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P.O. Box 16156
TucsoN, ArizoNna 85732
(520) 327-0000

FAX (520) 327-3974

LETTER OF TRANSMITTAL
June 26, 2023

Mr. Jim Walcutt

Arizona Department of Transportation
205 South 17" Avenue, Room 331
Mail Drop #612E

Phoenix, Arizona 85007

RE: Appraisal of ADOT Parcel L-NW-005 consisting of £37,171 gross square feet, (0.85 acres),
of land located along the northeasterly side of State Route 89 and East Road 4 North, roundabout,
Town of Chino Valley, Yavapai County, Arizona 86323.

Appraiser’s File No.: 23-065-L

Dear Mr. Walcutt:

At your request, we have provided our fair market value opinion for the subject property referenced
above. The property appraised is located along the northeasterly side of State Route 89 and East
Road 5 North, roundabout, Town of Chino Valley, Yavapai County Arizona 86323. The property
appraised does not have a physical street address but is located in the northeast corner of State
Highway 89 and East Road 4 North roundabout and is identified as Parcel L-NW-005. The parcel
contains +37,171 gross square feet, (0.85 acres). It represents Yavapai County Assessor’s Parcel
Number 306-04-010-L, located in Section 3, Township 16 North, Range 2 West in Town of Chino
Valley, Yavapai County, Arizona.

The property was inspected on April 26, 2023. The appraisers were accompanied by Mr. Jim
Walcutt from ADOT.

The purpose of this appraisal is to provide a current fair market value opinion for the subject
property, pursuant to Arizona Revised Statute 28-7091, as follows:

"...'Market Value' means the most probable price estimated in terms of cash in
United States dollars or comparable market financial arrangements which the
property would bring if exposed for sale in the open market, with reasonable
time allowed in which to find a purchaser, buying with knowledge of all of the
uses and purposes to which it was adapted and for which it was capable."



The intended users of the appraisal include the officials and agents of the Arizona Department of
Transportation and the Federal Highway Administration. No other use or users are intended, and
any unintended use may be misleading.

This appraisal report is intended to comply with the requirements set forth in: (1) the Arizona
Department of Transportation Appraisal Standards and Specifications; (2) the Uniform Standards
of Professional Appraisal Practice 2020-2022 (USPAP), promulgated by the Appraisal Standards
Board of the Appraisal Foundation; and The Federal Highway Administration (FHWA) Uniform
Act, 49 CFR Part 24. The Sales Comparison Approach is utilized to support the market value
opinion provided herein.

This report or any portion thereof is for the exclusive use of the client and is not intended to be
used, sold, transferred, given, or relied on by any other person other than the client without the
prior, expressed written permission of the author, as set forth within the General Limiting
Conditions contained in this report.

Based upon the data, analyses, opinion and conclusions contained in this report, my “as is” market
value opinions, as of April 26, 2023, are as follows:

ADOT PARCEL L-K-038A (0.85 Acres) MARKET VALUE OPINION......ccccccuuueee. $72,500
This estimate of Market Value equalS.....ccceeeeeieiiniierneeniiniiereeeniseceecnnes $85,000 Per Acre
Extraordinary Assumption:

In accordance with the Uniform Standards of Professional Appraisal Practice (USPAP), the
definition of Extraordinary Assumption is as follows:

“An assumption, directly related to a specific assignment, which, if found to be false, could alter
the appraiser’s opinions or conclusions. Extraordinary assumptions presume as fact otherwise
uncertain information about physical, legal, or economic characteristics of the subject property;
or about conditions external to the property, such as market conditions or trends; or about the
integrity of data used in an analysis”.

This appraisal report is based on the following extraordinary assumptions:

1) No archaeological survey was provided to the appraiser. It is an extraordinary
assumption of this appraisal that there is no known archaeological significance on the
subject site.

2) No geological survey was provided to the appraiser. It is an extraordinary assumption of
this appraisal that there is no known geological significance on the subject site.

3) The site was inspected by the appraiser. No evidence of environmental risks or hazardous
conditions was observed. It is an extraordinary assumption of this appraisal that there are
no known environmental risks or hazardous conditions on the subject site.

4) ADOT has provided the site area and dimensions for the subject parcel. It is an
extraordinary assumption of this appraisal that the site area provided by ADOT is
accurate.



5) Municipal water and sewer information was provided by the Town of Chino Valley. It is
an extraordinary assumption of this appraisal that the information provided by the Town
of Chino is accurate.

Hypothetical Conditions:
A hypothetical condition is defined as follows:

“A hypothetical condition is a condition directly related to a specific assignment, which is contrary
to what is known by the appraiser to exist on the effective date of the assignment results but is used
for the purpose of analysis. Hypothetical conditions are contrary to known facts about physical,
legal, or economic characteristics of the subject property; or about conditions external to the
éaroperly, such as market conditions or trends; or about the integrity of data used in an analysis.”

No hypothetical conditions apply to this appraisal:

The use of extraordinary assumptions and hypothetical conditions might have affected the
assignment results. This appraisal and the market value provided herein are subject to change
if the use of these extraordinary assumptions and/or hypothetical conditions significantly
impacted the market value opinion.

| hereby certify that to the best of my knowledge and belief, all statements and opinions contained
in this appraisal report are correct. This transmittal letter is not valid for any purpose unless
accompanied by the appraisal referred to herein.

Respectfully submitted,

Southwest Appraisal Associates, Inc.

oy AN et N st i

Steven R. Cole, MAI, SRA, AlI-GRS James J. Bien, MAI
Certified General Real Certified General Real
Estate Appraiser #30130 Estate Appraiser #32227

! Uniform Standards of Professional Appraisal Practice, 2020-2022 Ed., Appraisal Foundation
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS

The certification of the Appraiser appearing in the report is subject to the following conditions, and to such
other specific and limiting conditions as are set forth by the Appraiser in the report.

This report is being prepared for my client. This report or any portion thereof is for the exclusive use of the
client and is not intended to be used, sold, transferred, given or relied on by any other person than the client
without the prior, expressed written permission of the author, as set forth within the Limiting Conditions
contained in this report.

The Appraiser assumes no responsibility for matters of a legal nature affecting the property appraised or
the title thereto, nor does the Appraiser render any opinion as to the title, which is assumed to be good and
marketable. No Owner’s Title Policy has been furnished to the Appraiser. The property is appraised as
though under responsible ownership, competent management and adequate marketing typical for that type
of property. The legal description, if provided to me, is assumed to be correct. Unless otherwise noted, it is
assumed there are no encroachments, zoning violations or restrictions existing in the subject property.

The Appraiser has made no survey of the property. Any sketch or map in the report may show approximate
dimensions and is included for illustrative purposes only. It is the responsibility of a certified engineer,
architect or registered surveyor to show by a site plan the exact location of the subject property or any
improvements or any proposed improvements thereon, or the exact measurements or calculations of
estimated area of the site. In the absence of such a survey, the Appraiser may have utilized Tax Assessor’s
maps or other maps which may not represent the exact measurements of the subject property or other
comparable information utilized to determine the value of the subject property. Any variation in dimensions
or calculations based thereon may alter the estimates of value contained within the report.

When possible, the appraiser has relied upon building measurements provided by the client, owner, or
agents of these parties. In their absence, the appraiser has relied upon his own measurements of the subject
improvements. However, there are some factors that may limit our ability to obtain accurate measurements.
Professional building area measurements are beyond the scope of this appraisal assignment.

In estimating the opinion of value of the subject property and in analyzing comparable information, the
Appraiser has relied upon information from public and private planning agencies as to the potential use of
land or improved properties. This information may include, but is not limited to, Area Plans, Neighborhood
Plans, Zoning Plans and Ordinances, Transportation Plans and the like. To the extent that these plans may
change, the value opinions of this report may also change.

The dates of value to which the opinions expressed in this report apply are set forth in this report. The
appraiser assumes no responsibility for the economic or physical factors occurring at some point at a later
date, which may affect the opinions stated herein. The forecasts, projections, or operating estimates
contained herein are based on current market conditions and anticipated short-term supply and demand
factors. These forecasts are, therefore, subject to changes with future conditions.

In the absence of a professional Engineer’s Feasibility Study, information regarding the existence of utilities
is made only from a visual inspection of the site. The Appraiser assumes no responsibility for the actual
availability of utilities, their capacity or any other problem which may result from a condition involving
utilities. The respective companies, governmental agencies or entities should be contacted directly by
concerned persons.

Southwest Appraisal Associates



The Appraiser is not required to give testimony or appear in court because of having made the appraisal
with reference to the property in question unless prior arrangements have been made and confirmed in
writing.

Any allocation of the valuation in the appraisal report between land and improvements applies only under
the existing program of utilization. The separate valuation for land and improvements must not be used in
conjunction with any appraisal and are invalid if so used.

The Appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil, potential
flooding hazards, hydrology or structures which would render it more or less valuable. The Appraiser
assumes no responsibility for such conditions or for engineering which might be required to discover such
factors.

Unless otherwise stated within this report, the existence of hazardous materials, which may or may not be
present within or on the property, will not be considered by the appraiser. The Appraiser assumes, and the
client warrants, that no such materials adversely affect the utility, usability or development potential of the
property to the best of their knowledge. The Appraiser is not qualified to detect such substances. The value
opinion has been predicated on the assumption that there is no such material on or in the property that would
cause a loss in value. No responsibility will be assumed for any such conditions or for any expertise or
engineering knowledge required to discover them. The client is urged to retain an expert in this field, if
desired.

The presence of barriers to the disabled, which may or may not be present within or on the subject property,
will not be considered by me. | have not performed a compliance survey to determine if it is in conformance
with the A.D.A (Americans with Disabilities Act). The Appraiser assumes, and the client warrants, that no
such barriers adversely affect the utility, usability, or development potential of the property to the best of
their knowledge. The Appraiser is not qualified to analyze such barriers. The value opinion has been
predicated on the assumption that there are no such barriers on or in the property that would cause a loss in
value. The client is urged to retain an expert in this field, if desired.

Information, estimates and opinions furnished to the Appraiser and contained in the report were obtained
from sources considered reliable and believed to be true and correct. However, no responsibility for
accuracy of such items furnished to the Appraiser can be attributed to the Appraiser.

Disclosures of the contents of the report by the Appraiser are governed by the Bylaws and Regulations of
the professional appraisal organizations with which the Appraiser is affiliated.

On all reports which are undertaken subject to satisfactory completion of, alterations of or repairs to
improvements, the report and value conclusions contained in it are contingent upon completion of the
improvements or of the repairs thereto or alterations thereof in a workmanlike manner and consistent with
the specifications presented to the Appraiser.

Prospective value opinions are intended to reflect the current expectations and perceptions of market
participants. They should not be judged on whether specific items in the forecasts are realized. The appraiser
cannot be held responsible for unforeseeable events that alter market conditions after the effective date of
the report. Any income and expense estimates contained in the appraisal report are used only for the purpose
of estimating value and do not constitute prediction of future operating results. Furthermore, it is likely that
some assumptions will not materialize and that unanticipated events may occur that will affect actual
performance.

The appraiser has not made a specific survey of the subject property to determine whether or not it has any
plant or wildlife which is identified as an endangered or threatened species by the U.S. Fish and Wildlife
Service. While not observed and while no information was provided to confirm or deny the existence of

8
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any endangered or threatened species on the subject property (unless expressly stated herein), it is
emphasized that the appraiser is not qualified to detect or analyze such plants and wildlife. Any such
conclusions must be based upon the professional expertise of persons qualified to make such judgments.
Thus, any person or other entity with an interest in the subject property is urged to retain an expert if so
desired.

Possession of this report, or a copy thereof, does not carry with it the right of publication. Neither all, nor
any part of the content of the report, or copy thereof (including conclusions as to property value, the identity
of the appraiser, professional designations, reference to any professional appraisal organization or the firm
with which the appraiser are connected), shall be disseminated to the public through advertising, public
relations, news, sales, or other media without prior written consent and approval from Southwest Appraisal
Associates’ President.

This appraisal was prepared for the sole and exclusive use of the client. Any party who is not the client or
intended user identified in the appraisal or engagement letter is not entitled to rely upon the contents of the
appraisal without express written consent of Southwest Appraisal Associates. We claim no expertise in
areas such as, legal description survey, structural, or environmental, engineering mechanical or electrical
systems and the like. We assume such data is accurate and such systems functional unless otherwise noted
in the appraisal.

This appraisal shall be considered in its entirety. No part thereof shall be used separately or out of context.

This appraisal does not guarantee compliance with building code and life safety code requirements of the
local jurisdiction. It is assumed that all required licenses, consents, certificates of occupancy or other
legislative or administrative authority from any local, state or national governmental or private entity or
organization have been or can be obtained or renewed for any use on which the value conclusion contained
in this report is based unless specifically stated to the contrary.

This appraisal is not intended to be used in connection with a real estate syndicate or syndicates. A real
estate syndicate is a general or limited partnership, joint venture, unincorporated association or other
organization formed for the purpose of an investment from an interest in real property. It includes, but is
not limited to a sale, exchange, trade or development of such real property. It may or may not be registered
with the United States Securities and Exchange Commission or a state regulatory agency which regulates
public offerings.

This appraisal applies to the land and building improvements only. The value of trade fixtures, furnishings,
and other equipment, or subsurface rights, (mineral, gas, and oil), were not considered in this appraisal
unless specifically stated to the contrary.

If any claim is filed against Southwest Appraisal Associates, its officers or employees, or the firm providing
this report, in connection with, or in any way arising out of, or relating to, this report, or the engagement of
the firm providing this report, then (1) under no circumstances shall such claimant be entitled to
consequential, special or other damages, only for direct compensatory damages, (2) the maximum amount
of such compensatory damages recoverable by such claimant shall be the amount actually received by
Southwest Appraisal Associates to provide this report.

All disputes shall be settled by binding arbitration in accordance with the commercial arbitration rules of
the American Arbitration Association.

The use of this report or its analysis and conclusions by the client or any other party constitutes acceptance
of all the above limiting conditions.

Southwest Appraisal Associates



EXTRAORDINARY ASSUMPTIONS/HYPOTHETICAL CONDITIONS

Extraordinary Assumption:
In accordance with the Uniform Standards of Professional Appraisal Practice (USPAP), the
definition of Extraordinary Assumption is as follows:

“An assumption, directly related to a specific assignment, which, if found to be false, could alter
the appraiser’s opinions or conclusions. Extraordinary assumptions presume as fact otherwise
uncertain information about physical, legal, or economic characteristics of the subject property;
or about conditions external to the property, such as market conditions or trends; or about the
integrity of data used in an analysis”.

This appraisal report is based on the following extraordinary assumptions:

1) No archaeological survey was provided to the appraiser. It is an extraordinary
assumption of this appraisal that there is no known archaeological significance on the
subject site.

2) No geological survey was provided to the appraiser. It is an extraordinary assumption
of this appraisal that there is no known geological significance on the subject site.

3) The site was inspected by the appraiser. No evidence of environmental risks or
hazardous conditions was observed. It is an extraordinary assumption of this appraisal
that there are no known environmental risks or hazardous conditions on the subject
site.

4) ADOT has provided the site area and dimensions for the subject parcel. It is an
extraordinary assumption of this appraisal that the site area obtained from ADOT is
accurate.

5) Municipal water and sewer information was provided by Town of Chino. It is an
extraordinary assumption of this appraisal that the information provided by the Town
of Chino is accurate.

Hypothetical Conditions:
A hypothetical condition is defined as follows:

“A hypothetical condition is a condition directly related t0 a specific assignment, which is contrary
to what is known by the appraiser to exist on the effective date of the assignment results but is used
for the purpose of analysis. Hypothetical conditions are contrary to known facts about physical,
legal, or economic characteristics of the subject property; or about conditions external to the
;Zaroperly, such as market conditions or trends; or about the integrity of data used in an analysis.”

No hypothetical conditions apply to this appraisal:

The use of extraordinary assumptions and/or hypothetical conditions might have affected the
assignment results. This appraisal and the market value provided herein are subject to change
if the use of these extraordinary assumptions and/or hypothetical conditions significantly
impacted the market value opinion.

2 Uniform Standards of Professional Appraisal Practice, 2020-2021 Ed., Appraisal Foundation
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Southwest Appraisal Associates



THE APPRAISAL PROCESS

An appraisal is an opinion based upon research, judgment, and an analysis of factors
influencing real estate value. These factors consider the four major forces at work in the economy:
physical, legal/political, social, and economic forces.

The sections comprising the first portion of the report include: Date, Function and Purpose
of the Appraisal, Property Identification, Scope of Work, Regional and Neighborhood Analysis,
Site Analysis, and Highest and Best Use. The highest and best use of the subject is the basis upon
which market value is determined.

The second portion of the report contains the approaches used to determine an opinion of
market value of the fee simple interest in the subject property. The fee simple interest is the
unencumbered interest in the property. The three traditional approaches to value are considered.
However, since the subject is vacant, unimproved land, the only applicable approach to value is
the Sales Comparison Approach.

In the Sales Comparison Approach, recent sales of similar industrial sites, known as
"comparable sales," are analyzed and adjusted as compared to the subject property. This approach
best represents the actions of buyers and sellers in the market for this type of property. The degree
of similarity between the comparable sales and the subject determines the reliability of this
approach.

In addition to commercial land sales being surveyed, the appraisers also viewed current
listings in the marketplace. The listings observed were situated along State Route 89 and
represented properties that had full access to the Highway, and whereby, were not considered
applicable in comparison, given that the subject’s access is limited to the north travel lanes of East
Road 4 North.

11
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PROPERTY IDENTIFICATION

The subject property is located on the northeasterly side of the northbound travel lanes of
State Route 89 and East Road 4 North roundabout, in Chino Valley, Yavapai County, Arizona
86323. It does not have a physical street address. However, it is depicted by Yavapai County
Assessor’s office, as Assessor Parcel Number 306-04-010-L. The following legal description for

the property was provided by ADOT in the Right of Way Title Report:

LEGAL DESCRIPTION

The legal description for the subject property that has been provided by ADOT has been
described as follows:

That portion of the Grantor’s property that is described in the following Property
Description located in the Southeast quarter of the Southeast quarter (SEY2 SEY4) of Section 3,
Township 16 North, Range 2 West, Gila and Salt River Meridian, Yavapai County, Arizona, Lying
northerly of and easterly of the following described Existing Right of Way Line:

PROPERTY DESCRIPTION:

All that portion of the Southeast quarter of the Southeast quarter (SE1/4 SE1/4) of Section
3, Township 16 North, Range 2 West, Gila and Salt River Meridian, Yavapai County,
Arizona, lying East of State Route 89°41°19”.

Except, the East 1,102.00 feet and the North 1,034.10 feet

EXISTING RIGHT OF WAY LINE DESCRIPTION:

Commencing at a 31/2 inch brass cap stamped “TOWN OF CHINO VALLEY RLS 13190”
marking the Southeast corner of said Section 3, being South 89°41°19” East 2,641.26 feet
from 3’2 inch brass cap in concrete stamped “Town Of Chino Valley T1I6N R2W % 3 10
1997 RLS 13190, marking the South quarter corner of said Section 3;

thence along the South line of said Section 3 North 89°41°19” West 903.68 feet:

thence North 00°18°41” East 25.00 feet to the existing northerly right of way line of Road
4 North;

thence along said existing northerly right of way line of Road 4 North, North 82°38°09”
West 44.31 feet;

thence continuing along said existing northerly right of way line of Road 4 North, North
81°43°20” West 155.17 feet to the Point of Beginning;

thence continuing along said exiting northerly right of way line of Road 4 North, North
83956°22” West 34.59 feet to Point “A” for later identification;

thence continuing along said exiting northerly right of way line of Road 4 North, North
65°33°33” West 116.17 feet to the existing easterly right of way line of State Route 89
(Prescott-Ash Fork Highway).

12
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thence along said existing easterly right of way line of State Route 89, North 06°15°26”
East 300 feet to the Point of Ending, said existing easterly right of way line being parallel
with and 100.00 feet easterly of the existing right of way centerline of said State Route 89.

There shall be no right or easement of access to, from or between the parcel of land
described above and State Route 89 or to Road 4 North, provided however, limited access
of “Right In and Right Out Only” traffic movement shall be permitted to Road 4 North
easterly of the above described Point “A”

The Access Control provisions set forth above shall be a covenant running with the land
and shall be binding upon and shall inure to the benefit of the State of Arizona, the
landowners and their respective successors and assigns with respect to the property. The
Access Control provisions shall also remain enforceable by the State of Arizona even if all
or part of any roadway is abandoned to a local jurisdiction.

Grantor Reserves unto the public and various utility companies, easements for existing
utilities, if any, within the above-described property, in accordance with Arizona Revised
Statute 28-7210. Access to the existing utilities will be by way of what exists at the time
of this conveyance and shall be the responsibility of the Grantee herein and of the public
or utility companies to show where that access is located.

“ADOT CONTROLL ACCESS DIAGRAM - SUBJECT PROPERTY”
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PURPOSE OF THE APPRAISAL

Purpose of the Appraisal:

Intended User of the Appraisal:

Intended Use of the Appraisal:

Date of Value Opinion:

Date of the Appraisal Report:

Definition of Market Value:

The purpose of this appraisal is to provide a current fair
market value opinion for the defined “Parcel” as of
April 26, 2023, the date of the appraiser’s site visit.

The intended users of the appraisal include the officials
and agents of the Arizona Department of
Transportation; Federal Highway Administration; and
courts having jurisdiction concerning the subject
property. No other use or users are intended, and any
unintended use may be misleading.

The intended use of the appraisal is to provide a current
market value opinion to assist the client with decisions
regarding disposition of the property identified herein.

The effective date of the value opinion is April 26,
2023.

The date of the appraisal report is May 10, 2023.

DEFINITIONS

Pursuant to Arizona Revised Statute 28-7091:

"...'Market Value' means the most probable price estimated in terms of cash in
United States dollars or comparable market financial arrangements which the
property would bring if exposed for sale in the open market, with reasonable
time allowed in which to find a purchaser, buying with knowledge of all of the
uses and purposes to which it was adapted and for which it was capable.”

INTEREST TO BE APPRAISED

Fee Simple Estate:

The interest to be appraised is that interest arising from fee simple estate ownership. The

Dictionary of Real Estate Appraisal, 6" Edition, by The Appraisal Institute defines the fee simple

estate 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.”

Southwest Appraisal Associates
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OWNERSHIP HISTORY AND FIVE-YEAR CHAIN OF TITLE

ADOT Parcel L-NW-005:

Title is vested in the State of Arizona, by and through its Department of Transportation,
dated May 9, 2014, recorded May 28, 2014, under Reception Number 2014-002239936.

A Right of Way Disposal Report was not provided to the appraiser. Based on my review
of public records, and other sources, there have been no other sales, title transfers, or offers to

purchase the subject property for the five years prior to this appraisal.
SIGNS
There are no billboard signs located on the subject property.
OWNER CONTACT

Mr. Jim Walcutt with the R/W Project Management Section of the Arizona Department of

Transportation accompanied the appraiser on the site inspection.

SCOPE OF WORK

The Scope of Work for an appraisal is the extent of the process of collecting, confirming,
and reporting data, as well as the methods used in supporting the value opinion. The three
traditional approaches to value, Cost Approach, Sales Comparison Approach, and Income
Approach, were considered to estimate the “as is” market value of the fee simple interest in the
subject property. The Sales Comparison Approach is the only approach applicable to this land
valuation. Thus, the Cost and Income Approaches were omitted.

In accordance with Uniform Standards of Professional Appraisal Practice (USPAP), the
scope of work for the appraisal includes, but is not limited to, the following:

e Inspection and analysis of the subject property, market conditions, and other restrictions
that affect value; and

e Research, analysis, inspection, and confirmation of comparable market data; and

e Consideration of one approach to value, Direct Sales Comparison Approach to support our
market value opinion for the subject property.

Research for comparable land sales included a thorough search of sales and listings data
from December 16, 2021, through the effective date of value. The search criteria for valuation of

the land to be used for comparison to the subject 0.96 acres included vacant land sales of

15
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commercial properties consisting of 0.89 acres to 2.69 acres in the region of the Town of Chino
Valley. Data sources included CoStar Group, Data Tree, a division of First American Core Logic,
Arizona Regional Multiple Listing Service, Inc., Yavapai County Assessor’s records, and local
real estate brokers and market participants.

Based on our conclusion of Highest and Best Use, the most similar commercial land
comparables in Chino Valley were selected.

The comparable sales and other market data were limited, and the data included in the
analysis are considered to be the most similar available. Utilities information was provided by
Steve Sullivan, City Assistant Engineer with the Town of Chino Valley; zoning and flood
information was provided by either the Town of Chino Valley; Yavapai County Flood Control, or
FEMA. The appraiser relied on information provided by these individuals, which may or may not
have been recently updated. The data selected is believed adequate to provide a credible indication
of market value for the subject property. Overall, the market value opinion provided in this report
is well supported.

Limitation in Scope:

This report is a narrative appraisal report. There are no other limitations in the scope of

the assignment, other than those discussed in the General and Limiting Conditions, Extraordinary

Assumptions, and Hypothetical Conditions.
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REGIONAL ANALYSIS

The subject property is located within the Town of Chino Valley, which lies within Yavapai
County in north-central Arizona, along State Highway 89, nearly fifteen miles north of Prescott,

and around thirty-five miles south of Ash Fork, along Interstate 40.

The Town of Chino Valley was the first Territorial Capital of Arizona, before moving to

Prescott in 1864; and finally establishing itself permanently as Arizona’s State Capital in Phoenix

in 1889.

The Town of Chino Valley was incorporated in 1970 and presently encompasses a land
area of nearly 62.48 square miles, with 0.02 acres being water and the balance 62.46 acres being

land. Chino Valley lies at an elevation of approximately 4,750 feet.

Chino Valley is part of the “Quad-Cities” of central Arizona. The community has an
estimated population of 14,268 residents. It has increased 32-percent since 2010 census total of

10,817 residents; and nearly 9.59-percent since the 2020 census of 13,020 residents.

.................

.............

SUBJECT’S LOCATION WITHIN CHINO VALLEY

The Quad Cities of Arizona are the communities of Prescott, Prescott Valley, Chino Valley and
Dewey/Humboldt.
18
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The region is impacted by the economy of Prescott which is the largest city in the “Quad
Cities of Arizona” and of Yavapai County. Therefore, we have included an analysis of Yavapai
County’s growth and economic trends. The City of Prescott is also reviewed here. Then, we

provide a conclusion relating these area’s economic trends to the valuation of the subject property.

ARIZONA COUNTY MAP

5 peology.com
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OVERVIEW - YAVAPAI COUNTY
Geographic Location:

The value of a property is not entirely intrinsic, that is, it is not determined solely by the
physical characteristics of the site itself. The economic, governmental, environmental, and social
forces in the immediate area must be analyzed, for these are often important determinants of value.
The subject property is located in Prescott, Yavapai County, Arizona. A map representing the
Prescott city limits follows.

PRESCOTT CITY LIMITS

Yavapai County Data:

Yavapai County is located in the central portion of Arizona and comprises 8,125 square
miles. Prescott Valley is the most populated municipality in the county. The county’s mountainous
territory and the riparian lands along the Verde River and Oak Creek offer an abundance of
recreational opportunities. Activities include camping, fishing, hiking, hunting, hang gliding,
equestrian, historic sites, pre-Columbian native sites and views of the “red rock” country. Land
elevations range from about 1,000 feet along the floor of the Verde River Valley to the 7,723-foot
peak at Mingus Mountain.
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The U.S. Forest Service owns the largest portion of the land in the county, about 38%,

which is contained in the Prescott, Tonto, and Coconino National Forests. The State of Arizona

owns 27%, followed by 26% in private ownership, and 9% owned by the Bureau of Land

Management. The Yavapai Indian Reservation cover less than 0.5% of the county. A map

representing the location of public and private lands follows.
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Tourism/Recreation:

The recreational opportunities and scenic attractions in Yavapai County include the red
rocks surrounding Sedona and Oak Creek to the north and the Prescott National Forest to the
northeast. Mingus Mountain, near Prescott, is known internationally as a location that attracts
hang-gliding enthusiasts. The Verde Valley includes the Verde River riparian lands and waterfront
day use areas, Riverfront Park, Dead Horse Ranch State Park, Tavasci Marsh, Tuzigoot National
Monument, and Montezuma Castle National Monument. The Verde Canyon Railroad provides
scenic tours into the remote Sycamore Canyon Wilderness.

Transportation:

State Highway 69 is the primary transportation route for the region which connects the
City of Prescott to Interstate 17 about 36 miles southeast of Prescott. Highway 69 is a median
divided, four lane, limited access highway. Prescott is also served by Highways 89 and 89A which
provide north-south linkage with Wickenburg to the south and Chino Valley and Interstate 40 to
the north. Greyhound provides state and national passenger bus service. Prescott Regional Airport
provides general aviation and limited commercial service for the area of Prescott, Prescott Valley
and Chino Valley. A map representing the aforementioned highways and municipality locations
follows.
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Yavapai County Population:

According to the Arizona Commerce Authority, Yavapai County has experienced steady
population growth since 2013. The average annual population growth rate is 1.66% over this 10-
year period to 245,389 persons in 2022. A chart representing the most current data available to

follow.

Population
Yavapai County

Total Numerical Percent
Year Population Increase Increase
2013 213,556 N/A N/A
2014 215,692 2,136 1.00%
2015 218,182 2,490 1.15%
2016 221,970 3,788 1.74%
2017 225918 3,948 1.78%
2018 229,607 3,689 1.63%
2019 233,104 3497 1.52%
2020 237,073 3,969 1.70%
2021 241,173 4,100 1.73%
2022 245389 4216 1.75%

Estimates are as of July 1
Source: Arizona Commerce Authority
https://www.azcommerce.com/oco/population/population-estimates/

Population by City:

Prescott Valley and Prescott are the most populous municipalities in Yavapai County.
Combined, they account for about 38% of the overall population in the county. Their close
proximity contributes to a shared marketplace between these two communities. A chart with the

populations of the six largest communities in Yavapai County follows.

POPULATION BY MUNICIPALITY
4/1/2000 4/1/2010 4/1/2020
Prescott Valley 24 825 38.858 46,785
Prescott 34.246 39.662 45,827
Chino Valley 8.249 10,827 13,020
Camp Verde 9435 10.872 12.147
Cottonwood 0.897 11,177 12,029
Sedona 10,168 10,030 9.684

Source: U.S. Census Bureau
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ECONOMY

Household Income:

According to Data USA, the annual median household income for Yavapai County in 2020
was $53,329 dollars. This is $8,200 dollars less than the median annual household income for the
State of Arizona as a whole. Income in Yavapai County has continued to increase since 2013, but
at a slower pace than the overall State of Arizona. This can, in part, be attributed to the fact that
31% of the population in Yavapai County being 65 years or older. Persons within this age range
are largely retired and live on Social Security and private savings. A chart representing the most
recent median household incomes for Yavapai County, Arizona, United States, and other

neighboring communities to follow.

565k

560k

NCOME

MEDIAN HOUSEHOLD

555k
550K
545k
540K

535k

2013 2014 2015 20186 2017 2018 2019 2020

Parents and Neighbors Yavapai County, AZ

Gross Domestic Production:

Gross domestic production, GDP, in Yavapai County has increased from 2018 to 2021.
Slowed growth in 2020 can be attributed to the Covid-19 pandemic. GDP is expected to continue
its growth when the 2022 numbers are released. A chart representing the most recent GDP data

available is below.
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Gross Domestic Product

Yavapai County
Numerical Percent
Year Total Increase Increase
2018 $6,686,897 N/A N/A
2019 $6,735,652 $ 48755 0.73%
2020 $6,796,784 $ 61,132 0.91%
2021 $7,193,227 $ 396.443 5.83%

Source: U.S. Bureau of Economic Analysis

https:/www.bea.gov/iT able/index_regional.cfm

NOTE: As of January 3, 2023, numbers are most recent figures available
Employment
Total employment within Yavapai County has experienced about 22% increase over the
last 10-year period. Currently, there are 105,905 persons employed within the county. The large
increase in 2021 is attributed to the lifting of Covid-19 restrictions. The chart below represents

these increases.

Employment
Yavapai County

Total Numerical Percent
Year Fmployment Increase Increase
2013 86,731 N/A N/A
2014 90,142 3411 3.93%
2015 92,393 2,251 2.50%
2016 95,695 3,302 3.57%
2017 94,946 (749) -0.78%
2018 97,075 2,129 2.24%
2019 99,644 2,569 2.65%
2020 98,476 (1,168) -1.17%
2021 103,305 4,829 4.90%
2022 105,905 2.600 2.52%

Note: All figures are as of November.
Source: U.S. Bureau of Labor Statistics. Employment Back-Data
https://apps.bea.gov/iTable/iT able.cfm?reqid=70& step=1&acrdn=6

Unemployment rates within the county have continued to improve from 6.7% in 2013 to 2.9% in
2022. This is due in part to the influx of population to the region and the availability of jobs.

Unemployment statistics for the last 10-year period follows.
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Yavapai County
Unemployment

Year Rate

2013 6.7%
2014 5.9%
2015 5.2%
2016 4.6%
2017 4.3%
2018 4.4%
2019 4.4%
2020 5.4%
2021 2.6%
2022 2.9%

Unemployment Rates

Employers:

Note: All figures are as of November.

Source: U.S. Bureau of Labor Statistics.

https:/fwww.bls. govAawhome. htm

Five of the ten largest employers for the county are government entities. Sturm Ruger

Company is the largest private sector employer. The ten largest employers are shown below.

Ten Largest Yavapai County Emplovers

Name

Yavapai County Govermnment

Yavapai Community Hospital Association.

Yavapai Community Colle

Sturm Ruger Compan

ge District
y Inc.

Veterans Health A dministration
United States Postal Service
Humbolt Unified School District

W almart

Yavapai Regional Medical Center East

Yavapai Apache Nation

Jobs

1,650

1,510
890
800
750
700
690
670
660
660

Yavapai County 2017 - 2020 Arizona COG/MPO Employer Database
source: https://geo.azmag.gov/maps/azemployer/

Employment:

Indus try

Government
Health Care
Education
Firearms
Health Care
Government
Education
Retail
Health Care

Tribal Government

Yavapai County’s economy is heavily reliant on the government and service industries to

drive its employment. These are the largest job segments in the area. Below is a breakdown of the

employment sectors and their respective percentage of the overall workforce.
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CITY OF PRESCOTT

Prescott is the county seat and second fastest growing municipality in Yavapai County.
According to Forbes.com, Prescott is the fifth fastest growing “small metropolitan area” in the
United States. The city offers multiple outdoor activities which include Prescott National Forest,
Watson, Lynx, and Goldwater lakes. There are 100 miles of hiking trails and five golf courses as
well. The economy benefits from tourism and is a popular destination for retired persons. The
median age of residents in Prescott is 57.5 years old. This is compared to the 37.9-year-old median
age of residents in the State of Arizona. A map showing the City of Prescott boundaries in brown

shading follows.

27

Southwest Appraisal Associates



LONESOME |VALL!

Household Income:

According to the United States Census Bureau, Prescott had a median household income
of $61,090 dollars in 2021, $4,920 dollars above the county average. This higher income supports
increased spending and higher property values in the Prescott area compared to the rest of the
county.

Education Institutions:

Embry-Riddle Aeronautical University has a campus located in Prescott just southwest of

the Prescott airport. According to US News, the Prescott campus is ranked #1 out of 102 regional

colleges. This college is a destination for students seeking aeronautic related degrees. There were
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3,033 students enrolled in the fall 2021 semester. According to Embry-Riddle, the school

contributes $318 million dollars annually to the Prescott economy. An expanding airport will help
facilitate the growing needs of the region.

Yavapai College’s main campus is located in Prescott. It is a community college with a

2022 enrollment of 7,428 students. According to Yavapai College, $160 million dollars is

contributed to the local Prescott economy annually. A map showing the location of local amenities
within the Prescott area follows.
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Conclusion:

Yavapai County enjoys a growing economy, much of which is, in part, attributed to the

continuing in-migration of new residents. The county’s geographical characteristics, historical
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sites and recreational opportunities continue to attract new residents and visitors. Tourism is
expected to remain a major contributor to the economy. This has helped stimulate the region’s
economy without an influx of large industries. Overall, the region is expected to experience

continued growth.
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"NEIGHBORHOOD ANALYSIS

The value of any property is not solely determined by the physical characteristics of the site. The
environmental, social, economic and governmental forces in the immediate area must also be
analyzed as they can have direct and indirect effects on value.

Subject Geographic Location:

Market Area:

Demographics®:
Population:
Number of Households:
Avg. Household Size:
Median HH Income:

Town of Chino Valley

Median Household Income:

Governmental Forces:
Police Protection:

Fire Protection:

Environmental Forces:
Predominant District Use:

Quality of Surrounding Area:

Northeast side of State Route 89 and East Road 4 North
roundabout between Road 2 North on the south, Road 5
North on the north; North Road 1 West on the west and
North Road 1 East on the east.

Chino Valley North retail/industrial market.

1 Mile 3 Miles 5 Miles
980 9,261 15,604
417 3,736 6,266
2.35 2.48 2.49
$63,279 $52,217 $56,703
$46,893

Chino Valley Police Department and Yavapai County
Sheriff Department
Chino Valley Fire District

Predominant land uses in the surrounding area include
industrial and retail type uses, restaurant; ranchettes;
farms, and either small or larger tracts of vacant land,
with the parcels situated around the intersections and
main arterials that are vacant being zoned for either
Light or heavy commercial type development.

Some environmental characteristics that influence
value include land use patterns, topography, property
maintenance, nuisances and hazards, and the adequacy
of transportation corridors and access restrictions. This
Is an area that includes vacant land for commercial and
industrial uses.

3 2020 statistical data; Site to Do Business (STDBOnline.com). This is the latest data available as of May 2023.

Southwest Appraisal Associates
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Transportation Linkages: State Route 89 is the major north/south arterial that
connects Chino Valley, from Prescott to Ash Fork and
Interstate 40. Interstate 40 which runs from Barstow,
California to Winston-Salem, North Carolina.

SUBJECT PHOTOGRAPHS
Subject Parcel -L-NW-005 — Looking North from East Road 4 North
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Look South Across the Subject Parcel from the North Property Line

‘I r;" l 'l

Street View — East Road 4 North and East Roundabout Median
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Street View — Looking West East Road 4 North and SR 89 Roundabout & Median

Street View — Looking Southwesterly SR 89 and RD 4 North Roundabout
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SITE ANALYSIS

Location:
The subject is situated in the northeast quadrant of an existing roundabout along the
northeasterly side of North State Route 89 and East Road 4 North in the Town of Chino Valley.

This specific sector lies generally on the northern border of the Town of Chino Valley.

Site Area:

The subject parcel, an irregularly shaped parcel has no physical address, but is represented
by Yavapai County Assessor Parcel Number 306-04-010-L. According to Assessor’s records, the
parcel consists of £37,171 gross square feet or 0.85 acres.

Topography/Shape:

The parcel appraised is irregular and elongated from North to South. The site has level
topography and is covered with gravel or natural vegetation. Its topography doesn’t appear to limit
potential development. However, its shape does limit possible development to a single occupant

industrial user.

Access and Visibility:

The parcel appraised has nearly 324 feet of frontage along State Route 89, an asphalt-
paved 2-lane state highway. However, the parcel does not have physical access from SR 89. There
is a controlled access covenant running with the land along State Route 89, and there is limited
access of “Right In and Right Out Only” on East Road 4 North. As shown in the aerial below and
depicted by the colored arrow, access to the subject property is only permitted from a 34.59-foot-
wide access point at the extreme southeast corner of the subject property from East Road 4 North.
In comparison to the other properties on State Route 89, the access is considered below average
while the visibility is above average for this sector. Most vacant land parcels on SR 89 have access

directly onto the highway.
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Utilities:

Electric, phone, cable, gas, and municipal water are not all available to the subject parcel,
either on the property or in the adjacent street rights of way and utility easements. According to
my inspection, and verified by Mr. Steve Sullivan, Engineer with the Town of Chino Valley, there
is no municipal water and/or sewer within two-miles of the subject property. However, some
improved properties have private waste removal (septic) systems and wells, depending on the size
of the underlying land. The Town of Chino Valley under its zoning ordinance, i.e., CH,
(Commercial Heavy), requires a minimal land size of one (43,560 sf) acre. Otherwise, any size
smaller than an acre must connect to a water and/or sewage disposal system approved by the Town
of Chino Valley. The subject site parcel has a land size of 37,171 square feet, 0.85 acres. The

service providers are as follows:

Water: Town of Chino Valley, or Water Well

Sewer: Town of Chino Valley, or Private Septic
Electric: Arizona Public Services

Natural Gas: Unisource Energy Services

Telephone: Cox/CenturyLink and other mobile providers.

Surrounding Uses:

North: Industrial use and Vacant land

East: Industrial storage and Industrial Use
South: Industrial use, church and vacant land
West: SR 89; Restaurant, Farm and farm land
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Soils and Subsoil Conditions:
A soils engineering report was not provided to the appraiser and the soil and sub-soil
conditions are not known. There is no visual evidence of adverse soil conditions on the site. The

surrounding improved properties indicate that subsoil conditions support development.

Restrictions & Easements:

ADOT has not provided a Right of Way Disposal Report. Except for the Controlled Access
Easement in-place along State Route 89 and the southwest side of the subject property, adjacent
to East Road 4 North. There is no other known restrictions or easements that would negatively

impact the subject property.

Environmental Conditions:

No environmental reports were provided to the appraiser. No adverse conditions were
observed. Lacking an environmental report, this appraisal assumes that there are no
environmental conditions on or around the subject property that adversely impact its market

value.

Functional Utility:

Functional utility for vacant land analyzes the ability of the property to perform the
function for which it is intended. The parcel under appraisal is an elongated site lying along the
east side of State Route 89, at the northeast corner of State Route 89 and East Road 4 North
roundabout. Its access has been limited to the southeast corner of the property and is only Right-
in and Right-out. This presents significant access problems as most of the traffic in the area will
be from more southerly points of origin. After turning on East Road 4 North, traffic will have
to continue east and make a “U” turn.

As stated, the parcel is elongated with its widest point being towards the south end of the
property, or nearly 137-lineal feet wide, and its narrowest along its north property line, at about
106-lineal feet. This elongated site may present additional development challenges The appraisers
recognize the surrounding uses and understand that if the parcel was developed with an industrial

property as seen in the sector, the impairment on the subject’s utility would be lessoned. Only
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market conditions can determine the full impact of the subject’s functional utility and its on-site
restriction.
Flood Zone:

According to Yavapai County Flood Control and FEMA, the subject is located in an
Area of Minimal Flood Hazard. Zone description depicts

“Areas outside the one-percent annual chance floodplain, areas 1% annual chance sheet
flow flooding were average depts are less than 1 foot, areas of 1% annual chance stream flooding
where the contributing drainage area is less than 1 square mile, or areas protected from the
1% ; pursuant to FIRM Map Panel No’s. 04025C1315G, effective September 3, 2010.

The Flood Insurance Rate Map is provided below.

FLOOD MAP
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ASSESSED VALUATION & REAL ESTATE TAXES

The subject’s gross site area is 37,171 square feet, (0.85 acres), pursuant to ADOT exhibits
provided to the appraiser. The parent parcel is identified by Assessor Parcel Number 306-04-010-
L. As of the date of value, the parent parcel has an Assessed Limited Value of $64,399, and a Full
Cash Value of $64,399. An assessed value for the property appraised is not available. The property

owner State of Arizona Department of Transportation is exempt from property taxes.
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ZONING

The zoning for the property appraised is CH, Commercial Heavy, by the Town of Chino
Valley. The principal purpose of this zoning district is to provide for and encourage commercial
and light manufacturing facilities that are not located next to residential zoning. The CH zone
permits any use permitted in the Light Commercial (CL) zone, wholesale, manufacturing, bottling
and package companies, warehouse, storage of products, welding shops, underground liquid
petroleum retail and wholesale, commercial outdoor kennels, antennas and wireless
communication towers, farming and agriculture, contractor yards, campgrounds and recreational
vehicle parks, customary accessory buildings and structures, commercial greenhouses and
accessory uses.

Development standards for any property under the CH zoning ordinance requires a
minimum lot area of 7,500 square feet, minimum lot width of 50-feet; minimum lot frontage of
50-feet. Minimum rear and side yard building setbacks are command only from dedicated rights-
of-way. The town has no minimum building size and/or maximum lot coverage. The town has a
maximum building height of fifty (50) feet under the CH zoning code. The town also depicts that
all lots less than one (1) acre is size must be served by water and/or sewage disposal systems
approved by the Town of Chino Valley.

Due to the subject’s location adjacent to State Road 89 and East Road 4 North, roundabout,
site restrictions by the State of Arizona ADOT, restricting access to Right-In and Right-Out; and
the surrounding uses seen encompassing the roundabout, it is highly unlikely that the subject

property could be rezoned.

Impact on Value:

The property appraised is located adjacent to the northeast quadrant of State Route 89 and
East Road 4 North, roundabout. While the site has highway frontage with good visibility to a daily
two-way traffic volume of about 14,000 vehicles. Its accessibility is limited to a Right-In and Right
Out only access, along East Road 4 North. Given its General Land Use Plan designation of
Commercial Heavy and considering its limited access, potential development of the parcel is likely
to be a future light industrial or manufacturing use. Retail uses are not likely based on its limited
access. Based on the site size of land sales in the area, it is likely that the property appraised would
not be split or sold as smaller parcels. A copy of Town of Chino Valley Zoning Sector Map, is

present below and on the following page.
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TOWN OF CHINO VALLEY ZONING MAP
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HIGHEST AND BEST USE ANALYSIS
According to The Appraisal of Real Estate, 14" Edition, published by the Appraisal

Institute, highest and best use is defined as:
The reasonably probable and legal use of vacant land or an improved property,

which is physically possible, appropriately supported, financially feasible, and
that results in the highest value.

The highest and best use of the land as vacant must meet four criteria. The highest and best
use must be:
1) Legally Permissible: What uses are permitted by zoning, private restrictions, historic
districts, and environmental regulations on the site?

2) Physically Possible: Based on the physical characteristics of the site, what uses are
physically possible?

3) Financially Feasible: Which uses meeting the first two criteria will produce a
positive return to the owner of the site?

4) Maximally Productive: Among the feasible uses, which use will produce the highest
price, or value, consistent with the rate of return warranted by the market? This use
is the highest and best use.

AS VACANT

Legally Permissible: The minimum site area is 7,500 square feet per. The subject parcel
is located in the CH-Commercial Heavy Zone in the Town of Chino Valley. The CH zone permits
a mixture of uses, including all the uses permitted in the CI-Light Commercial zoned district.

As vacant, the legally permissible use of the subject parcel is any of the uses that are
permitted in the CH-Commercial Heavy Zone in Chino Valley. These uses were previously stated
in the Zoning section of the appraisal.

Physically Possible: The subject parcel consists of 37,171 gross square feet of site area
(0.85 acres), as indicated by Yavapai County Assessor’s Office. The subject property is situated
on the north-end of Chino Valley business district, along State Route 89.

As stated, the subject is located in the northeast sector of State Route 89 and East Road 4
North, roundabout. The subject is located outside the 100-year flood hazard area and has restricted
access to the traffic patterns carried along East Road 4 North. Therefore, the physically possible
use is a use that conforms to existing zoning regulations.

Financially Feasible: -The principle of conformity holds that maximum value is realized

when a reasonable degree of economic homogeneity is present. The subject parcel is in a sector
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of Chino Valley that includes of a mixture of uses ranging from retail, churches, restaurants, auto
repair, animal, hospital industrial and either parcels or tracts of undeveloped land. This parcel is
located at the northern end of development for Chino Valley. Therefore, when considering the
location, size, and limited access of the subject parcel, the most probable use for the subject would
be construction of an industrial structure, likely of one story in height. Retail use is unlikely.

The state, Chino Valley and its industrial market is part of the “Quad-Cities” of Central
Arizona. Access from State Highway 89 is considered good and a positive influence in the region;
whereby enhancing future development. The industrial market in Chino Valley is specifically
concentrated along State Route 89, from Road 3 1/2 North, northward to around Road 5 North. A
single-user, build-to-suit industrial user is most likely.

Given the small size of the Chino Valley market and the lack of sources that publish
periodic sales, leasing and vacancy statistics, the marketing time for the property is difficult to
measure. The current increase in mortgage rates will further dilute demand since the current market
is owner-user driven. The financially feasible use is to hold for investment for future industrial
use that conform to existing zoning regulations as demand warrants.

Maximally Productive:

The final test of highest and best use of the site, as vacant, is that the use be maximally
productive, yielding the highest return to the land. Based on the information presented above, the
highest and best use of the subject parcel is a hold for investment for future industrial use by an
end user. The analysis of the subject and its respective market characteristics indicate the most
likely buyer, as vacant, would be an end-user or land speculator.

Conclusion, Highest and Best Use, As Vacant:

Given the zoning, location, physical characteristics and general market conditions, the

highest and best use, as vacant, is to hold for investment for future industrial use or a use that

conforms to the zoning regulations.
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LAND VALUATION

The Sales Comparison Approach is used to provide a market value opinion for the subject
parcel. This approach applies the principle of substitution which affirms that when a property can
be replaced, its value tends to be set by the cost of acquiring an equally desirable substitute property
without undue or costly delay. The Sales Comparison Approach is the only applicable approach to
value vacant land because, in the local market, land is not typically leased and there are no building
or site improvements to analyze. Thus, neither a Cost nor Income Approach is applicable to the
valuation of vacant land.

Adjustments are made to the comparable sales based on the following elements of
comparison: property rights conveyed, financing terms, conditions of sale, market conditions
(time), location, physical characteristics, and zoning/planned use. The sale price per acre is the
unit of comparison utilized for the analyses due to the size of the part to be acquired. This is
derived by dividing the sale price by the site acreage of the parcel.

Search parameters for land comparable sales focused on sales and listings that are similar
in size and potential use to that of the subject. The search for recent land sales included immediate
and surrounding areas that have similar demographics. The market data included in the analysis
are considered the best available and provide a credible opinion of value. However, it should be
noted that the recent increases in mortgage interest rates could have an adverse impact on the
marketability of the property appraised.

A location map showing the comparable sales relative to the subject, individual data sheets,
and parcel maps are presented on the following pages. The adjustment matrix follows the land

value analysis.
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LAND COMPARABLE MAP
Sales 1, 2, 3,4 &5
Chino Valley, Arizona, United States
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SUMMARY OF COMPARABLE LAND SALES

LAND SALE PROPERTY ACTUAL SALE ADJUSTED GROSS PRICE PER ZONING / PLANNED USE /
COMP DATE LOCATION PRICE SALE PRICE 1 ACRES ACRE UUIVIF[\EHI:'I-:O:\:II:PUI:“I:I\HI.
l 121621 202 EastRoad 4 Norh $439.000 $139,000 098 $laz.072 CH - Commercal Heawy
Chino Valley, AZ 86323
0604-010-
2 082322 1025 EsstRoad 1 South, Ghino $77,500 $77,500 ukss] Br.0ra CL {Light Commercial)
Valley, Arizona 86323
306-26-0058
3 12822 Allthat portion of Section 3, $250,000 $250,000 269 fisrascrs CL (Light Commercial)
Township 16 North, Range 2 West
ofthe Gila and Salt River Base and
4 NRGL2 2603 State Route 89, Chino Valley, $140,000 $140,000 103 leincile] CL {Light Commercial)
Arizona 85323 306-14-
025K
5 GBAOZ3 409 South State Route 89, Chind $275,000 $2ra,000 039 $308,939 CL {Light Commercial)
alley, Az ona 86323 306
29-077
1Mju§2d zale price Dr cash equivalency and/or development cogte (nhere applicable)
Subject Northeasterly side of Route 89 -— — 0.9 CH - Commercal Heawy
travel lanes and East Road 4
North Roundabout, Chine
Valley, Arizona 86323 306-
04-010L
0839 $87.079
259 $142,272
AVERAGE 1.40 $114,652
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MPARABLE
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COMPARABLE NUMBER:
LOCATION:

LEGAL DESCRIPTION:

TAX CODE NUMBER(S):

RECORDS:
Instrument:
Date Recorded:
Affidavit of Fee No:

SELLER:
BUYER:
SALE PRICE:
INTEREST CONVEYED:
TERMS:
CONDITIONS OF SALE:
SITE AREA IN ACRES:
SALE PRICE PER ACRE:
PHYSICAL DESCRIPTION
Location:
Legal / Physical Access:
Site Shape / Topography:
Utilities Available:
Flood:
ZONING / PLANNED USE:
THREE YEAR HISTORY:
MARKETING TIME:
CONFIRMED WITH:
DATE CONFIRMED:
COMMENTS:

LAND COMP 1

802 East Road 4 North

Chino Valley, AZ 86323

306-04-010-V

Parcel in the Souhteast 1/4, Southeast 1/4 of Section 3,
Township 16 North, Range 2, West.

306-04-010-V

General Warranty Deed
December 16, 2021
2021-0089276

Kathryn Blume

Chino North Holdings LLC
$139,000

Fee Simple

Cash to Seller
Arm's-Length

0.977

$142,272

Avg.-Gd / Chino Valley / Rd 4 North

Yes / Paved/ Street Access

Irregular / Generally Level

Electric; Water & Sewer Available

Zone X (Outside)

CH - Commercal Heavy

12/16/2021 $139,000 R Blume Underground/Kathryn Blume
Market

Public records, reliable source

April, 2023

This represents the sale of 0.977 acres, or 42,544 square feet. The property is situated slong the north side of East Road 4
North, adjacent to the east property line of the property being appraised. It is zoned CH (Heavy Commercial) and is irregular in
shape, with generally level topography and paved streets. Acess is not restricted. However, given the comparble's access point
from the east bound traffic lane could create a back-up to the SR 89 and Road 4 north roundabout, during peak traffic times.
The property has access electric, with access to water and sewer being withing two-miles.

I.D. :23-065-L.1
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LAND COMPARABLE
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COMPARABLE NUMEEE:
LOCATION:

LEGAL DESCEIPTICH:

TAX CODE NUMBER(S):

EECORDE:
Instrument:
Date Eecorded:
Affidavit of Fee Mo

SELLEE:

BUYEER:

SALE PEICE:
INTEREST COMNVEYED:
TERDE:

CCOMNDITIONS OF SALE:
ZITE AREA IN ACRES:
SALE PEICE PEE ACRE:

PHYEICAL DESCRIPTION
Location:
Legal / Physical Access:

Zite Shape f Topography:

Ttilitie s Avatlable:
Flood:

ZOMWING f PLANNED USE:

THEEE YEAR HISTORTY:
MARKETING TIME:
COMNFIEMED WITH:
COMMENTS:

LAWD COMP 2

1025 East Eoad 1 South, Chine Valley, Arizona 86323
306-28-005B

The West Half of Lot 5, of Mountain View Acres, according
to the Plat of Eecordin Beok 10 of Iaps, Page 82, Eecords

306-28-005B

Special Warranty Deed
September 23, 2022
2022-0061471

Eight Homes LLC, an Anzona Linted Liability Company
Christine & Pearson

$77.500

Fee Simple

Casgh to Seller

Arm'zs-Length

0.850

£87.079

Aweragel Chine Valley f Ed 1 South
Tes f Paved/ Street Access
Trregularf Level to Gently rolling

All utilitie s, previously developed
Zone X (Outside)

CL (Light Commercial)

Mo prior sales
Ifarket

FPublic records. reliable source

This represents the sale of 089 acres of land, that 1s situated at the southeast corner of East Road 1 South and Zouth Road
1 East, Chine Valley, Anzona. The property zoned CL (Light Commercial), sold as a vacant site and was subsequently
inproved with a manufacture house depicting 1,705 square feet in 2022, The site 15 wregular m shape, with level to rolling
topography, with its access being from paved streets, wia East Road 1 South. The property, prior to development had

access to all public utilities.

ID. :23-085L-L.2
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LAND COMPARABLE
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COMPARABLE MNUMEBER:
LOCATION:

LEGAL DESCRIPTICLT:

TA3 CODE NUMEBEER(S):
RECORDE:
Instrument:
Date Eecorded:
Affidawvit of Fee Mot

SELLEE.

BUYEER:

SALE PEICE:

INTEREST COMNVEYED:
TEEME:

CONDITICNS OF SALE:
SITE AREA TN ACEES:
SALE PEICE PEE ACEE:
PHYSICAL DESCEIPTION

Location:

Legal / Physical Access:
=ite Shape / T opography:
TThlites Avalable:

Flood Plain:

ZOMNING f PLAWNMNED TUSE:
THEEE YEAR HISTCEY:

MAREETING TIME:
CCHNFIEMED “WITH:
DATE CONFIEMET:
CCMMENT 5

LAND COMP =
Approz. 2900 State Eoute 89, Chine Valley, Arizona 86323
306-04-0154

A1l that portion of Section 3, Township 16 Morth, Range 2
‘West of the Gila and Salt Eiver Base and Mendian, Yavapat
County, Arizona

306-04-0154

Cuit Claim Deed
Movember 258, 2022
20220068291

Harbor Awvenve, LLC, an Anzona Limited Lability Company
Eicarde C. Valdez & Mana B Valdez

$250,000

Fee Simple

F60,000 down: Seller Carryback $150,000%

Arm's-Length

2,68

£92,937

Ayg -Gdf Chine V. /SRES & W R 3N
Tes/ Paved f Street Access

Trregular ¢ Generally Level

Electnc

Zone X (Cutside)

CL (Light Commercial)

Sold 11472022 Stephen & Shirly Eleppe to Harbor Avenue,
LLC, $1%0,000, Cash to Seller 20220002550

Marlet
Public records. reliable source
Aprl, 2023

This represents the sale of 2.69 acres that is situated at the southwest corner of State Route 89 and West Eoad Morth
Chine Walley Arizona. The property i3 zoned CL (Light Commercial), with access being from West Road 5 North, It is
irregular in shape, with generally level topography, with paved streets and public utibties, 1.6, electric being in-place, prior

to sale. The property is located in Zone X, outside the special flood hazard area. According to county records, the grantor
held title to the property from Janvary 2022 to November 2022, Prior to the Grantor, the property was under the
cwnership of Stephen D. and Shirly B, Eleppe from 2011 to January 2022,

ID. : 23065-L-L2
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LAND COMPARABLE
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CONP AR ABLE NUMBEE: LAND COMP 4
LOCATICH: 2803 State Route 89, Chine Valley, Arizona 86323
306-14-026K
LEGAL DESCEIPTION: That portien of the MNottheast Quarter of Section 10,

Towrnship 16 North, Range 2 West of the Gila and Salt River

Raze and Mendian ¥ awanat Countwy Arizona

TA¥ CODE NUMBER(S): 306-14-026K
EECOEDS:
Insttument: Warranty Deed
Date Fecorded December 20, 2022
Affidavit of Fee No: 2022-0073233
SELLEE: Western News & Info., Inc., an Arizonia Cotporation tha
Weatern Mewrenarere Tne An Arirana Carneration
BUYEE: JE & G Investment, LLC, an Arizona Limited Liability
Cotnpany
=ALE PRICE: $140,000
INTEREET CONVEYED: Fee Simple
TEEMIZ: 70,000 down, Cash to Seller
CONDITIONS OF SALE: Arm's-Length
ZITE AREA TN ACRES: 103
=ATE PEICE PEER ACEE: $136,319
PHYSICAT DESCEIPTION
Location: Good! East side of 3R89, 5E of 3RE% & Commercial Way
Legal / Physical Access: Yesz f Paved ! Street Access
=ite Shape [ Topography: Trregular f Generally Level
Utilities Avalable: Electric, water or sewer
Flood Plain: Zone X (Cutside)
ZOWING ¢ PLAWNNED TEE: CL (Light Commercial)
THEEE YEAR HISTORTY: Mo prior sales
MAREETING TIME: Marlket
COMFIEMETD WITH: Public records, reliable source
DATE CONFIEMED: 4i1/2023
CONMENT S:

This represents the sale of 1.03 acres of vacant land that lies along the east side of State Route 89, southeast of the "T"
intersection of State Route 89 and Commercial Way, Chine Valley, Arizona  The property is zoned CL (Light
Commercial), and depicts an wregularly shaped, generally level mtenor parcel that 15 being utihzed by Tn-City Towing for
ofi-site storage and towing services. Paved streets and public utilities were inplace prior to sale. The propetty is located in
Zone X, outside the special flood hazard area. According to county records, the Grantor held title to the property, from MWlay
2005 to Decernber 2022

ID. : 23-065-L.4
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LAND COMPARABLE
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COMPARABLE NUMEBEER:
LOCATION:

LEGAL DESCRIPTICH:

TA¥ CODE NUMBER(5):

EECOEDE
Instrument:
Date RBecorded:
Affidavit of Fee Mo:

SELLEE:

BUYEE:

SALE PRICE:

INTEREST CCONVETYED:
TERME:

CONDITICNS OF SALE:
SITE AREA TN ACRES:
SALE PRICE PER ACRE:
PHYSICAL DESCRIPTION

Location:
Legal / Physical Access:
Zite Shape [ T epography:
Ttilities Available:
Flood Plain:

ZONING f PLAITIED USE:

THEEE YEAR HISTORT:
MARKETING TIME:
CONFIFRMED WITH:
DATE CONFIRMED:
COMMENTS:

LAND COMEFE 5
409 Bouth State Eoute 89, Chine Valley, Arizena 86323
306-29-077

Lot 17, Chine Valley Town Center, according to the plat or
record recordedin Book 61 of Maps, Page 9, Yavapat
Clomnter

306-29-077

Warranty Deed
March 10, 2023
2023-0010322

CWPTE 402, LLC, an Arizona Limited Liability Company

Century West Holdings L1, an Anrona Limited Liabality
$275,000

Fee Simple

Cash to Seller

Arm's-Length

0.89

$308,585

Good East side of 3R89
Yes/ Paved/ Eight-in access
Eectangular / Generally Level
Electric, water or sewer Awail
Zone ¥ {(Cutside)

CL (Light Comimercial)
Mo prior sales
Ifarket

Fublic records, reliable source

4142023

This represents the sale of 0.89 acres of vacant land that lies along the east side of State Route 89, south of Fletcher Court
in the Chine Valley T own Center subdivision, Chine Valley, Arizona. The property is zoned CL (Light Commercial), and
depicts an rectangular interior parcel, with a deceleration right turn lane being in-place from the north bound lanes of State

Eoute 89 Mot all Paved streets andfor common area driveways have been completed for the comparable property and its
respective town center subdivision. All public utilities were avalable and in-place, prior to sale. The property is located in
Zone 3, outside the special flood hazard area According to county records, the Grantor held title to the property, from

June 2014 to WMarch 2023

ID. : 23-065-L.5
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COMPARABLE SALES - ELEVATION PICTURES

LAND SALE ONE

ERdiIS

Sierra\VistalDr. Sierra\VistalDr.
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53



LAND SALE HREE
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LAND SALE FOUR
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LAND SALE FIVE
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LAND VALUE ANALYSIS

Five sales of vacant land are included in the analysis. Land sale activity has been somewhat
tempered, with the sales activity for commercial land sales, similar to the property being appraised
taking place from December 2021 to March 2023; and presented in the detailed write-ups and
tabulation on the following pages.

Price adjustments are considered to the sale prices of each comparable sale for differences
in property rights conveyed, financing terms, conditions of sale, market conditions, location,
physical characteristics, zoning and intended use. Quantitative adjustments have been made for
elements of comparison including property rights conveyed, financing terms, conditions of sale,
and date of sale. There is little market data to support quantitative adjustments for elements of
comparison involving location and physical differences. Therefore, the appraiser’s experience and
judgment are used in making adjustments for location and physical differences.

Here follows the analysis of the sales by each element of comparison. An adjustment grid
summarizing the adjustments as they apply to the comparable sales precedes the conclusion of this

analysis.

Property Rights Conveyed:

No adjustments are made for property rights conveyed. The fee simple interest was
transferred for each of the comparable sales. It is assumed that the current listing and offer to
purchase would also transfer the fee simple interest upon completion of a sales transaction.
Financing Terms:

In accordance with the definition of market value, adjustments for financing terms assume
all cash or cash to the seller with the buyer obtaining new conventional financing at prevailing
interest rates. All sales used in this analysis were transacted with cash or institutional financing
available for the property sold. Therefore, no adjustments are required.

Conditions of Sale:

An adjustment for Conditions of Sale is made when the transaction was influenced by
outside factors such as financial duress, lack of a sales commission, or related-party transaction.
No extraordinary conditions for the comparable sales were reported. Therefore, no adjustments are

required.
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Market Conditions (Date of Sale):

The transaction dates for the comparable sales are from December 16, 2021, to March 10,
2023. The effective date of value for this appraisal is April 20, 2023. Sale Number 1 was sold on
August 5, 2021, for $110,000 and resold on December 16, 2021 for $139,000, or 26.36% gain
within a four-month period, or 6.5% per month. Likewise, Sale Number 3 was sold on January 14,
2022, for $190,000 and resold on November 27,2022, for $250,000, or a 31.58% gain, for a 10-
month period, or a 3.16% per month. These increases are extraordinarily high and are not likely to
continue at such a high rate of increase. Further, with respect to Sale 3, the appraisers were unable
to confirm the seller carry-back’s influence on the sale price. This carry back financing, however,
is a benefit to the buyer thereby, negating any financial adjustment for non-typical market
financing.

In addition, our discussion with Mr. Matthew Fish, Broker with Prescott Commercial Real
Estate, revealed that market demand is slowing. However, there is no single reporting service that
compiles market statistics for land in Chino Valley to confirm this. Further, the continued
mortgage rate increases by the Federal Reserve to curb inflation are expected to have an adverse
effect on demand for vacant land used for development.

Based on the foregoing information, with consideration given to the current economic
trends, an upward adjustment for market conditions is warranted to the sales prices of the
comparable sales. We believe an increase of 1.0% per month is appropriate since the date of the
earliest sale. . All sales surveyed have been adjusted accordingly.

Location
General Location/Access/Visibility:

One of the most significant elements of value for vacant land is location. The subject is
located in the easterly sector of State Route 89 and East Road 4 North roundabout. The
immediately surrounding neighborhood is comprised of established industrial and secondary retail
uses as well as large tracts of vacant land. It has also been noted in this analysis that the subject
property access is restricted to right-in or right-out along Road 4 North. Therefore, given the
subject’s access problems, the price adjustment for location includes both location and access
differences separately. However, the access adjustment is by far the more consequential.

Comparable Land Sale One is located at 802 East Road 4 North. The property is situated
adjacent to the Subject’s east property line. It is similar in location, but superior in having full
access to Road 4 North, as compared to the property being appraised. A downward adjustment was

made for accessibility.
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Land Sale two is situated at the southeast corner of East Road 1 South and South Road 1
East. This comparable is inferior in comparison to the subject’s location; however, is superior in
accessibility as compared to the property being appraised. The sale was adjusted downward for
access.

Comparable Land Sale Three is situated at the southwest corner of State Route 89 and West
Road 5 North. The sale was slightly superior in location, as compared to the subject, but superior
in having full access to West Road 5 North. The sale was adjusted downward compared to the
property being appraised.

Land Sale Four is situated along the east side of State Route 89, northeast of the “T”
intersection of State Route 89 and Commercial Way. The comparable was considered slightly
superior in location, but superior in accessibility given its access to State Route 89, from a private
asphalt paved drivel. The sale was adjusted downward for these attributes, as compared to the
property under appraisal.

Comparable Land Sale Five is situated along the east side of State Route 89, at 409 South
State Route 89, Chino Valley. This particular property is part of the Chino Valley Town Center
Subdivision that comprises of multiple commercial properties fronting along the State Route 89.
The comparable has a right-in access from the highway that will service the subdivision; however,
full access to the property will only be permitted from cross-access easements within the
subdivision that will eventually intersect with Fletcher Court Road, and/or Road 1 South. The
comparable was adjusted downward for location and accessibility, as compared to the subject
property.

Physical Characteristics
Site Size:

The subject is 0.89 acres. Due to economies of scale, the market frequently recognizes that
a smaller parcel tends to sell at a higher price per acre. Conversely, a larger parcel tends to sell at
a lower price per acre. Sales Three and Four are slightly larger than the subject; however, only
Sale Number 3 commanded an upward adjustment for the difference in size. Sales One, Two and
Five were similar; thereby, no size adjustment was warranted.
Topography/Shape:

The subject is level but is elongated in shape which impacts development to some extent
with respect to building area and lot coverage. All of the sales surveyed had level terrain but were

considered superior to the subject’s functional utility in respect to its shape. The price adjustments
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shown account for the difference in shape comparison and functional utility, as compared to the
property being appraised.
Zoning/Intended Use

The subject property is located in the CH-Commercial Heavy zone as defined by the Town
of Chino Valley Zoning code. The CH zone permits any use permitted in the CL-Light Commercial
zone, and a mixture of permissible uses that are suitable and appropriate, taking into consideration
the land uses on adjacent or nearby properties, access to major streets or highways, and the
availability of public utilities. Given the sales surveyed, no adjustment for the difference in
allowable zoning uses was warranted in comparison.

Utilities:

Electric and telephone utilities are available to the subject along East Road 4 North.
According to Town of Chino Valley, municipal water and sewer facilities are not available at the
property line and were within two miles. However, given the distance involved to the water and
sewer, we believe a septic system and private well would be more cost effective. The sales
surveyed varied in availability to ready utilities.

Sale One is similar to the subject in lacking water and sewer. No adjustment was
considered germane. Sale Two is a previously developed lot and had existing utilities. A downward
price adjustment is made. Sale Three is similar to the subject in lacking water and sewer. No
adjustment was warranted. Sale Four had existing public utilities, at the time of sale; and therefore,
was adjusted downward in comparison. Sale Five has availability to all public utilities and a
downward price adjustment was commanded.

Floodplain:

The entire subject property is in Zone X, outside of the floodplain. All sales are similar.
No adjustments are made.

The Land Sales Adjustment Matrix is presented on the following page.
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LAND COMPARABLE ADJUSTMENT MATRIX

INDICATED VA LUE:

523,000
PERACRE

Southwest Appraisal Associates
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Value Conclusion:

The unadjusted value range from the land comparables is from $87,079 to $308,989 per
acre. After making adjustments for the appropriate elements of comparison, the estimated value
range for the subject parcel is from $78,067 to $115,525 per acre, with an arithmetic mean is
$83,857 and a median of $90,202 per acre. Greater weight is applied to the lower end of the range
due to the current economic conditions in the region and the subject’s market impact from the
restriction on access.

Based on the foregoing analysis, the market value of the subject parcel of 0.96 acres of
vacant land is $85,000 per acre.

$85,000/Acre X 0.85 Acre = $72,533, Rounded to $72,500

MARKET VALUE OPINION FOR THE APPRAISED PROPERTY,
CONSISTING OF 0.96 ACRES AS OF April 26, 2023....c.ccetitieiniiniieineincinennnn. $72,500

The above market value opinion equals $85,000 per acre based on a gross parcel site area of
0.96 acres.

EXPOSURE TIME:

Exposure time is the estimated length of time the appraised property would have been
offered on the market prior to the hypothetical consummation of a sale at market value on the
effective date of the appraisal. The exposure time is estimated by analyzing the marketing times
from the comparable sales and other market data.

A review of additional sales and listing land comparables in the area, not used in the above
land analysis, indicated marketing times of 6 months to about 36 months. Market participants
indicated the average marketing time for similar parcels of land is approximately 12 months.
Given the market conditions as of the date of value, the estimated exposure time is 12 months or

less, assuming the property is priced in accordance with the appraised value.
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AUDITING BREAKDOWN
The following is the Auditing Breakdown for the appraised property.

Parcel #L-NW-005
Land
Improvements to be Acquired
Severance Damages
Special Benefits
Cost to Cure
Total Market Value

$72,500
$0
$0
$0
$0
$72,500
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PROJECT: M5193 01X

HIGHWAY: Prescott — Ash Fork Highway
SECTION: Road 4 North Roundabout
PARCEL: L-NW-005

CONTRACT: CTR054974/JW-23-009

| hereby certify:

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

That we have given consideration to the value of the property the damages and benefits to the
remainder, if any; and accept no liability for matters of title or survey. That, to the best of our
knowledge and belief, the statements contained in said appraisal are true and the opinions, as
expressed therein, are based upon correct information; subject to the limiting conditions therein
set forth.

That no hidden or unapparent conditions of the property, subsoil, or structures were found or
assumed to exist which would render the subject property more or less valuable; and I assume no
responsibility for such conditions, or for engineering which might be required to discover such
factors. That, unless otherwise stated in this report, the existence of hazardous materials, which
may or may not be present in the property, were 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 our analysis, opinion, and conclusions were developed, and this report has been prepared, in
conformity with the Arizona Department of Transportation Appraisal Standard and Specifications
and 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 our knowledge, no portion of the value assigned to such property consists
of items which are non-compensable under the established laws of said State.

That we understand this appraisal may be used in connection with that acquisition of right of way
for a highway to be constructed by the State of Arizona with the assistance of Federal aid highway
funds or other Federal funds.

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

That we have no direct or indirect present or contemplated future personal interest in the property
that is the subject of this report, or any benefit from the acquisition of the property appraised herein.
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That we have not revealed the findings and result of such appraisal to anyone other than the
property officials of the Arizona Department of Transportation or officials of the Federal Highway
Administration, and | will not do so unless so authorized by property State officials, or until | am
required to do so by due process of law, or until I am released from this obligation by having

publicly testified as to such findings.

That my opinion of the MARKET VALUE of the subject as of the 26th day of April, 2023, based
upon my independent appraisal and the exercise of my professional judgment is:

Parcel #L-NW-005
Land

Improvements to be Acquired

Severance Damages
Special Benefits
Cost to Cure

Total Market Value

Date: June 26, 2023

$72,500
$0
$0
$0
$0
$72,500

Signature: /M CHL/

Steven R. Cole, MAI, SRA, Al-GRS
Arizona Certified General Real
Estate Appraiser #30130

=

James J Bien, MAI
Arizona Certified General Real
Estate Appraiser #32227

Signature:
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CERTIFICATION
THE APPRAISER CERTIFIES 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, unbiased professional analyses, opinions, and
conclusions.

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

We have performed no services as an appraiser or in any other capacity regarding the property that
is the subject of this report within the three-year period immediately preceding acceptance of this
assignment.

Our compensation 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 the appraisal.

Our analyses, opinions, and conclusions were developed, and this report has been prepared in
accordance with the standards and reporting requirements of the Uniform Standards of
Professional Appraisal Practice of the Appraisal Foundation and any governmental authorities
referenced within the appraisal report, including but not limited to ADOT, Appraisal Standards
and Specifications and FHWA.

James J. Bien, MAI and Steven R. Cole, MAI, SRA did make a personal inspection of the
property that is the subject of this report.

James J. Bien, MAI has not provided prior services, as an appraiser or in any other capacity, within
the three-year period immediately preceding acceptance of this assignment.

Steven R. Cole, MAI, SRA has not provided prior services, as an appraiser or in any other capacity,
within the three-year period immediately preceding acceptance of this assignment.

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

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

We certify that, to the best of my knowledge and belief, the reported analyses, opinions and
conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics and the Standards of Professional Practice of the
Appraisal Institute. The use of this report is subject to the requirements relating to review by its
duly authorized representatives.
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We hereby certify that | am competent to complete the appraisal assignment. The reader is referred
to appraiser’s Statement of Qualifications.

No change of any item in the appraisal report shall be made by anyone other than the Appraiser,
and the Appraiser shall have no responsibility for any such unauthorized change.

The "Opinion of Market Value" in the appraisal report is not based in whole or in part upon the
race, color, or national origin of the prospective owners or occupants of the property appraised, or
upon the race, color, or national origin of the present owners or occupants of the properties in the
vicinity of the property appraised.

As of the date of this report, Steven R. Cole, MAI, SRA, and James J Bien, MAI have completed
the continuing education program for Designated Members of the Appraisal Institute.

M a’/g\—/ Date: June 26, 2023

Steven R. Cole, MAI, SRA, AI-GRS
Certified General Real
Estate Appraiser #30130

E R

James J. Bien, MAI
Certified General Real
Estate Appraiser #32227
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QUALIFICATIONS OF STEVEN R. COLE, MAI, SRA, Al-GRS

FORMAL EDUCATION:

Bachelor of Arts Degree with high honors, University of California,
Santa Barbara, 1971

Master’s Degree in Business Administration, University of California,
Los Angeles, 1973. Concentration: Urban Land Economics

PROFESSIONAL EDUCATION:

Successful Completion of Examinations for the following courses given by the Appraisal
Institute:

“Real Estate Appraisal Principles" and “Basic Valuation Procedures"
"Capitalization Theory & Techniques", Parts 1, 2, and 3

"Case Studies in Real Estate Valuation"

"Introduction to Real Estate Investments Analysis”

“Litigation Valuation”

"Standards of Professional Practice”, Part A, B & C

“Market Analysis”

“Review Theory - General”

Attendance at Numerous Educational Seminars:

PROFESSIONAL MEMBERSHIPS:

Member, Appraisal Institute (MAI), Certification Number 6080. The institute conducts a
voluntary program of continuing education for its designated members. MAI’s and RM’s who
meet the minimum standards of this program are awarded periodic educational certification.
As of this date, | have completed the requirements under the continuing education program of
the Appraisal Institute. I am currently certified through December 31, 2022.

Senior Residential Appraiser (SRA), of the Appraisal Institute. This designation signifies
expertise in the valuation of residential properties of 1 to 4 units.

General Review Specialist (AlI-GRS), of the Appraisal Institute. This designation signifies
expertise in the review of appraisals of general real estate properties.

EXPERIENCE:

Includes valuation of most types of urban real property: single and multi-family residential,
commercial, industrial, and vacant land. Experience also includes special purpose properties,
feasibility studies, leased fee and leasehold interest, counseling, and appraisal for
condemnation since 1975.
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ADDITIONAL EDUCATIONAL AND PROFESSIONAL ACTIVITY:

Publication of articles in Professional Journals:

“A New Methodology for Estimating Highest and Best Use”,
Real Estate Appraiser and Analyst, Summer, 1987

“Estimating the Value of Proposed Developments by Discounting
Cash Flow”, Real Estate Review, Summer, 1988.

Formerly a Certified Instructor with the Appraisal Institute for “Highest and Best Use
Applications”, “Feasibility Analysis and Highest and Best Use- Nonresidential Properties”, and

“Principals and Procedures of Real Estate Appraisal”.

Associate Faculty, Pima Community College for “Real Estate Appraisal Principals” and “Basic
Valuation Procedures”, 2000-2006.

Instructor for Tucson Board of Realtors, American Bar Association, Brodsky School of Real
Estate, and Hogan School of Real Estate. Appraisal Principles, Appraisal Procedures, Market
Analysis., Using the Internet for Due Diligence.

President of Southern Arizona Chapter #116, Appraisal Institute, 1983-84.

President for the Arizona State Chapter #41, Appraisal Institute, 1990.

Chairman, Pima County Real Estate Council, 2003-2004, Director 1989-2007.

Chairman, Tucson Airport Authority Chairman, 2015.
Board of Directors, 2011-2016. Member, Tucson Airport Authority, 2007-2016.

APPROVED APPRAISER:

With most major commercial banks and mortgage companies in Arizona.

STATE CERTIFICATION:

Arizona Certified General Real Estate Appraiser Number 30130. Currently certified through
August 31, 2024.

ASSIGNMENTS INCLUDING TESTIMONY OR DEPOSITION — LAST 5 YEARS:

2/22/2019 - 18-142 — Mesch Clark Rothschild, FBI Office Building, deposition

12/21/2018 — 17-192 - May Potenza Baran & Gillespie, P.C., Sierra Vista hotel, deposition
6/22/2018 — 17-192- May Potenza Baran & Gillespie, P.C., Sierra Vista hotel, deposition
9/12/2017 — 17-116 — ADOT, Parcel 13-1917 Vista Montanesa Condos HOA, Prescott, Testimony
12/16/2016 — 16-235 — ADOT, Parcel 10-1870, Testimony

8/30/2016 — 15-267 — ADOT, Parcel 10-1638, Testimony

8/30/2016 — 15-241 — ADOT, Parcel 10-1645, Testimony

8/29/2016 — 16-001 — ADOT, Parcel 10-1618, Testimony

1/26/2016 — 13-053-— La Loma Grande, Testimony
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1/15/2016 — 15-065 — ADOT, Parcel 10-1618, Testimony

10/15/2015 — 15-245 — Ethan Steele Law, 402 E Grant Rd, Deposition

7/27/2015 — 15-139 — ADOT/Arizona Attorney General's Office, 850 W. Ajo Way, Testimony
6/26/2015 — 14-224 — ADOT/Arizona Attorney General's Office, Parcel 10-1876, Testimony
5/21/2015 — 15-039 — ADOT/Arizona Attorney General's Office, Parcel 10-1800, Testimony
4/16/2015 — 14-115 — ADOT/Arizona Attorney General's Office, Parcel 10-1802, Testimony
2/27/2015 — 14-258 — ADOT/Arizona Attorney General's Office, Parcel 10-557, Testimony
9/15/2014 — 14-180 - Munger Chadwick, P.L.C., 9084 and 9072 S Ocotillo Vista, Testimony
8/13/2014 — 13-130 - John Baade, 2585 N. Wyatt, Testimony

5/7/2014 — 13-130 - John Baade, 2585 N. Wyatt, Deposition

Southwest Appraisal Associates
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QUALIFICATIONS OF JAMES J. BIEN

James J. Bien, MAI
Certified General Appraiser
Arizona, Colorado

Texas, Louisiana

Professional Expertise

Mr. Bien has been actively engaged in commercial and residential real estate since 1984. Mr. Bien’s
appraisal and consulting assignments have included all major property types including residential,
office, retail, schools, day care and industrial type buildings plus other unique highly specialized
properties including oil and gas properties, industrial oil and gas industrial service facilities, right-of-
way’s, pipe lines, tanks farms, land and development related assignments.

Mr. Bien has also been a licensed real estate broker in the state of Colorado since 1979 and has
residential and commercial properties and has developed single-family homes and industrial properties.

Memberships, Licenses, Professional Affiliations and Education

« Designated Member, Appraisal Institute. As of the current date, James J Bien, MAI has
completed the requirements of the continuing education program of the Appraisal Institute.

» Certified General Real Estate Appraiser in the following states.
— Arizona - 32227
— Colorado - CG0O1313138
— Texas - TX-1338060G
— Louisiana - G4878

» Broker - State of Colorado
—  Colorado License #E1.000175021

Education
College equivalent: MAI Designation Warren

Township High School: 1972 Graduate Appraisal

Education:

American Institute of Real Estate Appraisers:
Course 110 (Real Estate Appraisal Principles 39- hrs)
Course 120 (Basic Valuation Procedures 39-hrs)

Course 310 (Capitalization Theory and Techniques, Part A 39-hrs)
Course 410 (Standards of Professional Practice, Part A 14-hrs)
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Course 420
Course 420
Course 430
Course 510
Course 550
Course 540
Course 530
Course 600
Course 620
Course 700
Course 705
Course 710
Course 720
Course 800

Course Gen.
Society of Real Estate Appraisers:

Course 101
Course 102
Course 201
Course 202

Jan. 2020:
July, 1990:
Dec. 1991:
Oct. 2001:
Mar. 2005:
Aug. 2205
Aug. 2005:
Aug. 2006:
Sep. 2006:
Mar. 2007:
Aug. 2008:
Oct. 2009:
Jul. 2009:
Nov. 2009
Apr. 2010:

Apr. 2010:
Jul. 2010:

Nov. 2010
Feb. 2011:

Jul. 2011:
Sep. 2011:

(Standards of Professional Practice, Part B 14-hrs)

(Business Practices & Ethics, 8-hrs)

(Standards of Professional Practice, Part C 15-hrs)

(Advanced Capitalization Theory and Techniques, Part B 40-hrs)
(Case Studies in Real Estate Valuation 40-hrs)

(Valuation Analysis and Report Writing 40-hrs)

(Advanced Sales Comparison and Cost Approaches 36-hrs)

(Income Valuation of Small, Mixed-Use Properties 15-hrs)

(Sales Comparison Valuation of Small, Mixed-Use Properties 15-hrs)
(The Appraiser as an expert Witness; Preparation & Testimony 15-hrs)
(Litigation Appraising: Specialized Topics and Applications 15-hrs)
(Condemnation Appraising - Basic Principals & Applications 15-hrs)
(Condemnation Appraising - Advanced Topics and Applications 15-hrs)
(Separating Real & Personal Property from Intangible Business Assets
15hrs)

(General Market Analysis & Highest Best Use 30-hrs)

(Appraising Real Property 40-hrs)

(Applied Residential Property Valuation 40-hrs)
(Principals of Income Property Appraising 80-hrs)
(Applied Income Property Valuation 40-hrs)

Seminars and Courses

National USPAP Update Course (2012, 2014, 2016, 2018)
Comprehensive Appraisal Workshop 21-hrs

Market Analysis 7-hrs

Gramm-Leach-Bliley Act 7-hrs

Scope of Work 7-hrs

Money Drives the Market 4-hrs

Loss Prevention Seminar 3-hrs

Relocation Appraising 4-hrs

The Road Less Traveled: Special Purpose Properties 7-hrs
Evaluating Commercial Construction 16-hrs

Affordable Housing 4-hrs

Introduction to Valuation for Financial Reporting 7-hrs
Federal Tax Valuation, Process, Concerns and Issues 7-hrs
Appraisal Policy Changes Challenges & Opportunity 6-hrs
Supporting Capitalization rates 7-hrs

Seminars and Courses

Introduction to Conservation Easements Valuation 7-hrs
Analyzing the effects of environmental Contamination on Real Property 7-
hrs

Appraisal Curriculum Overview General 15-hrs

The Discounted Cash Flow Model: Concepts, Issues, and Applications 7-
hrs

Analyzing Tenant Credit Risk and Commercial Lease Analysis 7-hrs
Business Practices and Ethics 4-hrs
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Aug. 2012:
Sep. 2013:
Feb. 2014:
Mar. 2014:
May 2014:
Oct. 2014:
Oct. 2014:
Oct. 2015:

Jul. 2016:
Jul. 2016:
Nov. 2016:

Oct. 2018:
Oct. 2018:

Dec. 2018:
May 2019:
Aug. 2019;

Oct. 2020:
Jun. 2021:

Aug. 2021:

Mortgage Courses

June 2019:

Eminent Domain and Condemnation 7-hrs

Complex Litigation Appraisal Case Studies 7-hrs

Business Practices and Ethics 7-hrs

Uniform Appraisal Standards for Federal Land Acquisitions 16-hrs
Appraising the Appraisal; Appraisal Review-General 7-hrs
Evaluating Residential Construction 7.5-hrs

Evaluating Commercial Construction 15-hrs

Residential Applications; Using Technology to Measure and Support
Assignment Results 7-hrs

Module 11 - Income Capitalization Approach Workshop 7-hrs
Module IV - Sales Comparison Approach Workshop 7-hrs

Attacking & Defending an Appraisal in Litigation, Legal Conference 16hrs

Advanced Land Valuation; Sound Solutions to Perplexing Problems 7-hrs
Evaluating Commercial Lease: The Tenants and the Terms Both Matter 7-hrs

Solving Land Valuation Puzzles 7-hrs

Rural Valuation Basics 7-hrs

How Tenants Create or Destroy Value: Leasehold Valuation and Its Impact on
Value 7-hrs

Desktop Appraisals (Bifurcated, Hybird and Evaluations 7-hrs

Getting It Right From The Start: A Workout Plan for Your Scope of Work 7-hrs

Historic Preservation (Facade) Easements: Appraisal Techniques and Valuation
Issues 7-hrs

Mortgage Safe Comprehensive Course 20-hrs

Special Education Courses

Real Estate Prep. (Residential Real Estate License)
Real Estate Prep. & University of Colorado (Broker’s License)
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ARIZONA PURCHASE ORDER

PHOENIX, on 4/11/2023
CTRO54974/ JW-23-009/ M519301X/ L-NW-005/ Appraisal due 45 days from approval-SOUTHWEST

APPRAISAL ASSOCIATES INC

SUPPLIER ORDER No. PO0000539201
please refer to this number on alf documents,
SOUTHWEST APPRAISAL ASSOCIATES INC Amendment:

Attn: STEVEN COLE Requestor: ESTHER VALENCIA
Address: Legal Address

Agency: Department of Transportation
PO BOX 16156

UNITED STATES

TUCSON, Arizona 85732-6156
Phone: 5203270000

E-mail: STEVE@SWAA.BIZ

Division: Infrastructure Delivery & Operations
Division Construction

Department: Right Of Way

Site: RIGHT OF WAY

Phone: 6027128793

Email: EVALENCIA@AZDOT.GOV

BILL TO
Address: RIGHT OF WAY Address: RIGHT OF WAY
2055 17TH AVE 205 5 17TH AVE
MD 612E RM 331 MD 612E RM 331
UNITED STATES UNITED STATES
PHOENLX, Arizona 83007-3212 PHOENIX, Arizona 85007-3212

Deliver To:

Requested Delivery Date:
(Uindzss specified diferently per ftam in section defivery cetails)

Payment Terms: Net 30

CONTRACT
ID CODE/SKU REFERENCE AND DESCRIPTION

CTRO54974- 6359403-1 CTRO54574) JW-23-009/ M519301%/ L-NW-
2 005/ Appraisal due 45 days from approval Cost
Commentaire : M519301X

Total before Tax ]

MNon-Taxable - 0 % 0.00 UsD

Total after Tax I
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ARIZONA PURCHASE ORDER

PURCHASE DRDER TERMS AND CONDITIONS

State of Afzona
PURCHASE ORDER TERMS AND COMDITIONS
Lppliad to APP Purnchase Orders on or after 111102022

1. ModHication. Mo modfication of the purchase omer shal bind Siate of Artzona Buyer {Buyes) uniess Buyer agrees to the
modfication In witting

2. Packing and Shipping. Seler shall be responsibie for Industny standard packing which corfarm to all legal reguirements
Containers must be cheary marked with any required identifying Information such as the lof number, destination address, and

pUrchass order nUmDer.

3. Titta and Risk of Losa. The fitie and risk of Ioss of e matenias shall not pass to Buyer untl Suyer physically recetves the
matertals at the point of delivery.

4. Involce and Payment. A separaie Involce shal be issued for each shigment. Mo Imedice shiall be kssued prior bo shipment of
matesials and ro payment wil be made prior to receipt and acceptance of materals and comec Invokes. Payment due dates,
Inciuding discount periods, will be compuied from date of receipt of materias or date of recelpt of comect Involce (whichever I
Iaer] to date Buyer's warmant as maked. Uniess freight and other chamges are temized, any dscount provided will be taken on ful
amourt of Irvolce. Payment shall be subject to fe provisions of Tie 35 of Artzona Revised Stafubes (ARUS.), subledt o the
requirements and Imitations of A RS § 35-154. The Buyers obilgaton ks payable solely from funds approprated for the purpose
of acquinng the matenials or sendces refamed to In this Purchase Crder, should Euyers funding change, no legal sty on the
part of the Buyer for any payment may arlse under this Purchase Owder undl funds are made avallable for perfiomance.

5. Inapaciion. All materals are subject to final Inspection and acceptance by Buyes. Materal fallng to mest the requirements of
s Purchasa Ordar wil be hald 2 Saliers risk and may be retumed fo Seiler. If 5o retumed, the cost of ransportsfion, Lnpasking,

Inspecion, Tepacking, reshipping, or other simiiar expenset are the responshility of the Selier

€. Mo Replacement of Defectve Tender. Every tender of materiais must fully comply with @l provisions of Purchase: Oroer as
e time of dellvery, quantty, quallty and The llke. If a fender Is made which does not fully conform, it shall constthde a breach and
Safier shall not have the right o subelituie & corforming tender.

7. Gratultise. The buyer may, by wiiten notics to the Saller, canesl this Pumhass Ondar It is found by Eayer that gratuiies, In
e form of entetanment, gifts, o othanss, wese offerad of ghen by e Ssiler, o any agent of representatve of the Salier to
any offlcer o empioyes of tha Stabe of AMizona Wit the PUIPOSE OF SSCURNG 3N OFTEr O S2CUNNg Tavorable MEatment wim mepect
1o the awarding or amending, o the making of any detemminationes Wi the respact i the performing, of such orer. In the event
Tils Purchase Order |5 canceled by Slyer pursuant 1o this provision, Buyer shall be entitied % racover or wilhold from the: Sefer
12 amount of the gratulty, In addion to any other ghts and remedes available UNDEr ANZona state [aw.

8. Wamaniies. Seler wamants at al matenals and services dellversd under this Purchase Order will confoa 1o the
requirements of fis Purchase Onder (induding all appilcable descriptions, specificaiions, draming and samples) wil be free from
defects In materal and workmanship and will e free from defects In design and Tl for the imended purpases. Any Inspection o
acceptance of the materals or services by Buyer shall not aiter or afect the abligations of Saller or the right of Buyer under the
faragoing wamanties.

ARIZONA s
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ARIZONA PURCHASE ORDER

3. E-Verify. In accordance with A RS, § 41-4401, Seller wamants compliance with ail Fedesal Immigration Iaws and requiations
relating fo eMployesE and Warants I compilance with Section A RS § 23- 214, Sulsecton A

10. Asalgniment and Delegation. No right or Interest In Tils Purchase Order shail be assignad by Seller without the wiiten
pemission of Buyer, and no delegation of any duty of Selier shal be mage wihout wiitian pamission of BUyer.

11. Third Party antitrest Viekstions. Seller assigrs 1o Buyer any clalm for overcharges resulting from antinust violations 1o the
exiant that those viiatons concem maisrals or sendces supplled by Mird partes to the Saler towand fufliment of this Purchase
Comlier

12 Intarpretation - This Purchase Onder |5 Intended by the partles a5 a Tnal expression of their agresment and Is Imended also
35 3 COMpiets and exiusive stalsment of the tenme of halr agreement. Mo course of prior dealings: betwesn the partiss and no
course of deaing or uEage of the fracke shall supplemeant or explain 3y ferms wsad In ks document and no other understanding
eimer ordl or In writing shall be binding. Whenaver a ferm defined by the Liniom Commestial Code (U.C.C.) ks usad In the
Punchase Ordsr, the definition contained In the U.C.C. IS o cantnol.

13. Hon-Discrimination. The Coniracior shall compty 'with Siate Executive Orders Mo, 2023-01, 200808, and any and all other
3pplicabie Federal and Siate |aws, nies and reguiations, Inciuding the Americans with Disaniiies A,

14, Inosminity. Seller agress to Indemnity and s3ve Buyer hamiess fom any loss, EME0E oF ENPENSE WNAtE0EVEr FEGURing o
the Buyer from any and all clams and demands on account of Infingement or allaged INtingement of any patent In canneston
with the manufaciure o use of any product Inciudad In this Purchase Order and upon wiiten request, Seller wil defend at s own
enpanse 3y legal action or sult against Buyer Invaiving any such alleged patent ITngament and will pay and Sty amy
|uigmenis rendered or setiements r=ached In any stch g3l acTons or suts. Salerwill demnty Suyer against all Saims fr
damagss o parsonss or proparty resulting from defects In materals or wokmanshio

15. Liena. All delivered matenials and senvices perfomed under this Purchase Crder shall be free of all llers and If Buyer
requess, a formal release of all lerns shiall be dellvered o Buyer.

16. Contract Number. I an Aszona confract mumber appears on e face of this Purchase Order of the Purchase Order was
placed against an existing Arlzona confract, the terme of That comtradt ane Incorparated hereln by Hils reference.

17. Taxss. Selier shall ba responsioie for paying any and all appicabie taxes, Including but not Imited to stabe and ool
transachion prviiege taes.

18. Conflict of Interest. Pursuant o A RS, § 35-511, this Purchase Order s suzject o cancellation by M buyer If any person
sigrificantty nvotved I INfEation negotiating securing drafting or creating the contract on benall of Me State b at any fme whlks he
confract IS In efiect, an empioyes of any oiher pary % the coniract In any capacty or 3 consufiant to any ofer party of ihe
conract Wil FEspect tn Hhe SUDject mater of the contract

13. Remedies and Applicable Law. This Purchase Order shall e govemed by the law of the Siate of Aizona and suts
pertaining to this Purnchase Orer may anly be brought under Aricie 9 aof the Artrona Procurement Code (ARLS. &5 41-2501 &t
seq)., and the rules hereunder, A& C. R2-T-101 &t s2q.)

20. Books and Reconds. Under A RS, § 35-214 ard § 35-215, the Seler shail retain &l books, accounts, reports, flies and other

ARIZONA

Fagedofs



ARIZONA PURCHASE ORDER

TECOms reiaing to the Purchase Crder for five years after compieon of the Purchase Drier. These books and records shall be
avallabie 3 all reasonabie Imes Tor Inspaction and audt by the Siale at such state oMces designated by the State.

. Staks Law Cartiflcations. If Seller s a Company as defined in AR.S. § 35-333, Contractor Seller cestifies that it shall comoly
with A5 § 35-304, reqanding use of fomad 3bor of ethnic Uyghurs, 35 appilcable. If Mis purchass omer |s over $100,000, Sailer
furer certfles that f is not cumently engaged In 3 Doyt of Israel 35 desoribed In A.RLS. 55 35-303 et saq. and will retrain from
any such boyeod for the duration of this Purchase Order.

29 Arifralion. The Buyer and Seiler agree 10 Lse arbitaton 35 required by ARLS. § 121518,
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RIGHT OF WAY

- STANDARD >ww_.am<._>._._ozm & SYMBOLS

PRUICES BT, FABELL

D

Acres & Ac. Degrees » Page Pg.

Ahegd Ahd. Departmant Dept. Parcel Par.

And Husband et vir Docket Dkt. Parkway Pkwy.

And Others et al Dralnage Easement DE Place Pl

And Wife ef ux Orive Dr. Ponding Easement PE

Approximate Approx. E Publio Utliity Easement © PUE

Avenue Ave. Easement Esmt a

B East £ Quit Clalm Deed oco
v , Back Bk. Electrical ' Elec. R
1 Book Bk. Equation Equa. Rallroad RR. *

Boulevard Blvd, Exlsting Exist. Range R

Yrass Cap e.c. F Record C R

Bureau of Indlan Affalrs B.LA. Fedsral Fed. Right - Rt

Buresu of Land Mansgement BLM Fest . Right of Way R/W

Buresu of Reclamation B.0.R. Flowage Easement FE Road Rd.

¢ Flnel Order of Condemnation  FOC s
. Calouleted © Found Fd. Seconds "

Center ctr. H Section Sec.

Centeriing 3 Highway Huy. Sheat . Sht.

Lonstruction Constr, Highway Easement Dsed HED Slope Easement SE

Cornar Cor. Homestead Entry Strvey’ HES South S.

County Co. 1 Special Warranty Deed SWo

+ Curve Information Inah In.or * Squars Sg. .
Curve to Spiral cs. Irrigetion irr. Square Feat S.F.
usgree of Curve D 4 Stats Route SR.
Celta A Junation Jot. Station * sta.
Length of Curve L L Street T st
Folnt of Compound Curve PLL. Lans in. - Subdivision Subd.
Polnt of. Curvature P.C. Left Lt T
Point of Intersection P Looal Tangent Bearing L.T.B. Telegraph Tig.
Polnt of Reverse Curve PRL. M Telephone Tel
Polnt of Reverse Spiral PRS. Measured o Townehlp T.

* Point of Tangent P.T. Mile Post MP. Temporary © Temp.
Polnt on Curve - P.0.C. Mineral Survey M.S. Temporary Construction TCE
Point on Tangent P.O.T. Minutes ' Easement
Polrt on Seml-Tangerit P.OS.T. Wiscellaneous Misc. Traffie Interchange T
Redius R Monument Mon. u .
Spiral rate of change a N United States General U.S.6.L.0.
Spiral to Curve S.C. North N Land Offlce .

Spliral o Tangent ST, Not 1o Scale NTS. W

Tengent Length T Number No. West W,

Tengert to Splirel T.S. P Warranty Deed wo
31132

Jrewine N e N HE =
Data Clrele @ Property-Lease &

E,.vw Tomred Mining \4 Found or Set Found or Set Found or Set Center
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: 1 4 e
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Topographlo Features
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PRUNIED BY: FREEIL

109! PENTABLE: ADDT_PLOTORDR. TR

PRIJECT 100

NOTES | hancer OWNER DESCRIPTION OF AREA REQUIRED o lluﬂ.lxl&lp%[: =] SHEET | TYPE| DOCUMENT
: (oB58w ) | (olifoive) | EASEMENTS LEFT RIGHT .
@ | 13-1843 | pavid A Zook SE4 Seo. 3, TIEN. R.2W. ssue | (@) 25782 1766 | 747 TCE 18335 | P-1to P-2 | WD | 2014-0023314
@ | 131844 | R Biume Underground, Inc. SE4 Seo. 3, TBN. R2W, 48744 | (@) ss 2,348 140 TCE 43,145 Pl to P2 | WD | 2014-0017113
@@ | 131845 | Tiechier Living Trust SE4 Sec. 3, TI6N. R2H. 8,334 [ (D) 46383 [(D 1005| __— 377 P-lto P-2 | WD | 2014-0023936
(& | 131848 | corey C. Mendoza et ux SE4 Sec. 3, TIEN. R2W. 138507 | (4)  se0t 299 129,306 P-1to P-2 | WD | 2014-0017047
(® | 131847 | Grossmen Mohienbruck Living Trust NE4 Seo. 10, TuI6N. R.2W. 504,934 73,979 10,308 su TCE 424,956 | p-1 o P2 | WD | 2014-0023937
® | 13-1848 | schwar's Home Service, Inc. ) NE4 Sec. 10, T.I6N. R.2W. s2,958 | (B) 24,214 2,484 660 TCE 38,744 P-1to P2 | WD | 2014-0022852
&
g
a
g
g
3
g
d
5
¥
i
£
§
13 R ALL AREAS ARE IN SQUARE FEET UNLESS OTHERWISE NOTED
g (1) GROSS AREA INCLUDES 3,746 SF EXISTING YAVAPAI COUNTY RW EASEMENT G !
¢ (@ GROSS AREA INCLUDES 3,250 SF EXISTING YAVAPAI COUNTY RW EASEMENT .
GROSS AREA INCLUDES 3,721 SF EXISTING YAVAPAI COUNTY RW EASEMENT CHANGE ORDER REVISIONS e R DTV O TR AT
@ C.0. NOJ DATE | BY DESCRIPTION oﬂ%ﬁiﬁfﬁ e 2y VA G ey P SECTEn
® (3 OROSS AREA INCLUDES 9,302 SF EXISTING YAVAPAI COUNTY RY EASEMENT e s ] o
i s DRAWN/DATE PRESCOTT-ASH FORK
W (B) ©CROSS AREA INCLUDES 29,660 SF EXISTING YAVAPAI COUNTY RW EASEMENT P e
§ g INCLUDES 7,550 SF EXISTING YAVAPAI COUNTY RW EASEMENT g BER
5 (@ oROSS AREA 7,550 SF EX : TN _.g "™ 089 vv 330 HEZTB
g (7) O BE ACQUIRED AS A TOTAL ACQUISITION - PRl ™ rosid it nesbat Bsriores
PHOJECTWE 86 Ui HECTORY) AUOY . TUCSONVADOY . OM. CALL R W PLANS, SEAVI CE\ADOTOL. Rl ¥. SH89. PRESCOTT.ASH\I 3. B2 n RECOAD LORSE1. DGN DATE: 6/17/2814 1:38: 55 PM
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PROJSCTV SE 03 RECTOAY: ADGT. TUCSONNADDT. ON. CALL. . W. 4 ANS. SERV] CEVAODTOC. R V. SHBY. PRESCOTT. ASHAI 3. 9.

FRGIECT 10: @OVERRPRE216951  FENTRBLE: AOIT. PLGTORCR. TBL

TOWN

BEGIN CONSTR PROJECT

089 YV 330 H8278 0IC
089-B(209)A
P.O.T. 54+22.00

END CONSTR PROJECT

089 YV 330 H8278 OIC
083-B(209)A
P.0O.C. 70+62.00

ROAD 1 EAST

; INDEX TO EXISTING >_uo._. R/W Mzcmx ._.o EXISTING CITY/COUNTY R/W
(). Location SEC T.| R. ACO. FROM TYPE | BK/DKT. | PAGE | WIDTH YEAR|PARCEL NO.|  [(s)1n.| LocATION. [seC ACQ. FROM .}vm BK./DKT.| PACE
ICCAUDE ATKEN of ix ESUT 158 431 | 50' 1933 PT. SWHASEV, | 3 |T6N HmH:Amaxo: FAUILY TRUST
[BERT CAWPBELL of al FEE 430 241 | 50° [1967[D~81 PT.SEVSEVs | 3
ONICO_RANCHES, TWC. ESNT 258 252 | 50° 1862|082 PT.SEfsSEfy | 3
IREZZONICO RANCHES. TWC, 53 351 262 | 50' (1963 (D-82" L NEJs NEJy | 10
REZZONICO RANCHES, INC. ESUT 351 265 | 50'_ 11963|D-82 PT. NHJ; NEVs | 10
CARL REES et ux ESHT 155 167 | 50 [ig51 - .SV, SEfy |3 | 16N| 2W [CAREY ENTERPRISES, INC.
CARL REES of Lx ESUT 154 228 | 50' 1831 PT.SEYiSEY, | 3 [16N| 2W [CERALD CL INGMAN e i
WILLTAN ALFRED & WAROUERITE THOMAS __|ESWT 247 465 | 50° [1962/0-83
ICARL S, B, ot ux ESUT 258 570 | SO°_11962(D-84 Amv - Refera to Item number / letter In Existing R/W report dated 9/13/2013.
[CHARLES_VAUGHN of X i 361 238 | 50 |1965]E-70 g
i [CHARLES VAUGHN ot Lo ESUT 381 236 | 50° |i565[E=70
(5 - noters 4o 11em nuber / 1etter In Exieting R/ report dated 9/13/2013. END R/W PLANS PROJECT*
089 YV 330 H8278
089-B(209)A
P.T. 1732+28.86

Z
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BOOK 34 PAGE 78
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Monthly Inspection Checklist
Vacant Land

Date: 412 -2 Parcel #: LW N -0P5

Inspector: Podevt J-’PWE%Zation:Sl?ﬂ o d Y WA pny Improvements?: %

.

Vacant?: \4’2’5 If Occupied, Lessee(s):

Any Issues with: Yes |No |Description:

Fencing v el faner dowin A eashd wat) S eJ

Signage N Sien

O VRVEAWA \JRRAS

AA

Landscaping

Homeless Present

Safety Concerns

Environmental

Dust Control

Trash/Debris

Unpermitted Work

IR

Additional Issues

Are Photos Attached | L—

Other:

Action plan for any above issues:

Date Resolved: Initials:

Updated: June 2020




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

The undersigned 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 Section.

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.

Date of Search: 6/1/2022 Examiner: Sherry L Kinsella Reviewer:

Update to: Examiner: Reviewer:

Update to: Examiner: Reviewer:

County: Maricopa Tax Arb: 304-64-010L Disposal: N/A
Tracs No.: 089YV330H8278 Highway: PRESCOTT - ASH FORK Excess Land: L-NW-005

Fed. No.: Section: Road 4 North Roundabout Parcel No.: 13-01845




SCHEDULE A—1
LEGAL DESCRIPTION

A portion of ADOT Parcel 13-01845, as depicted on Exhibit “A” attached, Sheet P-2 of ADOT
Drawing # D-13-T-497 the Right of Way Plans of Prescott — Ash Fork Highway, Road 4 North
Roundabout, Project No. 089 YV 330 H8278.

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



RIGHT OF WAY / VESTING

1. Warranty Deed from C.E. Tischler and Cindy Tischler, a/k/a Cindy Lee Tischler, Trustees under
the Tischler Living Trust, dated May 24, 2004, dated May 9, 2014, recorded May 28, 2014 in
Fee No. 2014-0023936. [Project No. 089 YV 330 H8278, Parcel 14-0023936]

NOTE: Property acquired as fee only

END OF RIGHT OF WAY / VESTING



REQUIREMENTS

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

NOTE: Repurchase rights do not apply due to Seller waived right of right refusal pursuant to
ARS 28-7099, see Item No. 1 of Right of Way/Vestings. [Project No. 089 YV 330 H8278, Parcel
13-01845]

END OF REQUIREMENTS



SCHEDULE B

1. Resolution No. 2014-05-A-017 for establishment and acquisition for new right of way for the
improvement of State Route 89 by John S. Halikowski, Director, Arizona Department of
Transportation dated May 9, 2014, recorded May 14, 2014 in Fee No. 2014-0021588.

2. Resolution No. 2018-07-A-031 for abandonment of right of way along Road 4 North to the
Town of Chino Valley by John S. Halikowski, Director, Arizona Department of Transportation
dated July 20, 2018, recorded August 1, 2018 in Fee No. 2018-0039759.

END OF SCHEDULE B



m An Arizona Manogement System Agency

Infrastructure Dellvery and Operations Douglas A. Ducey, Governor
John 5. Hallkowshd, Director
Oailas Hamemit, State Engineer
Stave Boschen, Division Director
205 S. 17" Ave. Room: 331
Mail Drop: 612E
Phoenix, AZ 85007
April 6, 2023
Steven Cole
Southwest Appraisal Assoclates, Inc
P.O. Box 16156

Tucson, AZ. 85732-6156
RE:  Appraisal Assignment No.:  JW-23-009

PROJECT: M5193 01X
HIGHWAY: PRESCOTT - ASH FORK HIGHWAY
SECTION: Road 4 North Roundabout
PARCEL: L-NW-005
Dear Steven Cole:

You are hercby requested to provide your fee quote to prepare an appraisal for the referenced parcel. Your
appraisal report will need to reflect the market value using the current date of valuation, and be prepared in
accordance with terms of this task; the ADOT Right of Way Procedures Manual Project Management
Section Chapters Three and Four; The Federal Highway Administration (FHWA) Uniform Act, 49 CFR
Part 24; the current edition of the Uniform Standards of Professional Appraisal Practice (USPAP)
guidelines at the time of your valuation; and the enclosed scope of work and provided information.

The purpose of the appraisal report is to estimate the market value of the fee simple estate of the
acquisition and its effect to the remaining property. The intended use of the appraisal report is to utilize
value estimates to assist in decisions regarding the possible sale or disposal.

ADOT Procurement Group will issue a Purchase Order that will be your notice to proceed with the
appraisal assignment. You may contact the property owners to arrange for the property inspection after you
receive your notice to proceed from procurement. Inspection dates/times must be provided at least seven
calendar days prior to inspection be emailed to Vanessa Nunez (VNunez@AZDOT.GOV); Jim Walcutt
(JWalcutt@AZDOT.GOV); Robert Jeffery (Rleffery@AZDOT.GOVY); and Timothy O'Connell
(TO'Connell@AZDOT.GOV).

Please direct any questions regarding this appraisal assignment to Jim Walcutt, (520-591-

7923, JWalcut@AZDOT.GOV), ADOT R/W Review Appraiser. All changes must be in writing to
prevent any miscommunications.

Additional information regarding the parcel is as follows:

Type of Report: Appraisal
Type of Property: VACANT LAND
Scope Notes: This is excess land and Market Value Is required. Access is

right In, right out off Road 4 North; SR 89 is access controlied, no access.

ARIZONA DEPARTMENT OF TRANSPORTATION
1801 W. Jefferson St., Sulte 120, MD 102M | Phoenix, AZ 85007 | azdot.gov



The FHWA is to be named as an intended user of the appraisal. The appraisal report must include the
ADOT Certificate of Appraiser immediately following the Auditing Breakdown section of the report. The
addenda to the report is to include a current copy of the appraiser’s State of Arizona Certified General
Real Estate Appraiser license, a copy of the owner contact correspondence including Owner Contact
Report Form(s), and a copy of the signed procurement purchase order.

Appraisal Contractor agrees that within any particular project wherein Contractor has provided appraisal
or consulting services to ADOT, no other appraisal services may be provided to other clients/property
owners in this project, without the written approval of ADOT. Any hypothetical assumptions,
extraordinary limiting condition or jurisdictional exceptions of the appraisal must be pre-approved by the
Review Appraiser prior to submittal of the appraisal report and identified in the appraisal report.

In the course of the appraisal assignment due diligence, if it is discovered that the property ownership has
transferred to any entity other than that noted in the ADOT Title report, the Review Appraiser must be
notified immediately. A new Title Report and Ownership Record Sheet will then be ordered for inclusion
in the appraisal report.

Please note that there are changes to civil expert disclosure and discovery rules effective July 1, 2018.
Please update your qualifications in the appraisal report to list all other cases in which you have testified
as an expert witness at a hearing or trial during the previous four years.

A complete initial appraisal report in an electronic PDF file format is to be submitted by e-mail to the
review appraiser by the appraisal due date. All subsequent appraisal report iterations are also to be e-
mailed to the review appraiser. Within 5 business days after ADOT approves the acceptability for the
initial report submittal, the Appraiser will deliver an electronic PDF file and four (4) bound color copies
of the final report. The submitted final hard copies of the appraisal report are to include, a CD with a PDF
copy of the appraisal report with the following naming convention:

ADOT Parcel # Owner Name — (Appraisal Firm Name) — Date of Value - Date of Appraisal Report,
eg; Owner Name - (Appraisal Firm) DOV xx-xx-2020 DOR xx-xx-2020.

The appraisal report package is to be addressed to ADOT Right of Way Operations - Appraisal, ADOT
Mail Room, 1655 W. Jackson Street, Phoenix, AZ 85007. Packages must be marked Time Sensitive or
Urgent. If a delivery service is utilized, a confirmation notice is to be e-mailed to the review appraiser.

Please complete the last page of this bid request with your quote and email to
RightofWayContracts@azdot.gov no later than 5:00 p.m. on April 7, 2023.

Sincerely,
Jim Walcutt
R/W Project Management Section

Enclosure(s)
cc: Esther Valencia, R/W Contracts Section

ARIZONA DEPARTMENT OF TRANSPORTATION
1801 W. Jefferson St., Suite 120, MD 102M | Phoenix, AZ 85007 | azdot.gov



