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| P.O. Box 16156

' Tucson, Arizona BS5732
(520) 327-0000

FAX (520) 327-3974

LETTER OF TRANSMITTAL
February 5, 2024

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-C-099B which consists of a narrow, 10-foot wide, vacant
parcel of land consisting of approximately 8,774 square feet of site area, located adjacent
west of the southwest corner of West Van Buren Street and 57 Drive. The site has no street
address but is located adjacent to property addresses 5715 West Van Buren Street, 117 North
57th Drive, and 5802 West Washington Street, Phoenix, Arizona 85043.

Appraiser’s File No.: 23-187-L

Dear Mr: Walcutt:

At your request, we have provided our market value opinion for the subject property
referenced above. The subject site consists of +8,774 gross square feet, (0.2014 acres). The
property appraised is located south of West Van Buren Street, North of West Washington
Street, and east of the South Mountain Freeway (SR 202), in Phoenix, Arizona. The subject
does not have a physical address. However, the Abutting Parce adjacent east and south of
the subject have physical property addresses of 5715 West Van Buren Street, 117 North 57th
Drive, and 5801 and 5802 West Washington Street, Phoenix, Arizona 85043. The subject
site is located in a portion of Section 8, Township IN, Range 2E, Gila & Sale Rive Baseline
and Meridian, Maricopa County, Arizona.

The subject property consists of a narrow, 10-foot wide, strip of land that is approximately
877 4 feet long, which can’t be developed as a stand-alone property. Furthermore, it is land-
locked, lacking direct access from Van Buren Street and Washington Street. Access is
available only from the Abutting Parcels. As such, the highest and best use of the subject is
assemblage by the adjacent property owner. Thus, the appraisers used the across-the-fence
(ATF) methodology to value the property. The ATF methodology is a land valuation method
used in the appraisal of corridors or with properties which can only be developed through
assemblage with a larger piece of land. The across-the-fence method is used to develop a
value opinion based on the value of the larger parcel to which it abuts. The Abutting Parcel
used in this appraisal consists of approximately +4.93 gross acres, or 214,891 square feet
located east and south of the subject. This parcel was previously identified by the Arizona
Department of Transportation as Parcel Number L-C-099. This parcel was sold to Precision
Components, Inc. at auction on May 24, 2023for $3,045,000, or $14.18 per square foot.



The subject was inspected on December 27, 2023. The purpose of this appraisal is to provide
a current fair market value opinion for the subject, pursuant to Arizona Revised Statute 28-
7001, 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. No other use or users are intended, and any unintended use
may be misleading. The intended use of the appraisal is to utilize the market value estimate
to assist in decisions regarding the disposition of the property identified herein.

This appraisal report is intended to comply with the requirements set forth in: (1) the Arizona
Department of Transportation Appraisal Standards and Specifications; and (2) the Uniform
Standards of Professional Appraisal Practice 2020-2023 (USPAP), promulgated by the
Appraisal Standards Board of the Appraisal Foundation. The Sales Comparison Approach
is utilized to support our market value opinion.

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 authors, as set forth within the Assumptions
and Limiting Conditions contained in this report.

Based upon the data, analysis, opinion, and conclusion contained in this report, our market
value opinion for theroperty, as of December 27, 2023, is as follows:

MARKET VALUE OPINION - ADOT PARCEL L-C-099B $100,000
This estimate of Market Value equals approximately $11.50 Per Square Foot, based on
a site size of 8,774 square feet.

Special Note:

Due to the subject’s small site area, its highest and best use is for assemblage with adjacent
ADOT Parcel L-C-099. The subject’s 8,774 square-foot site can’t be developed on a stand-
alone basis and is land-locked. Thus, the most likely potential buyer is the abutting land
holder. There is no marketing period estimated for the sale of the subject parcel because
the subject would be offered directly to the adjacent property owner. This appraisal
employs the across-the-fence technique in order to provide the market value opinion for
the subject. Hence, the parcel adjacent to the subject is identified as the Abutting Parcel.

The Abutting Parcel has legal access from 57th Drive and Washington Street. No access is
available from Van Buren Street due to access control, Access control also restricts access
to the subject site. It is assumed that access by necessity will be permitted only by the
Abutting Parcel.
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Extraordinary Assumption:
Pursuant to 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 appraisers. It is an extraordinary
assumption of this appraisal that there is no known archaeological significance on
the subject property.

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

3) The property was inspected by the appraisers. 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 property.

4) This appraisal relies on the site area obtained from the ADOT Right of Way Disposal
Report. It is an extraordinary assumption that the site area provided by ADOT is
accurate.

3) According to ADOT, legal and physical access to the subject property is not
available due to access control. It is an extraordinary assumption that the access
information provided by ADOT is accurate and only the Abutting Parcel will have
access to the subject.

Hypothetical Conditions:
Pursuant to the Uniform Standards of Professional Appraisal Practice (USPAP),

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
Jacts 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.” !

There are no hypothetical conditions that apply to this appraisal.

The use of these extraordinary assumptions and hypothetical conditions might have
affected the assignment results.

! Uniform Standards of Professional Appraisal Practice, 2020-2022 Ed., Appraisal Foundation



We hereby certify that to the best of our 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.

In order to guarantee the authenticity of this report, the designated appraisers have imprinted
this letter of transmittal with an embossed seal. Any copy without same is not a certified
copy and the appraisers assume no responsibility or liability for such a report.

Respectfully submitted,

Southwest Appraisal Associates, Inc.

y N G

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

{ 5 }IMM g@w
By
Susanne Grace-Poore

Certified General Real
Estate Appraiser #31601
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ASSUMPTIONS AND LIMITING CONDITIONS

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

This report is being prepared for the 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
authors, as set forth within the Limiting Conditions contained in this report.

The Appraisers assume no responsibility for matters of a legal nature affecting the property
appraised or the title thereto, nor do the Appraisers render any opinion as to the title, which
is assumed to be good and marketable. The property is appraised as though under responsible
ownership, competent management, and adequate marketing typical for that type of
property. The legal description provided 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 Appraisers have 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 Appraisers may have utilized Tax Assessor's maps
or other maps provided by the client which may not represent the exact measurements of the
subject property, or other comparable information utilized to establish an opinion of value
of the subject property. Any variation in dimensions or calculations based thereon may alter
the value contained within the report.

In determining an opinion of market value of the subject property and in analyzing
comparable information, the Appraisers have 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. In the opinion of market value, the
Appraisers may consider the extent to which a knowledgeable and informed purchaser or
seller, as of the date of the appraisal, would reflect the reasonable probability of changes in
such land uses becoming actualized in the future. To the extent that these plans may change,
the value opinions of this report may also change.

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 Appraisers assume
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. The
Appraisers are 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
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improvements must not be used in conjunction with any appraisal and are invalid if so used.
The Appraisers assume 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 Appraisers assume no responsibility for such conditions or for engineering
which might be required to discover such factors. To the extent that published data from
public agencies is available on the above, the Appraisers have made an effort to consult this
information.

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 Appraisers.
The Appraisers assume, and the client warrants, that no such materials adversely affect the
utility, usability or developability of the property to the best of their knowledge. The
Appraisers are not qualified to detect such substances. The presence of substances such as
asbestos, urea-formaldehyde foam insulation, radon gas or other potentially hazardous
materials may affect the value of the property. The opinion of value 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. If at a later time hazardous materials or substances are discovered, the
Appraisers reserve the right, for an additional agreed upon fee, to re-analyze and revalue
said property, taking into account the discovery of such factor or factors and their effects on
the value of the subject property.

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. The Appraisers assume, and the client
warrants, that no such barriers adversely affect the utility, usability, or developability of the
property to the best of their knowledge. The Appraisers are 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. No responsibility will be
assumed for any such conditions, or for any expertise or architectural knowledge required to
identify and analyze them. The client is urged to retain an expert in this field, if desired. If
at a later time the presence of such barriers is surveyed by an expert, we reserve the right,
for an additional agreed upon fee, to reanalyze and revalue said property, taking into account
the discovery of such factors and their effects on the value of the subject property.

Information, estimates, and opinions furnished to the Appraisers 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 Appraisers can be attributed to
the Appraisers. Disclosures of the contents of the report by the Appraisers is governed by
the Bylaws and Regulations of the professional appraisal organizations with which the
Appraisers are 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 Appraisers.

Prospective value opinions are intended to reflect the current expectations and perceptions
of market participants along with available factual data. They should be judged on the market
support for the forecasts when made, not whether specific items in the forecasts are realized.

9
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The appraiser cannot be held responsible for unforeseeable events that alter market
conditions prior to the effective date of the report.

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.

EXTRAORDINARY ASSUMPTIONS/HYPOTHETICAL CONDITIONS

Extraordinary Assumption:
Pursuant to 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 appraisers. It is an extraordinary
assumption of this appraisal that there is no known archaeological significance
on the subject property.

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

3) The property was inspected by the appraisers. 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 property.

4) This appraisal relies on the site area obtained from the ADOT Right of Way
Disposal Report. It is an extraordinary assumption that the site area provided by
ADOT is accurate.

5) According to ADOT, legal and physical access to the subject property is not
available due to access control. It is an extraordinary assumption that the access
information provided by ADOT is accurate and only the Abutting Parcel will
have access to the subject.

Hypothetical Condition:
Pursuant to the Uniform Standards of Professional Appraisal Practice (USPAP),

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 o exist on the effective date of the assignment
results but is used for the purpose of analysis. Hypothetical conditions are conirary to known
Jacts about physical, legal, or economic characteristics of the subject property; or about

10

Southwest Appraisal Associates



conditions external to the property, such as market conditions or trends; or about the
integrity of data used in an analysis.” *

There are no hypothetical conditions that apply to this appraisal.

The use of these extraordinary assumptions and hypothetical conditions might have
affected the assignment results.

% Uniform Standards of Professional Appraisal Practice, 2020-2022 Ed., Appraisal Foundation
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General Location:

Secticn, Township & Range:

Assessor’s Parcel Number:

Subject Size:

Legal/Physical Access:

Effective Date of Value:

Interest Appraised:

Intended Use of the Appraisal:

Intended Use of the Appraisal:

EXECUTIVE SUMMARY

The subject parcel is physically located south and southwest
of the southwest corner of West Van Buren Street and 57th
Drive. The subject has no street address. However, the
abutting parcels have property addresses are 5715 West Van
Buren Street, 117 North 57th Drive, and 5802 West
Washington Street, Phoenix, Arizona 85043.

Portion of Northwest Quarter of Section 8, Township 1
North, Range 2 East, Gila and Salt River Base and Meridian,
Maricopa County, Arizona

The subject represents excess land from the South Mountain
Freeway (SR 202L) project. It represents a portion of four
contiguous parcels identified as Maricopa County assessor
parcel numbers 104-04-015A, 104-04-018A, 104-04-035,
and 104-04-512.

The subject parcel is a narrow, rectangular strip of land
approximately 10 feet wide by 877.4 feet long. As such, it
consists of approximately 8,774 square feet, or 0.2014 acres,
according to information provided by ADOT. Due to its
narrow shape, it cannot be developed as a stand-along parcel.
As such the Across the Fence (ATF) methodology is used to
provide a market value opinion based on the assumption that
the abutting land owner would be the only potential buyer.
The Abutting Parcel consists of 4.93 acres, or 214,751 square
feet.

None. The subject parcel is land-locked. According to
ADOT, the abutting parcel has lega! and physical access from
57th Drive and Washington Street. There is no access
available from Van Buren Street due to access control.

December 27, 2023.

Fee Simple Estate.

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

The intended use of the appraisal is to utilize the market value

estimate to assist in decisions regarding the disposition of the
property identified herein.
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Flood Insurance Zone;

Zoning/General Plan:

Highest and Best Use:

Market Value Opinion:

Southwest Appraisal Associates

The subject property is identified as being located in Flood
Zone X per FIRM Map Panel No. 04013C2185L, dated
October 16, 2013. Zone X, which is an area defined by
FEMA as 0.2% Annual Chance Flood Hazard, Areas of 1%
annual chance flood with average depth less than one foot or
with drainage areas of less than one square mile.

The subject site is zoned A-1, (Light Industrial Zone), by the
City of Phoenix. According to the City of Phoenix Zoning
Ordinance, “The A-1, Light Industrial District, is a district of
industrial uses designed to serve the needs of the community
for industrial activity not offensive to nearby commercial or
residential uses.”

According to the City of Phoenix General Plan and My
Community Map, the subject property is identified as being
designated for Industrial use. The appraisers believe that the
subject site is most suitable for industrial oriented
development due to its secondary access from South 57%
Drive and West Washington Street and the surrounding uses.
Although it benefits from prominent frontage/exposure to the
West Van Buren Street, there is no direct access due to access
control. Industrial-oriented uses remain in high demand and
is driving the land purchases in the immediate and
surrounding areas.

The highest and best use of the subject is assemblage. Given
the lack of direct access and the small and narrow size, the
appraisers believe that the subject is most suitable for
assemblage with the abutting parcel.

ADOT Parcel No.: L-C-099B........c..coenviirenens $100,000

This is equal to approximately $11.40 per square foot,
based on a site size of 8,774 square feet.
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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 represents vacant 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
"comparables,”" are analyzed and adjusted 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 comparables and the subject determines the reliability of
this approach.

As discussed in the Letter of Transmittal, this appraisal applies the use of the Across-
the-Fence (ATF) methodology. The ATF method is used to develop a value opinion based
on comparison to abutting land. Thus, the subject’s small site is valued based on a pro rata

share of the valuation of the larger parce! to which it abuts adjacent east.

14
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PROPERTY IDENTIFICATION - SUBJECT PARCEL
The subject consists of a vacant strip of industrial land consisting of approximately
8,774 square feet (0.2014 acres). It is located adjacent west and south of vacant parcels of
industrial land consisting of approximately 214,891 square feet, (4.93 acres), located at the
southwest corner of West Van Buren Street and 57 Drive in southwest Phoenix. The subject
property represents an excess parcel of vacant land. The following legal description was
provided by ADOT.

Portions of ADOT Parcel 7-11755 and ADOT Parcel 7-11691, as depicted on Exhibit "A" attached,
Sheet 10 and Sheet 11 of ADOT Drawing # D-7-T-1014 the Right of Way Plans of SOUTH
MOUNTAIN FREEWAY - Salt River - )ct. I-10 W - Jet. I-10S and Jct. [-10 Papago Segment, Project
No. 202L MA 000 H5439 / 202t MA 056 HB827.

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

*Exhibit A is provided in the Addenda
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SUBJECT PARCEL IDENTIFICATION MAP
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PROPERTY IDENTIFICATION-ABUTTING PARCEL

The abutting parcel is located south of Van Buren Street, north of Washington Street,
west of 57! Drive, and east of SR 202, in Phoenix, Arizona. The Abutting Parcel has street
addresses of 5715 W Van Buren Street, 117 W 57" Drive and 5802 W Washington Street,
Phoenix, Arizona 85043. The Abutting Parcel represents Maricopa County Assessor Parcel
Numbers 104-04-512, 104-04-018A and 104-04-015A, located in a portion of Section 8,
Township 1 North, Range 2 East, Gila & Salt River Base & Meridian, Maricopa County,
Arizona. The legal description and highlighted ADOT plans for the abutting parcel, as
obtained from ADOT, is provided in the Addenda.

ABUTTING PARCEL IDENTIFCATION MAP
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PURPOSE OF THE APPRAISAL

Purpose of the Appraisal: The purpose of this appraisal is to estimate the market
value of the fee simple estate of ADOT Excess Land
Parcel #L-C-099B.

Intended User of the Appraisal: The intended user of the appraisal includes the
officials and agents of the Arizona Department of
Transportation. No other use or users are intended,
and any unintended use may be misleading.

Intended Use of the Appraisal: ~ The intended use of the appraisal is to utilize the
market value estimate to assist in decisions regarding
the disposition of the property identified herein.

Date of Value Opinion: The effective date of the value opinion is December
27,2023.

Date of the Appraisal Report: The date of the appraisal report is February 5, 2024.

DEFINITIONS

Definition of Market Value:
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:
The interest to be appraised for the subject is the fee simple estate interest, defined

as follows:

Absolute ownership, unencumbered by any other interest or estate, subject
only to the limitations imposed by the governmental powers of taxation,
eminent domain, police power, and escheat.’

! The Dictionary of Real Estate, 6" Ed,, Appraisal Institute, 2015, p. 90.
18
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Across-the-Fence (ATF) Method.

A land valuation method used in the appraisal of corridors. The across-the-
Jence method is used to develop a value opinion based on comparison to
abutting land. *

OWNERSHIP HISTORY AND FIVE-YEAR CHAIN OF TITLE

ADOT Parecel L-C-099B:

A Right of Way Disposal Report was provided to the appraisers. Based on our
review of the report, public records, and other sources, there have been no other sales, title
transfers, or offers to purchase the subject for the five years prior to this appraisal. To the

best of our knowledge, the subject is not currently listed for sale.

1. Warranty Deed from Rimex, Inc., a Nevada corporation to the State of Arizona, by and through
its Department, of Transportation, dated August 14, 2015, recorded September 25, 2015 in Fee
No. 2015-0690055. [Project No. 202L MA 000 H5439 O1R, Parcel 7-11755]

2, Final Order of Candemnation in Civil Case No. CV2016-002320, the State of Arizana ex rel. John
Hallkewski, Director, Department of Transportatlon, as Plaintiff vs. SIW Land Company, 2
Callfornia corporation; Woodmen of the World life Insurance Society and/or Omaha Woodmen
Life Insurance Soclety, a Nebraska corporation; Yacobson Warehouse Company, Inc., an lowa
corporation; XPO Logistics Supply Chair, Inc., a North Carglina corporation, and Maricopa
County, as Defendants, dated October 5, 2016, recorded October 13, 2016 in Fee No. 2016-
0751043, [Project No. 202L MA 000 H5439 01R, Parce! 7-11691)

NOTE: Property acquired as fee only.

3. Warranty Deed from SIW Land Company, a California corporation to the State of Arizona, by
and through it Department of Transportation, dated October 4, 2016, recorded October 13,
2016 in Fee No. 2016-0751062; re-recorded October 14, 2016 in Fee No. 2016-0755312.
[Project No. 202L MA 000 H5439 01R, Parcel 7-11691]

SIGNS
There are no billboard signs located on the subject.
OWNER CONTACT
Notification of the date and time to inspect the subject property was provided to the
owner of the subject property, Arizona Department of Transportation as instructed. No

representatives of the owner attended the appraiser’s site inspection.

* The Dictionary of Real Estate, 7 Ed., Appraisal Institute, 2022, p. 3.
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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 Sales Comparison Approach is employed to estimate the market value of the subject
property. The Cost and Income Approaches are excluded since the market does not rely on
these approaches when valuing vacant land.

In accordance with Uniform Standards of Professional Appraisal Practice (USPAP),
effective January 1, 2022, the scope of work for the appraisal includes, but is not limited to,
the following:

¢ Inspection and analysis of the subject property, market conditions, and other
restrictions that affect value; and
¢ Research, analysis, and confirmation of comparable market data.

Research included the examination of sales and listing data published by CoStar
COMPS of Arizona, ARMLS, Maricopa County records, and interviews with real estate
participants and brokers. Based on our conclusion of Highest and Best Use, similar land
comparables in the southwest Phoenix submarket were selected.

The comparable sales and other market data that is included in the analysis are
considered to be the best available. The data selected is adequate to provide reliable
indications 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 Assumptions and Limiting Conditions,

Extraordinary Assumptions, and Hypothetical Conditions.
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REGIONAL ANALYSIS
The subject property is located in Maricopa County within the State of Arizona. This
section presents an analysis of Maricopa County’s growth and economic trends. The city of
Phoenix is also reviewed here. Then, we provide a conclusion relating these area trends to

the valuation of the subject property.

ARIZONA COUNTY MAP

MNavujo
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OVERVIEW - MARICOPA COUNTY

It is well known that the past few years have been volatile. Real estate market
volatility has resulted from the COVID-19 pandemic as well as other events such as oil price
changes and record inflation. Every day, there is greater clarity about the effects and
expectations as evidenced by transaction activity, various data sources, and market
participants.

Maricopa County, named after the Maricopa Tribe, was created from portions of
Pima and Yavapai counties in 1871. It was the fifth county formed in Arizona, and
eventually portions were used to create Gila and Pinal counties. In the late 19th century,
citizens living far south of Prescott, the territorial capital and site of the Territorial
Legislature, petitioned for a more local seat of government. Residents of the Salt River
Valley and the Gila River area wanted a new county in their respective locations. After
weighing both proposals, the legislature agreed with the Salt River Valley group and created
Maricopa County. In 1889, Phoenix became the final site of the territorial capital and retains
its status as Arizona’s capital city.

More than half of the state’s population resides in Maricopa County, which includes
the cities of Phoenix, Mesa, Glendale, Scottsdale, Tempe, Chandler, Peoria and the town of
Gilbert. This metropolitan area is the state’s major center of political and economic activity.
In addition to housing the state capital, the county is home to a growing high-tech industry;
manufacturing and agricultural industries; 15 institutions of higher learning, including
Arizona State University and the Thunderbird Garvin School of International Management;
various cultural attractions; major league professional basketball (Phoenix Suns and Phoenix
Mercury), football (Arizona Cardinals), hockey (Phoenix Coyotes) and baseball’s 2001
World Champion Arizona Diamondbacks; and Phoenix Sky Harbor [nternational Airport,
fifth busiest in the world with over 1,300 daily flights.

Today Maricopa County measures 9,222 square miles, 98 square miles of which is
water. Twenty-nine percent of this area is owned individually or by corporation, and 28
percent is owned by the U.S. Bureau of Land Management. The U.S. Forest Service and the
State of Arizona each control 11 percent of the county; an additional 16 percent is owned by

other public entities. Almost 5 percent is Indian reservation land.
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POPULATION — MARICOPA COUNTY

The population for Maricopa County is detailed in the following table. The County
has had positive population growth for the past ten years, albeit growth slowed over the past
few years due to the Covid-19 pandemic. The current population is 4,575,603. The five-
year population growth was 8.1%.

Population
Maricopa County

Total Numerical Percent
Year Population Increase Increase
2012 3,884,967 Not. Applc. Not. Applc.
2013 3,945,153 60,186 1.55%
2014 4,004,060 58,907 1.49%
2015 4,076,400 72,340 1.81%
2016 4,154,976 78,576 1.93%
2017 4,221,203 66,227 1.59%
2018 4293823 72,620 1.712%
2019 4,368,987 75,164 1.715%
2020 4,436,704 67,717 1.55%
2021 4,507,419 70,715 1.5%%
2022 4,575,603 68,184 1.51%

Note: All estimates are as of July.
Source: State of Arizona, Office of Employment & Population Statistic

https:/population. az gov/population-estimates
GROSS DOMESTIC PRODUCT - PHOENIX (MSA)

The primary measure of an area’s economic activity is Gross Domestic Product
(GDP). GDP figures for the Phoenix Metropolitan Statistical Area, (MSA), are provided in
the following table for the past six years. The figures are in current dollars. Positive GDP
growth was reported from 2015 to 2021, prior to pandemic. 2023 data is not yet available.
Overall, recent GDP growth in the Phoenix MSA was 1.37%, a trend that will likely be
higher in 2023.

Gross Domestic Product

Phoenix MSA

Numerical Percent
Year Total Increase Increase
2017  $237,581,202 - -
2018  $248,468,103 $10,886,901 4.58%
2019  $260,460,624 $11,992,521 4.83%
2020  $263,448,936 $2,988,312 1.15%
2021  $286,493,701 $23,044,765 8.75%
2022  $298.240.414 $11,746,713 4.10%

Note: Doltars are m milbons.
Sowrce: U.S. Bureau of Economc Analyss

hups/iwww bea.gov/iTable/index_regional clin
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EMPLOYMENT AND UNEMPLOYMENT — MARICOPA COUNTY
Total employment and unemployment rates for Maricopa County are provided in the
following tables for the period from 2015 through 2021. Please note that all statistics are as
of December. Maricopa County had positive employment growth in each of the years prior
to 2020 and the pandemic, with an average annual employment growth of 3.22%. As of
December 2021, employment growth was 1.28%, a sign of recovery after posting negative
2.75% employment growth in 2020, during the height of the pandemic. Previous

employment growth was in line with the national statistics.

Employment
Maricopa County

Total Numerical Percent
Year Employment Increase Increase
2015 1,817,078 - ---
2016 1,871,953 54,875 3.02%
2017 1,927,372 55,419 2.96%
2018 1,993,417 66,045 343%
2019 2,062,384 68,967 3.46%
2020 2,005,661 (56,723) -2.75%
2021 2,031,358 25,697 1.28%
2023 2,382,600 351,242 17.29% 4.10% AVG

Note: All figures are as of December
Source: U.S, Bureau of Labor Statistics.

https/iwww. bls. poviregions/west/arizona. him

Unemployment as of year-end 2023 was 3.9%, which was up 0.6% from the previous
year. Unemployment has been steadily trending downward after a rise during the height of
the pandemic in 2020. This is a trend that is likely to continue.

Unemployment Rates
Maricopa County
Unemployment
Year Rate
2015 52%
2016 4.7%
2017 4.3%
2018 4.2%
2019 4.2%
2020 7.2%
2021 4.5%
2023 3.9%

Note: All figures are as of December
Source: U.S. Bureau of Labor Statistics.

https:fwww_bls govirepions/w estarona birn
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RECENT PERFORMANCE

Phoenix MSA remains one of the best-performing metro areas nationally, though
growth has slowed over the past six months. Phoenix MSA's payrolls sit 1.3% above their
pre-pandemic peak, ranking sixth among metro areas and divisions with more than 1 million
residents. The metro area's core drivers are strong performers in the context of the pandemic.
Finance is above its pre-pandemic peak and has made robust gains over the past six months,
while business/professional services are surging and extending their lead over the region.
Meanwhile, the unemployment rate is below its pre-crisis level even while the labor force
crested new heights but, shows signs of slowing the past few months.

The housing market, which experienced strong year-over-year price appreciation into
the first quarter of 2022, is showing signs of slowdown as lending rates continue to rise. The
average sale price of a home showed an increase through the third quarter of 2022, while a
slight decrease was evidenced in the median sales price. Total inventory of homes on the
market showed a month-over-month increase of 3.6%, while year-over-year reflects an
increase of 93.3%, further evidence the housing market is slowing.

MARKET COMPARISON

The following table illustrates key economic indicators and a comparison of the
Phoenix MSA to the regional grouping as a whole. As indicated, Phoenix MSA is projected
to outperform the West Region Metros in six of the eight performance categories shown over

the next five years.

Comparisen of Key Econamic Indicalers - Phaenin MSA Melro 10 West Region
Pt LA Asiml Growth

ooy e o un 0146 111 201t - 1024
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Yoisl employraent (1hs) 19148 21198 241040 IE R nHE Bt (I8 6y
Unermploymens (300 (M} 5 T T s Iy o

Pessonsl iocome gowth (%) ﬂ ﬁ an an an

Popussion fixs) Asms S0354 s " B mIm me (3.3 (118
Sewhe famaty peinita (8] W2 ns .32 WA DR WA [R1Y n
Wil aeny permits (0) m 16.581 w0479 e AT 153M WIS m 31
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LARGEST EMPLOYERS - PHOENIX MSA

The 20 largest employers for The Phoenix MSA, as reported by Moody’s are noted
in the table on the following page. While not all-encompassing, this list provides further
indication of the types of economic sectors that are drivers for the area. Job sector
composition also gives an indication of the predominant drivers of current and future demand
for supporting commercial real estate sectors. The top five largest private sector employers

are Banner Health, Walmart Inc., Fry’s Food Stores, Wells Fargo, and ASU.
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Selected Major Employers: Phoenix MSA

Rank Employer Employees
i Banner Health 45,894
2 Walmart Inc. 33,619
3 Fry's Food Stores 20,165
4 Wells Fargo 16,700
5 Arizona State University 14,889
6 HonorHealth 12,163
7 Dignity Health 10,598
8 Intel Corp. 10,400
9 Bank of America 10,000
10 JP Morgan Chase & Co. 10,000
Li Freeport-McMoran Copper & Gold Inc. 9,300
12 Grand Canyon Education 8,500
13 Bashas' Farmily of Stores 8,299
14 American Express 7,795
15 Honeywell Aerospace 7.792
16 Mayo Clinic Hospital 7,500
17 UnitedHealthcare of Arizona Inc. 7,302
18 State Farm 7200
19 Arizona Public Service Co. 5,866
20 Salt River Project 5239

Source: Moody's Analytics Precis@ US Metro

Blockbuster growth in Phoenix MSA's key finance and tech drivers will keep the
metro area outperforming. Moderate business and living costs, a high quality of life, a strong
labor pool, and a friendly business climate make the metro area a hub for expansions and
relocations of back-office banking and insurance roles. While equity prices have backslid
in recent months, solid credit quality and continued credit growth will enable banks and
credit card issuers to expand at a moderate pace.

Fintech firms are also migrating to the metro area in masse. A growing number of
white-collar companies are taking advantage of the cost advantage between Phoenix MSA
and more expensive coastal areas. This will remain an important advantage as the
proliferation of remote work continues. Traditional office-using employment in Phoenix
MSA is forecast to grow at double the national pace as a result.

Manufacturing has contributed less to Phoenix MSA's growth year-over-year, but the
industry's prospects remain bright. A smaller initial drop in payrolls coupled with a steady
recovery has the industry roughly on par with the broader labor market. The local
semiconductor industry, in which Phoenix MSA specializes, will benefit most from the
current macroeconomic environment. Solid demand and rising prices for chips used in
automobiles and electronic devices will drive production levels.

Phoenix MSA's reasonable costs, large labor pool, and abundance of available land
are already enabling the area to attract a vast amount of factory investment. Semiconductor

producers Intel and Taiwan Semiconductor as well as battery cell maker KORE Power are
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the latest firms to choose Phoenix MSA, with plans to employ a total of 8,000 workers at
new factories by 2024.
EMPLOYMENT GROWTH PROJECTIONS — MARICOPA COUNTY

The University of Arizona Eller College of Management tracks the Phoenix area
economy. Employment growth is projected to continue at a more moderate pace than over
the past few quarters this, as signs of an economic slowdown increase due to rising inflation.
Transportation — Phoenix MSA

Phoenix is well served by all major modes of transportation. Phoenix Sky Harbor
International Airport is Arizona's largest and busiest airport, and among the largest
commercial airports in the United States. The airport serves as a hub for American Airlines
and a base for Southwest Airlines. In 2021, American Airlines carried approximately 43%
of all Phoenix Sky Harbor passengers followed by Southwest Airlines with approximately
35%. Thus, American and Southwest are the airport's largest passenger carriers which
provide domestic and international air services.

Interstate 10 connects Phoenix with California to the north and west and with Tucson
and New Mexico to the south and east. Interstate 17 connects Phoenix with Flagstaff to the
north. The Phoenix area is further served by a highly functional light rail system, transit

system, and arterial freeways, highways and state routes.

OVERVIEW - PHOENIX

With an outstanding quality of life, affordability and steady growth in job
opportunities, more than 1.63 million people call Phoenix home. Phoenix is the vibrant
center of one of the fastest growing job markets and economies in the United States. As the
fifth largest city in the country, Phoenix is emerging in a new economy with strengths in
high technology, manufacturing, bioscience research and advanced business services. As a
top market for skilled and available workforce, companies are growing in Phoenix because
it is not only a thriving business environment, but a great place to live.
Principal Economic Activities

As Arizona’s capital, Phoenix is the center for commercial, cultural, entertainment
and governmental activities in the state. Thirteen vibrant and distinct employment corridors
span the city’s 515-square mile planning area. The business sectors are supported by a new,
expanding infrastructure and transportation system. Downtown Phoenix boasts the highest

concentration of employment in Arizona, offering impressive urban amenities including
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shopping, arts and entertainment. Arizona State University (Downtown Campus), Phoenix
Convention Center, Valley Metro Light Rail and the Phoenix Biomedical Campus serve as
major activity centers. High-tech manufacturing companies such as Honeywell, W.L Gore
and ON Semiconductor have a large presence in Phoenix. Additionally, Phoenix is a key
regional hub for finance, insurance and business services. American Express, Bank of
America, USAA, Wells Fargo and Charles Schwab all have operations with more than 3,000
employees in Phoenix. The city is becoming widely recognized for its entrepreneurial
ecosystem. The growth and success of Phoenix’s own startups attract tech firms that are
scaling out of cost-prohibitive markets. Corporations with headquarters in Phoenix include
Freeport McMoran, Avnet, Swift, PetSmart and ON Semiconductor.

Phoenix provides unique year-round experiences thanks to a rich history, diverse
culture, shopping destinations, resorts, art communities and booming live music scene. It is
home to the largest art walk in the nation, drawing more than 15,000 people. From award-
winning restaurants to exciting sports events and concerts, this is the epicenter of exciting
things to do in Arizona. Specific highlights include the Roosevelt Row Arts District,
Phoenix Art Museum, Chase Field (MLB), Talking Stick Resort Arena (NBA/WNBA),
Phoenix Zoo, Phoenix Convention Center, Arizona Science Center and the Herberger and
Orpheum Theaters.

More than 41,000 acres of Phoenix desert, mountain parks and preserves offer
everything from busy, arduous summit climbs to secluded, meandering valley walks. Forty-
one trailheads provide access to more than 200 miles of hiking and biking activities.
Additionally, Camelback Mountain is regularly ranked as one of the nation's top hiking
destinations for avid hikers. The city operates 182 parks, 32 community and recreation
centers, eight golf courses and 29 pools. South Mountain is the world’s largest municipal
park with horseback riding, hiking and gorgeous views of the Phoenix.

POPULATION - CITY OF PHOENIX

Population information for the City of Phoenix is provided in the following table for
the past 10 years. The City of Phoenix has the largest population in Maricopa County
followed by the City of Mesa. Phoenix’s current population as of July 1, 2022, is 1,644,409.
The 11-year population growth totals 11.6%, or about 1.05% per year. The average annual

growth rate is similar to the state level.
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Population

City of Phoenix

Total Numerical Percent
Year Population Increase Increase
2011 1,452,923 Not. Apple. Not. Apple.
2012 1,464,260 11,337 0.78%
2013 1,482,253 17,993 1.23%
2014 1,499,510 17,257 1.16%
2015 1,520,158 20,648 1.38%
2016 1,542212 22,054 1.45%
2017 1,558,912 16,700 1.08%
2018 1,576,598 17,686 1.13%
2019 1,595,630 19,032 1.21%
2020 1,611,162 15,532 0.97%
2021 1,630,195 19,033 1.18%

Source: State of Arizona, Office of Employment & Population Statist
https://population. az.gov/population-estimates

Transportation — Phoenix MSA

Phoenix is well served by all major modes of transportation. Phoenix Sky Harbor
International Airport is Arizona's largest and busiest airport, and among the largest
commercial airports in the United States. In 2020, Phoenix Sky Harbor was the 8th-busiest
airport in the U.S., and 24th-busiest in the world. The airport serves as a hub for American
Airlines and a base for Southwest Airlines. In 2019, American carried nearly 46% of all
Phoenix Sky Harbor passengers and employed nearly 9,500 people, making it the airport's
largest carrier provides domestic and international air service.

Interstate 10 connects Phoenix with California to the north and west and with Tucson
and New Mexico to the south and east. Interstate 17 connects Phoenix with Flagstaff to the
north. The Phoenix area is further served by a highly functional light rail system, transit
system, and arterial freeways, highways and state routes.

CONCLUSION — REGIONAL IMPACT ON VALUE

Phoenix remains one of the nation's best-performing markets for job growth. The
local economy has been one of the most resilient in the U.S. during the pandemic, thanks to
a diversified job market. Metro Phoenix lost about a quarter million jobs in March and April
2020. By July 2021, Phoenix fully recovered those job losses, a stark contrast to its
protracted recovery from the global financial crisis. Affordability and job prospects are
attracting people living in dense and expensive cities to Phoenix. The adoption of remote
work has given more people mobility and has enticed more people in California or East
Coast markets to move to Phoenix. Population growth, a diversifying economy, relative

affordability, and business-friendly regulation have strengthened the Phoenix value
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proposition. Businesses are selecting Phoenix to expand because of the extensive labor pool.
Numerous employers have announced expansions and relocations since the pandemic.
While labor is the primary driver behind the market's business attraction success, relative
affordability helps tip the scale in favor of Phoenix when companies make their site selection
decision. Longer term, the Phoenix metro area will outperform the U.S. thanks to lower

living costs, solid population gains and the continued diversification of industry.
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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.

Location: The subject is located in the southwest area of Phoenix, at the

southwest corner of West Van Buren Street and 57th Drive,
within the city limits of Phoenix. The physical property
addresses are 5715 West Van Buren Street, 117 North 57th
Drive, and 5801 and 5802 West Washington Street, Phoenix,
Arizona 85043. It is identified by CoStar as being located
within the SW North of Buckeye Road industrial submarket
which is a key data source used in this appraisal.

Boundaries:

North: Interstate 10

South: Elliot Road and the Gila River Indian Reservation
East: 19%" Avenue and the Interstate 17 alignment
West: Loop 101 Aqua Fria Freeway and 99" Avenue
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General Description: ~ The subject’s surrounding area is viewed as suburban. The
immediate area around the subject can be described as
primarily residential, agricultural and industrial land uses. The
area south of Interstate 10, from an industrial perspective, is
heavily developed with distribution warehouses that cater to
freeway traffic between Phoenix and the various California
markets, most specifically the Los Angeles area. Notably, there *
is limited retail in the surrounding neighborhood, south of
Interstate 10. The area is easily accessible from Interstate 10
and the Loop 202 along several main arterials.

Van Buren Street, Buckeye Road, Lower Buckeye Road,
Broadway Road, Southern Avenue, Baseline Road, Dobbins
Road, and Elliot Road are the major neighborhood east/west
arterials that are improved with a variety of retail and industrial
service facilities, with residential subdivisions positioned off
the main arteries. Surface roadway access within the
neighborhood in connection with adjoining neighborhoods is
good. Primary north-south roads are 35th, 43rd 51ist, 59th,
67th, and 75" avenues.

Interstate 10 is the principal east/west transportation route for
local residents, as well as residents living further west who use
this roadway as regular commuting routes. Full diamond
interchanges are currently in place along 35th, 43rd 51st, 59th,
67th, and 75th avenues. The subject property is served and
accessed via the Loop 202 South Mountain Freeway, The Loop
202 was recently completed in early 2020. This freeway
alignment extends west from Interstate 10 in the southeast
valley, south of Phoenix South Mountain Park (along the
alignment of Pecos Road), then northwest along the Gila River
Indian Reservation, and then north to Interstate 10 in the west
valley between 55th and 63rd avenues.

The Black Canyon Freeway, (Interstate 17), is located about
five miles north of the subject and extends north to Flagstaff
and south through Phoenix to its junction with Interstate 10,
which continues south through Tempe and Chandler to Tucson.
Access to the freeway is provided by a full diamond
interchange at its intersection with Interstate 10. The outer
Loop 101 Agua Fria Freeway has been constructed along the
approximate 99th Avenue alignment and connects Interstate 10
and 17. This loop freeway now forms a three-quarter circle
around the MSA and has greatly improved access for the
subject’s immediate area. Access to the subject property is
considered to be good via transportation systems and local
roadways.
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Governmental Forces:

Police Protection: City of Phoenix
Fire Protection: City of Phoenix
Comment: The subject is located within the City of Phoenix. Most of the

land in the area is for industrial use. More than 80% of
industrial inventory in the immediate area was built before
2000.

Environmental Forces:

Quality of Surrounding Some environmental characteristics that influence value

Area: include land use patterns, topography, building densities,
property maintenance, nuisances and hazards, and the
adequacy of transportation corridors. The improvements range
from new to about 50 years old and are in fair to excellent
condition.

Utilities: The neighborhood is served with all municipal utilities
including electric from Arizona Public Service (APS), natural
gas from Southwest Gas, telephone from CenturyLink or
private providers. Water and sewer is provided by City of
Phoenix.

The following data shows demographics within a one, three,
and five-mile radius of the subject. All three demographic sets
show household income and distribution to be lower than that

of the Phoenix, MSA.

DEMOGRAPHICS
2023 Demographics: 1-Mile 3-Mile 5-mile
Source: STDBOnfine Radius Radius Radius
Papulation 3,940 136,791 354,420
Househokds 1,320 38,339 99,356
Famnilles 802 30,401 77,896
Average Household Size 2.98 3.56 3.56
Owner Occupled Housing Units 747 19,861 55,046
Renter Occupied Housing Units 573 18,478 44,310
Median Age 29.4 27.6 28.6
Median Housahold Income $52,893 $59,244 $61,723
Average Household Income $65,343 $79,793 $81,416

CONCLUSION

The population within the subject neighborhood has experienced above average
growth since 2010, a trend expected to continue into the foreseeable future. The
neighborhood has a middle-income demographic profile, with a 2023 average household
income of $79,793 within a three-mile radius of the subject. Overall, the neighborhood
outlook over the next several years is generally favorable, with continued growth and new
development anticipated. As a result, the demand for existing developments is expected to
be positive over the long-term. Generally, the neighborhood is expected to maintain a modest

and relatively stable growth pattern for the foreseeable future.
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SUBJECT PHOTOGRAPHS

Photo 1: View to south from Van Buren Street
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Photo 4: Abutting Parcel — View to South from Van Buren Street
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Photo 5: Street View East Along Washington Street from 59™ Avenue, Subject to Left
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SITE ANALYSIS - SUBJECT PARCEL

Location:

Parcel Size/Shape/Topography:

Ingress/Egress:

Surrounding Uses:

Utilities:
Electric:
Telephone:
Gas:
Water:
Sewer:

Floodplain:

Environmental Conditions.

Soil & Subsoil Conditions:

The subject property is located within a portion of the
Northwest Quarter of Section 8, Township 1 North,
Range 2 East, G&SRB&M, Maricopa County, Arizona.,
It is physically located west of the southwest comer of
West Van Buren Street and 57th Drive, and north of the
north side of West Washington Street, east of North 59th
Avenue. The subject is just east of the South Mountain
Freeway, or Loop 202 and has no street address.

8,774 square feet (0.2014 acres), which is rectangular in
shape, with level topography at grade with West Van
Buren Street and West Washington Street. The subject
dimensions are approximately 10 feet wide by 877.4 feet
long. As such, it is too narrow to be developed as a stand-
alone parcel.

According to ADOT, legal access to the subject property
is not available due to access control.

North: West Van Buren Street followed by vacant land
East: North 57™ Drive followed by industrial uses
South: Washington Street and industrial uses

West: Drainage canal followed by North 59" Avenue
and the Loop 202

Arizona Public Service (APS)
Century Link and other providers
Southwest Gas Corporation

City of Phoenix

City of Phoenix

The subject property identified as being located in Flood
Zone X (shaded) per FIRM Map Panel No.
04013C2185L, dated October 16, 2013. Zone X
(shaded), which is an area defined by FEMA as 0.2%
Annual Chance Flood Hazard, Areas of 1% annual
chance flood with average depth less than one foot or
with drainage areas of less than one square mile.

Lacking environmental reports, this appraisal assumes
that there are no environmental conditions on or around
the property that would adversely impact its market
value.

A soils engineering report was not provided for our
review. Thus, the soil and sub-soil conditions are not
known. There is no visual evidence of adverse soil
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Restrictions & Easements:

conditions on the site. The surrounding improved
properties indicate that subsoil conditions support
development of properties of this type.

A Right Of Way Disposal Report was provided for our
review. Based on the report reviewed, there are no
adverse easements or encroachments identified or that
were visually observed during the property inspection.
However, access to the subject is restricted due to access
control. This appraisal assumes that the subject property
is encumbered by typical public utility, easements that
do not adversely affect value.

SITE ANALYSIS - ABUTTING PARCEL

Location:

Parcel Size/Shape/Topography:

Ingress/Egress:

The Abutting parcel is located adjacent east of the
subject. It is physically located at the southwest corner
of West Van Buren Street and 57th Drive, and the north
side of West Washington Street, east of North 59th
Avenue. The property addresses are 5715 West Van
Buren Street, 117 North 57th Drive, and 5801 and 5802
West Washington Street, Phoenix, Arizona 85043.

214,891-square feet, (4.93 acres), which is irregular in
shape, has level topography, and is at grade with West
Van Buren Street, West Washington Street, and South
57" Drive.

According to ADOT, legal and physical access to the
Abutting property is available along South 57th Drive
and West Washington Street. There is no access
available from Van Buren Street due to access control.

There is tractor trailer/box truck and vehicular access
from Washington Street onto Parcel 104-04-015A
extending north to Parcel 104-04-018A. Parcel 104-04-
018A consists of an approximately 37-foot-wide
rectangular parcel of land which extends north 400 feet
to the southern property line of the remnant Parcel 104-
04-035, and ultimately onto the largest Parcel 104-04-
512 (3.37 acres). Parcel 104-04-018A represents an
abandoned rail spur with no remaining tracks. The
subject property would be appealing to a trucking
operation since truck traffic would be able to exit South
Mountain Freeway (Loop 202) at West Buckeye Road,
drive north along North 59" Avenue, and enter the
subject property from Washington Street at the south
property line. Parcel 104-04-015A could be used as a
truck staging area. Truck traffic could then exit the
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Surrounding Uses:
Utilities:

Floodplain:
Environmental Conditions:
Soil & Subsoil Conditions:

Restrictions & Easements:

property onto 57™ Drive northerly to West Van Buren
Street and ultimately onto south/north bound Loop 202,

Same as subject parcel
Same as subject parcel
Same as subject parcel
Same as subject parcel
Same as subject parcel.
Other than restricted access from Van Buren Street due
to access control, there are no adverse easements or
encroachments identified or that were visually observed
during the property inspection. This appraisal assumes

that the subject property is encumbered by typical public
utility, easements that do not adversely affect value.
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ASSESSED VALUATION & TAX DATA
The subject represents a parcel of excess land from the South Mountain
Freeway/Loop 202 project. The property owner, State of Arizona, is exempt from property
taxation. It is an assumption of this appraisal that taxes for a non-exempt buyer would be
assessed based on tax rates consistent with other properties in the immediate area.

ZONING & GENERAL PLAN
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The property appraised is zoned A-1, (Light Industrial Zone), by the City of Phoenix.
According to the City of Phoenix Zoning Ordinance, “The A-1, Light Industrial District, is
a district of industrial uses designed to serve the needs of the community for industrial

activity not offensive to nearby commercial or residential uses.”
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GENERAL PLAN MAP

T 7exed Line cMUY

According to the City of Phoenix General Plan and My Community Map, the subject
property is within an area designated for Industrial use. Given the subject’s narrow shape
and lack of access, the parcel cannot be developed as a stand-alone property. As such it is
suitable only for assemblage by the adjacent landowner for industrial-oriented use.
Industrial-oriented uses remain in high demand and is driving the land purchases in the

immediate and surrounding areas.
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MARKET ANALYSIS - INDUSTRIAL

“Market analysis is a process for the examination of the demand for, and supply of,
a property type and the geographic market area for the property type.”’

PHOENIX EMPLOYMENT

Phoenix has maintained its place among the best performing markets for job growth.
The local economy has been one of the most resilient in the U.S. during the pandemic, thanks
to a diversified job market. Metro Phoenix lost about a quarter million jobs in March and
April 2020. By July 2021, Phoenix fully recovered those job losses, a stark contrast to its
protracted recovery from the global financial crisis.

The competitive advantage and growth drivers that have historically stimulated
growth in the Valley of the Sun may be stronger than ever. Affordability and job prospects
are attracting people living in dense and expensive cities to Phoenix. The adoption of remote
work has given more people mobility and has enticed more people in California or East
Coast markets to move to Phoenix. Population growth, a diversifying economy, relative
affordability, and business-friendly regulation have strengthened the Phoenix value
proposition. These characteristics attract more than 240 people to Phoenix each day, on
average. .

An influx of residents and the market's large educational institutions and colleges are
significant contributors to the local talent pool. Metro Phoenix is home to the country's
largest public and private universities: Arizona State University (ASU) and Grand Canyon
University (GCU). ASU enrollment surpassed 135,000 students in falt 2021, spread across
five campuses and including online students. ASU's primary location in Tempe is the
largest, with more than 55,000 students on campus. Beyond producing new graduates, the
universities collaborate with local employers on research and classroom curricula.

Businesses are selecting Phoenix to expand because of the extensive labor pool.
Numerous employers have announced expansions and relocations since the pandemic.
Amazon recently opened 11 last-mile and fulfillment sites throughout the metro area and
leased a 95,000-SF office in Tempe, which will generate thousands of new jobs. Zoom, the
California-based video conferencing company, revealed plans to open a Phoenix research

and development center. TSMC made headlines for its commitment to bring more than

J The Appraisal of Real Estate, 14* Edition, Appraisal Institute, P 299
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1,600 jobs to the state with a $12 billion semiconductor factory. Other companies that have
added hundreds of new jobs over the past few years include Allstate, Deloitte, DoorDash,
OpenDoor, Silicon Valley Bank, Choice Hotels, Mayo Clinic, Wells Fargo, Farmers
Insurance, and USAA. Microsoft, Google, and Apple have invested in data centers
throughout the Phoenix metro area. While labor is the primary driver behind the market's
business attraction success, relative affordability helps tip the scale in favor of Phoenix when
companies make their site selection decision.

The number of companies moving to metro Phoenix is noteworthy, but the diversity
of industries has helped sustain the region's long-term stability. Phoenix was synonymous
with cheap labor and land that attracted call centers and back-office operators more than a
decade ago. The economy depended on industries associated with household growth,
construction, lending, brokerage, tile and cabinet manufacturers, etc. Because of its past
reliance on housing, Phoenix was among the hardest-hit metros during the Great Recession.
The market lost more than 240,000 jobs, 25% of which were in the construction industry
alone. Phoenix recovered from the Great Recession about two years after the U.S. did. The
companies that Phoenix is attracting have evolved, and the market has emerged as a vibrant
technology and financial hub. This variousness of industries has helped Phoenix to

outperform its peers.

PHOENIX EMPLOYMENT 8Y INDUSTRY IN THOUSANDS

CURRENT JOBS CURRENT GROWTH 10 YR HISTORICAL 5 YR FORECAST

Industry Jobe LQ Market us Market us darket Us
Manufacturing 144 07 462%  344%  213%  OT3%  076%  D14%
Trade, Transportation and Utities 461 11 396% 3% 272%  126%  030%  011%
Retail Trade 254 11 229%  240%  209%  085%  027%  007%
Financial Activities 219 16 005%  208%  375%  143%  080%  024%
Govemment 238 0.7 D14%  064%  048%  0.15%  101%  055%
Natural Resources, Mining and Construction 148 12 253%  420%  4B4%  253%  157%  039%
Education and Health Services 363 10 446% 3% 345%  166%  164%  068%
Professional and Business Services 388 1.1 418%  464%  301%  218%  137%  048%
Information 43 09 6.90%  550%  29%  128%  100%  040%
Letsure and Hospitalty 32 10 554%  B19% 2%  134%  125%  126%
Other Services T 08 107%  338%  110%  049%  D53%  049%
Total Employment 2,306 1.0 346% 363% 269%  129%  1.04%  0.49%

Source. Oxford Economics
LG = Location Quotient

Subject Attributes
The subject property represents an excess parcel of vacant land consisting of 8,774
square feet. It is adjacent west to a larger abutting parcel consisting of 214,891 square feet,
(4.93 acres). The subject and the abutting property are located at the southwest corner of
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West Van Buren Street and 57th Drive in southwest Phoenix. It is located within the
Southwest North of Buckeye Road industrial submarket, according to CoStar. According to
the City of Phoenix General Plan, the subject and the abutting parcel are designated for
Industrial land use. Due to the subject’s irregular site shape and lack of access to West Van
Buren Street, the surrounding uses in the immediate area, and recent land sales and
development trends in the area, it is highly probable that the abutting parcel would be
purchased for development of an industrial-oriented use. The subject 8,774 square-foot
parcel is suitable only for assemblage by the abutting parcel. This represents the highest and
best use of the subject property.

SOUTHWEST NORTH OF BUCKEYE ROAD (“SW N”) INDUSTRIAL SUBMARKET
(MICRO)

Fundamentals in the SW N of Buckeye Road Submarket remain steady. Consistent
demand has pushed down vacancies, which has supported continued rent growth and
investment. Some segments of industrial use, such as e-commerce and 3PLs, are benefiting
from the rising dependence on ecommerce and home deliveries. Logistics accounts for more
than 80% of the submarket's inventory. The ease of transportation via the I-10 provides an
entry to the ports of Los Angeles and Long Beach within a six-hour drive. The Union Pacific
Railroad also runs through the heart of the submarket. Transportation options expanded
recently with the extension of the Loop 202 freeway, which provides a connection to the
East and West valleys.

The construction pipeline is minimal, limiting supply-side risk. Steady leasing and
limited new supply will likely continue to support rent growth. Investors are bullish on
fundamentals, which has made the area one of the more liquid industrial submarkets in
Phoenix. About $337 million has traded in the submarket in the past 12 months and average

pricing is now around $139 per SF.

12 Mo Deliveries in SF 12 Mo Net Absorption in SF Vacancy Rate 12 Mo Rent Growth

77.3K 189K 1.5% 16.6%
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KEY INDICATORS

Mot Absorption Under
Currant Qauarter ROA Vacancy Rala Market Roat  Avallabillty Rate re3 Oelverios SF Conetruction

Logistcs 27,403,844 16% $8.53 3% 26,658 ° 6,186,007
Specialzed ndusuzat 6,754,469 14% $8.15 18% 1800 0 0
Flex 253,529 % $1220 o 0 0 0
Subymaskot 3 A11.809 15% 3049 8% 24,858 o &.166.007
Ancust Trecde 12 Month m """M":." Posk When Troagh When
Vacancy Change (YOY] 0 4% 9.1% 49% 15.6% 201001 1.2% 02202
el Absorpbon SF 189K 430,885 1.274.216 1995013 2021 04 (1,801 .058 2000 04
Dehveries SF TI3K 351122 1,658 599 1,004,880 2000 G2 o 2018 01
Ren Growth 166% 3% 18% 174% 202203 98% 2009 4
Sales Volume $322M S11.2M NA $457 90 22202 $53M 2009 04
Leasing

Strong demand for well-located logistics and warehouse space has compressed
vacancies to a historic low of 1.5%. Net absorption could slow over the next several quarters
due to a lack of available space in the submarket since the construction pipeline is minimal
in this infill submarket. While a temporary pullback in consumer spending negatively
affected some retailers, causing some move-outs in the submarket, the spaces didn't stay
vacant for long. For example, Tuesday Morning shuttered its 593,000-SF distribution center
in the submarket in 20Q3 after announcing plans to close more than 230 stores nationally.
Shortly after, the luxury consignment retailer The RealReal leased the building and took
occupancy in 2021.

A few tenants have vacated spaces in the submarket over the past few quarters, but
occupancies have more than offset the move-outs. Del Monte vacated about 104,000 SF;
CS], a national trade show services contractor, vacated 75,000 SF; and Carolina Logistics
Services moved out of 50,000 SF in 20Q2. Recent occupancies include Amazon at 10 West
Logistics Center Phase I1 (568,340 SF), OmniMax International (226,440 SF), Danson's
(220,160 SF), Agility Health (149,500 SF), EATC Manufacturing (104,150 SF), and Metal
Finishing Solutions (82,290 SF).

Phoenix's fast-growing population, robust economy, and proximity to major metros
in California have driven the need for logistics space. The confluence of road and rail
transportation in the submarket enables easy access to Southern California. More than 35
million consumers can be reached within a day's truck haul. The recent completion of the
Loop 202 extension has supported tenant demand in the submarket. The 22-mile extension
of South Mountain Freeway connects the East and West valleys, running from the [-10 and
59th Avenue {in the submarket) to the existing Loop 202 at the Phoenix- Chandler border.
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Rent
Industrial rents in SW N of Buckeye Road run for about $8.50/SF, which is
considerably below the metro-wide average. A similar pattern holds for logistics space,
which at $8.50/SF is well below the $10.70/SF metro-wide average for that property subtype.
Rents grew by a remarkable 16.6% over the past year, which brought the three-year average
annual rent growth up to 11.3%. Over a longer horizon, SW N of Buckeye Road has enjoyed
a remarkable stretch of rent growth. Industrial rents today are 99.1% higher than they were
10 years ago. That's ahead of the long-term performance in the metro, where rents
cumulatively increased by 91.4% over the past decade.
Construction

Development ebbs and flows in this infill submarket, but limited availabilities have
motivated developers to become active again. Development ramped up in 21Q3 following
a brief pause in construction starts. Several projects are underway, totaling 6.2 million SF.
[rwin G Pasternack & Associates broke ground on three speculative industrial facilities at
Estrella Commerce Center. The three buildings are near Interstate 10 and Loop 202 and
range from 101,000 SF to 138,550 SF. The buildings are slated for completion in 22Q4.
Rents are marketed at $7.44/SF NNN. ATLAS broke ground on Buckeye 55 in 21Q1. The
66,000-SF speculative warehouse is located near Loop 202 and Buckeye Road. The building
was completed toward the end of 2021.

More than 80% of inventory in SW N of Buckeye was built before 2000, and less
than half of those buildings have clear heights over 25 feet. While the SW N of Buckeye
Road Submarket was the focus of development in previous cycles, Tolleson has received the
bulk of new inventory in recent years.

Sales

Industrial investors have been very active in the capital markets in SW N of Buckeye
Road, making it one of the most heavily traded industrial areas in the region over the past
several years. Historical investment trends have largely held serve in the past 12 months.
Annual sales volume has averaged $221 million over the past five years, and the 12-month
high in investment volume hit $458 million over that stretch. However, in the past 12 months
specifically, $2 billion worth of assets sold. Deals involving logistics properties drove recent

sales volume.
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The market pricing, based on the estimated price movement of all industrial

properties in the submarket, sat at $146/SF during the past 12 months. The market cap rate

has dropped since last year. It is the lowest cap rate that has been seen in five years, and it's

close to the metro's average.

SALE COMPARABLES SUMMARY STATISTICS

Salss Attributes Low Averaga
Sale Price $200,000 57.566,822
PricesSF $32 $144
Cap Rale 5.5% 6.0%
Time Since Sale n Months oA 69
Proporty Attributes Low Aversge
Building SF 1.370 52,111
Caotling Height o 2
Docks L[] 7
Vacancy Rate At Sale 0% 8.2%
Year Buill 1928 1983
Star Rating & L

Median Hgn
$3,337,379 $53,964 433
$125 $745
6.0% 6.5%
63 114

Madian High
25,000 454 368
20 w
2 62
0% 100%
1982 201
24 * ok Thhk

Within the subject’s SW N of Buckeye Road industrial submarket, CoStar statistics

indicated decreasing industrial sales volume from 2021 through 2023. However, the average

sale price per square foot through the end of 2023 increased, even though the number of

completed transactions decreased. Capitalization rates have been increasing moderately

since 2021 when they were at a low of 5.7%.

OVERALL SALES
Comploted Transactions (1} Market Pricing Trends (2)
Yoar Dests Volume Tumover  AvgPrice AvgPric'SF  AwgCapRate  Price/SF  Pricsinden  Cap Rate
2028 5 $167.94 323 6.3%
2027 $156.16 300 6.5%
2026 $141.09 m 6.7%
2025 $125.70 242 6.9%
2024 5 g $127.87 246 6.9%
YTD 2 $4.9M 0.1% $2.470,500 $93.47 $137.06 264 6.5%
2023 20 $128.5M 3.4% $9,181,408 $153.04 5.6% $137.28 264 6.4%
2022 45 $299.2M 6.3% $7.479,997 $143.62 7.6% $136.95 263 5.9%
2021 95 $438.1M 123%  $6,739,869 $129.15 6.5% $121.36 233 57%
2020 42 $120.1M T1% $3,244,617 $70.56 15% $95.52 184 6.4%
2019 47 $183.6M 6.8% $4,591,173 £90.36 51% 38162 157 6.9%
2018 64 $142.1M 8.2% $3,642,560 $69.42 6.3% $72.82 140 7.1%
2012 75 $123.8M 7.6% $3.439.430 $63.72 5.9% $66.04 121 1.2%
2016 41 $199.2M 10.1%  $7,378,261 $63.81 1.7% $65.51 126 6.8%
2015 64 $106M 1.1%  $2,650,849 $42.92 $61.91 119 6.8%
2014 57 $68.4M 6.1% $2,357.10 $45.08 5.0% $55.33 106 7.3%
2013 28 $73M 4.8% $2,921,323 $47.89 7.9% $50.50 97 7.5%

(1) Completed ransaction data is based on actual arms-lenqth sales transactions and levels are dependent on the mix of what happened 10 sell in the peniod
() Marks price rends data s based on he e price of all pr in the market, informed by actual fransactions that have occurred
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MARKET CONDITIONS ADJUSTMENTS
Industrial Land Sales Trends

Sold Transaction Sold Transaction Sold Transaction Sold Transaction

Number of Transactions 2 B 3 4

Tonal Dollar Volume $1.365.500 $19,107,108 $33,453,269 $6,191,444

Toal Bidg Square Feet 0 0 0 0

Towl Larxt in Acres 4.54 33.46 25.23 11.01

Total Land in SF 197,762 1.457,518 1.099,019 479,596

Average Price $882,750 $3,821,421 $11,151,090 $2,063,815

Average Number of SF 0 0 [+ 0
Average Price Per Bidg 5F - - .

Median Pnce Per SF - . -

Average Number of Acres 2271 5.58 a4 275

Average Number of 5F(Land) 93,881 242,920 366,340 119,899

Average Price Per Unit - - - .

Median Price Per Unit -

Aversge Number of Units - .

L v F ] S60L5%0 ilLa25932 R L

: Price Per SF 36.90 51395 $30.44 $15.93

b 31 YT L AL LT

| Mocion Prics Por SF(Land® 36,90 3110 31281

The appraisers used CoStar to search sales of industrial land ranging in size from 2
to 200 acres. The time period searched was between December 27, 2019, through December
27, 2023. CoStar reported that in 2020, there were a total of only 2 industrial land
transactions totaling $1,365,500, with an average price per square foot of $6.90. This
compares to year-to-date December 2023, in which 4 properties sold totaling $6,191,444,
with an average price per square foot of $15.93. As of year-end 2021, the average price per
square foot was $30.44 for only 3 completed transactions. Given the small number of
transactions, the pricing trends are less credible. Thus, we also did the same search for the

entire Phoenix metro market, as follows:

Sold Transaction

Sold Transaction

Number of Transactions 79 124 97 61

Total Dollar Volume $321,934,966 $672,923.721 $564,013,692 | $486,929,397

Tolal Blgg Square Feet 0 0 0 | 0

Total Land In Acres 1,752.37 3576.34 2.111.68 | 1,548.84

Total Land in SF 76,333,237 155,785,370 118,120,781 | 67,467 470

Average Price 4,282,466 $5,902,840 $6.337.232 | $10.144,362

Average Number of SF 0 0 L] 0

Average Price Per Bidg SF -

Median Price Per SF - - .

Average Number of Acres 221 2884 2796 25.39

Average Number of SF(Land) 966,244 1,256,334 1,217,740 1,106,024

Average Price Per Unit - - - -

Median Price Per Unit

Average Number of Units . * - .
IW— EAT:T WA AT IRE] S212305 43

$4. $4.68 i

W e 1:’?&# I “IH
| Modian Price Per SE(land) 3500 3562 .70 31087

In the overall Phoenix metropolitan industrial market, the sales data implies
industrial land values increased from 2020 through year-end 2023 at 105.9%, or about 26.5%

annually. However, due to high interest rates, land values appear to have stabilized during

48

Southwest Appraisal Associates




mgtﬁs. This stabilization of land values coincides with ongoing inflation and the
increases in long-term lending rates.

The adjustment for market conditions is based on an annual appreciation rate of
1.0%, or 0.083 per month applied to the months of appreciation from the comparables sale
date through December 2023. Land values have remained stable in the last 6 months due to
the increases in interest rates and uncertainties in the economy.
CONCLUSION

Overall, the industrial market in metro Phoenix and more specifically within the
subject’s SW N of Buckeye Road industrial submarket is experiencing low vacancy rates
due to strong demand from logistics tenants. The continued strong demand for industrial
space and overall market fundamentals bodes well for metro Phoenix market and the SW N
of Buckeye Road industrial submarket. The industrial submarket has experienced increasing
quoted rental rates through the end 0f 2023. Demand for industrial space has been strongest
among e-commerce and 3PLs, which have benefited from the rising dependence on e-
commerce and home deliveries spurred by the pandemic. The logistics segment has a

substantial footprint in the SW N of Buckeye Road industrial submarket.
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HIGHEST AND BEST USE — SUBJECT PARCEL

The subject parcel cannot be developed as a stand-along parcel due to restricted
access and size. Thus, the highest and best use of the subject is assemblage with the abutting
parcel. Thus, the highest and best use analysis is applied to the parcel abutting the subject
parcel.

HIGHEST AND BEST USE — ABUTTING PARCEL

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 abutting parcel is currently zoned A-1, Light Industrial by the City of Phoenix,
which is further designated for Industrial use according to the City of Phoenix General Plan.
The appraisers believe that the abutting parcel is most suitable for industrial-oriented
development due to its lack of access from West Van Buren Street and prominent
frontage/exposure to the South Mountain Freeway (SR 202L). Currently, industrial-oriented
uses are in strong demand and are the primary driver of most land purchases in the immediate

and surrounding areas.
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Physically Possible

The abutting parcel consists of 214,891 square feet (4.93 acres) and is irregular in
shape, with level topography at street grade with West Van Buren Street, West Washington
Street, and South 57" Drive. The abutting property has adequate legal and physical access
from Washington Street and 57" Drive, which would accommodate moderate intensity uses
on the site. The site does not have legal or physical access from Van Buren Street due to
access control.

The site is well situated to capture vehicular and truck traffic traveling from
California into the Phoenix via Interstate 10, Interstate 17 and Loop 202, The abutting parcel
is located in Zone X, outside the 100 and 500-year flood hazard areas, with all municipal
utilities available to the site. Based on the existing Phoenix zoning and general plan land
use designation, the location, physical characteristics of the parcel, and surrounding
improved uses, the physically possible use, as vacant, is an industrial-oriented development
that conforms to the zoning, surrounding uses, and physical constraints.

Financially Feasible & Maximally Productive

The third and final test of highest and best use considers the financially feasible and
maximally productive uses of the Abutting property. The financially feasible maximally
productive use of a property is one that is legally permissible and physically possible that
also creates a positive return for the investor.

Given the legally permissible and physically possible uses for the Abutting property,
the financially feasible use is determined through an analysis of the factors that affect the
market. Reference is made to the Market Analysis section of the report. The market analysis
is an integral component of the financially feasible test for the Highest and Best Use of the
Abutting, as vacant. Demand factors are created by the combination of the legal, physical,
and economic characteristics related to the income generated from potential uses. Due to its
location, just off the West Van Buren Street/Loop 202 traffic interchange, with prominent
frontage and visibility to moderate traffic volumes, along with the land sales and
development trends in the area, it is highly probable that the abutting parcel would be
purchased for development of an industrial-oriented use.

Based on the information contained in this report and our interviews with market
participants, the industrial land market has been experiencing strong increases in demand

and price appreciation. Our interviews and research revealed that the industrial market
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fundamentals remain healthy despite several recent completions of large-scale spec
industrial developments.

Speculative industrial development is possible and occurring in the immediate area
with strong tenant demand and leasing activity. It is also possible to develop the site with
build-to-suit or build-to-own development which are both financially feasible and maximally
productive uses of the Abutting property. The most probable buyer is an end-user/developer
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 for development of an industrial-oriented use that

conforms to the City of Phoenix Zoning and General Plan,

LAND VALUATION - ABUTTING PARCEL

The Sales Comparison Approach is used to provide a market value opinion for the
Abutting Parcel, as vacant land. 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 unit value, the
price per square foot, of the Abutting Parcel is then applied to the square footage of
the subject property to estimate the market value of the land by virtue of the Across
the Fence technique.

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 square
foot of land area is the appropriate unit of comparison for this analysis. This is derived by
dividing the sale price by the total square footage of the site.

Search parameters for comparable sales focused on land sales that are similar in size
and potential use. The search for recent land sales included immediate and surrounding areas
that have similar demographics and are planned for similar potential developments. The
market data that is included in the analysis is considered to be the best available and provides
a credible opinion of value.

A location map showing the comparable sales relative to the abutting parcel,
individual data sheets, and parcel maps are presented on the following pages. The

adjustment matrix follows the land value analysis.
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COMPARABLE LAND SALES MAP
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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 SQ.FT.:
SITE AREA IN ACRES:
SALE PRICE PER SQ. FT.:
PHYSICAL DESCRIPTION
Location:
Access / Visibility / Traffic:
Shape Topography/Site Utility
Utlhties:
Flood:
ZONING / GENERAL PLAN:
PLANNED USE:
THREE YEAR HISTORY:
MARKETING TIME:
CONFIRMED WITH:
DATE CONFIRMED:
COMMENTS:

LAND SALE 1
1202 & 1226 N. 5Tth Avenue, Phoenix, AZ 85043

Lots 3 & 4, of I-10 Industrial Park West Unit II, Recorded m
Book 234 of Maps. Page 48, G&SRM, Maricopa County,
Arizona

103-27-009 & -010

Special Warranty Deed
February 8, 2021
20210139790

State of Arizona (ADOT)

John Preciado Laborers Training & Retraining Trust
$870,000

Fee Simple

Cash to Seller

Arm's-Length

93,977

2.16

$9.26

Average / SW Phoenix

Above Average / Good / Heavy
Rectangular / Level / Good

All to site

Zone X (shaded)

A-1. Laght Industrial / ludustnal
Laborers Trainmg School

No prior sales

4 months

Reliable Source. Public Records
11/4/2022

This comparable represents the sale of 2.16 acres, (93.977 SF), of vacant industrial zoned land located at the northwest corner
of West Latham Sireet and North 57th Avenue at the -10/Loop 202 (South Mountain Freeway) interchange in southwest
Phoenix. AZ. Zoned A-1, Light Industrial by the City of Phoenix the property 1s rectangular in shape with good site unlity. [t
sold in February 2021 for $870.000, or $9.26 PSF of land area. The buyer, purchased the site to develop a training school
facility. The property sold above the appraised value and was on the market about 4 months prior to the sale. The buyer paid
cash for the site and no sale conditions were noted.

I.D. :22-254-LC.1
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COMPARABLE NUMBER: LAND SALE 2

LOCATION: 5153 W. Fillmore Street
Phoenix, AZ 85043
LEGAL DESCRIPTION: Portion of Lots 31, 32, 33, 40, 41 & 42, Coronado Industnal

Park, According to Book 219 of Maps, Page 3, G&SRB&M,
Maricopa County, Arizena

TAX CODE NUMBER(S): 103-29-045A
RECORDS:
Instrument: Special Warranty Deed
Date Recorded: Apnil 7, 2021
Affidavit of Fee No: 20210390715
SELLER: FIZMAC Properties, LLC
BUYER: Chambertin Development, LLC
SALE PRICE: $1,134,683
INTEREST CONVEYED: Fee Simple
TERMS: Cash to Seller
CONDITIONS CF SALE: Arm’s-Length
SITE AREAINSQ.FT.: 160,247
SITE AREA IN ACRES: 3.68
SALE PRICE PER SQ. FT.. $7.08
PHYSICAL DESCRIPTION
Location: Average / SW Phoenix
Access / Visibility / Traffic: Average / Average / Light
Shape/Topograhy/Site Utility: Rectangular / Level / Good
Utilities: All to site
Flood Plam: Zone X (shaded)
ZONING / GENERAL PLAN: A-1, Light Industrial / Industrial
PLANNED USE: 50,000 SF Industrial/Warehouse
THREE YEAR HISTORY: No prior sales
MARKETING TIME 6 months
CONFIRMED WITH: Sam Sorensen, Broker {Sorensen & Black Inc.)
DATE CONFIRMED: 11/4/2022
COMMENTS:

This comparable represents the sale of 3.68 acres, (160,297 SF), of vacant mdustrial zoned land located at the southeast comner
of West Fillmore Street and North 52nd Avenue i southwest Phoenix, AZ. Zoned A-1, Light Industrial by the City of
Phoenix the property is rectangular in shape with good site utility. It sold in Aprit 2021 for $1,134,683, or $7.08 PSF of land
area. The buyer, purchased the site to develop a build-to-suit 50,000 SF industnal/warchouse building. The property sold near
the list price and was on the market about 6 months prior to the sale. The buyer paid cash for the site and no sale conditions
were noted.

LD.: 22-254-LC.2
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COMPARABLE NUMBER: LAND SALE 3

LOCATION: 5810 W. Buckeye Road
Phoenix, AZ 85043
[LEGAL DESCRIPTION: Portion of SE4, of the SE4, of Section 8, TIN, R2E,
G&SRB&M, Mancopa County, Arizona

TAX CODE NUMBER(S): 104-19-004F
RECORDS:

instrument: Special Warranty Deed

Date Recorded: August 9, 2021

Affidavit of Fee No 20210860983
SELLER. State of Arizona (ADOT)
BUYER: Chamberlin Development, LL.C
SALE PRICE: $2,660.000
INTEREST CONVEYED: Fee Simple
TERMS: Cash to Seller
CONDITIONS OF SALE: Arm's-Length
SITE AREA IN SQ. FT: 279771
SITE AREA IN ACRES: 6.42
SALE PRICE PER SQ. FT.: $9.51
PHYSICAL DESCRIPTION

Location: Average / SW Phoenix

Access [ Visibility / Traffic:

Shape/Topography Site Utility:

Good / Good / Heavy
Rectangular / Level / Good

Utilities: All to site

Flood Plain: Zone X (shaded)
ZONING / GENERAL PLAN: A-1, Light Industnal / Industrial
PLANNED USE: 130,000 SF Office/Warehouse
THREE YEAR HISTORY: No prior sales
MARKETING TIME: Not provided
CONFIRMED WITH: Reliable Source, Public Records
DATE CONFIRMED: 11/4/2022
COMMENTS:

This comparable represents the sale of 6.42 acres, (279,771 SF), of vacant industrial use land located at the northeast comer of
59th Avenue and Buckeye Road in southwest Phoenix, AZ. The site is situated i a mixed-use area with good visibility to the
Loop 202 and Buckeye Road with exposure to heavy traffic volumes. Zoned hight industrial with a General Plan designation
of Industrial, the property is rectangular in shape with good site utility. [t sold in August 2021 for $2.660.000 (the list price), or
$9.51 PSF of land area. The buyer. purchased the site 1o deveiop a build-to-suit 120,000 SF office/warehouse buiding. The
buyer paid cash for the site and no sale conditions were noted.

ID.:22-254-LC.3
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COMPARABLE LAND SALE

COMPARABLE NUMBER: LAND SALE 4
LOCATION: 5802 W Washingion St
Phoenix, AZ 85043
LEGAL DESCRIPTION: Portion of property located in the NWi/4 of Section 8,
Township i, North, Range 2 East, G&SRB&M, Maricopa
County, Arnizona, which lie easterly & southerly of existing
right of way lines.
TAX CODE NUMBER(S}): 104-04-018A; 104-04-512; 104-04-015A; 104-04-035
RECORDS:
[nstrument: Special Warranty Deed
Date Recorded July 17, 2023
Affidavit of Fee No: N/A: Affidavit Exempt
SELLER: State of Anizona (ADOT)
BUYER: Precision Components, Inc.
SALE PRICE: $3.045,000
INTEREST CONVEYED. Fee Simple
TERMS: Cash 10 Seller
CONDITIONS OF SALE: Armm's-Length; Auction w/ Multiple Bidders
SITE AREAIN SQ. FT: 214,751
SITE AREA IN ACRES: 4.93
SALE PRICE PER SQ. FT: $14.18
PHYSICAL DESCRIPTION
Location: Average / SW Phoenix

Access / Visibility | Traffic:

Shape/Topography/Site Utility:

Average | Above Avg ' Moderate
Irregular / Level ! Average

Utilities: All to site
Flood Plain: Zone X (unshaded)
ZONING / GENERAL PLAN: A-1 /Light Industrial
PLANNED USE: Assemblage
THREE YEAR HISTORY: No prior sales
MARKETING TIME: Not provided
CONFIRMED WITH: Seller, Arizona Department of Transportation
DATE CONFIRMED: December, 2023
COMMENTS:

This comparable represents the sale of 4.93 acres. (214,751 SF), of vacant industrial use land located at the northwest comer
of 57th Avenue and Van Buren Street in southwest Phoenix, AZ. The site is situated in a mixed-use area with good visibility to
the Loop 202 and Van Buren Street with exposure to heavy traffic volumes. Zoned A-1, Light [ndustrial with a General Plan
designation of Mixed-Use, the property is irregular in shape with average site utility. It sold at an ADOT auction on May 24.
2023 for $3,045,000, or $14.18/SF of land area, including the $20,000 administrative fee paidby buyer to Arizona Department
of Transportation. The Special Warranty Deed was recorded on July 17, 2023. The buyer purchased the site for a parking lot
adjacent to its existing industrial improvements. The buyer paid cash for the site and no sale conditions were noted.

LD.:23-187-LC 4
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COMPARABLE NUMBER: LAND SALE 5
LOCATION: 3328 W Adams St
Phoenix, AZ 85009
LEGAL DESCRIPTION: Lot 2. Block 2, of Wormsers Addition, a portion of the NWC
of Section 11, Township I North, Range 2 East of the
G&SRB&M, Maricopa County, AZ
TAX CODE NUMBER(S): 109-38-017B
RECORDS:
Instrument: Warranty Deed
Date Recorded: January 11, 2023
Affidavit of Fee No: 2023-0026538
SELLER: Sonora Produce Inc
BUYER: QRT LLC
SALE PRICE: $1.300,000
INTEREST CONVEYED: Fee Simple
TERMS: $450,000 Down, SCB

CONDITIONS OF SALE:

[hrect Sale;: No sales commissions

SITE AREA IN SQ. FT.: 101,671
SITE AREA IN ACRES: 2.33
SALE PRICE PER SQ. FT.: £12.79
PHYSICAL DESCRIPTION
Location: Average / SW Phoenix

Access [ Visibality / Traffic:

Shape/Topography/Site Utility:

Average / Average / Moderate
Rectangular / Level / Good

Utilities: All to site
Flood Plain: Zone X (unshaded)
ZONING / GENERAL PLAN: A-1, Light Industnal / Industrial
PLANNED USE: Investment
THREE YEAR HISTORY: No prior sales
MARKETING TIME: Undisclosed
CONFIRMED WITH: Public Records
DATE CONFIRMED: December, 2023
COMMENTS:

This comparable represents the sale of 2.33 acres, (101,671 SF) of vacant land with average visibility toVan Buren Street. The
property 1s rectangular in shape with good site utility. It sold in January. 2023 for $1,300.000, or $12.79/SF of land area. The
buyer paid $450,000 down with the seller financing the balance. No extraordinary sale conditions were noted

1.D. :23-187-L.LC.5
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LAND VALUE ANALYSIS

As previously discussed, the Across the Fence technique is employed to estimate a
market value of the subject property. As such, the Sales Comparison Approach is used to
provide a market value opinion for the Abutting Parcel, as vacant land. 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 unit value, the price per square foot, of the Abutting Parcel
is then applied to the square footage of the Abutting property to estimate the market
value of the land by virtue of the Across the Fence technique.

Adjustments are considered to the comparable sale prices based on the following
elements of comparison: property rights conveyed, financing terms, conditions of sale,
market conditions (time), location, access/visibility/traffic, physical characteristics, and
zoning/planned use. As previously mentioned, the sale price per square foot of land area is
the most appropriate unit of comparison for this analysis. This is derived by dividing the
sale price by the total square footage of the site.

Search parameters for comparable sales focused on vacant parcels of land that are
similar in size and potential or planned use. The search for recent land sales included
immediate and surrounding areas that have similar demographics and are planned for similar
uses. The market data that is included in the analysis is considered to be the best available
and provides a credible opinion of value.

Five land comparables are included in this analysis. The transactions occurred
between February 2021 and July 17, 2023. A location map showing the comparable sales
relative to the Abutting Parcel, individual data sheets, and parcel maps are presented on the

following pages. The adjustment matrix follows the land value analysis.
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SUMMARY OF LAND COMPARABLES

LAND SALE PROPERTY ADNISTED SITEAREA  SITEAREA  PRICE PER ZONING / GENERAL PLAN |
COMP DATE LOCATION SALE PRICE * {SQ.FT.} |ACRES) SQ.FT. PLANNED USE
1 020821 1202 & 1226 N. 57th Avenue, Phoenix,  $870,000 93977 216 $9.26 A-1, Light hdustrial / industrial
AZ 85043 Laborers Training School
2 0407121 5153 W. Filmore Street $1,134,683 160,247 368 $7.08 A-1, Light Industrial / indusirial
Phoenix, AZ 85043 50,000 SF IndustrialWarehouse
3 0809/ 5810 W. Buckeye Road $2,660,000 279711 6.42 $9.51 A-1, Light Industrial / industrial
Phoenix, AZ 85043 130,000 SF Offica/Warehouse
4 723 5802 W Washington St $3,045,000 214,751 493 $14.18 A-1 Light Industrial
Phoenix, AZ 85043 Ascemblage
5 011123 3328 W Adams St $1,300,000 10,671 233 $1279 A-1, Light Industrial / industrial
Phoenix, AZ 85009 nvestment

" Adpusied sade price Ex comh equivaiency encior development coas (whers spplcabls)

Abutting - SWC W. Van Buren Street & N. 57th - 214,891 493 A«4, Light industrial / Industrial
Parcel Drive, Phoenlx, AZ 85043 Assemblage/industrial
MN 93,977 218 $7.08
MAX 279,771 842 $14.18
AVERAGE 170,033 1% $10.58

Quantitative adjustments have been considered for elements of comparison
including property rights conveyed, financing terms, conditions of sale, and date of sale,
location, and physical differences. Here follows the analysis of the sales by each element of
comparison. An adjustment matrix summarizing the adjustments as they apply to the
comparable sales precedes the conclusion of this analysis.

Property Rights Conveyed

No price adjustments to any of the five land comparables are made for property rights
conveyed. The fee simple interest was transferred for each comparable.
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. Four of the land comparables were cash equivalent. Thus, no price
adjustments are unnecessary to Sales One, Two, Three, and Four. Sale Five involved a
$450,000 down payment, or 34.6%, with the seller carrying the remaining balance. any of
the comparables for financing terms. Given the size of the down payment, no price
adjustments are applied.

Conditions Of Sale

An adjustment for conditions of sale is made if the transaction was influenced by

outside factors such as financial duress, lack of a sales commission, a related-party

transaction, or out of the ordinary motivations of the buyer or seller. Sales One, Two, and
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Three represent arm’s-length transactions with brokers involved and sales commissions
being paid. Thus, no price adjustments are necessary. Sale Four involved an arm’s length
transaction at auction with multiple bidders. The winning bidder was the adjacent property
owner who was motivated to acquire the property for assemblage to expand his business. A
downward price adjustment is made for the buyer’s motivation to acquire this particular
property. Sale Five was a direct sale between buyer and seller with no real estate
commissions paid. An upward price adjustment is applied for a typical real estate
commission by which a seller would have increased the sale price.

Market Conditions (Time)

An adjustment for market conditions considers any changes that occur in the
marketplace over time. These changes include fluctuations in supply and demand, inflation,
or deflation. Since the subject property is appraised as of a specific date, the sales must be
analyzed to determine the direction of change, if any, during the period between the sale date
and the date of valuation. None of the sales included in this analysis provide sale and re-
sale data within this time frame to derive a paired-sale analysis.

As discussed in the Market Analysis (Page 46), the pricing trends for the metro-
Phoenix industrial market indicates an appreciation rate of about 12% per year, or 1% per
month applied to the months of appreciation from the comparable’s sale date through the
date of value.

Location/Access/Visibility

The Abutting property is located just off the intersection of West Van Buren Street
and the South Mountain Freeway (Loop 202), in southwest Phoenix. It represents an
irregular shaped parcel which has level topography that is at street grade with both Van
Buren Street, Washington Street and 57" Drive. The Abutting site has some visibility to
Loop 202 but no direct access due to the ADOT access control. There is also no direct access
from Van Buren Street due to access control. Legal and physical access to the site is
available via 57th Drive and Washington Street.

Due to the lack of more prominent and comprehensive street frontage/visibility and
access to and from West Van Buren Street, a primary east-west arterial, it is unlikely the
Abutting Parcel would be developed with a retail or commercial-oriented use. It would most
likely be developed with a secondary use including industrial-oriented uses. This is the
highest and best use of the site and comprises most of the recent land sales activity in the

immediate and surrounding areas.
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Land Sale One is located at the northwest comner of West Latham Street and North
57th Avenue at the I-10/Loop 202 (South Mountain Freeway) interchange about 1 mile to
the northeast of the Abutting. This is a similar location, but this property offers superior
access and exposure to heavier traffic volumes along both I-10 and Loop 202. Thus, a
downward price adjustment is made for superior frontage/visibility, heavier traffic volumes
and access.

Land Sale Two is located at the southeast corner of West Fillmore Street and North
52nd Avenue about 1 mile to the northeast of the Abutting. The location is considered
simtlar, but this property offers inferior visibility/frontage with exposure to lighter traffic
volumes. Thus, an upward price adjustment is made inferior frontage/visibility and access.

Land Sale Three is located at the northeast corner of 59th Avenue and Buckeye Road
about 1 mile to the south of the Abutting. This is a similar location, but this property offers
superior access and exposure to heavier traffic volumes along Loop 202 and Buckeye Road,
a primary east-west arterial with commercial and retail uses. Thus, a downward price
adjustment is made for superior frontage/visibility, heavier traffic volumes and access.

Land Sale Four represents the Abutting Parcel, which is located just off the
intersection of West Van Buren Street and the South Mountain Freeway (Loop 202). No
price adjustment for location is necessary,

Land Sale Five is located on the north side of Adams Street, about two miles east of
the Abutting Parcel. This location is considered inferior due to the mixed surrounding uses
and inferior visibility/frontage with exposure to lighter traffic volumes. Thus, an upward
price adjustment is made for inferior frontage/visibility and access.

Physical Characteristics

Adjustments for physical characteristics include the site size, site utility
(shape/topography), zoning/planned use, availability of utilities, and floodplain issues.

Site Size

Generally, due to economies of scale, smaller parcels tend to sell at higher prices per
unit than larger ones. Generally, this is because there are more potential buyers competing
for smaller parcels. The subject’s site area is 214,891 square feet, (4.93 acres). The five
land comparables range from 93,977 to 279,771 square feet, (2.16 to 6.42 acres). Downward
price adjustments are made to Land Sales One, Two, and Five, which are both smaller than

the Abutting Parcel. An upward price adjustment is made to Land Sale Three, which is
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larger than the Abutting Parcel. No price adjustment is deemed necessary to Land Sale since
it is the Abutting Parcel.
Site Utility (Shape/Topography)

The Abutting Parcel is irregular in shape, level, and at street grade with Van Buren
Street, Washington Street and 57" Drive. Its overall site utility is considered to be average.
Land Sales One, Two, Three and Five are all rectangular in shape which have higher building
yields that are easier to engineer and develop. Thus, downward price adjustments are made
for superior site utility. As the Abutting Parcel, Land Sale Four is similar in site utility and
no price adjustment is indicated.

Zoning & General Plan / Planned Use

Given the Abutting Parcel’s zoning/general plan land use designations, and its
location, the most likely use would be for industrial-oriented uses. All five land sales were
purchased and currently are or will be developed with an industrial development. Thus, no
price adjustments are necessary to any of the comparables for zoning/general plan and land
use.

Utilities (Offsites)

As previously described in the “Site Analysis™ section, the Abutting Parcel currently
has access to all utilities including electricity, telephone, natural gas, and municipal water
and sewer either to the property line, or in the adjacent rights of way. All five land
comparables have similar access to municipal utilities. Thus, no price adjustments are
necessary to any of the comparables for utilities.

Floodplain

The Abutting Parcel is outside the 100- and 500-year floodplain and is not required
to carry flood insurance. All five land comparables have similar flood designations with no
flood issues. Thus, no price adjustments are necessary to any of the five land comparables.

Here follows an Adjustment Matrix summarizing the adjustments as they apply to

the five land comparables.
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LAND COMPARABLE ADJUSTMENT MATRIX
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Conclusion — Abutting Parcel

After making adjustments for all of the appropriate elements of comparison, the
adjusted price range from the comparable land sales is $8.75 to $12.76 per square foot, with
an average of $10.67, and a median of $9.74. Given the more recent transaction dates,
strongest weight is given to Land Sales Four and Five.

Based on the foregoing data and analysis, it is our opinion that the market value of
the Abutting Parcel’s 214,891 square-foot site is approximately $12.75 per square foot.
Thus, 214,891 times $12.75 per square foot = $2,739,860 rounded to $2,700,000.
MARKET VALUE OPINION OF PARCEL ABUTTING L-C-099B,........... $2,700,000
This estimate of Market Value equals approximately $12.56 Per Square Foot.
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 marketing times from the comparable sales are
analyzed to estimate the exposure time for the Abutting.

A review of several comparable land sales reported marketing periods of 4 months to
13 months, with an average of 8 months. Given the current market conditions, the estimated
exposure time is 12 months or less if the property is priced in accordance with the appraised

value.

ACROSS THE FENCE VALUATION OF THE SUBJECT SITE

The 7™ edition of the Appraisal Dictionary defines the following:
across-the-fence (ATF) value.

“In the valuation of real estate corridors, the value concluded based on a
comparison with adjacent lands before the consideration of any other adjustment factors. "
across-the-fence (ATF) method.

“A land valuation method used in the appraisal of corridors. The across-the-fence
method is used to develop a value opinion based on comparison to abutting land.”

This methodology assumes that a corridor has a value consistent with the value of
the land which it abuts, as if vacant, and without adjustments for size, shape, topography, or

access. We believe that this is the most appropriate methodology for the subject property
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because of its unusually small size, narrow shape of 10 feet, lack of development potential,
restricted access, and highest and best use of assemblage.

Based on the foregoing data and analysis, it is our opinion that the market value of
the Abutting Parcel consisting of a 214,891 square foot site is approximately $12.56 per
square foot. However, access to Parcel L-C-099B is available only from access available to
the abutting parcel. A downward price adjustment of 10% is made for inferior access.
[$12.56 - $1.26 = $11.48, rounded to $11.50.

Thus, a land value of $11.50 per square foot is applied to the subject’s site area of
8,774 square feet to estimate the land value.

$11.50/S.F. * 8,774 S.F. = $100,901, rounded to $100,000

MARKET VALUE OPINION OF L-C-099B

AS OF DECEMBER 27, 2023 $100,000
AUDITING BREAKDOWN
The following is the Auditing Breakdown for the subject property.
MARKET VALUE OPINION - ADOT PARCEL L-C-099B $100,000
This estimate of Market Value equals $11.50 Per Square Foot

Based on a site area of 8,774 square feet.
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PROJECT: H8827 01R

HIGHWAY: SR 2021 - SOUTH MOUNTAIN FREEWAY
SECTION: SALT RIVER — JUNCTION [-10 PAPAGO SEGMENT
PARCELS: L-C-0998B

CONTRACT: CTR054974-2

That I personally inspected the property herein appraised, and that I have afforded the
property owner the opportunity to accompany the appraisers at the time of inspection. I did
not make a personal field inspection of each comparable sale relied upon in making said
appraisal. The subject and the comparable sales relied upon in making the appraisal were as
represented by the photographs contained in the appraisal.

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

That no hidden or unapparent conditions of the property, subsoil, or structures were found
or assumed to exist which would render the subject property more or less valuable; and |
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 my 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 my knowledge, no portion of the value assigned to
such property consists of items which are non-compensable under the established laws of
said State.

That I understand this appraisal may be used in connection with 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 my employment nor my compensation for making the appraisal and report are
in any way contingent upon the values reported herein.

That 1 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 I 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 I will not do so unless so authorized by property State
officials, or until I am required to do so by due process of law, or until I am released from
this obligation by having publicly testified as to such findings.

That our opinion of the MARKET VALUE for the subject property as of the 27th day of

December, 2023, based upon our independent appraisal and the exercise of our professional
judgment is as follows:

MARKET VALUE OPINION OF ADOT PARCEL L-C-099B, $100,000
This estimate of Market Value equals 11.50 Per Square Foot

Date: February 5, 2024

AR Gt

Steven R. Cole, MAI, SRA, AI-GRS
Certified General Real
Estate Appraiser #30130
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PROJECT: H8827 01R

HIGHWAY: SR 202L - SOUTH MOUNTAIN FREEWAY
SECTION: SALT RIVER - JUNCTION I-10 PAPAGO SEGMENT
PARCELS: L-C-099B

CONTRACT: CTR054974-2

That I personally inspected the property herein appraised, and that I have afforded the
property owner the opportunity to accompany the appraisers at the time of inspection. I did
not make a personal field inspection of each comparable sale relied upon in making said
appraisal. The subject and the comparable sales relied upon in making the appraisal were as
represented by the photographs contained in the appraisal.

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

That no hidden or unapparent conditions of the property, subsoil, or structures were found
or assumed to exist which would render the subject property more or less valuable; and I
assume no responsibility for such conditions, or for engineering which might be required to
discover such factors. That, unless otherwise stated in this report, the existence of hazardous
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 my analysis, opinions, 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 my knowledge, no portion of the value assigned to
such property consists of items which are non-compensable under the established laws of
said State.

That I understand this appraisal may be used in connection with 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 my employment nor my compensation for making the appraisal and report are
in any way contingent upon the values reported herein.

That [ have no direct or indirect present or contemplated future personal interest in the

property that is the subject of this report, or any benefit from the acquisition of the property
appraised herein.
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That I 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 I will not do so unless so authorized by property State
officials, or until I am required to do so by due process of law, or until I am released from
this obligation by having publicly testified as to such findings.

That my opinion of the MARKET VALUE for the subject property as of the_27th day of
December, 2023, based upon our independent appraisal and the exercise of our professional
judgment is as follows:

MARKET VALUE OPINION OF ADOT PARCEL L-C-099B, $100,000
This estimate of Market Value equals $11.40 Per Square Foot

Date: February 5, 2024

Susanne Grace-Poore
Certified General Real
Estate Appraiser #31601
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CERTIFICATION
THE APPRAISERS CERTIFY TO THE BEST OF THEIR KNOWLEDGE AND BELIEF:
The statements of fact contained in this report are true and correct.

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

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

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

We have not performed services as appraisers regarding the property that is the subject of
this report within the three-year period immediately preceding acceptance of this
assignment.

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

Our 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 this appraisal.

Our analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the standards and reporting requirements of the Uniform Standards of
Professional Appraisal Practice of the Appraisal Foundation.

Steven Cole and Susanne Grace-Poore have made personal inspections of the property that
is the subject of this report.

No one provided significant real property appraisal assistance to the person(s) signing this
certification,

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

We hereby certify that we are competent to complete the appraisal assignment. The reader
is referred to appraisers’ Statement of Qualifications.

All conclusions and opinions concerning the real estate that are set forth in the appraisal
report were prepared by the Appraisers whose signatures appear on the appraisal report,
unless indicated as "Review Appraiser".
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No change of any item in the appraisal report shall be made by anyone other than the

Appraisers, and the Appraisers shall have no responsibility for any such unauthorized
change.

As of the date of this report, Steve Cole, MAI, AI-GRS has completed the continuing
education program for Designated Members of the Appraisal Institute.

Date: February 5, 2024

AN Gt

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

Susanne Grace-Poore
Certified General Real
Estate Appraiser #31601
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QUALIFICATIONS OF STEVEN R. COLE, MAI, SRA, AI-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, 2021.

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 (AI-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 propetties, feasibility studies, Fee Simple 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.
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QUALIFICATIONS OF SUSANNE GRACE-POORE

FORMAL EDUCATION:

Wayne State College, 1966-1967
Arizona State University 1967-1968
Bachelor of Arts Degree in Business Administration, National University, 1987

PROFESSIONAL EDUCATION:
Successful Completion of Examinations for the following courses:

Appraisal License Preparation Course — Hogan School of Real Estate, 2003
Real Estate Appraisal Principles and Basic Valuation Procedures
Standards of Professional Practices — Part A
Uniform Standards of Professional Appraisal Practices

Classes Provided by The Appraisal Institute:

“Real Estate Appraisal Principles" and “Basic Valuation Procedures”

"Basic & Advanced Income Capitalization™

“Advanced Sales Comparison & Cost Approaches

“Advanced Land Valuation”

"Market Analysis and Highest and Best Use”

"Uniform Standards of Professional Appraisal Practice”

Continuing Education Courses:

“Evaluating Commercial Construction”

“2016 CCIM Commercial Real Estate Market Forecast”

“Pima County Real Estate Council Forecast”

“Al Reports - The New Appraisal Report Option”
EXPERIENCE:

Southwest Appraisal Associates, Inc. — Staff Appraiser
November 2003 — Present

Appraisal experience includes a variety of single-family residential, commercial,
office, industrial, subdivisions, and vacant land.

Expert witness testimony, Federal Bankruptcy Court
PROFESSIONAL MEMBERSHIP:

Arizona Certified General Real Estate Appraiser, No. 31601, Expires January 31, 2024
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Bepartment of Ingurance and Financial Institutions
gtate of gtfsmb
CGA - 31601

This document is evidence that: SUSANNE GRACE-POORE has complied with the provisions of
Anizona Revised Statutes, relating to the establishment and ogeration of a:

Certified General Real Estate Appralser

dent of Fi | Instimutions of the State of Anizona has granted this license 1o transact the business of a:

Certified General Real Estate Appraiser

SUSANNE GRACE-POORE

This license is subject 10 the laws of Arizona and will remain in full force and effect until
provided by law,
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ADDENDA

Subject Parcel Exhibits
Right of Way Disposal Report
Highlighted Right of Way Plans
Legal Description — Abutting Parcel (L-C-099)
Purchase Order

Southwest Appraisal Associates
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GAIMOMPROJECTSWARICOPA (TH2021 MA 000 H5438 - South Mountain Fraeway\Exhibit\L-C-0g99B\-¢
{ Closurs View - Parcel Area []

Fest Factara1.00000000

Grid Dist (inverse grid coordinatas)

Grid Bearing (inverse grid coordinates)

[ Traversa Surrmiary |

Closed Loop 5 Points From 12868 To 8511

Horizontal Distance: 1794.26 Feet  Slope Distance; 1794 26 Feet
Area: B773.87 SqFt  0.201 Acras

[ Emror Surmmary |

Relative: 1:349511 (Closed Loop) LUnaar:0.01 FoatDirection:544°36'15"W
Northing.0.00 Feet Easting:0.00 Feet Elevation:0.00 Feet

Anguiar: None

[ Rectangular Limils (PLSS) ]

Latitude 1:487789 Daparture 1:5548

[ Clasing Polnis )

Pgint Northing Easting Efevation

From 12889 891993.237 618414882 0.00

To ast 851993.340 018414088 0.00

Correct 12868 891993.237 6184146882 000

[ Adjustments }
TPC Deskiop Pagea 1 12008123 12:20PM
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Traverse View - Parcel Area (Grid Bearing, Grid Dist, Feet)
8773.875qFL 0.201Acres Grid Dist (inverse grid coordinales)
Grid Bearing (invaraa grid coordinates)
File: L-C-0908 Date:12-6-2023
Poinl Type Grid Bearing Gnid Dist Radius Arc Length Deita  Northing  Easlting 'Descriphon

12008 | | BBT983 337 818414682
8164 SO°00'0C°E| 86353 , |891120.008618414 662

8508 S19°5604W.  29.2 _ 891102, mwwaall

8500 ~ | NO'OCOUE Bg144 | | 891993.726/616404.68Y

8511 SET464E 1001 _ssms.msmu.m}
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ARIZONA DEPARTMENT OF TRANSPORTATION

RIGHT OF WAY DISPOSAL REPORT

RIGHT OF WAY GROUP

The undersignad has examined the title to the property described in SCHEDULE A~1 herein, and the fea

owner is:

Address:

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

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 herelin, 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: 12/7/2021 Examiner: Sherry L Kinsella Reviewer:

Update to: Examiner: Reviewer:

Updats to: Examiner: Reviewer:

Update to: Examiner: Raviawer:

Update to: Examinar: Reviewer:

County: Maricopa Tax Arb: 104-04-NfA Disposal: N/A
Tracs No,: 2021 MA 000 H5439 / Highway: SOUTH MOUNTAIN Excess Lond: L-C-099

fad. No.:

202L MA 000 HB827

FREEWAY

Section: Salt River - Jet 1-10
Papago Segment

Parcel No.t 7-11755
& 7-11691

Southwest Appraisal Associates
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RIGHT OF WAY / VESTING

1. Warranty Deed from Rimex, Inc., 3 Nevada corporation to the State of Arizana, by and through
its Department of Transportation, dated August 14, 2015, recorded September 25, 2015 in Fee
No. 2015-0690055. [Project No. 202L MA 000 H5439 O1R, Parcel 7-11755)

2. Final Order of Condemnation in Civil Case No. CV2016-002320, the State of Arizona ex rel. John
Halikowski, Director, Department of Transportation, as Plaintiff vs. SIW Land Company, a
California corporation; Woodmen of the World life Insurance Society and/or Omaha Woodmen
Life Insurance Seciety, a Nebraska corporation; Jacobson Warehouse Company, Inc., an lowa
corporation; XPO Logistics Supply Chair, Inc., a Narth Carolina corporation, and Maricopa
County, as Defendants, dated October 5, 2016, recorded October 13, 2016 in Fee No. 2016
0751043, [Project No. 202L MA 000 H5439 O1R, Parcel 7-11691)

NOTE: Property acquired as fee only.
3. Warranty Deed from S)W Land Company, a California corporation to the State of Arizona, by
and through It Department of Transportation, dated October 4, 2016, recorded October 13,

2016 in Fee No. 2016-0751062; re-recorded October 14, 2016 in Fee No. 2016-0755312.
[Project No. 202L MA 000 HS5439 OLR, Parcel 7-11691]

END OF RIGHT OF WAY / VESTING
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SCHEDULE A—1
LEGAL DESCRIPTION

Portions of ADOT Parce! 7-11755 and ADOT Parcel 7-11691, as depicted on Exhibit "A” attached,
Sheet 10 and Sheet 11 of ADOT Drawing # D-7-T-1014 the Right of Way Plans of SOUTH
MOUNTAIN FREEWAY - Salt River - Jct. I-10 W - Jct. 1-10S and Ict. I-10 Papago Segment, Project
No. 202L MA 000 H5439 / 202L MA 056 HER27.

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

END OF SCHEDULE A-1

Southwest Appraisal Associates
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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 property being acquired more than eight years
after the date of recording of Warranty Deed from Rimex, Inc., a Nevada corporation, see item
No. 1 of Right of Way/Vestings. [Project No. 202L MA 000 H5439 O1R/ Parcel 7-11755]

NOTE: Repurchase rights do not apply due to property being acquired through a
condemnation procedure, see Item No. 2 of Right of Way/Vestings. [Project No. 202L MA 000
H3439 01R/ Parcel 7-11691]

NOTE: Repurchase rights do not apply due to waiver of right of first refusal pursuant to ARS

28-7099 signed on that Warranty Deed from SIW Land Company, a California corporation, see
Item No. 3 of Right of Way/Vestings. [Project No. 202L MA 000 H5439 DLR/ Parcel 7-11691]

END OF REQUIREMENTS
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SCHEDULE B

Easement for eiectrical facilities and incidentals to Salt River Project Agricultural Improvement
and Power District dated November 7, 2018, recorded November 9, 2018 in Fee No. 2018
0837760; thereafter affected by that Subordination of SRP Power Distribution Easement by and
between Salt River Project Agricuitural Improvement and Power District, the State of Arlzona,
by and through its Department of Transpartation and the United States of America dated
September 12, 2019, recorded September 18, 2019 in Fee No, 2019-0734110. { Affects ADOT
Parcei 7-11755)

Easement for electrical facllities and inddentals to Salt River Project Agricultural Improvement
and Power District dated Novemnber 20, 2018, recorded December 3, 2018 in Fee No. 2018-
0888522. ( Affects ADOT Parcel 7-11755)

All matters of record as stated on that Record of Survey for the Arizona State Department of
Transportation being a portion of NW 1% of Section 8, TN, R2E dated June 27, 2023, recorded
August 21/2023 in Book 1753 of Maps, Page 34. ( Affects ADOT Parcel 7-11755 and ADOT
Parcel 7-11691)

END OF SCHEDULE B
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9 RIGHT OF WAY MONUMENTATION SURVEY
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ARIZONA PURCHASE ORDER

PHOENIY, on L2/14/2023
CTROS$974) TW-24-014/ HBB2701R/ L-C-0998/ Appraiss! dims 21 days from approval-SOUTHWEST
ASSOCIATES IvC

SUPPLIER

Address: Address Agency: Department of Transportation

PO BOX 16156 Diviston: Infrastructure Defivery & Operations
UNITED STATES Division Construction

TUCSON, Arizona 857326156 Department: Right Of Way

Phone: 5203270000 Slite: RIGHT OF WAY

E-mail: STEVEQSWAA BIZ Phone: 6027128793

Emall: EVALENCTA@AZDOT.GOV

DELIVER TO BILL TO
wiless speatiod ditferently per e )
Address: RIGHT OF WAY Address: RIGHT OF WAY
1801 W Jefferson St 205 S 17TH AVE
UNITED STATES MD 612€ RM 331
Phoentx, Arizona 85007 UNITED STATES
Deliver To: PHOENLDX, Arizons 85007-3212

Requested Dellvery Date: Payment Terms: Net 30
(Tnless spaciiect iferantly per 8am i section caleery decalls)

CONTRACT UNIT
10 CODE/SKU  REFERENCE AND DESCRIPTION QrY UNIT FRICE
{USD)

CTROS4974f TW-24-014f HESXPOIRS L-C-

0998/ Appraisal due 21 days from Bpproval
Commentaire : L-C-0996

Total before Tax
Non-Taxable - 0 % 0.00 USD
Total ufter Tax E===)

ARIZONA C i
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ARIZONA PURCHASE ORDER

Stats of Arizona
PURCHASE ORDER TERMS AND CONDITIONS
Applied to APP Purchase Orders on or after 11102022

1.Mﬂu'uou.NomiﬁwlmdﬂupurduuowmmsuhdmzmlBuynr(Buyw]unlaaBuwwlom
modification in writing.

I.Plel:lnglndsmwhuhﬂhmmdbhhrlmmywmuﬂd\mhmhllhgdwmm
anhmmwmmmmmMMuhmnm.mumw
purchase onder number.

3. Titls and Rigk of Loas. mmwmdbudwmmmmmmmuwmrmmmh
materisis gl the point of detivery.

4. Involce and Pay A Invoica shall be istuad for sach shipment. No invoice sha!l be lssued prior o shipment of
matarials and no paymant will be made prior {0 receipl and sccepiance of materials end comect invoice. Payment dua dates,
uuuuinndmrmﬁummmumﬂdmauumdmumm(wr-dm-ru
Intos} to data Buyer's warrant as mailed. Uniess Irsight and other charges are itemizad, sny d t provided wil be takan on full
smount of invoice. Payment shall ba subject to the provisions of Tite 35 of Arizone Revised Stalutes (A R.S.), subject 1o the
requirsments snd Imitstions of A.R.S. § 35-154. Tha Buyer's obigation is peysble solsly from funds sppropriated for the purposs
dm&ummhwmmmnthudu-Om-:lho\ldWﬂumdww.miqﬂhbmymh
pert of the Buyer for any payment may arise under tris Purchase Onder untl funda am madg svaiable or performance.

4. inspection. All matariala am subject to final ingp and by Buyer. [ailing ko maet the requirements of
mhpummwulumusmummyumhMr.n»m,mmamw,m.
D 0 ipping, or other timéiar sxpenses s the responalbiity of the Seter.

6. No Replacement of Defective Tender. Every tender of materiais must fully comiply with sl provisions of Purchasa Ordat s
mmodd-m.mw.mmmmuh.u-mnmmmmwm.nmwm-wmm
Setier shal not have the right to substiute a conforming londer.

1.muu.mmm.wmmmumsn-.mm-ﬁmm«nhmmmmwm.'n
the form of entartsinment, gifts, or othenwise, were offersd of given by tha Seller, or any agant or reprasantative of the Seliar, 1o
mﬂrumdhwdmmhmofmuirqmwduuruwmghmbhm-nunlhm
1o the swarding or amending, of the making of sny detsrminations with the raxpect to the performing, of such ordar. In the svent
this Purchase Ordar s iad by Buyar p it to this p Buryer shall be entitied to recover or withhold from the Seller
the amaunt of the gratuity, In eddition 1o sny other rights snd remaedies avaliable under Artzona stste law.

W Batler that ail and services delvered undor this Purchase Order wili confonm to tha
requinsmenits of this Purchess Order (including sil applicable descriptions, specifications, drawing and semples) wil ba free from
dafects in malerial snd workmanship and will be free from defects in dasign and il for the intendad purposes. Any inspection or
acopptance of the materisls or services by Buyer shall not ailer or sffect the obiigrations of Satier or the right of Buyer under the
foragoing warmanties.

ARIZ@NA
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ARIZ@NA PURCHASE ORDER

9. E-Vartfy. v pecormdance with A.RS. § 41-4401, Soller warrants complance with ai! Fedaral immigration lews and reguistions
reisting to smployees and Ita with Section A RS, § 23- 214, Subsaction A,

10. P of State Cyb ty It Sallar ghall comply with Stste Executive Ordar No. 2023-10, which includes,

but ks not kmited to, & prohibition againgl (a) downlosding snd instelling of TiKTok on 2l State-owned snd Siate-sased information
technology; snd {h) acceasing TikTok thwough State rformation technology

1. Assignment end Delegation. No right or intaresl in this Purchase Orcler shall be azsigned by Seller without the written
wﬂulnnnfﬂuwr.mmmaawmdm.ﬁulhmmmuanMdan

12. Third Party Antitrust Violations. Seller assigns to Buyer sty claim for overcharges resulting from snditrust victations 1o the
exten that thoss viclations concem materials oc sarvices suppited by third perties to the Selier toward fulfiiment of Lhis Purchass
Order

13. P = This F Order is by the partios as & final exp of their ags andls also
a3 a complete and exciusive ststomont of the tams of thelr agreement. No course of prior dealings between tha parties and ho
coursa of dealing or uaege of the trade shall supplemant or explain any terms used In this documant and no other understanding
-'muuruummmummM-umumwmummmlmw.c.c.)hmmm
Purchasa Order, the definition contained in the 1).C.C. Is to control,

14, Non-Discrimination. The Setier shal comply with State Exacutive Orders No, 2023-09, 2023-01, 2009-09, and any and all

other applicable Federal and State laws, niles and jons, inchxding the A with Diasbllitiens Act
18. indemnity. Seller agrees to indemnity and save Buyer harmiess irom any Joss, ge Or e rh 1)
the Buyer from sny and ali cigims snd on of Infri or ateged infring: of ary patant In conneclion

with the manufacturs or use of any product inciuded in this Purchase Onder and upon wrillen mquest, Salier wil dalfand st its own
expanse any lagal action or suit sgeinst Buyer involving any such alleged petent infringament and will pay and sstisfy any
Judgmenis rendered or ssiiiements meached in Sty such logal sctions or sults, Saller will indemnity Buyer against sl cisims for
op of proparty g from dafects in materials or workmanship

16. Lisns. All delivered and services peri unger this Purchise Order shail ba frea of all bens and ¥ Buyer
roquasts, a formal release of all liens shall be deliverad to Buyer.

17. Contrect Numbar. If an Arizona contract number appears on the face of this Purchase Order af the Purchass Ordar was
piaced against an sxisting Arizons contrecl, the teems of that contract sre Incorporated henain by s refersnce.

18, Tuzss, Setier ahall be responsible for paying amy and all applicable taxes, including but not limited to state and local
tranaaction priviiage axes.

19, Confiict of interest. Pursuant to ARS. § 38-511, this Purchase Order la subject to canceliation by tha buyer if any psrson
ignificantly invalved in Initistion negotiating securing drafing or craating the contract on behalf of the Stato is st sny ime while (he

mﬂdhhuﬂad.mmmwmmmhhmnwwworamnmmrmdh
contract will rezpac to the subject matter of the contract,

20. R und Applicable Law. This F Order shall ba govemnad by the isw of the Stats of Arizona and suits
pertaining to this Purchase Order may only ba brought uncer Article 9 of the Artzona Procuremant Code (A.R.S. §§ 41-2501 at

ARIZONA Page 4 of §
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ARIZ@ONA PURCHASE ORDER

98q., #nd the rulss thensundier. ALA.C. R2-7-101 el seq.)

21. Booky pnd Reconds, Under A.R.S. § 35-214 8nd § 35-215, the Sellor shail retain all boaks, sccounts, reports, fias snd other
nmd-ruungbwmmummmmdmmmomummwm-wlm
atsll timas for i and sudit by the State st such state offices designaled by the State.

22. State Law Cortifications. If Saller i a Company as definad in A R S. § 35-393, Contracior Sallor certies that it shal
comply with A.R.S. § 35-304, regarding use of forced tahor of ethnic Uiyghurs, a3 appiicable. If this purchase order is over
$100,000, Sallor further certifies thal It is ot currently sngeged in & boycott of larsel ss described in A.R.S. §§ 35-393 6t seq. and
Wil refrain from any such boycott for tha duration of this Purchasa Order.

23, Arbitration. The Buyer and Saller agree i use arbitration us required by ARS.§12-1514.

ARIZONA

Page §of §
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LEGAL DESCRIPTION — ABUTTING PARCEL

Those portions of the Grantor’s property that is descnbed in the following PROPERTY DESCRIPTION
located in the Northwest quarter (NW'4) of Section 8, Township | North, Range 2 East, Gila and Salt
River Meridian, Maricopa County, Arizona, which lie easterly and southerly of the following described
EXISTING RIGHT OF WAY LINES:

PROPERTY NESCRIPTION:

PARCEL NO. 1: (Parcel 7-10612)

LOT 1, VAN BUREN STREET/57" DRIVE, according to the plat of record in the office of the county
recorder of Maricopa County, Arizona, in Book 557 of maps, page 38, located in the Northwest quarter of
the Northwest quarter (NW%NW!') of Section 8, Township | North, Range 2 East of the Gila and Salt
River Mendian, Marncopa County, Arizona. Except that poruon thereof conveyed in documnent number

99-1107610.

PARCEL NQ. 2: (Parcel 7-11691)

Lots 9, 10, Il and 14, of WEST PHOENIX FREEWAY INDUSTRIAL CENTER, according to the plat of
record in the office of the County Recorder of Maricopa County, Anzona, recorded in Book 230 of Maps,
Page !, located in the Northwest quarter of the Northwest quarter (NWY%NW ) of Section 8, Township |
Naorth, Range 2 East, Gila and Salt River Meridian, Maricopa County, Anizona,

PARCEL NO. 3: (Parcel 7-11745)

Lot 31, of WEST PHOENIX FREEWAY INDUSTRIAL CENTER PHASE Il, according 1o the plat of
record 1n the office of the County Recorder of Mancopa County, Arizona, recorded in Book 237 of Maps.
Page 15, located in the Northwest quarter of the Northwest quarter (NWW4NW %) of Secuon 8, Township
I North, Range 2 Fast, Gila and Salt River Meridian, Mancopa County, Arizona.

EXISTING RIGHT OF WAY LINE DESCRIPTION:

102
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COMMENCING at a 3 inch 2005 Maricopa County brass cap flush “LS 31610” marking the West quarter
comer of said Section 8, being South 00°15°40” West 2637.51 fect from a 3 inch City of Phoenix brass
cop in a handhole marking the Northwest comer of said Section 8;

thence along the East — West midsection line of Section 7 of said Township and Range North 89°21'06”
West 131.28 feet to the median centerline of State Route 202L (SOUTH MOUNTAIN FREEWAYY,

thence along said median centerline of Statc Route 2021 from a Local Tangent Bearing of North
(9°31°54" East along & curve to the Right having a radius of 5729.58 feet, a length of 315.56 feet;

thence continuing along said median centertine of State Route 2021 North 12°41° 14" East 687.92 feel;

thence continuing along said median centerline of State Route 202L along a curve to the Left having a
radius of 5729.58 feet, a length of 427.86 feet;

thence South 81°35'30" East 395.49 feet to the POINT OF BEGINNING on the existing casterly right of
way line of said State Route 202L at the intersection with the South line of said Lot 11 of WEST
PHOENIX FREEWAY INDUSTRIAL CENTER;

thence along said existing casterly right of way line North 19°58°04™ East 73.00 feet;

thence continuing along said existing easterly right of way linc North 76°01°56” West 42.00 feet;

thence continuing along said existing easterly right of way line North 19°58°04" East 299,79 feet;

thence continuing along said existing easterly right of way line North 00°00°00" Ease 863.53 feet to the
existing southerly right of way line of Van Buren Street;

thence along said cxisting southerly right of way linc of Van Buren Street the following 9 (nine) courses:
1. South 87°46°44™ East 14.11 feet;
2. South 77°24'58" East 33.45 feet;
3. South 86°20'49" East 30.91 feer,
4. South 03°39°'11" West 6.29 feer;

5. South 86°20°49" East 45.94 feet;

Southwest Appraisal Associates
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6. North 72°23°05" East 41.94 feet:

7. South B7°46'44™ East 129 62 feet;
8. South B2°55'55" East 80.38 feet;

9. South 43°43°31” East 21.57 feet to the POINT OF ENDING on the exisling West right of way line
of 57" Drive, being the East line of said Lot | VAN BUREN STREET/57® DRIVE.

There shall be no right or easement of access to, from or between the parcel of land described above and
said State Route 202L or to Van Buren Street.

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
suceessors and assigns with respect to the property.  The Acoess Control provisions shall also remein
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 ulilities,
if any, within: the above described propenty, 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.
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