-
pandemic level.

Exhibit 2: Arizona Jobs by Industry, Change from February 2020 to January 2023, Seasonally
Adjusted, Thousands

Trade, Transportation, and Utilities
Professional and Business Services
Education and Health Services
Financial Activities

Construction

Manufacturing

Leisure and Hospitality

Information

Other Services

Natural Resources and Mining

Government

Exhibit 2: Arizona Jobs by Industry, Change From February 2020 to January 2023, Seasonally Adjusted, Thousands
+ : E ) of Management, The University of Arizona - Source: U.S. BLS

The Arizona Office of Economic Opportunity has released population estimates for Arizona and its
counties and places. Their estimates suggest that Arizona’s population was 7.409 million as of July
1, 2022. That was up 123,800 from 2021, which translated into a growth rate of 1.7%. If correct,
that was the fastest pace of population growth since 2007.

With natural decrease (more deaths than births) of 1,100 during the July 1, 2021 to June 30, 2022
period, implied net migration for Arizona was 124,900. That was up from net migration during the
prior year of 113,900.

Phoenix MSA population rose by 1.9% (93,800). Natural increase of 8,100 generated implied net
migration of 85,700, up from 76,700 in 2021. Tucson was estimated to have added 14,000
residents in 2022, which translated into a growth rate of 1.3%. Implied net migration was 16,400 in
2022, with natural decrease of 2,400.
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Arizona 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
January 2023. It was based on the following assumptions:

A transition from pandemic to endemic continues.

The forecast reflects legislation enacted before December 29 and current tax policy. It does not
reflect the Consolidated Appropriations Act covering FY23. It does not include the cancellation of
any student debt.

The Fed is assumed to raise its policy rate to a range of 4.75%-5.00% by March 2023, unchanged
from the December forecast. It temporarily overshoots the terminal range of 2.5%-2.75%. The Fed’s
balance sheet declines by about one-third through 2024.

Tariffs and trade agreements between the U.S. and China since 2017 are assumed to continue.

Real foreign GDP contracted by 4.7% in 2020. Growth rebounded to 5.6% in 2021. The forecast
calls for it to slow to 3.3% in 2022 and again to 1.4% in 2023, which is close to the IHS Markit
characterization of a global recession.

The price of Brent crude oil rose to $113 per barrel in the second quarter of 2022, up from $80 per
barrel in the fourth quarter of 2021. The price is forecast to drop back to $86 per barrel by the first
quarter of 2023 due to significantly slower global growth. After a modest rebound during the second
half of 2023, prices settle around $87 per barrel in 2024.

The baseline forecast (summarized here) is assigned a 55% probability. The pessimistic scenario is
assigned 25% and the optimistic scenario is assigned the remaining 20%.

The baseline forecast calls for real GDP to increase by 2.0% in 2022 (annual average basis) before
slowing to 0.5% in 2023. Growth rebounds to 1.8% in 2024 and again to 2.0% in 2025.

On a quarterly basis, the forecast calls for U.S. real GDP to decline during the first and second
guarters of 2023. The peak-to-trough decline is 0.6%, which would be similar to the (relatively mild)
early 2000s recession.

If the U.S. economy slows significantly and falls into recession, it will take the wind out of Arizona’s
sails. As Exhibit 3 shows, Arizona job growth decelerates from 3.7% in 2022 to 1.5% in 2023 and
1.6% in 2024.

Exhibit 3: Arizona Outlook Summary

Actual Forecast
2022 2023 2024 2025

Growth Rate

Nonfarm Jobs 3.7 1.5 1.6 2.4

Personal Income* 2.9 5.0 5.9 6.4

Retail Plus Remote Sales* 8.1 2.2 3.7 6.3

Population 1.7 1.5 1.2 1.3
Level

Unempl. Rate 3.6 5.0 5:2 4.8

Housing Permits 60,910 39,319 40,620 44,812

*Personal income and retail sales data are forecast in 2022.

Slowing job growth causes the state unemployment rate to track up from 3.6% in 2022 to 5.0% in
2023 and 5.2% in 2024.
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Nominal personal income growth is forecast to decelerate to 2.9% in 2022, reflecting the end of
federal pandemic-related income support. Growth rebounds to 5.0% in 2023 and 5.9% in 2024.

Retail plus remote sales growth slows from 8.1% in 2022 to 2.2% in 2023 and 23.7% in 2024 as
consumers adjust to higher prices, more normal income growth, depleted savings, and higher

unemployment.

Net migration is forecast to drop significantly starting in 2023. This reflects the end of the work-
from-home boom and reduced mobility as higher interest rates and past house price increases
decimated housing affordability. This contributes to a slowdown in population growth, which falls

from 1.7% in 2022 to 1.3% by 2025.

Housing permits are forecast to drop significantly in 2023, before stabilizing modestly and then
finding a level commensurate with slowing population growth.

The following is the Forecast for the Tucson Metro Area, compared with that of Arizona from first
guarter 2023 baseline scenario forecasts produced in March 2023 by the EBRC:

Tucson MSA Forecast (Pima County)

Personal Income {5 mil)
% Chg from Year Ago

Retail Sales {5 mil}
% Chg from Year Ago

Total Monfarm Employment (000s)
% Chg from Year Ago

Population {000s). July 1st estimates
% Chg from Year Ago

Residential Permits [units)

% Chg from Year Ago

1,058.3

55,696.7 56,058.1 58,9862 62,310.7 65,939.2
6.3% 0.6% 5.2% 5.6% 58%

19,2904 21,0527 212762 219317 23,0142

19.4% 9.1% 1.1% 3.1% 3.9%
379.4 391.1 395.8 3998 406.5
1.5% 3.1% 1.2% 1.0% 1.7%
1,072.3 1,081.9 1,088.9 1,095.6

1.2% 1.3% 0.9% 0.6% 0.7%

5,284.0 5,769.0 41227 42709 4,189 5
26.7% -8.2% -28.5% 3.6% -1.9%

Copyright 2023 The University of Arizona. All rights reserved.

Published by Economic and Business Research Center, The University of Arizona.
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Arizona Economic Forecast Data (Statewide)

Personal Income ($ mil) 403739.3 4154700 4361947 4618928 4916138
% Chg from Year Ago 7.5% 2.9% 5.0% 5.9% £.4%
Retail Sales (Smil) 148,000.0  164,000.0 167,000.0  173,0000  182,000.0
% Chg from Year Ago 21.3% 10.8% 1.8% 3.5% 5.2%
Total Nonfarm Employment (000s) 2,858.0 3,067.5 3,113.7 3,163.0 3,240.3
% Chg from Year Ago 3.7% 3.7% 1.5% 1.6% 2.4%
Population (000s), July 1st estimates 7,285.4 7,400.2 7,520.8 76148 7.716.6
% Chg from Year Ago 1.5% 1.7% 1.5% 1.2% 1.3%
Residential Building Permits (units) 55,334.0 60,910.5 39,319.2 40,620.4 44 8116
% Chg from Year Ago 8.3% -6.8% -35.4% 3.3% 10.3%

Published by Economic and Business Research Center, The University of Arizona. vwered by dooZog

The following grids indicate historical performance in the Cochise County and City of Sierra Vista
(source Arizona Department of administration, reprinted by Arizona’s Economy):
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Cochise County Labor Force, Employment, Sales and Housing Permits

Civilian Labor Force - Sierra Vista-Douglas MSA(Cochise
County)Summary - Monthly

65000

R
N

55000 ﬂ"’f‘
50000
A
45000
2008 201 2014 207 2020 2023 2025
Source: f Powered by dataZoa

Total Employment - Sierra Vista-Douglas MSA{Cochise County)Summary - Maonthly
60000

el ]
|,
. W, MV\N

ry

40000
2008 201 2014 2007 2020 2023 2025
Sournce: f Powered by dataZoa

Unemployment Rate - Sierra Vista-Douglas MSA{Cochise County)Summary - Monthly
12.0

1.0
10.0
9.0 VY WY

30

T0 ’J
e MU 1
0 WA

3

0
2008 2011 2014 2017 2020 2023 2025
Sourca: f Fowered by datasoa

HENDRICKS APPRAISAL & COUNSELING



ADOT; Parcel L-SC-033, Sierra Vista
File#2023268, Page 27

Retail (less food and gasoline)** - Sierra
Vista-Douglas MSA(Cochise County)Summary - Monthly
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As the subject is located in an existing retail district with good frontage, excellent visibility, and
assuming reasonable access, a retail use would be considered to be most appropriate, thus the
retail market is analyzed; the following is from Costar analytics for the Sierra Vista-Douglas retail
market.

Summary

Vacancy in the Sierra Vista-Douglas retail market is 4.4% and has decreased 1.9% over the past
12 months. During this period, 130,000 SF has been absorbed, and nothing has been delivered.

Rents are around $15.70/SF, which is a 4.3% increase from where they were a year ago. In the
past three years, rents have increased a cumulative 12.4%.

About 3,300 SF is under construction. In the past year there have been 36 sales, and the market
sale price is now $151/SF, higher than its trailing three-year average of $142/SF. Population and
employment growth are moving in opposite directions. In the past year, the number of jobs has
increased 0.5%, whereas the population has declined 0.7%.

HENDRICKS APPRAISAL & COUNSELING



ADOT; Parcel L-SC-033, Sierra Vista
File#2023268, Page 28

Key Performance Indicators
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Maximum _Profitability: In conclusion, the retail market, though with some mixed signals, is
generally considered to be improving as demonstrated by lowering vacancy, increasing leasing
rates and sale prices/sf indicating demand, and little to no new construction. The subject site is
located at a major intersection with excellent visibility. The site is restricted in utility due to triangular
shape and smaller site size. It is presently land-locked and will require an easement for access
through the adjacent site/shopping center. Near-term highest and best use as vacant is considered
to be development of a smaller retail use following the securing of access to the site.
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VALUATION METHODOLOGY

In the appraisal of real estate, three methods of estimating value are often employed, depending on
the characteristics of the property; they include the Cost Approach, Sales Comparison Approach and
the Income Approach.

The cost approach is a set of procedures through which a value of the fee simple interest is derived
by estimating a reproduction or replacement cost of improvements, deducting accrued depreciation
from all sources, and adding the value of the site as if vacant. This approach is particularly useful in
the analysis of a property that is new or nearly new, which is not significantly affected by any forms of
depreciation, and properties that are not frequently exchanged in the market.

As the appraisal considers an unimproved parcel of land the cost approach is not considered to be
necessary for credible assignment results.

The Sales Comparison Approach is a set of procedures through which value is estimated by
comparison of the subject property to the sales of similar properties that have recently sold, making
adjustments to the sales for differences between the subject and the comparable property’s based on
units of comparison. The sales comparison approach is significant in the estimate of site value.

The income approach is a set of procedures through which value is estimated based on the future
benefits of property ownership (income earning potential) of the property appraised. Rental income is
estimated based on analysis of similar market properties and or the subject income stream. Incomes
are reduced by expenses to the owner and net income is capitalized by either direct capitalization,
yield capitalization, or both. As vacant sites are not typically leased or purchased for income earning
potential, the income approach is not considered to be necessary for credible assignment results.

In consideration of the availability of comparable site sales from which to estimate value, and due to
deficiencies in the cost and income approaches, the sales comparison approach is considered to be
the only approach necessary for credible assignment results.

The following analysis considers the subject site as if it had legal, physical access; following this
analysis subject site value will be adjusted by a cost to secure this access.
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SITE VALUATION

The following comparable sales are chosen in the estimate of site value for the above referenced site.
They were selected after a thorough search if the market; services used included affidavits and public
records, brokers, appraisers, and others because they represent the best (i.e. most similar)
comparables available within a reasonable of degree of similarity to the property appraised.

Properties are never identical with respect to all major items which affect value, so the price of each
of the comparable properties is adjusted, on a price per square foot basis, for points of significant
difference with respect to the property appraised in the order noted. The prices are adjusted, if need
be, for (in sequence):

1. Real property rights conveyed

. Financial terms

. Conditions of sale

. Expenditures made immediately after purchase
. Market conditions

. Location

. Physical characteristics

. Economic characteristics

© 0o N o o >~ DN

Use
10. Non-realty components of value

Adjustments for items 1-5 above are made first if necessary, indicating an “adjusted sale price”. The
prices are then adjusted for differences in location, physical characteristics (including use or zoning),
economic characteristics, and any non-realty components of value.

The following sales are considered to be most significant to the valuation of the subject site, after
thorough search of market sales comparables.
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Comparable Site Sale One
1600 E Tucson Marketplace BI, Tucson, 85713

Western ptn Lot 6, Tucson Marketplace-Phase 4, Pima County,
Arizona

Ptn 132-13-093

3/21/2023 document 2023 0800517

Tucson Retail LLC c/o Eastbourne Investments Ltd
One Ten Rei Kino Park LLC

$1,060,842.64

Cash to seller

40,818sf

$25.99/sf

PAD-15 (The Bridges; commercial/retail)

Located across from Costco and north of the Costco gas sales.
Purchased for development of a Tropical Smoothie and Gyro Shack.
The site had utilities. Access is via I-10/Kino or Park Av to Tucson
Marketplace Bl. There are no traffic counts on Tucson Marketplace
BI; the center is well visible from Kino Parkway (32,557vpd 2022) and
1-10 (97,995vpd 2021. FEMA X.

Jeremy Price, listing agent, 520.326-3200, pdh 2023268
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Comparable Site Sale Two

10335 N La Canada, Oro Valley, 85737

S152.20' N541.18' W217.5' E292.5' NE4 NE4 .76 AC SEC 15-12-13,
Pima County, Arizona

224-39-001d

9/6/2022 document 2022 2490623
Peregrine Investments LLC

OneTen REI Guadalupe LLC

$540,000

Cash to seller

33,106sf

$16.31/sf

C-N (Oro Valley neighborhood commercial)

Located in an un-anchored retail center (Canada Crossroads) at the
intersection of La Canada (27,022vpd 2022) and Lambert Lane
(7,876vpd 2022) with a total planned 38,150sf buildings with 252
parking spaces (6.61/1,000sf). All utilities available. The finished pad
site had 24-25 parking spaces at the time of sale; per development
plan, the pad site is planned for 5,950sf building. FEMA X.

John Galen, listing agent, 520.299-2610, pdh 2023268
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Comparable Site Sale Three

572 N Hy 90 Bypass, Sierra Vista, 85635

Lot B, Walmart Village at Charleston Crossing, Cochise County,
Arizona

106-48-043

8/08/2022 document 2022 0018890
Wal-Mart Stores, Inc

Sierra Vista Custard Realty, LLC
$1,100,000,

Cash to seller

42,689sf

$25.77/sf

GC (Sierra Vista General Commercial)

Located in the Walmart center, fronting on Hy 90 Bypass, traffic
counts are indicated to be 20,966vpd. The center is considered to
have ample parking. All utilities available; the pad site is planned for
development of a Freddies fast-food restaurant. FEMA X.

Affidavit and site visit; numerous calls and emails to Brad Balbo, listing
agent, 602.682-6016 were not returned by writing of report; there was
found no effective buyer or seller contact information, pdh 2023268
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572 N Highway 90 Bypass
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Comparable Site Sale Four

2705 E Valencia Rd, Tucson, 85706

2699 E VALENCIA ROAD LOT 2 SQ20160570798, Pima County,
Arizona

140-27-081

6/29/2021 document 2021 1800251

Palice Investments 2699, LLC

Guyer Yunkherr LLC

$275,000, Asking Price $275,000, 1,155 DOM
Cash to seller

19,049sf

$14.44]/sf

PI (Tucson Park Industrial)

Located on Valencia Rd., 36,466vpd (2022), west of Tucson Blvd;
northeast of Tucson International Airport. The site was purchased for
development of a Black Rock Coffee. All utilities available. FEMA X.

Rob Tomlinson, listing agent, 520.546-2757, pdh 2023268
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2705 E Valencia
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Comparable Site Sale Five

5659 W Cortaro Farms Rd, e/o I-10.
OSHRIN PARK W264.81' N291.37' LOT 113 CMID .89 AC, Pima
County
221-18-138J
1/29/2020 document 2020-0290528
Silver Cloud Investments (Bob Lindgren)
KR Cortaro & I-10 LLC, KAIROC
$875,000
Cash
38,795sf, .89 acres
$22.55/sf
VC (Town of Marana Village Commercial)
A triangular site with shared access to/from Cortaro Farms Rd,
19,367vpd traffic counts (21). Right in/right out for eastbound traffic,
westbound traffic access is circuitous, requiring turning south on
Cerius Strav and then winding around the back and sides of adjacent
Circle K and Wendy’s parking lots. FEMA X (92%; 8% AH on western
boundary). The site has restricted visibility from 1-10 but good access
with on/off ramps for Cortaro Farms Rd; traffic counts on [-10 in this
area are approximately 52,000vpd; it crosses Union Pacific tracks at
grade thus periodically requires stopping for crossings. The site is
within 500’ of Circle K and Wendy’s freeway signs, thus would not
appear to permit its own sign. The site is now (2/2023) being
improved with a 2,400sf drive thru restaurant with 900sf canopy.

Bob Lindgren, seller, 520.907-3246, pdh 2021217
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5659 W Cortaro Farms Rd
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Sales Composite Map
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Comparable Sales Discussion and Adjustments:

Adjustments are first made, if necessary, for property rights appraised, financing, conditions of sale,
market conditions, and expenditures after sale, indicating an adjusted sale price. The comparables
are then adjusted for differences in location, physical characteristics (including use or zoning),
economic characteristics and any non-realty components of value.

Adjustments are applied to provide insight into the relative significance (weight) of the characteristic
being considered and difference from the various comparable sales to the subject parcel. While based
on appraisal experience and interpretation from the market, they are not intended to be precise to
each comparable and category.

Property Rights: Each of the comparable sales involved fee simple interests, there are no adjustments
required for property rights conveyed.

Financing: Each of the comparable sales were cash terms, no adjustment necessary.

Conditions of Sale: The sales were all reported to have average sales motivation, not requiring
adjustment.

Market Condition: The sales occurred from January 2020 through March 2023, the market for this type
of retail site is considered to have been increasing moderately over this time frame; the comparable
sales are adjusted upward on the basis of approximately 3% per year.
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Location: The subject is considered to be a good location at a significant traffic signaled intersection
in strong retail districts. Sales 1, 3-5 are considered to be similar or offsetting, also strong retalil
locations, not requiring adjustment. Sale 2 is considered to be inferior due to being in a less significant
retail district without anchor properties, it is adjusted upward.

Size: the sales bracket the subject in site size. Though larger parcels typically sell for less on a per
unit basis, all else being equal, this is not always the case, particularly for the subject site; optimal size
for strong retail locations is around 40,000-60,000sf; the subject, and sale 4 are inferior due to smaller
size which may limit potential uses on the site. Sales 1-3 and 5 are thus considered to be superior to
the subject and therefore adjusted downward; sale 4, similar, not requiring adjustment.

Zoning: The subject and comparables are all commercially zoned permitting similar use, no adjustment
IS necessary.

Improvements: The subject and sales 1 and 3-5 had no improvements adding value, no adjustments
are necessary; sale 2 had parking and access lane improvements, reducing development costs going
forward; it is adjusted downward.

Site Utility: The subject is triangular in shape reducing utility in the eastern and western apexes; the
comparables are all superior and thus adjusted downward; sale 5 less significantly as it is also
triangular but due to site size, not as restricted.

Site Access/Visibility: As mentioned this analysis considers the subject site as if it had legal, physical
access; following this analysis subject site value will be adjusted by a cost to secure this access.
Visibility, being at the traffic signaled intersection of two significant arterial-retail districts, is very good,;
the comparables are all considered to be moderately inferior and are thus adjusted upward.

Estimated Market Value Conclusion:

The subject is bracketed with sales 1-3 and 5 with net downward adjustment due to subject smaller
size and restricted triangular shape, sale 4 with net upward (due to date of sale) adjustment. Slightly
less emphasis is placed on sales 2 and 5, representing the extremes of adjusted unit values requiring
greatest gross adjustment. Relatively similar emphasis is placed on the remaining comparables, a
subject value at $17.00/sf, rounded to $340,000 (as if having legal physical access), is considered
reasonable.

Greater detail on the comparable sales and their adjustment is available on the following grid:
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SITE SALES COMPARISON SUMMARY

Comparable Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5
1600 E 10335 N La 2705 E 5659 W

NEC Hy 90, |Tucson Canada, 572 N Hy 90 [Valencia, Cortaro
Location Hy 92 Marketplace |Tucson BP, SV Tucson Farms
Tax ID Number n/o 105-05-140|  132-13-093| 224-39-001D| 101-05-008L|  140-27-081| 221-18-138J
Sales Data
Date of Sale N/A Mar-23 Sep-22 Aug-22 Jun-21 Jan-20
Sales Price N/A[ $1,060,843 $540,000| $1,100,000 $275,000 $875,000
Site Size (sf) 19,978 40,818 33,106 42,689 19,049 38,795
Property Rights (Interest) Fee Simple| Fee Simple| Fee Simple| Fee Simple| Fee Simple| Fee Simple
Interest adjustment 0% 0% 0% 0% 0% 0%
Financing Cash Cash Cash Cash Cash Cash
Cash Equivalent Price N/A| $1,060,843[  $540,000| $1,100,000 $275,000 $875,000
Conditions of Sale Average Average Average Average Average Average
Condition Adjustment 0% 0.0% 0% 0.0% 0.0% 0.0%
Market Condition (Time) N/A Mar-23 Sep-22 Aug-22 Jun-21 Jan-20
Market Conditions Adi. 0.0% 0.0% 2.0% 2.0% 6.0% 10.0%
Adjusted price per SF N/A $25.99 $16.64 $26.28 $15.30 $24.81
Physical Characteristics
Location Avg/Good Similar Inferior Similar Similar Similar
Size 19,978 40,818 33,106 42,689 19,049 38,795
Zoning GC Similar Similar Similar Similar Similar
Improvements None None Parking None None None
Site Utility Fair/Avg Superior Superior Superior Superior Superior
Access/Visibility Avg/V Good Inferior Inferior Inferior Inferior Inferior
Adjustments
Location 0.0% 0.0% 15.0% 0.0% 0.0% 0.0%
Size 0.0% -20.0% -20.0% -20.0% 0.0% -20.0%
Zoning 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Improvements 0.0% 0.0% -10.0% 0.0% 0.0% 0.0%
Site Utility 0.0% -10.0% -10.0% -10.0% -10.0% -5.0%
Access/Visibility 0.0% 5.0% 5.0% 5.0% 5.0% 5.0%
Net Physical Adustments N/A[ Downward] Downward| Downward| Downward| Downward
Net Adjustment (Overall) 0.0% -25.0% -20.0% -25.0% -5.0% -20.0%
Adjusted Comp Price/sf $19.49 $13.31 $19.71 $14.54 $19.85
Subject Value ($/SF) $17.00
Subject Value Opinion $340,000

Adjustment for lack of access: As mentioned, the subject site is not permitted access via frontage on Hy

90 (Fry) or Hy 92. Access will need to come from easement over the adjacent site to the southwest
and the Centre of Sierra Vista Shopping Center, which is accessible from both arterials.

The adjacent site, 3920 E Hy 90, based on the above comparable sales would be reasonably opined at
approximately $25.00/sf. The Centre of Sierra Vista Shopping Center has 24’ common access-ways to
permit cross access throughout the center. Access would most reasonably be provided by the adjacent
site, at its northwest and northeast corners, already used as access to existing parking spaces; it
appears and is presumed that 24’ access lanes could be provided in these locations without any loss of
existing parking. An access easement at approximately 50% of underlying site value is appropriate by
an “Easement Valuation Matrix” published by Donnie Sherwood in the November/December 2014
issue of Right Of Way periodical, indicating 50% for “balanced use by both owner and easement
holder”, as well as published rates by Arizona State Land Department indicating 25% for urban
temporary and/or non-exclusive access roads. The area of easement is estimated (by GIS
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measurement) as approximately 3,360sf (70’ north, 70’ south by 24’ width). The cost for the easement
is thus opined at approximately $42,000 (3,360sf x $25/sf x 50%).

However, absent sufficient incentive, the adjacent southern property owner may not be willing to permit
such an easement. From discussions with local attorneys, rough cost estimates to sue for access, if
necessary, is opined in the range of approximately $20,000-$30,000 (reasonable) to perhaps twice

that, and even up to $100,000, if strongly disputed. A reasonable cost for incentive or judicial remedy, if
necessary, at $50,000 (approximately 14.7% of the above opined $340,000 site value), is considered to

be reasonable.

Thus the total adjustment for lack of existing access is $92,000 ($42,000 + $50,000), indicating an

adjusted value As Is at $248,000 ($340,000 - $92,000).

Auditing Breakdown

Land $248,000
Improvements $0
Sewerance $0
Cost to Cure $0
Special Benefits $0
Total $248,000
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CERTIFICATE OF APPRAISER
Project Number: M519301X
Parcel Number: L-SC-033

| hereby certify;

That | personally inspected, the property herein appraised, and that | have afforded the property owner
the opportunity to accompany me at the time of inspection. | also made a personal field inspection of
each comparable sale relied upon in making said appraisal. The subject and the comparable sales relied
upon in making the appraisal were represented by the photographs contained in the appraisal.

That | 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 expresses 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 | 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. This appraiser, however, is not
qualified to detect such substances, the presence of which may affect the value of the property. No
responsibility is assumed for any such conditions, or for any expertise or engineering knowledge required
to discover them.

That my analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

That this appraisal has further been made in conformity with the appropriate State and Federal laws,
regulations, 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 | understand this appraisal may be used in conjunction with the disposition of excess land related
to right of way for a highway by the State of Arizona with the assistance of Federal aid highway funds or
other Federal funds.

That neither my employment nor my compensation for making the appraisal and report are in any way
contingent upon the values reported herein.

That | 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 | have not revealed the findings and result of such appraisal to anyone other than the proper officials
of the Arizona Department of Transportation or officials of the Federal Highway Administration, and | will
not do so unless so authorized by proper State officials, or until | am required to do so by due process of
law, or until I am released from this obligation by havening publicly testified as to such findings.

That my opinion of the MARKET VALUE for disposition of the parcel as of the 4" day of May, 2023, is
$248,000, based upon my independent appraisal and the exercise of my professional judgment.

/
Date: 5/5/2023 Signature: M

Arizona Certified General Real Estate Appraiser #30197
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STATEMENT AND CERTIFICATION OF APPRAISER
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 predetermined 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.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the requirements of the Code of Professional Ethics & Standards of Professional Appraisal
Practice of the Appraisal Institute. (C.S.R.1-1)

My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity
with the Uniform Standards of Professional Appraisal Practice.

I have made a personal inspection of the property that is the subject of this report.
No one provided significant professional appraisal assistance to the person signing this report.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.(C.S.R.1-2).

As of the date of this report, | have completed the continuing education program of the Appraisal Institute
(C.S.R.1-3).

I have performed no services regarding the subject property within the prior 3 years as an appraiser or in
any other capacity.

If this report is in any way disassembled, reproduced, altered, or used in any other capacity than that made
known to the appraiser at the time of the request and stated herein, the appraiser is not responsible for this
report and it is invalid.

PAUL HENDRICKS REAL ESTATE APPRAISAL & COUNSELING

oW 7

Paul D. Hendricks, MAI
Arizona Certified General Real Estate Appraiser 30197
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APPENDIX

Appraisal Assumptions and Limiting Conditions
Subject Exhibits

Right of Way Title Report

Right of Way Plans

Consultant Qualifications

Purchase Order
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LIMITING CONDITIONS AND ASSUMPTIONS
of Standard Real Estate Appraisal

(Consisting of the 23 Items Below and Others as Mentioned)

1. Information Used, Trade Secrets

The appraiser(s) shall not be responsible for the accuracy of any information obtained from the client or any other
source and used in the appraisal, subject to the due diligence provision of the Uniform Standards of Professional
Appraisal Practice. The appraiser(s) shall not be liable for any information or work obtained from any
subcontractor. It is strongly suggested that the client consider independent verification of all factual data as a
prerequisite to any transaction involving the purchase, sale, lease, or other decision involving a significant
commitment of funds affecting the subject property. The client agrees that the appraisal produced pursuant to
this agreement 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) and furthermore agrees to obtain the
appraiser(s) authorization before reproducing the appraisal in whole or in part.

2. Authentic Copies, Changes, Modifications

The authentic copies of this report will be signed in blue ink. Any copy not having said seal is unauthorized and
may have been altered. The appraiser(s) reserve the right, at their sole discretion, and at any time, to alter
statements, analysis, conclusions or any value estimate(s) in the appraisal if facts pertinent to the appraisal
process and report which were unknown at the time of completion become known to the appraiser(s).

3. Use of Appraisal, Limit of Liability

This report is intended solely and exclusively for use by the client. The sole purpose of the report is to assist the
client by valuation of the subject property. The client also acknowledges and agrees that some of those involved
with the assignment appraisal may be independent contractors and the client hereby agrees not to hold the
appraiser(s) liable for any acts of same. Notwithstanding anything herein to the contrary, the client will forever
indemnify and hold appraiser(s) harmless from any claims by third parties related in any way to this appraisal.

The liability of the appraiser and affiliated business entities, its officers, directors, shareholders or employees
(hereinafter collectively referred to as appraiser) is limited to the herein named client only. No liability shall extend
to any third party, and the total amount of such liability shall in no event exceed the amount of the fee actually
received by the appraiser(s).

Third parties shall include, but not be limited to, general and limited partners of the client if said client is a
partnership, stock holders of the client if said client is a corporation, and all lenders, tenants, past owners,
successors, assigns, offerees, transferees and spouses of client. The appraiser(s) shall not be held responsible
for any costs incurred to investigate or correct any deficiencies of any type which may be present in the real estate
and/or real property herein appraised. Acceptance and/or use of this report by the client constitutes acceptance
of all limiting conditions and assumptions set forth herein.

4. Court Testimony

Testimony or attendance in court by reason of this appraisal, with reference to the property in question, shall not
be required, unless arrangements have previously been made.

5. Copies, Publication, Distribution of the Report

Possession of any copy of this report shall not authorize or empower the client or any third party with any
publication rights whatsoever, or with any authorization to use the appraisal other than for its intended and stated
purpose noted in the agreement and/or in the report. The physical report(s) shall remain the property of the
appraiser(s) at all times and appraiser(s) hereby grant the client permission to use the appraisal report(s) solely
for the purposes set forth. The client agrees that the payment of the appraisal fee is in exchange for the analytical
services of appraiser(s) and by the payment of said fee, the client has not purchased the appraisal report. With
the exception of public disclosure indicated below, neither all nor any part of this appraisal report shall be given,
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recited, published, copied, distributed, nor in any way communicated to third parties in any manner, in whole or
in part, without the prior written consent of the appraiser(s).

6. Confidentiality

All conclusions and opinions concerning the analysis as set forth in this report were prepared by the appraiser(s)
whose signature(s) appear on the appraisal report. No changes shall be made in the report by anyone other than
the appraiser(s). The appraiser(s) shall not be held responsible for any unauthorized changes or such
consequences as may transpire from unauthorized changes. The appraiser(s) may not divulge the material
contents of the report to anyone other than the client or his designee as specified in writing, except as may be
required by the professional association(s) of the which the appraiser(s) are members as may be requested in
confidence for ethics enforcement, or by a court of law, or any other body with the power of subpoena.

7. Measurements, Exhibits

The sketches, maps and photographs in the appraisal report are include solely for the purpose of assisting the
reader in visualizing the property and are not necessarily to scale. The appraiser(s) have made no survey of the
property and site plans included in the report are not to be considered as surveys unless so designated. Any
sketch or map in the appraisal report shows approximate dimensions and is included for general illustrative
purposes only. It is the responsibility of a qualified engineer, architect, or registered land surveyor to show the
exact location of the subject improvements thereon, existing or proposed, as well as the measurements and areas
of land and improvements. In the absence of a survey, the appraiser(s) may have used Tax Assessor’s maps or
records or other maps provided by the client which may or may not represent the exact measurements of the
subject property or other comparable data relied upon in estimating the market value of the subject property. Any
variation in land or building areas from those considered in the appraisal may alter the estimates of value
contained in the report.

8. Leqal, Title, and Market Value Premise

The appraiser(s) have no responsibility for matters of any legal nature affecting the property being appraised or
the title thereto; the appraiser(s) assume title to be good and marketable, and free of clouds unless otherwise
noted. No Title Policy or report has been furnished to the appraiser(s), unless so stated in the report. The
property is being appraised as though it were under financially sound and responsible ownership with typical and
competent management. The hypothetical sale referred to in the definition of market value assumes adequate
marketing efforts and exposure time normal for the property. The appraiser(s) are not responsible for the
accuracy of legal description.

9. Engineering, Structural Matters; Hazardous or Toxic Materials, Physical Condition

The appraiser(s) have inspected the land and the improvements. However, it is not possible to observe conditions
beneath the soil surface, or hidden structural, mechanical, or other components; the appraiser(s) shall not be hold
responsible for any defects in the property related thereto. The property appraised is as though there are no
hidden or unapparent conditions which would affect market value; this includes subsoil conditions, potential flood
conditions, hydrological and/or structural conditions. The appraiser(s) are not responsible for such conditions or
those engineering efforts which might be required to discover and/or correct such factors. The value estimate
assumes there are no defective property conditions that would cause a loss of value. The land or the soil of the
area being appraised is assumed to be firm and otherwise satisfactory for building use. Although soil subsidence
and the influence of toxic material in the area of the subject and its environs is unknown, the appraiser(s) do not
warrant against this condition or occurrence of problems from soil (or toxic atmospheric) conditions known or
unknown.

Unless otherwise stated in the report, the existence of hazardous material, substance or gas, which may or may
not be present within, on or near the property, has been disregarded in the appraisal. The appraiser(s) are not
qualified to detect such substances as asbestos, urea-formaldehyde foam insulation, radon gas, or other
potentially hazardous material and/or substances which may adversely affect the value of the property. The value
estimate is predicated on the assumption that there is no such toxic material and/or condition affecting the
property that would cause a loss in value. The appraiser(s) are not responsible for any such condition and/or the
engineering expertise required to discover any such condition. The client is urged to retain an expert in this field,
if so desired. All mechanical components are assumed to be in operable condition and status standard for
properties of the subject type. Conditions of heating, cooling, ventilating, electrical and plumbing equipment are
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assumed to be in good working order unless otherwise stated. Appraiser(s) are not responsible for the adequacy
or type of insulation, or energy efficiency of the improvements or equipment, which are assumed to be standard
for the subject property type. Unless otherwise stated, the appraiser(s) have not been supplied with a termite
inspection report or occupancy permit. The appraiser(s) shall not be held responsible for, nor shall the
appraiser(s) be deemed to have made any representations regarding any potential costs associated with
obtaining same or for past or present, legal or physical, deficiencies which may be found. Client further agrees
that the appraiser(s) shall not be held responsible for any costs incurred or consequences arising from the need,
or the lack of need, for flood hazard insurance.

10. Utilities

In the absence of a qualified professional engineer’s study, information regarding the existence of utilities is made
from a visual inspection of the site and review of available public information. The appraiser(s) have no
responsibility for the actual availability of utilities, their capacity, or any other problem which might result from a
condition involving utilities. Although public utility lines might be located adjacent to the subject property, the
capacity of these lines for any proposed development is not known. The respective companies, governmental
agencies or entities should be contacted directly by concerned individuals. Unless otherwise stated in the report,
utilities of all types are considered in the appraiser to be present in adequate quality and quantity for the intended
use or highest and best use of the property.

11. Legality of Use, Management of Property

The appraisal is based, unless otherwise stated, on there being full compliance with all applicable federal, state
and local environmental regulations and laws, that all applicable zoning, building, use regulations and restrictions
of all types have been complied with and, moreover, it is assumed that all required licenses, consents, permits,
or other legislative or administrative authority, local, state, federal and/or private entity or organization have been
or can be obtained or renewed for any use considered in the value estimate. The appraisal is prepared under
the assumption that the property which is the subject of this report is maintained and managed pursuant to prudent
and competent ownership and management.

12. Component Values, Special Studies

The distribution of the total valuation in this report between land and improvements applies only under the existing
program of use. The separate valuations for land and building must not be used separately and are invalid if so
used. 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 agreement for services or within
the report.

13. Inclusions.

Furnishings, equipment, personal property or business operations which may sometimes be considered a part of
the real estate, have been disregarded, unless otherwise specified and only the real estate is considered in the
value estimate. In some limited circumstances, business and real estate interests and values may be combined
depending on the specific situation and as determined by a written agreement. Please see the appraisal report
for further clarification.

14. Proposed Improvements, Conditional Value

Any improvements proposed, on- or off-site, as well as any repairs required, will be assumed, for purposes of this
appraisal, to be completed in a good and workmanlike manner according to information submitted by the client
for consideration by the appraiser(s). In cases of proposed construction, the appraisal is subject to change upon
inspection of the property by the appraiser after construction is completed. The estimate of market value is as of
the date shown, as proposed, and as if completed and operating at the levels shown and projected or as otherwise
indicated and labeled in the appraisal report.

15. Value Change, Dynamic Market, Influences on Market Value, Alteration of Estimate and/or
Analysis Herein By Appraiser

The estimated market value, as defined in the report, is subject to change with market fluctuations over time;
value is highly related to exposure, time, promotional effort, terms, motivation, and personal and general economic
and supply/demand conditions surrounding the offering. The value estimate considers the productivity and
relative attractiveness of the property both physically and economically in the marketplace.
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The market value estimated, and the costs used, are as of the date of the estimate of value. All dollar amounts
are based on the purchasing power and price of the dollar as of the date of the value estimate. The client hereby
agrees that the appraisal report and value estimate are subject to change if the physical or legal entity or the
financial arrangements are different than that envisioned in this report or upon change in, or discovery of, certain
influencing market conditions or property conditions as well.

In cases of appraisals involving the capitalization of income benefits, the estimate of market value or investment
value or value in use, the client hereby acknowledges and agrees that such estimates are intended to be a
reflection of benefits which the appraiser(s) have been directed to assume as given, as well as from the
appraiser’s interpretation of income and yields and other factors derived from general and specific client and
market information. Such estimates are as of the date of the estimate of value; they are thus subject to change
as the market and value is naturally dynamic. The client agrees that these types of appraisals are based on
reasonable estimates and as such, will not hold appraiser(s) responsible for any errors in the estimated values.
The “Estimate of Market Value” in the appraisal report is not based in whole or in part upon the race, color or
national origin of the present or previous owners nor upon the occupants of the properties in the vicinity of the
property which is the subject of the appraisal.

16. After-Tax Analysis, Investment Analysis, and/or Valuation

Any “after” tax income or investment analysis and resultant measures of return on investment are intended to
reflect only possible and general market considerations, whether as part of estimating value or estimating possible
returns on investment at an assumed value or price paid; the client acknowledges and agrees that the appraiser(s)
do not claim any expertise in tax matters and moreover will not rely on any information prepared by appraiser(s)
which in any way relates to income tax matters.

17. Information furnished by Client and Third Parties

Any and all information furnished by the client and/or third parties is logically presumed to not only be correct but
complete, either in entirety or summarized as presented, and if there are no other documents modifying the one
or ones mentioned herein.

18. Federal Law OMB Circular A-129 & Bulletins 91-05 and 92-06 Amending Circular A-129

These require USPAP standards and practices be used under State certification and license programs under Title
Xl of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA) (P.L. 101-73) and OMB
Bulletin 92-06 applies these USPAP to the 17 affected Federal eminent-domain agencies subject to the
regulations of the Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 (Uniform
Act), as amended by regulations in 49 CFR Part 24. Agencies not subject to the Uniform Act should follow the
revised 49 CFR Part 24 to conform to OMB Bulletin 92-06.

19. Americans With Disabilities Act (ADA)

This act became effective January 26, 1992. The appraiser(s) have not made a specific compliance survey and
analysis of this property to determine whether or not it is in conformity with the various detailed requirements of
the ADA. It is possible that a compliance survey of the property, together with a detailed analysis of the
requirements of the ADA could reveal that the property is not in compliance with one or more of the requirements
of the Act. If so, this fact could have a negative effect upon the value of the property. As the appraiser(s) have
no direct evidence relating to this issue, possible or direct noncompliance with the requirements of ADA in
estimating the value of the property was not considered.

20. Pygmy Owl Habitat

It is assumed that the site is not a cactus ferruginous pygmy owl habitat (defined by US Fish & Wildlife as: Land
below 4000 feet in elevation that has saguaro greater than 8 feet tall or containing a woodpecker cavity) ironwood,
mesquite, or palo verde vegetation (must be >6 inches in diameter).

21. Report Type

This is a Report which is intended to comply with the reporting requirements set forth under Standard Rule 2-2(a)
of the Uniform Standards of Professional Appraisal Practice. It is believed to be compliant with ADOT “Detailed
Narrative Report”. Supporting documentation concerning the data, reasoning, and analysis is retained in the
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appraiser’s file. The information contained in this report is specific to the needs of the client and for the intended
use stated in this report. The appraiser is not responsible for unauthorized use of this report.

22. Other Information for Readers

We recommend that if sewer or septic connection, or condition of same, is of concern to client or other readers
of this report, a qualified expert should be hired to inspect the system and perform appropriate tests as he/she
deems necessary. Further, if water source, status, possible toxic influences on air, water, soil, or improvement
construction material or condition of mechanical, structural or other systems or components are of concern, an
appropriate expert should be engaged as we are not experts in such matters. The reader is cautioned that value
is dynamic and changes with changing market conditions over time. Subsequent sales, listings, and other market
influencing activity may influence value after the date of the value estimate. The value estimate is an estimate,
not a determined fact.

23. Conclusion

Acceptance of and/or use of this appraisal report by the client or any third party reader or user, constitutes
acceptance of the above stated conditions as well as any other(s) stated in this report. The acceptance of this
appraisal report also constitutes acceptance of responsibility for payment of the appraisal fee balance due and
any costs incurred by the appraiser(s) in collection of same. Appraiser liability extends only to stated client, not
subsequent parties or users; any additional appraiser liability is limited to the actual amount of fee received by
said appraiser(s).

These Limiting Conditions and Assumptions are in conjunction with any form type page(s) of similar nature in the
appraisal report package; further, the reader is advised that certain comments in the report may point out other
specific assumptions and/or limiting conditions pertaining to this appraisal even though an attempt has been made
to summarize all limiting conditions and assumptions herein; the client or designated user of the appraisal report
should inspect the property and confirm factual information before a final decision is made concerning the subject.

---end ---
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SUBJECT EXHIBITS
Neighborhood/Market Area
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Disposal Title Report Documents

DocuSign Envelope . 19086105-CT4F 400E -8222-5F 204 1EF4ESB

ARIZONA DEPARTMENT OF TRANSPORTATION
RIGHT OF WAY GROUP
RIGHT OF WAY DISPOSAL REPORT

The un:lerslgn‘d has examined the title to the property described in SCHEDULE A-1 herein, and the fee
owner Is:

The State of Arizona, by and through its Department of Transportation

Address: 205 South 17th Avenue, Mail Drop 612E, Phoenix, Arizona 85007-3212

By virtue of that certain: See Right of Way / Vesting Sectlon.

Upon compliance with REQUIREMENTS herein, satisfactory title will vest in the proposed buyers.

LEGAL DESCRIPTION
SEE SCHEDULE A-1 ATTACHED

REMARKS: The Schedule B Items shown, If any, reflect only those matters that have occurred
subsequent to the acquisition of the subject property, **UPDATED & AMENDED** Amended vesting to
2dd Item #1a and amended |egal descriptions to Include a portion of Easement ADOT Parcel C-335;
Updated for new effective date of 12/30/2022; no other changes (SLK)

Date of Search: 6/10/2022 Examiner: Sherry L Kinsella Reviewer:

Update to: 12/30/2022 Examiner: Reviewer:

Update to: Examiner: Reviewer:

County:  Cochise Tax Arb: N/A Disposal: N/A
Tracs No.: Highway: NOGALES - LOWELL Excess Land: |-SC-033
Fed. No.: F-012-1-812 Section: Byena Vista School - South muu%%& 5
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SCHEDULE A—-1
LEGAL DESCRIPTION

A portion of ADOT Parcel 2-046, as depicted on Exhibit *A” attached, Sheet P-4 of ADOT Drawing
# D-2-T-420 the Right of Way Plans of Nogales - Lowell State Highway, Buena Vista School -
South, Project No. F-012-1-812.; also 2 portion of ADOT Parcel C-335, as depicted on Exhibit "8"
attached, ADOT Strip Map #C-02-7-380A Fort Huachuca - Bisbee State Highway 90 & 92
Intersection

NOTE: The legal description of the area to be disposed will be produced by the ADOT
Right of Way Delineation Unit.

END OF SCHEDULE A-1
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RIGHT OF WAY / VESTING
1a. Easement for highway purposes from Phoenlix Title & Trust Co., 2s Trustee and not Personzlly,

Under Trust #6188 to the State of Arizona, dated May 24, 1961, recorded August 4, 1981 in
Book 281, Page 206. [Project No. F-024-1(1), Parcel C-335)

1. Final Order of Condemnation Civil Case No. 23863 State of Arizona, ex rel., Justin Herman,
Director, Arizona Highway Department, Plaintiff vs. Oscar R, Tomberfin and Laura B. Tomberlin,
husband and wife, Defendants, dated June 24, 1968, recorded August 6, 1968 in Book 551,
Page 363. [Project No. F-012-1-812, Parcel 2-046)

NOTE: Property acquired as fee only

END OF RIGHT OF WAY / VESTING
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REQUIREMENTS

Record Deed from the State of Arfzona, by and through its Department of Transportation to the
proposed buyer(s).

NOTE: Repurchase rights do not apply due to property being acquired by a condemnation

procedure in Civil Case No. 23863, see Item No. 1 of Right of Way/Vestings. [Project No. F-
012-1-812, Parcel 2-046)

END OF REQUIREMENTS
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SCHEDULE B

1. Resolution of annexation by the Board of Supervisors of Cochise County to annex territory

Into the Fry Fire District dated August 4, 1969, recorded August 15, 1969 in Docket 601,
Page 384.

2. Resolution No, 2008-03-A-014 to establish and acquire additional right of way for the
Improvement of State Route 92 by Victor M. Mendez, Director, Arizona Department of
Transportation dated March 21, 2008, recorded March 28, 2008 in Fee No. 080308270.

3. Resolution No. 2008-05-A-022 to Amend Resolution No. 2008-03-A-014 to show a design
change for the improvement of State Route 92 by Victor M. Mendez, Director, Arizona

Department of Transportation dated May 16, 2008, recorded May 22, 2008 in Fee No. 2008-
16066,

END OF SCHEDULE B
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CONSULTANT’S QUALIFICATIONS
PAUL D. HENDRICKS, MAI
4708 E. Scarlett, Tucson, AZ 85711
Voice & Fax (520) 325-6512
Email: PaulHendricksMAI@gmail.com
www.TucsonAzAppraisal.com

EDUCATION

Academic
Bachelor of Science in Business Administration, University of Arizona; Real Estate and Finance Major.

Valuation °

Appraisal Courses and Examinations: ] S
_ ) e Americans with Disabilities Act
e Standards of Professional Practice; A, B . _ _
_ ) e Due Diligence/Environmental Checklist
e Standards of Professional Practice, C S ) ]
e Residential Appraisal Techniques

e FEMA Flood Hazard
e Arizona Appraisal Law

e Investment Analysis
e Highest and Best Use, and Market Analysis
e Valuation Analysis and Report Writing _ o

o _ e Construction and Engineering Awareness
e Case Studies in Real Estate Valuation o )

o e Reviewing Appraisals

e Income Approach to Value and Capitalization
e Basic Principles, Methods 1A

Appraisal Seminars

e Small Residential Income Property
Appraisal

e Hazardous Materials

e Appraisal Business Management

Critical Building Inspections
Fair Lending and the Appraiser
Residential Real Estate Econometrics

Commercial Appraisal; Lender Requirements

Litigation Valuation

Appraiser as Expert Witness

Partial Interest VValuation; Undivided
Land Valuation Assignments

Residential & Commercial Solar
Valuation

Uniform Standards Appraisal Federal
Land Acquisitions
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EXPERIENCE

November 1995 - Present:
Real Estate Appraiser/Consultant, Paul Hendricks Appraisal & Counseling, Tucson, Arizona

In November 1995, Mr. Hendricks again returned to his own firm which performs
appraisal and consulting assignments primarily in Arizona; he also works as an
independent contractor for other appraisal firms in the Tucson area. He continues to work
as an independent contractor with Hendricks, Vella, Weber & Williams, a California
corporation with assignments primarily in California.

1994-November 1995:
Senior Real Estate Analyst; The Dorchester Group, Scottsdale, Arizona.

In January 1994 Mr. Hendricks joined The Dorchester Group as a Senior Analyst. He has
provided consulting and valuation services on several complex real estate issues and
assignments for the firm which specialized in litigation support for it’s operations in
Arizona and California.

1986-1993:
Real Estate Appraiser/Consultant, Paul Hendricks Appraisal & Counseling; Tucson, Arizona.

During this time Mr. Hendricks performed real estate appraisals and consulting for his
own firm as well as working as an independent contractor primarily for Swango
Appraisal. Appraisal assignments included a wide variety of property types including
industrial and retail, special use, apartment, motel, subdivision and land as well as
residential properties and commercial appraisal reviews.

1979-1986:
Senior Real Estate Analyst, Swango Appraisal & Consultation; Tucson, Arizona.

Mr. Hendricks primarily performed a wide variety of appraisal assignments for residential
and commercial properties.

PROPERTIES

Property experience encompasses virtually all types, including apartments, retail centers,
industrial, offices, motels, special use properties and commercial appraisal reviews. Clients
include private, corporate, institutional, and governmental entities.

COMPUTERS

Mr. Hendricks’ experience includes development of specialized spreadsheets dealing with anticipated
income streams from tenant leases, analysis of various leasehold positions and Discounted Cash Flow
analyses and projections.
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e Member Appraisal Institute, MAI (Membership No. 7811)

o Certified General Real Estate Appraiser, State of Arizona (30197)
e President, Appraisal Institute, Tucson Chapter (1997)

e Vice President, Appraisal Institute, Tucson Chapter (1996)

e Secretary, Appraisal Institute, Tucson Chapter (1995)

e Treasurer, Appraisal Institute, Tucson Chapter (1994)

e Board of Directors, Appraisal Institute, Tucson, Arizona (1991-1993)

Mr. Hendricks has completed real estate assignments and has market familiarity in Arizona, California
and Nevada.

EXPERT WITNESS EXPERIENCE

Mr. Hendricks will always sign appraisal reports and be responsible for analysis of the appraisal
problem, primary and secondary data research, selection and confirmation of comparable properties,
inspection and all analysis as well as defense of conclusions.

Mr. Hendricks has been qualified as an expert witness in Superior Court in Arizona and has given
depositions and testimony experience in bankruptcy proceedings, condemnation, and other litigation.
He has performed analysis for condemnor and condemnee parties.

Prior 4 year experience:

7/23/21 Testimony (telephonic interview) Arizona Superior Court, Pima County, Hon Gary J. Cohen; for
City of Tucson Danielle Constant, Esq. and Dina Aouad, assistant; for Defendant-Hector Ochoa.

11/9/20 Testimony (via go to meeting) in Arizona Superior Court, Judge-Daniele Viola. Staples V
Watson Chevrolet; for plaintiff-Lesley Lukach, ESQ, Pima County Assessor, for Defendant-Jeremy
Shorbe, ESQ. Stubbs & Schubart.

SPECIAL PROJECTS

In Tucson, Mr. Hendricks worked as an independent fee appraiser for the City of Tucson and Pima
County in the condemnation, acquisition and negotiation of several large road projects including
Country Club, Alvernon and Speedway Boulevard, Golf Links, Wetmore Road and La Cholla as well
as condemnation for the acquisition of Central Arizona Project pumping station sites.

In Phoenix, Mr. Hendricks is an independent fee appraiser for the City of Phoenix with experience in
appraisal of a variety of commercial property types for the Central Phoenix/East Valley Light Rail
Project.

Mr. Hendricks is under contract with Arizona Department of Transportation and has experience in
appraisal of a variety of commercial property types.

At The Dorchester Group, Mr. Hendricks has assisted in the analysis of the impact of the Exxon
Valdez Oil Spill in Prince William Sound, Alaska on certain real estate holdings and litigation support
for the U.S. Justice Department in relation to acquisition of and subsequent development of Lake
Pleasant. Consulting assignments have analyzed market rental and effects in value from site
contamination and soil subsidence.
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Purchase Order

ARIZONA PURCHASE ORDER

PHOENIX, on 4/12/2023

CTROS4970/ IW-23-004/ M519301X/ [-5C-033/ Appraisal due 30 days from approval-PAUL
HENDRICKS REAL ESTATE APPRATSAL AND CONSULTIN

ORDER No. PO000D0539669
Pl refier bo Bris mumiber on &N documants,

PAUL HENDRICKS REAL ESTATE APPRAISAL | Amendmeant:

Attn: Mr. Paul Hendricks Requestor: ESTHER VALEMCLA

Address: 4708 E Scarlett St Agency: Department of Transportation
UNITED STATES Division: Infrastructure Delivery & Operations
Tucson, 85711 Division Construction

Phone: 5203256512 Depar‘tment: R|ght of Wd}"

E-mail: pdhend18@&gmail.com Site: RIGHT OF WAY

Phone: 6027128793
Emiail: EVALENCIA@AZDOT.GOV

BILL TO
Address: RIGHT OF WAY Address: RIGHT OF WAY
205 5 17TH AVE 205 5 17TH AVE
MD 612E RM 331 MC 612E RM 331
UNITED STATES UMNITED STATES
PHOENIX, Arizona B83007-3212 PHOENIX, Arizona 85007-3212
Deliver To: Payment Terms: 100% Upon Acceptance

Requested Delivery Date:
i sperifia cRETEnN per Bam i sectin delvery datals)

REFERENCE AND DESCRIPTION

CTROZ4570) TW-23-004) M519301X) L-5C-
2 033 Appraisal due 30 days from approval Cost
Commentaire » M513301X

Total before Tax 2, 750.00 UsSD

Mon-Taxable - 0 % 0.00 UsDh

Total after Tax 2, 750.00 UsSD
ARIZONA rae Lot 3
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ARIZONA PURCHASE ORDER

DELIVERY CONDITIONS
[;gfj?ﬂ Date Type i Amount Item
ARIZONA Page 2of 5
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ARIZONA PURCHASE ORDER

State of Arizona
PURCHASE ORDER TERMS AND CONDITIONS
Applied to APP Purchase Orders on or after 111072022

1. Modification. No modification of the purchase order shall bind State of Arizona Buyer (Buyer) unless Buyer agress o the
madification in writing.

2. Packing and Shipping. Seller shall be responsible for industry standard packing which confiorm fo all legal reguirements
Containers must be cleary marked with any required idenfifying information such as the kot number, destination address, and
purchase order number.

3. Tatle and Risk of Loss. The tile and risk of loss of the materials shall not pass to Buyer until Buyer physically receives the
materials at the point of delivery.

4. Invoice and Payment. A separate invoice shall be issued for each shipment. Mo inwoice shall be issued prior to shipment of
materials and no payment will be made prior to receipt and acceptance of materials and comrect mveoice. Payment due dates,
including discount periods, will be computed from date of receipt of materials or date of receipt of comect invoice (whichever is
later) to date Buyer's wamant as mailed. Unless freight and other charges are itemized. any discount provided will be taken on full
amount of inwoice. Payment shall be subject to the provisions of Tide 35 of Anzona Rewised Statutes (A R_5.). subject to the
requirements and limitations of A.R.5. § 35-154. The Buyer's obligation is payable solely from funds appropriated for the purpose
of acquiring the materials or senvices refermed to in this Punchase Order; should Buyer's funding change. no legal liability on the
part of the Buyer for any payment may arise under this Purchase Order untl funds are made avalable for periommance.

3. Inspection. All materials are subject to final nspection and acceptance by Buyer. Material failing to meet the requirements of
this Purchase Order will be held at Seller's risk and may be retumed to Seller. f so retumed, the cost of transportation, unpacking,
inspection. repacking. reshipping, or cther similar expenses are the responsibility of the Seller.

6. No Replacement of Defective Tender. Every tender of matenals must fully comply with all provisions of Purchase Ornder as
the time of delivery. quantity, quality and the like. if a tender is made which does not fully conform, it shall constitute a breach and
Seller shall not hawe the right to substitlute a conforming tender.

T. Gratuities. The buyer may, by written notice to the Seller. cancel this Purchase Order if it is found by Buyer that gratuities, in
the form of entertainment. gifts, or otherwise, were offered or given by the Seller, or any agent or representative of the Seller, to
any officer or employee of the State of Arizona with the purpose of secaring an order or securing favorable treaiment with respect
to the awarding or amending, or the making of any determnations with the respect to the performing, of such order. In the event
this Purchase Order is canceled by Buyer pursuant to this provision, Buyer shall be entifled to recover or withhold from the Seller
the amount of the gratuity, in addition to any other rights and remedies available under Arizona state law.

B. Warranties. Seller wamants that all materials and services defivered wunder this Purchase Order will conform to the
requirements of this Purchase Order (inciuding all applicable descrptions, specfications, drawing and samples) will be free from
defects in material and workmanship and will be free from defects in design and fill for the intended purposes. Any inspection or
acceptance of the materials or services by Buyer shall not alter or affect the obligations of Seller or the right of Buyer under the

foregoing warmranties.

ARIZONA Page 3 of 5
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ARIZONA PURCHASE ORDER

9. E-Venfy. In accordance with AR.5. § 41-4401, Seller wamants compliance with all Federal immigration laws and regulations
relating to employees and wamants its compliance with Section A R.5. § 23- 214, Subsection A

10. Assignment and Delegation. Mo right or interest in this Purchase Order shall be assigned by Seller without the witten
permission of Buyer. and no delegation of any duty of Seller shall be made without written permission of Buyer.

11. Third Party Antitrust Violations. Seller assigns to Buyer any claim for ovwercharges resulting from antitrust violations to the
extent that those viclations concem materials or senvices supplied by thind parties to the Seller toward fulfiment of this Purchase
Order

12. Interpretation — This Purchase Order is intended by the parties as a final expression of their agreement and is intended also
as a complete and exclusive statement of the terms of their agreement. Mo cowrse of prior dealings between the parties and no
course of dealing or usage of the trade shall supplement or explain any terms wsed in this docurment and ne other understanding
either oral or in writing shall be binding. Whenever a term defined by the Uniform Commercial Code (ULC.C.) s used in the
Purchase Order, the definition contained in the ULC.C. is to contral.

13. Non-Discrimination. The Contractor shall comply with State Executive Orders No. 2023-01, 2009-09, and any and all other
applicable Federal and State laws, nides and regulations, including the Amencans with Disabilities. Act.

14. Indemnity. Seller agrees to indemnity and save Buyer harmless from any loss, damage or expense whatsoever resulting to
the Bauyer from any and all claims and demands on account of infringement or alleged infringement of any patent in connection
with the manufacture or use of any product ncluded in this Purchase Order and upon written request, Seller will defend at its own
expense any legal action or suit against Buyer mvolving any such all=ged patent infringement and will pay and satisfy any
pedgments rendered or setlements reached in any such legal actions or swits. Seller will indemnify Buyer against all daims for
damages to persons or property resulting from defects in matenals or workmanship

13. Liens. All defivered matenals and services performed under this Purchase Order shall be free of all liens and if Buyer
reqguests, 3 formal release of all bens shall ke delivered to Buyer.

16. Contract Mumber. If an Arizona contract number appears on the face of this Purchase Order or the Purchase Order was
placed aganst an existing Anzona contract, the terms of that contract are incorporated herein by this reference.

1T. Taxes. Seller shall be responsible for paying any and all applicable taxes, inchuding but not limited to state and local
transaction privilege taxes.

18. Conflict of Interest. Pursuant to A.R.S. § 38-511, this Purchase Order is subject to cancellation by the buyer if any person
significantly invoheed in mitiabion negotiating secunng drafting or creating the contract on behalf of the State is at any ime while the
confract is in effect, an employee or any other party fo the contract in any capacity or a consultant to any other party of the
confract will respect to the subject matter of the contract.

19. Remedies and Applicable Law. This Purchase Order shall be govemed by the law of the State of Arizona and suits
pertaining to this Purchase Order may only be brought under Article B of the Anzona Procurement Code (A RS, 5§ 41-2501 et
sieq., and e rules tereunder, A A C. R2-T-101 et seq.)

2. Books and Records. Under A R.S. § 35-214 and § 35-215, the Seller shall retam all books. accounts. reports, files and other

ARIZONA omsos
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ARIZONA PURCHASE ORDER

records relating to the Purchase Onder for five years after completion of the Purchase Order. These books and records shall be
available at all reasonable imes for inspection and awdit by the State at such state offices designated by the State.

2. State Law Certifications. if Seller is a Company as defined in A RLS. § 35-303, Confractor Seller certifies that it shall comply
with AR.5. § 35-384, regarding use of forced labor of ethnic Uyghurs, as applicable. I this purchase order is ower $100,000, Seller
further certifies that it is not cumently engaged in a boycott of Israel as described in A RLS. §§ 35-303 et seq. and will refrain from

any such boycott for the duration of this Purchase Order.

22_ Arbitration. The Buyer and Seller agree fo use arbitration as required by ARLS. §12-1518.

ARIZONA Poge 5 of 5
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