
 

 

 

 

 

 

APPRAISAL REPORT 

 
A 2.792-Acre Parcel of 

Vacant Land with Commercial Potential 

Located at the Northwest Corner of  

Loop 202/Red Mountain Freeway and  

The 56 th Street Alignment  

Mesa, Arizona 85215 

 

ADOT Parcel No.: L-M-448 



 

 

 

 

 

 

 

APPRAISAL COVER SHEET 

 

 

    

 PARCEL NO.:   L-M-448  

    

 OWNER NAME:   Arizona Department of Transportat ion  

    

 ADDRESS:   205 S. Seventeenth Avenue  

    Phoenix, Arizona  85007  

 LOCATION   

 OF PROPERTY:   Northw est corner of  Loop 202/Red  

    Mountain Freew ay and the 56 th  

    Street alignment, Mesa  

    

 PROJECT:   H089301R  

    

 HIGHWAY:   STATEWIDE EXCESS LAND -  

    RED MOUNTAIN FREEWAY  

    

 SECTION:   Higley Road - US 60  

    

 CONTRACT NUMBER:   AD14-052969 #JW 15-010  

    

 DATE OF APPRAISAL:   May 19, 2015  

    

 DATE OF VALUATION:   May 14, 2015  

    

 APPRAISER:     

    

 



 

May 19, 2015 

 

Mr. Steve Troxel 

Right of Way Operations Section 

Arizona Department of Transportat ion 

205 South 17th Avenue 

Phoenix, Arizona 85007 

 

RE: Appraisal of ADOT Parcel No. L-M-448, a vacant tract of excess land located in 

Mesa, Arizona. 

 

Dear Mr. Troxel: 

 

At your request the value of a 2.792-acre vacant tract of excess land, located at the 

northw est corner of Loop 202/Red Mountain Freew ay and the 56 th Street alignment, 

Mesa, Arizona has been appraised.  The property is triangular in shape and zoned R1-

90, single residence district .  Based on its location and its “ business park”  general plan 

classif icat ion, the subject has commercial development potential. 

 

The purpose of the appraisal is to est imate the market value of the subject property.  

The intended use of this report is to assist the Arizona Department of Transportat ion 

(ADOT) in disposing of the site as excess land.  The intended user is ADOT.  This 

report is not to be used by any other party or for any other purpose w ithout the 

.  This report is w rit ten in narrat ive form.  It  is 

noted that this parcel w as appraised in March 2008 and again in March 2011, in each 

case for ADOT. 

 

The property w as inspected and analyzed for the purpose of est imating market value, 

as defined in this report, as of May 14, 2015.  The report is prepared to conform to 

the 2014-2015 edit ion of the Uniform Standards of Professional Appraisal Practice 

(USPAP) and the appraisal standards and specif icat ions of ADOT, as I understand 

them.  It  contains a descript ion of the property appraised and the analysis of the data 

leading to the value stated.  The data, opinions, and conclusions discussed are subject 

to the assumptions and limit ing condit ions contained in the addenda of this report.   



 

As a conclusion of the analysis, the est imated value of the fee simple interest in the 

property as of May 14, 2015, is: 

 

THREE HUNDRED FOUR THOUSAND DOLLARS 

($304,000) 

 

Data used to support the value conclusion is presented and discussed in the 

accompanying report.   

 

It is noted that no environmental hazards were noted to be influencing the subject 

property at the time of inspection. 

 

The underlying assumptions and limit ing condit ions pertaining to this report are 

contained in the f irst exhibit  in the Addenda.  These assumptions and limit ing 

condit ions are an integral part of the report and are only placed at the end to facilitate 

reading of the report, not to minimize their importance. 

 



 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

 

Type of Property:   Vacant land w ith future business park development 

potential. 

 

Location:    Northw est corner of Loop 202/Red Mountain 

Freew ay and the 56 th Street alignment, Mesa, 

Arizona. 

 

Purpose of Appraisal:  Est imate market value of the fee simple interest in 

the subject property. 

 

Intended Use 

of the Appraisal:     To assist in disposit ion of the property as excess 

land. 

 

Hypothetical  

Conditions:    None 

 

Legal Description:   The legal descript ion is lengthy and is show n in 

Exhibit  4 of the Addenda. 

 

Tax Parcel Number:  A port ion of 141-40-002, as w ell as unassessed land 

 

Site Data: 

Site Area:   2.792 net acres or 121,634 square feet per ADOT 

Shape/Dimensions: Triangular; see site plan 

Frontage:   Approximately 830 feet along Loop 202 

Access:   Assumed via the 56 th Street alignment by dedication 

or easement 

Zoning:   RS-90, single residence district , Mesa 

Flood Plain:   Zone X; f lood insurance is typically not required 

Easements:   Per the provided t it le report, no atypical easements 

exist. 

 

Building Improvements:  None 

 

Site Improvements:  None 

 

Highest and Best Use:  Rezone and hold for future off ice development 



 

Date of Value Estimate:  May 14, 2015 

 

Date of Inspection:  May 14, 2015 

 

Date of Report:   May 19, 2015 

 

Market Value Indication:  $304,000 

 

Appraisal Reporting 

Standards:    This report is drafted to adhere to the Uniform 

Standards of Professional Appraisal Practice (USPAP) 

plus the appraisal standards and specif icat ions of 

ADOT as I understand them. 

 

Appraiser:    
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INTRODUCTION 

 

The property that is the subject of this report is a 2.792-acre vacant parcel located at 

the northw est corner of Loop 202/Red Mountain Freew ay and the 56 th Street 

alignment, Mesa, Arizona.  The site w as originally acquired by ADOT as part of the 

Loop 202 freew ay construct ion project and now  is excess land.   The property is 

described in greater detail later in this report. 

 

The property and related market inf luences are discussed later in this report.  Maps and 

exhibits are show n throughout the text of this report.  Subject photos and other 

exhibits are show n in the Addenda.  Much of the information discussed above is 

repeated or defined specif ically on follow ing pages in a more technical style to meet 

the standards and specif icat ions of ADOT and of the Uniform Standards of 

Professional Appraisal Practice. 

 

SCOPE OF WORK 

 

The purpose of this appraisal is to est imate market value of the fee simple interest in 

the subject property, as of the date of valuation.  The client and intended user is the 

Arizona Department of Transportat ion.  The intended use is to assist ADOT in 

disposit ion of the site as excess land.  No hypothetical condit ions or extraordinary 

assumptions are made for the report.  It  is noted that I have completed an appraisal on 

this property for the same client and intended use in March 2011.  I have not 

performed any other services, as an appraiser or in any other capacity, regarding the 

property that is the subject of this report w ithin the three-year period immediately 

preceding acceptance of this assignment.   

 

Since the cost and income approaches apply to improved propert ies, they are not 

applicable in this case.  The sales comparison approach is discussed in the Valuation 

section of this report.   

 

No hypothetical condit ions or extraordinary assumptions are made as a part of this 

report.   
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PROPERTY IDENTIFICATION 

 

Tax Parcel Number 
 

A port ion of Maricopa County assessor' s parcel number 141-40-002, as w ell as a 

small area of unassessed land. 

 

Legal Description 

 

The legal descript ion is lengthy and may be found in the t it le report provided by the 

client and show n in Exhibit  4 of the addenda.  

 

Owner of Record 

 

The ow ner of record of the property is: 

 

Arizona Department of Transportat ion 

205 S. Seventeenth Avenue 

Phoenix, Arizona  85007 

 

Development History 

 

The subject site is excess land from the Loop 202/Red Mountain Freeway construction 

project.  The site is vacant  and does not appear to have any development history. 

 

Five Year Chain of Title 

 

ADOT has ow ned the property since 1987. 

 

Current Listing Price and Offerings 

 

The property is currently listed for sale by ADOT according to the ADOT w ebsite but 

the list price is reported as " Under Review " .  No know n offers have been disclosed to 

the appraiser. 

 

Owner Contact and Site Inspection 

 

The ow ner is also the client and therefore ow ner contact w as unnecessary.  The site 

w as inspected on May 14, 2015, w hich is also the date of valuation. 
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Exposure Period 

 

Based upon information seen in the market, the est imated exposure t ime required to 

sell the subject property on the open market is six to nine months based upon analysis 

of current market condit ions for this type of development land, discussions w ith 

market part icipants and observers, and by comparison w ith marketing periods of the 

sales included in this report, w here available.  This conclusion is based upon the 

assumption that the property is properly marketed by a professional brokerage 

specializing in this type of property and at a price that is equal to or near the value 

concluded in this appraisal.   

  

Marketing Time 
 

The dif ference betw een exposure period and marketing period is subtle.  Exposure time 

is the est imated length of t ime required to have listed and marketed the property for 

sale prior to the date of valuation.  Marketing t ime is the est imated t ime required to 

market the property if  it  w ere listed for sale today.  Given the availability of competing 

propert ies that w ere observed in the neighborhoods that are available for sale at the 

t ime of inspection, the est imated marketing period to sell the property today is also six 

to nine months.  This conclusion is based upon the assumption that the property is 

properly marketed by a professional brokerage specializing in this type of property and 

at a price that is equal to or near the value concluded in this appraisal.  

 

Easements and Encumbrances 

 

The t it le report provided by the client is lengthy.  It  may be found in the Addenda.  No 

know n adverse restrict ions or easements which would affect the utility or marketability 

of the property w ere discovered w ithin the t it le report or upon inspection.  It  is 

assumed that no such restrict ions or easements exist.  If  this proves false or in the 

event that a t it le report show s adverse restrict ions or easements, the appraiser 

reserves the right to review  the value indicated in this appraisal and to alter the value 

conclusion, if  necessary. 

 

Hazardous Wastes 

 

No toxic w aste or contaminant has been identif ied on the site or in any buildings, 

although the entire property w as not inspected.  How ever, it  does not mean that such 

materials do not exist either on or under the property.  The appraiser is w ithout the 

expert ise to identify or detect such substances.  Because of the liability  generated if  

toxic w astes or contaminants are found on the site or in any structures, it  is strongly 

recommended that a specialist in the detect ion of toxic w aste be retained and the 

property checked for possible contamination.   
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PURPOSE AND INTENDED USE OF THE APPRAISAL 

 

The purpose of this appraisal is to est imate the market value of the subject property, 

as of the date of appraisal.  The intended use is to assist ADOT in disposing of the site 

as excess land. 

 

DEFINITION OF MARKET VALUE 

 

The definit ion of market value applied in this assignment, pursuant to the Arizona 

Revised Statute 28-7091, is as follow s: 

 

" ...'Market Value'  means the most probable price est imated in terms of 

cash in United States dollars or comparable market f inancial 

arrangements w hich the property w ould bring if  exposed for sale in an 

open market, w ith reasonable t ime allow ed in w hich to f ind a purchaser, 

buying w ith know ledge of all of the uses and purposes to w hich it  w as 

adopted and for w hich it  w as capable."  

 

PROPERTY RIGHTS APPRAISED 

 

The fee simple estate of the subject property is appraised, w hich is defined as: 

 

" Absolute ow nership unencumbered by any other interest or estate,  

subject only to the limitat ions imposed by the governmental pow ers of 

taxation, eminent domain, police pow er, and escheat.1A 
 

Division of Personalty and Realty 

 

It  is noted that no personal property, business value or going concern values are 

considered in the subject value est imate.  There are no know n items of personal 

property at tached to the site. 

 

Date of Inspection and Valuation 

 

The site w as inspected on May 14, 2015, w hich is also the date of valuation. 

 

Tenant Information 

 

No leases impact the t it le of the subject property. 

 

                     

     1The Dict ionary of Real Estate Appraisal, 4 th Edit ion, (Chicago: Appraisal Inst itute, 2002), p.113. 
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APPRAISAL PROCESS 

 

An appraisal involves a specif ic process in order to form an opinion of the market value 

of the fee simple interest in the property.  The process includes the follow ing steps: 1) 

inspection of the subject property to identify the physical, locational and economic 

characterist ics of the property relat ive to competing propert ies; 2) research and 

investigation of public records and interview s w ith public off icials relat ing to the 

property and competing propert ies to identify legally permitted uses and availability of 

public amenit ies; 3) performing a search of public records to identify sales of 

competing property in the market; 4) interview s w ith market part icipants including 

confirmation of relevant data for analysis of the sales and to identify those sales that 

are most similar to the subject property; 5) formulat ing an opinion of the highest and 

best use of the subject property; and; 6) analysis of the sales comparison approach.  

Since the cost and income approaches apply to improved propert ies, they are not 

applicable in this case.  The sales comparison approach is discussed in the Valuation 

section of this report.  

 

Extent of Data Collection Process 

 

In order to analyze the forces affect ing the subject market and the property' s 

competit ive posit ion w ithin the market, a number of independent investigations w ere 

conducted.  Regularly updated data from published data services pertaining to the 

subject market and competing properties was referenced to gain current information on 

market condit ions.  Current sales data w as gathered on numerous comparable 

propert ies in the subject market area and recorded aff idavits of property value w ere 

checked to verify preliminary information.  From this data search, the most comparable 

propert ies w ere selected for use support ing a value est imate for the site. 

 

Data used in the discussion of the Arizona and Phoenix metro area w as gathered from 

many sources including Phoenix daily new spapers, publicat ions by Arizona State 

University and the University of Arizona, and from other sources.  Neighborhood data 

w as collected by driving the area and making observations on location, nature, and 

condit ion of surrounding improvements and features.  Observations discussed in the 

site and improvement descript ion sections as w ell as observations on quality and 

condit ion is based upon personal inspection of the property.    

 

All sales data applied in this report w as confirmed from one or more of the follow ing 

data sources: 

 

Arizona Regional Mult iple List ing Service 

Costar Real Estate Data Service 

Aff idavits of Property Value 

Ow ners or their representat ives 

Maricopa County Records 
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The data collected and employed in the analysis is referenced throughout the report 

and typically includes the source of the data, degree of reliability, and overall 

signif icance of the data.   From these investigations and data sources, the most 

relevant information w as selected for analysis in support ing an est imate of value for 

the subject property.  The next section discusses broad economic and real estate 

market trends inf luencing the subject property.  The subject neighborhood and site are 

described subsequently. 

 

REGIONAL SUMMARY 
 

Since all part ies concerned w ith this report are familiar w ith general condit ions in the 

Phoenix area, most of the area descript ion is omitted.  Only a summary of conditions is 

included.   

 

Overall, Arizona and the Phoenix metropolitan area offer many positive attributes.  The 

area' s favorable location w ithin the sunbelt, affordable housing, cultural and 

recreational amenit ies and economic diversity are expected to result  in continued 

populat ion grow th.  This is demonstrated by past increases in annual populat ion and 

employment grow th rate stat ist ics and a low  unemployment rate relat ive to other 

regions and to the nation.  These condit ions are expected to continue as the market 

slow ly emerges from the recession of 2009.  

 

Overview of Real Estate Markets 

   

The Phoenix residential home market tends to have broad sw ings in its grow th cycle.  

After a period of record-sett ing grow th in 2003-2005, the residential home market 

languished in a period of over-supply that started in early 2007 and appeared to 

bottom out in late 2011.  As a result , new  home construct ion had ground to nearly a 

halt  by all of the major production home builders during this period.  How ever, as 

demand has begun to catch up w ith supply, new  home construct ion began to recover 

in late 2012 and into 2013, w ith many submarkets show ing signs of  strength.   

 

Appreciat ion f igures published in the media in 2013 indicated macro appreciation rates 

of over 20%, how ever these f igures are somew hat misleading since they are skew ed 

heavily by prices at the low  end of the market that have seen extremely strong 

appreciat ion due to the severe previous declines in value in this market segment that 

are now  being overcome.  Home builders reacted by purchasing lots and vacant land 

on w hich to develop residential subdivisions and started paying a much higher price for 

raw  land in areas w here all needed ut ilit ies for development are readily available.  By 

early 2014, how ever, the residential home market leveled off  somew hat and as a 

result  the purchase of lots and land by home builders slow ed again as the anticipated 

surge in new  home demand failed to materialize to the level many builders w ere 

anticipating.   
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The residential market is now  seeing a moderate and fairly steady absorption of new  

homes, mainly on in-f ill t racts and on the outer fringes of the metropolitan area similar 

to the subject location.  This rate of grow th is expected to be maintained through the 

end of 2015 and start to see some increases in 2016-2018 according to local 

economists.   

 

The retail and off ice markets also suffered signif icant decline over the same period, 

w ith similar root causes.  Although their vacancy rates are declining in many areas, 

rents have not begun to rise again, making new  construct ion unfeasible in most areas, 

especially in the w est valley.  These submarkets are also start ing to show  signs of 

early recovery in the strongest areas, w hile others are expected to remain over-

supplied for at least another year before they recover to the point w here w idespread 

new  construct ion resumes.   

 

The industrial market has seen the strongest recovery of the commercial/industrial 

market area. Although smaller spaces are st ill suffering from high vacancy, there has 

been strong enough demand for spaces larger than 200,000 square feet to see several 

large complexes be developed, mainly in the southw est Phoenix submarket.  Land 

values have begun to see appreciat ion in the largest tracts and the pace and number of 

industrial land acquisit ions has quickened, all indicat ing a return to healthier conditions 

in this market segment.   

 

The speculat ive development land market experienced a tremendous run up in values 

during the period from 2004 through 2007 in part as a result  of strong prof its created 

by the home builders w ho sought new  sites for future subdivisions.  Another key 

component of this run up w as a large amount of buyers from Las Vegas w ho w ere 

cashing out of developments in Nevada w here available new  developable land w as 

drying up.  These buyers created rapid appreciation in several future development areas 

including land surrounding Surprise, Buckeye and Maricopa.  How ever, this upw ard 

trend in value came to an abrupt halt  somew here betw een September 2005 and June 

2006, depending on the location and upon the reliability of sales data that can be used 

to draw  a conclusion on the change in the trend.  It  is w idely agreed that the market 

had stopped appreciat ing sometime in 2006 and has show n a strong decline in value 

since that t ime, w ith an increase in the rate of decline since late 2008, then slow ing 

again in 2010.  Overall most of the speculat ive land market saw  a decline of betw een 

70% and 90% in areas w here the trend could be measured betw een late 2007 and 

early 2012.  Virtually all markets have begun to recover, show ing at least modest 

gains in most areas, how ever recently most outlying areas have again leveled off  due 

to uncertainty that remains in the minds of land buyers and developers. 
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Summary of Regional Description  

 

The Phoenix metropolitan area has grow n into a center for government, transportation, 

and commerce for most of the southw estern United States.  Its w arm climate, 

affordable housing, cultural and recreational amenit ies, and economic diversity are 

expected to result  in continued populat ion and employment grow th over the next 

several years once the national recession is w eathered.  Each of the segments of its 

real estate market are in varying stages of recovery aft er having suffered through a 

period of dramatic correct ion betw een 2007 and 2012 that follow ed a period of rapid 

grow th and appreciat ion.  Uncertainty remains in most areas, although the residential 

land and industrial land markets are show ing stability in most areas, and some 

appreciat ion in the best market locations.   

 

NEIGHBORHOOD DESCRIPTION 

 

The subject property is located just inside the northern city limits of Mesa.  The area 

included w ithin the neighborhood is a combination of vacant land, agricult ural uses, 

industrial propert ies, sand and gravel operations and rural residential propert ies.  It  is 

located about 20 miles east southeast of the central business district of Phoenix.   

 

Neighborhood boundaries have been identif ied w hich enclose these consistent uses.  

The area is irregular in shape, as seen on the neighborhood map and aerial photo on 

the follow ing pages.  The Salt River forms the north border of the neighborhood, which 

is the border betw een the City limits of Mesa and the Salt River Pima Indian 

Community.  The w estern border is formed by Gilbert Road, w hile the south border is 

formed by McDow ell Road and the east border is formed by Recker Road.  Land w est 

of the canal is mainly agricultural or residential subdivisions.  Land east of Higley Road, 

south of McDow ell Road and east of Recker Road, north of McDow ell Road is 

developed w ith subdivisions.  McDow ell Road forms the boundary betw een the 

industrial park area around Falcon Field and residential uses to the south.  

 

The core of the industrial area for this neighborhood is Mesa Falcon Field and the 

adjoining Boeing (formerly McDonnell Douglas) Apache Longbow  attack helicopter 

plant located just north of the airport.  Falcon Field is a tw o runw ay airport suited for 

general aviat ion aircraft  and small commercial cargo aircraft , but it  is not large enough 

to offer commercial jet passenger service.  It  is a tow er-controlled airspace, how ever.  

The Boeing helicopter plant has been associated w ith Falcon Field for several decades 

and is the largest employer in this area.   

 

Several industrial parks have been developed in the area surrounding the airport, both 

north and south.  At present there is abundant land available for industrial users, both 

in raw  form and also in the form of f inished indust rial lots.  How ever, rapid absorption 

of the land occurred during the period of 2005 through late 2008 in a period w hen the 

industrial market w as vastly improved and the Red Mountain Freew ay w as recently 
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extended through the area.  The industrial parks north of the runw ay are very close to 

the freew ay interchanges at Greenfield and Higley Roads.  Industrial park development 

also occurred north of the freew ay, near those tw o interchanges.  How ever, given its 

remoteness, development of the f inished lots has not been strong.   

 

At present, access into the area is via arterial streets on section lines, mainly from the 

south and w est, although these streets do continue further east beyond the 

neighborhood. Val Vista, Greenfield, Higley and Recker Roads all run north from 

Highw ay 60, also know n as the Superst it ion Freew ay, w hich connects w ith the 

balance of the Phoenix metropolitan freeway system.  East -west routes connecting this 

area to dow ntow n Mesa include Thomas, McDow ell, McKellips and Brow n Roads.  

Most all of these roads are tw o to six lanes, depending on the level of development 

that has occurred along the frontages.  All are asphalt paved and the section line 

corners are typically signal-controlled.  Overall access is rated good for a suburban 

location w ith freew ay access.   

 

City of Mesa w ater and sew er services are available virtually throughout the 

neighborhood and electricity and telephone services are provided by Salt River Project 

and Qw est Communications.  The only exception is the area north of Loop 202.  As 

this area lies at a higher elevation and is more remote, the City of Mesa has not 

extended sew er lines to the area.  A lif t  stat ion w ould need to be developed, which the 

City currently feels w ould not be cost effect ive given the industrial nature of the area. 

 

Most of the area is level, although the northw est end of the neighborhood includes a 

large area that is 20 to 30 feet below  the balance of the area.  This low er elevation 

area lies south of the banks of the Salt River and is gently rolling.  As a result , this 

area has seen very limited development aside from limited industrial development and 

some gravel extract ion operations.   

 

Other uses in the area include citrus orchards, mainly w est of Greenfield Road along 

the canal, rural residences on large lots, again mainly along the w est side of the 

neighborhood, and built  up industrial areas to the south of the runw ay.  This area is 

w here the entrance to the airport is and it  is also w here the predominant business park 

and industrial park uses have been developed.  A city park and transit  maintenance 

facility have been recently constructed just south of Virginia Avenue, east of 

Greenfield Road. 
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NEIGHBORHOOD MAP 

 

 



12 

 

    

 

NEIGHBORHOOD AERIAL PHOTO 
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Summary of Neighborhood Description 
 

The subject neighborhood includes the area surrounding Falcon Field in east Mesa.  

The Boeing Helicopter plant is the primary employer in this area.  Several industrial 

parks have been developed around Mesa Falcon Field and the helicopter plant, w ith 

much of this area remaining in lot form ready for future development.  Addit ionally, 

large vacant tracts are available immediately surrounding the subject site.  All 

municipal services but sew er are available in the area and it  is expected to continue to 

see moderate grow th over the next several years.  The area benefits from its Red 

Mountain Freew ay access w hich w ill spur addit ional industrial and off ice development 

in the future. 

SITE DATA 

 

Assessor’s Parcel Number 
 

A port ion of 141-40-002, as w ell as unassessed land. 

 

Location 

 

The subject site is located at  the northw est corner of Loop 202/Red Mountain Freeway 

and the 56 th Street alignment in Mesa, Arizona. 

 

Site Dimensions and Shape 

 

Per the client, the net area of the site is 121,634 square feet, or 2.792 acres.  The 

site is triangular in shape as illustrated on the plat map on the follow ing page.  It  has 

dimensions of approximately 830 feet by 660 feet by 530 feet.  

 

Topography 

 

The site has rolling topography that generally slopes dow n tow ard the freew ay.  This 

affords good visibility from the freew ay and provides city view s from the site looking 

southw est.  Drainage for the area is rated average.  There are no know n soil or sub-

surface condit ions w hich w ould adversely affect the development of the site.   

 

Access 

 

The subject ’s frontage along Loop 202 is access restricted by ADOT.  Legal access 

from Thomas Road is via a public right of w ay for 56th Street that runs south from 

Thmas Road as far as the subject parcel.  It  is show n highlighted in blue on the plat 

show n on page 16. 
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Street Improvements 

 

Thomas Road has tw o asphalt -paved lanes in each direct ion and a painted center turn 

lane.  The frontage near the subject ’s easement is complete w ith curb, gutter, 

sidew alk and light ing.   

 

Traffic Counts 

 

Per the Maricopa Associat ion of Governments (MAG), Thomas Road experienced 

1,000 vehicles per day (vpd), betw een Higley and Recker Roads in 2007.  Loop 202 

had 68,000 vpd over the same t ime period and location. 

 

Utilities 

 

Currently, all ut ilit ies but sew er, are available to the subject site or at the street .  City 

w ater lies under Thomas Road but sew er w ill need to be extended approximately 

1,900 feet from the south through a sleeve under the Loop 202 freew ay.   Given the 

size of the site septic is a reasonable alternat ive to sew er for certain users.  Electricity 

and telephone are provided by SRP and CenturyLink Communications, respectively.  

 

Easements and Encumbrances 

 

The t it le report provided by the client is lengthy.  It  may be found in the Addenda.  No 

know n adverse restrict ions or easements which would affect the utility or marketability 

of the property w ere discovered w ithin the t it le report or upon inspection.  It  is 

assumed that no such restrict ions or easements exist.  If  this proves false or in the 

event that a t it le report show s adverse restrict ions or easements, the appraiser 

reserves the right to review  the value indicated in this appraisal and to alter the value 

conclusion, if  necessary. 

 

Flood Zone 

 

FEMA maps for the area denote the site as being in a Zone X f lood rate area. The " X"  

designation indicates "  Areas of 0.2% annual chance flood; areas of 1% annual chance 

f lood w ith average depths of less than 1 foot or w ith drainage areas of less than one 

mile; and areas protected by levees from 1% annual chance f lood"   Flood insurance is 

not required in this f lood rate area.  A copy of the f lood plain map for this area may be 

found in the addenda of this report under Exhibit  5.   

 

Site Improvements 

 

There w ere no site improvements evident upon inspection. 
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Environmental Hazards 

 

No toxic w aste or contaminant has been identif ied on the site or in any buildings, 

although the entire property w as not inspected.  How ever, it  does not mean that such 

materials do not exist either on or under the property.  The appraiser is w ithout the 

expert ise to identify or detect such substances.  Because of the liability generated if  

toxic w astes or contaminants are found on the site or in any structures, it  is strongly 

recommended that a specialist in the detect ion of toxic w aste be retained and the 

property checked for possible contamination.   

 

Relation of Site to Surroundings 

 

Surrounding land uses include Loop 202 to the south, vacant land planned for off ice 

development to the north and east and a rural residence to the east. 

 

Summary of Site Analysis 

 

The subject site is located at the northw est corner of Loop 202/Red Mountain Freeway 

and the 56 th Street alignment in Mesa, Arizona.  It  is triangular in shape and sloping.  

Access is via a right of w ay along the 56th Street aloginment south from Thomas 

Road.  Sew er w ill need to be extended under the freew ay, approximately 1,900 feet, 

to the subject  or a septic system developed on the site for development to occur.  All 

other ut ilit ies are available and it  is not w ithin a f loodplain.  No atypical or adverse 

easements are know n.  It  has a total area of 2.792 acres. 

 

ZONING 

 

The purpose of zoning is to provide for the orderly grow th and compatible development 

of land uses.  It  is intended to provide a basis for a consistent applicat ion of land use 

betw een public and private interests w here both public and private object ives can be 

satisf ied.  Zoning ordinances outline the uses allow ed for a part icular property.  Zoning 

can have a signif icant impact on property value if  zoning is dif ferent from the highest 

and best use that w ould otherw ise be appropriate for the site.   

 

The subject site is zoned RS-90, single residence district , by Mesa.  According to the 

Mesa zoning code, the purposes of the RS zoning is as follow s: 
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Permitted uses include, but are not limited to, single family residences, farms, schools, 

and churches.  A copy of  a complete list of permitted uses is included in the Addenda. 

 Minimum lot size is 90,000 square feet, or just under tw o acres.   

 

A review  of the City of Mesa’s General Plan reveals that the subject ’s exist ing zoning 

is not consistent w ith its general plan designation of “ employment" .  This designation 

promotes professional and medical off ice parks, research and development facilit ies, 

light manufacturing and call centers.  According to city planner Leslie Davis, it  is likely 

that a rezoning to PEP, planned employment park, w ould be approved.  The adjacent 

property to the north had recently been rezoned successfully and a tw o-building, 

50,000-square foot off ice complex is planned.  Based on this information, the subject 

has commercial and industrial potential above and beyond its exist ing rural residential 

zoning.  The PEP zoning is described in the zoning code as follow s: 

 

  
 

 

ASSESSED VALUE AND TAX DATA 

 

The subject is ow ned by a department of the State of Arizona; therefore, property 

taxes are not collected.   

 

SIGNS 

 

Inspection of the property did not reveal any commercial billboard signs on the 

property. 
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HIGHEST AND BEST USE 

 

In order to conclude the highest price a buyer is w illing to pay for a property, the 

highest and best use of that property must f irst be est imated.  Highest and best use is 

defined as follow s: 

 

“ The reasonably probable and legal use of vacant land or an improved 

property, that is physically possible, appropriately supported, f inancially 

feasible, and that results in the highest value.” 1 

 

The highest and best use of a property must be legally permissible, physically possible, 

f inancially feasible, and maximally productive.  Applying these four tests to all of the 

possible uses identif ies the single use that maximizes value of the property. 

 

To test highest and best use, all logical, feasible alternatives for w hich the site may be 

used are considered.  Eliminating uses w hich are not legally permissible of physically 

possible reduces the alternatives signif icantly.  These uses can be reduced by 

eliminating those uses that are not f inancially feasible.  Of the uses considered 

f inancially feasible, only one use can be maximally productive, or most profitable.  This 

process is discussed below  as it  applies to the site.   

 

Legally Permissible 

 

The most signif icant legal constraint that controls use of the subject site is its specif ic 

zoning, RS-90 by Mesa.  The RS-90 district mainly protects rural residential uses.  

Based upon the site size of 121,634 square feet, only a single residence w ould be 

allow ed.  How ever, review  of Mesa’s current General Plan and a discussion w ith city 

planner, Linda Davis, revealed that the subject has signif icant potential to be rezoned 

to PEP, planned employment park, w hich allow s off ice and light manufacturing uses, 

among others.  This w ould require a rezoning but w ould be consistent w ith the general 

plan and is a logical use for the site.  The adjoining parcel to the north has already 

undertaken this process successfully, indicat ing that it  is highly likely to be approved. 

Therefore, the legally permissible uses of the site include development w ith one 

residence under exist ing zoning or a planned employment park use, after rezoning. 

                     

     
1 

Appraisal Institute, The Appraisal of Real Estate, 13th Edition, p. 280
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Physically Possible 

 

The possible use of the subject site is dictated by the physical aspects of the site 

itself .  The size, shape, accessibility and location are determinants of value.  The size 

and shape of the site have considerable inf luence on its development.  The subject site 

consists of 2.792 acres w hich w ould allow s only small scale development.  The shape 

of the site is triangular but  has adequate length and depth that permits generally 

eff icient development.  The site is sloping w hich w ill require considerable site w ork 

prior to development.  How ever, good visibility from the freew ay and city view s to the 

southw est are afforded.  All necessary ut ilit ies are available in the area but sew er w ill 

need to be extended to the site or septic developed on site.   

 

The possible use of the subject site is dictated by the physical aspects of the site 

itself .  The size, shape, accessibility and location are determinants of value.  The site is 

small so it  limits the scope of w hat can be developed.  How ever, a small residential 

subdivision is considered physically possible on the site, as w ell as a small commercial 

or off ice building.  The triangular shape of the site is somew hat of a detriment but the 

site has adequate length and depth that permits eff icient development.  The site' s 

topography also w ill make development more dif f icult  and costly, but not prohibit ive.  

All necessary ut ilit ies are available at Thomas Road except for sew er, w hich could be 

accommodated on the site via a septic system.    

 

The only other physical limitat ion to development of this site is its lack of street 

frontage.  Access is assumed to be secured to Thomas Road but no direct street 

visibility exists.  (Either by dedication or easement, access is assumed to exist along 

the 56 th Street alignment.)  Overall, how ever, this does not signif icantly negatively 

affect the subject beyond the added cost of construct ing a drivew ay.  No other 

signif icant physical constraints limit the possible land uses at the subject site.  The 

development of a residential or planned employment park use w ould be physically 

possible, subject to the limitat ions of the site that include its size, triangular shape, 

lack of sew er, lack of improved access and rolling topography. 

 

It  is noted that this appraisal does not take into considerat ion the possibility of the 

existence of toxic, hazardous or contaminated substances or problems relat ing to 

underground storage tanks or the cost of their encapsulat ion or removal.  

 

Financially Feasible 
 

Of the legally permissible and physically possible uses, the f inancially feasible uses 

must now  be determined.  In summary, the legally permissible and physically possible 

uses  are the development of a single family residence or rezoning to PEP to allow  a 

planned employment park use, as w ell as holding the site as an investment for future 

development w ith one of these uses. 
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The subject ’s location along the freew ay is not very conducive to a single family 

residential use.  Noise, excessive traff ic and future commercial surrounding uses are 

not desirable for typical low -density residential use.   Although it  is considered 

generally feasible, from a pract ical standpoint this is not an eff icient site for residential 

use.  

 

In terms of employment park type use, it  is not considered f inancially feasible either at 

the current t ime based upon observed projects in the market.  Land being purchased 

for these uses includes some that are being developed and some that are st ill being 

held for future development.  Given the added expenses for extending access to the 

site and grading for the topographical condit ions on site, it  is a low er-t ier site in terms 

of desirability for development.  As a result , it  is less valuable than other propert ies 

that are available and that have sold for this type of use or a similar use.  

 

Maximally Productive Use 

 

Currently, prices paid for vacant sites w ith commercial or industrial potential tend to be 

w ithin a similar range of values of land that have residential use potential.  In this case, 

since the shape and access condit ions of the subject parcel are more restrict ive to a 

residential use than a commercial or industrial use, result ing in a low er value for 

residential use, the maximally productive use is concluded to be for rezoning of the site 

to PEP to allow  development w ith a commercial or industrial use.  Although it  is not 

likely to be developed immediately or even in the near-term, holding the subject site for 

future development to a use allow ed under the PEP zoning w ill allow  t ime for some of 

the challenges of the site to be resolved, especially improving access and grading of 

the site.  This use w ill take advantage of the subject ’s good freew ay location and 

visibility and is considered the maximally productive use of the site.  It  is therefore 

concluded to be the highest and best use of the site. 

 

VALUATION 
 

Est imates of value are formulated by applying three dif ferent analyses the cost, sales 

comparison, and income capitalizat ion approaches.  The cost and income approaches 

apply to improved propert ies and do not apply in this situation, as the exist ing 

improvements do not contribute to value.  Therefore, only the sales comparison 

approach is analyzed.  The sales comparison approach is described brief ly below , 

follow ed by analysis as it  applies to the subject property.  
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SALES COMPARISON APPROACH 

 

The sales comparison approach is a method of est imat ing value that examines 

transfers of land that are similar to the subject site, both physically and in terms of 

ut ility and highest and best use.  By comparing the sales on a common unit  basis, a 

trend in values can usually be identif ied.  By analyzing the most similar sales and 

making adjustments for factors that effect value, a value is indicated from each.  Since 

these are the most likely alternative sites that would be considered by a potential buyer 

of the subject site, they are the most logical indicat ions of market value of the subject 

site.  The value indications are then reconciled into a single value est imate based upon 

the relat ive strengths of each adjusted sale.  This process is applied below  to the 

subject property. 

 

In order to support a value est imate for the subject site, a search in the market area 

w as made for vacant land sales to compare to the subject site.  Four sales considered 

most comparable to the subject have been selected for this analysis. Given the 

uniqueness of the site, zoned for residential use but w ith PEP development potential, 

the closest uses identif ied include sales from a business park about tw o miles to the 

southw est, and a residential parcel at an arterial corner near dow ntow n Mesa that has 

potential to be rezoned.  These sales are presented below . 

 

Numerous factors that might affect value are considered for the subject and for each 

sale, including location, date of sale, f inancing condit ions, site ut ility, level of site 

improvements, availability of ut ilit ies, topography and other factors.  Adjustments w ill 

be made for dif ferences that effect value.  The adjusted price per square foot is used 

as an indicator of value for the subject site.   

 

Signif icant details from each sale are summarized on the follow ing chart.  A map 

show ing the location of the subject site and each of the sales follow s the chart.  A 

discussion of the sales and their related adjustments continues.  Complete data on 

each sale is displayed on data sheets in the f inal exhibit  of the addenda.  
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SUMMARY OF LAND SALES 

Sale 

No. 

 

Date 

 

Price 

 

Size 

 

$/SF 

 

Zoning 

 

Remarks 
 

1 
 
6-14 

 
$400,000 

 
2.25 ac 

98,010 SF 

 

 
$4.08 

 
RS-90 

Mesa 

 
NWC of Val Vista and 

University Drives.  Old 

residence on site of no 

value.  Arterial corner w ith 

potent ial to be rezoned for 

commercial use.  All 

ut ilit ies available.   
 

2 
 
6-14 

 
$179,000 

 
1.060 ac 

46,173 SF 

 

 
$3.88 

 
M-1 

Mesa 

 
Located in the Mesa 

Commerce Center business 

park.  Fully improved lot.  

Wedge-shaped, purchased 

for storage yard.   
 

3 
 
2-15 

 
$136,260 

 
0.93 ac 

40,598 SF 

 
$3.36 

 
M-1 

Mesa 

 
Also located in the Mesa 

Commerce Center business 

park.  Fully improved lot. 
 

4 
 
12-13 

 
$312,218 

 
3.122 ac 

136,012 SF 

 

 
$2.30 

 

 

 
L-I 

Mesa 

 
Three adjacent industrial 

lots in the Falcon 

Commerce Park, about tw o 

miles southw est of the 

subject .  REO sale.    
 
Subj 

 
 

 
 

 
2.792 ac 

121,634 SF 

 

 

 
 

 
R1-90 

Mesa 

 
Vacant site at NWC Loop 

202 and 56 th Street.  All 

ut ilit ies are available except 

sew er.  Sloping site, 

triangular shape.   

 
Discussion of Sales 

 

Three of the four sales selected are located just south of the subject neighborhood.  

The fourth is located near dow ntow n Mesa. Each sale is described below .   

 

Sale No.  1 is located at the northw est corner of Val Vista Drive and University Drive 

in Mesa.  It  is a 2.25 acre tract of land w ith a residence and miscellaneous structures 

on it  of no value.  In June 2014 the tract sold for $400,000, cash, or $ 4.08 per 

square foot.  It  is zoned for residential use, like the subject and has either residential or 

commercial potential.  It  is a f inished lot w ith all needed ut ilit ies at a signalized arterial 

corner.  The property w as marketed by Realty One Group.  
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LAND SALES MAP 
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Sale No. 2 is located at 4711 Ivy Street, tw o miles south of the subject property.  It  is 

a 1.060 acre tract that sold in July 2014 for $179,000, or $3.88 per square foot.  It  

is zoned M-1, light industrial and it  has no improvements.  The buyer ow ns the 

adjacent building and plans to use the site for a contractor storage yard.  The fee 

simple estate sold for cash under normal condit ions of sale.  The property w as 

marketed by Lee & Associates. 

 

Sale No. 3 is a 0.930 acre business park lot located one block north of Sale No.  2 in 

the Mesa Commerce Center business park.  This tract sold in April 2015 for 

$136,260, w hich calculates to 3.36 per square foot.  It  is zoned M-1, light industrial.  

The fee simple estate sold for cash under normal condit ions of sale. The property w as 

marketed by Gary Call Real Estate.   

  

Sale No. 4 consists of three adjacent business park lots located in the Falcon 

Commerce Park, south of Falcon Field.  Combined the three lots have a total area of 

3.12 acres, or 136,012 square feet.  In December 2013 the lots sold for $312,218, or 

2.30 per square foot. .  They are zoned LI, light industrial and the buyer w ill hold for 

investment and eventual development w ith industrial buildings.  The fee simple estate 

sold for cash, but the seller w as a bank selling the lots as REO property.  It  w as 

marketed by COBE Real Estate. 

 

Discussion of Adjustments 

 

In order to properly est imate value through the adjustment of sales, the follow ing 

categories of adjustment must be considered: 

 

1. Property Rights Transferred 

2. Terms of Sale 

3. Condit ions of Sale 

4. Market Condit ions 

5. Location 

6. Physical Features 

7. Non-Realty Items 

 

Each of these factors is discussed in order as they apply to each sale.   

 

Factors Not Requiring Adjustment  

 

Each of the sales involved transfer of the fee simple interest, similar to the subject site 

and no adjustment is est imated.  All of the sales involved cash, or terms equivalent to 

cash, and no adjustment is required.  Finally, none of the sales w ere reported to 

include any personal property or other non-realty items.  Adjustment is not required for 

any of these categories. 
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Condit ions of Sale 

 

Three of the four sales transferred under normal condit ions, w ith the buyer and seller 

each act ing prudently. How ever, Sale No. 4 w as an REO sale, w hich the broker 

indicated did negatively impact the purchase price.  An upw ard adjustment is 

est imated to ref lect this. No other adjustments for condit ions of sale are noted. 

 

Market Condit ions 

 

The four sales occurred since December 2013.  The past three-four years have been 

somew hat volat ile in terms of value trends for land.  Broker interview s revealed that in 

this market area during the period from early 2013 through the f irst half  of 2014, the 

value trend w as moderately upw ard, then sett led dow n and has been f lat since then.  

Therefore, an upw ard adjustment of 0.5% per month is applied to Sale 4 for the period 

betw een its contract date and the end of June 2014.  The other three sales occurred 

after June 2014 and no adjustment is made.   

 

Location 

 

The subject is located along the north side of the Loop 202/Red Mountain Freew ay, 

east of Higley Road and south of Thomas Road.  The area, once seen as remote, has 

benefit ted from the complet ion of the freew ay.  The subject is specifically enhanced by 

its proximity to Loop 202 and its diamond interchange at Higley Road.   

 

The comparable sales have generally similar locational characterist ics as each w as 

chosen for its similar potential for industrial development in northeast Mesa. Sale No. 1 

is located near dow ntow n Mesa, at a dual arterial corner w ith a traff ic signal.  this 

location is considered superior to the subject for these reasons and a dow nw ard 

adjustment is est imated.  Sales No. 2, 3 and 4 are located in industrial parks south of 

the airport, Falcon Field.  Although these locations offer similar physical attributes, 

their locations are considered inferior since they do not offer arterial street frontage or, 

in the case of the subject, freew ay frontage.  Upw ard adjustments are est imated to 

each for their inferior locations compared to the subject.   

 

Zoning 

 

The subject site is zoned RS-90, w hich primarily allow s low -density, rural residential 

uses.  How ever, according to the City of Mesa, it  is likely that a rezoning to allow  an 

employment use w ould be allow ed based on the general plan.  Therefore, the subject 

has been compared w ith sales of sites w ith similar commercial and industrial potential. 

This is similar to Sale No. 1 but inferior to the other three sales.  Therefore, a 

dow nw ard adjustment is est imated to ref lect the time, risk and costs associated w ith a 

zoning change for Sales No. 2, 3 and 4.   

 

Physical Features 
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A variety of physical factors can impact property value for this type of development 

land.  The factors that require discussion in this case include size, level of 

infrastructure improvements, topography and site utility.  Each is discussed as follows. 

 It  is noted that other physical factors have been considered, such as f lood plain, soils, 

etc., but no other adjustments are w arranted. 

 

Tract Size 

The comparable sales range from 0.93 acres to 3.12 acres.  The subject property, at 

2.792 acres, is near the upper end of the size range.  Typically, larger parcels tend to 

sell for a low er unit  price than do smaller but otherw ise similar tracts.  As a result , 

dow nw ard adjustments are est imated to Sales No. 2 and 3 since they are smaller than 

the subject.  Sales No. 2 and 4 are about the same size and no adjustments are made. 

 

Infrastructure 

The subject has all ut ilit ies available except sew er at Thomas Road, and w ill require 

extension of a paved drivew ay and ut ility lines south from Thomas Road over the low  

point on the adjacent land.  All four sales are f inished lots and are superior to the 

subject in this regard. The costs of making the improvements to the subject in order to 

give it  approximately equal infrastructure are est imated at approximately $0.50 per 

square foot.  As a result , a 15% dow nw ard adjustment is made to each sale to ref lect 

the costs of extending access and ut ilit ies to the site.  

  

Shape/Utility 

The subject has a triangular shape w hich impacts eff icient development.  Each of the 

sales have normal shape.  A small dow nw ard adjustment is made to each. 

 

Topography 

The subject has rolling, sloping topography w hich provides good visibility from the 

freew ay and provides some city view s but makes development costly.  All four of the 

sales are level and a dow nw ard adjustment is est imated to each.  No other 

adjustments are made.   
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SUMMARY OF ADJUSTMENTS 
 
Characteristic 

 
Subject 

 
Sale 1 

 
Sale 2 

 
Sale 3 

 
Sale 4 

 

 
$ per SF 

 
 

 
$4.08 

 
$3.88 

 
$3.36 

 
$2.30 

 

 
Property Rights 

Transferred 

 
 Fee 

 Simple 

 
Fee 

Simple 

 
Fee 

Simple 

 
Fee 

Simple 

 
Fee 

Simple 

 

 
Terms of Sale 

 
Cash or C. E. 

 
Cash 

 
Cash 

 
Cash 

 
Cash 

 

 
Condit ions of 

Sale 

 
Arm' s 

Length 

 
Arm' s  

Length 

-0- 

 
Arm’s 

Length 

-0- 

 
Arm’s 

Length 

-0- 

 
REO  

Sale 

+ 30% 

 

 
Adjusted Price 

 
 

 
$4.08 

 
$3.88 

 
$3.36 

 
$2.99 

 

 
Market 

Condit ions 

 
3-11 

Declining 

 
6-14 

Similar 

-0- 

 
6-14 

Similar 

-0- 

 
2-15 

Similar 

-0- 

 
12-13 

Inferior 

+ 3% 

 

 
Adjusted Price 

 
 

 
$4.08 

 
$3.88 

 
$3.36 

 
$3.08 

 

 
Locat ion 

 
Loop 202/ 

56 th Street 

 
Superior 

-10% 

 
Inferior 

+ 10% 

 
Inferior 

+ 10% 

 
Inferior 

+ 10% 

 

 
Zoning 

 
R1-90 

Mesa 

 
RS-90 

Mesa 

-0- 

 
M-1 

Mesa 

-5% 

 
M-1 

Mesa 

-5% 

 
LI 

Mesa 

-5% 

 

 
Physical 

Features 

   Parcel Size 

 

 

   Infrastructure 

 

 

   Shape/Utility 

 

 

   Topography 

 

 

 
 

2.792 

acres 

 

 

No sew er 

Unfinished 

Access 

Triangular 

 

 

Sloping 

 
 

2.25 

acres 

-0- 

 

Superior 

-15% 

 

Superior 

-5% 

 

Superior 

-5% 

 
 

1.06 

acres 

-5% 

 

Superior 

-15% 

 

Superior 

-5% 

 

Superior 

-5% 

 
 

0.93 

acres 

-5% 

 

Superior 

-15% 

 

Superior 

-5% 

 

Superior 

-5% 

 
 

3.12 

acres 

-0- 

 

Superior 

-15% 

 

Superior 

-5% 

 

Superior 

-5% 

 

 
Non-Realty 

Items 

 
None 

 
Similar 

 
Similar 

 
Similar 

 
Similar 

 

 
Combined Adj. 

for Locat ional  

and Physical 

Factors 

 
 

 
 

-35% 

 
 

-25% 

 
 

-25% 

 
 

-20% 

 

 
Indicated Value 

 
 

 
$2.65 

 
$2.91 

 
$2.52 

 
$2.46 
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Conclusion of Site Value 
 

Prior to adjustments, the land comparables ranged from $3.08 to $4.08 per square 

foot.  After adjustments, the indicated range narrow ed to $2.46 to $2.91 per square 

foot.  Most w eight has been placed on Sales No. 1 and 4 due to their similar 

development potential and size compared to the subject and recent dates of sale of 

Sale No. 1.   

 

Sales No. 2 and 3 are smaller but are fairly recent and offer similar ut ility to that of 

Sale No. 4.  None of the sales ref lect the type of improvements that w ill need to be 

made to the subject to bring it  to usable condit ion and therefore they are all w eakened 

as a result .  Sale No. 4 is also w eakened by the fact that it  is an REO sale, but the 

adjustment for that factor is considered w ell supported by the indications of the other 

sales.   

 

Based on the market evidence and most w eight on Sales No. 1 and 4, a unit  value for 

the subject property of $2.50 per square foot is est imated.  Applying this est imate to 

the subject ’s total area of 2.792 acres (121,634 SF) results in a conclusion of 

$304,085.  Therefore, after rounding, the est imated market value of the subject 

property, as of May 14, 2015, is: 

 

THREE HUNDRED FOUR THOUSAND DOLLARS 

($304,000) 
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ADOT CERTIFICATION OF APPRAISER 

 
Project Number:   H5400001R                    . 

 

Parcel Number:   L-M-448                          .  

 

I hereby cert ify: 

 

That I have personally inspected the property herein appraised, and that I have afforded the property ow ner 

the opportunity to accompany me at the t ime of inspection.  I also made a personal f ield inspection of each 

comparable sale relied upon in making said appraisal.  The subject and the comparable sales relied upon in 

making the appraisal w ere as represented by the photographs contained in the appraisal.   

 

That I have given consideration to the value of the property as w ell as the damages and benefits to the 

remainder, if  any; I accept no liability for matters of t it le or survey.  That to the best of my know ledge and 

belief, the statements contained in said appraisal are true, and the opinions, as expressed therein, are based 

upon correct information; subject to the limit ing condit ions therein set forth.   

 

That no hidden or un apparent condit ions of the property, subsoil, or structures w ere found or assumed to 

exist w hich w ould render the subject more or less valuable; and I assume no responsibility for such 

condit ions, or for engineering w hich might be required to discover such factors.  That, unless otherw ise stated 

in this report, the existence of hazardous material, w hich may or may not be present in the property, w as not 

observed by myself or acknow ledged by the ow ner.  I am not, how ever, qualif ied to detect such substances, 

the presence of w hich may affect the value of the property.  No responsibility is assumed for any condit ions, 

or for any expert ise or engineering know ledge required to discover them.   

 

That my analysis, opinions, and conclusions w ere developed, and this report has been prepared, in 

conformance w ith the Uniform Standards of Professional Appraisal Practice.  

 

That this appraisal has further been made in conformity w ith the appropriate State and Federal law s, 

regulations, policies, and procedures applicable to appraisal of right of w ay for such purposes; and that to the 

best of my know ledge, no port ion of the value assigned to such property consists of items w hich are non-

compensable under the established law s of said State. 

 

That I understand this appraisal may be used in connection w ith that acquisit ion of right of way for a highw ay 

to be constructed by the State of Arizona w ith the assistance of Federal aid highw ay funds or other Federal 

funds. 

 

That neither my employment nor my compensation for making the appraisal and report are in any w ay 

contingent upon the values reported herein. 

 

That I have no direct or indirect present or contemplated future personal interest in the property that is the 

subject of this report, or any benefit  from the acquisit ion of the property appraised herein.   

 

That I have not revealed the f indings and result of such appraisal to anyone other than proper off icials of the 

Arizona Department of Transportation or off icials of  the Federal Highw ay Administrat ion, and I w ill not do so 

unless so authorized by proper State off icials, or until I am required to do so by due process of law , or until I 

am released from this obligation by having publicly testif ied as to such f indings.   

 

That my opinion of the MARKET VALUE of the excess land parcel as of May 14, 2015, is $304,000, based 

upon my independent appraisal and the exercise of my professional judgment.  

 

Date: May 19, 2015    
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USPAP CERTIFICATION OF VALUE 

 
I certify that, to the best of my knowledge and belief: 
 
- That 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 Appraisal Practice of the Appraisal Institute. 

 
- The reported analyses, opinions, and conclusions are limited only by the reported 

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

         
- I have no present or prospective interest in the property that is the subject of this report, 

and have no personal interest with respect to the parties involved.  
 
- I have no bias with respect to the property that is the subject of this report or to the 

parties involved with this assignment.  
 
- My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 
 
- My compensation for completing this assignment is not contingent on 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. 

 
- My analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Practice. 
 
- I have made a personal inspection of the property that is the subject of this report. 
 
- No one provided significant professional assistance in preparation of this report. 
 
- I have not performed any services, as an appraiser or in any other capacity, regarding 

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

 
- As of the date of this report, I have completed the continuing education program for 

Designated Members of the Appraisal Institute. 
 
- That the use of this report is subject to the requirements of the Appraisal Institute relating 

to review by its duly authorized representatives.      
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EXHIBIT 1

Assumptions and Limiting Conditions



ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal is subject to the following assumptions and limiting conditions:

1. That the title to the property is marketable and free of all liens and encumbrances, except as
noted in the report.

2. That no responsibility is assumed for the legal description or for matters including legal or
title considerations.  

3. That the descriptions and plats furnished are correct.  

4. That information furnished by others is believed to be reliable.  No warranty is made as to
its accuracy, however.  

5. That all engineering is assumed to be correct.  The plot plans and illustrative material in this
report are included only to assist the reader in visualizing the property.  

6. That there are no hidden or unapparent conditions of the property, subsoil, or structures that
render it more or less valuable.  No responsibility is assumed for such conditions or for
arranging for engineering studies that may be required to discover them.

7. That there is full compliance with all applicable federal, state, and local environmental
regulations and laws unless non-compliance is stated, defined, and considered in the
appraisal report.  

8. That all applicable zoning and use regulations and restrictions have been complied with,
unless a nonconformity has been stated, defined, and considered in the appraisal report.

9. That all required licenses, certificates of occupancy, consents, or other legislative or
administrative authority from any local, state, or national government or private entity or
organization have been or can be renewed for any use on which the value estimate contained
in this report is based.

10. That the utilization of the land and improvements is within the boundaries or property lines
of the property described and that there is no encroachment or trespass unless noted in the
report.

11. That the distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization.  The separate allocations
for land and buildings must not be used in conjunction with any other appraisal and are
invalid if so used.

12. Possession of this report, or a copy thereof, does not carry with it the right of publication. 
It may not be used for any purpose by any person other than the party to whom it is addressed
without written consent of the appraiser, and in any event only with proper written
qualification and only in its entirety.



13. That neither all nor any part of the contents of this report, especially any conclusions as to
value, the identity of the appraiser, or the firm with which the appraiser is connected, shall
be disseminated to the public through advertising media, public relations media, news media,
sales media, or any other public means of communication without the prior written consent
and approval of the appraiser.

14. This appraisal report has been made in conformity with and is subject to the requirements of
the Code of Professional Ethics of the Appraisal Institute.

15. Unless otherwise stated in this report, the existence of hazardous material, which may or may
not be present on the property, was not observed by the appraiser.  The appraiser has no
knowledge of the existence of any such materials on or in the property.  The appraiser,
however, is not qualified to detect such substances.  The presence of substances such as
asbestos, urea-formaldehyde foam insulation, petroleum contaminants, or other potentially
hazardous materials may affect the value of the property.  The value estimate is predicated
on assumption that there is no such material on or in the property that would cause a loss in
value.  No responsibility is 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.



EXHIBIT 2

Appraiser's Qualifications



)))))))))))))))))))))))))))))))))))))))))))))))))))))))))))))))))))
Formal Education:

Bachelor of Science from the University of California, Davis, with a degree in Agricultural and
Managerial Economics, 1985.

Professional Education:

Successful completion of the following American Institute of Real Estate Appraisers Courses:

Appraisal Principles Advanced Capitalization Theory
Valuation Procedures Case Studies in R. E. Valuation
Capitalization Theory Standards of Professional Practice
Ranch Appraisal Report Writing & Valuation Analysis
Comprehensive Examination Demonstration Appraisal Report
Feasibility Analysis and Highest & Best Use Subdivision Analysis Seminar
Advanced Condemnation Appraisal Land Valuation Adjustments
Seminar on the Uniform Appraisal Stds for Federal Land Acquisitions (Yellow Book)

Professional Affiliations:

Member of the Appraisal Institute, MAI.

• Continuing education requirements are current through December, 2016
• Admissions Committee Member, 1992 - 1998
• Chairman, Admissions Committee, 1995, 1996
• Ethics Review Committee Member, 1999-2004
• President Elect, Phoenix Chapter, 2006
• President, Phoenix Chapter, 2007
• Past President, Phoenix Chapter, 2008
• Member of the National Leadership Development and Advisory Council, 2006, 2007

Real Estate and Appraisal Experience:

Leasing Agent/ Property Manager, Equitec Properties Company, Sacramento, California, 1986. 
Involved in leasing and managing 550,000 square feet of light industrial and commercial space.



Real Estate and Appraisal Experience, Continued:

Litigation Experience:

Qualified as an Expert Witness in Superior Court and Bankruptcy Court, Phoenix, Arizona as well
as in Mohave County Superior Court, Kingman, Arizona, Yavapai County Superior Court, Camp
Verde, Arizona  and Navajo County Superior Court, Holbrook, Arizona

Geographic Market Area:

Throughout Arizona

Scope of Work:

Eminent Domain Acquisition Easement Valuation
Subdivision Land Vacant Development Land
Agricultural and Recreational Land Master Planned Communities
Highest and Best Use Studies Valuation and Land Use Consultation
Office Buildings Retail Centers
Industrial Buildings Special Purpose Properties

Partial Client List:

Arizona Department of Transportation Arizona Game & Fish Department
Arizona State Land Department Arizona Department of Administration
Arizona State Parks Department Arizona Schools Facilities Board
Arizona Department of Corrections

Maricopa County Department of Transportation Maricopa County Flood Control District
Maricopa County Attorney’s Office

City of Phoenix City of Glendale
City of Mesa City of Chandler
City of Peoria City of Surprise
Town of Prescott Valley
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ADOT Purchase Order for Assignment
Appraiser License
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Subject Property Title Report
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ZONING MAP



MESA ZONING ORDINANCE 

5-1 

Chapter 5 Residential Districts 

Sections: 

11-5-1 Purpose 
11-5-2 Land Use Regulations 
11-5-3 Development Standards for the RS District 
11-5-4 Development Standards for the RSL District 
11-5-5 Development Standards for the RM District 
11-5-6 Additional Standards for RM Districts with Urban (U) Community 

Character Designator 
11-5-7 Supplemental Standards Applicable to All Residential Districts 
11-5-8  Comprehensive Youth Residence 
11-5-9 Review of Plans 

11-5-1: Purpose 
A. General Purpose of Residential Districts.  The purposes of the residential districts 

are to: 

1. Provide for the orderly, well-planned, and balanced growth of residential 
neighborhoods. 

2. Provide for a variety of housing types in a range of densities. 

3. Promote the development of residential neighborhoods with well-designed 
transportation links to educational, employment, commercial and recreational 
destinations, and which encourage multiple methods of transportation, 
including walking, biking, and the use of public transit. 

4. Establish design standards to help create distinct and attractive residential 
neighborhoods, upgrade the quality of multi-family housing, and ensure that 
new residential development is well integrated with surrounding neighborhoods. 

5. Provide for appropriate public and quasi-public uses such as parks, playgrounds, 
religious facilities, and day care centers where they are compatible with and 
preserve and/or improve the quality of life in residential neighborhoods. 

6. Provide development patterns that encourage energy conservation and provide 
opportunities for renewable energy production. 
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B. Specific Purposes of Each District. 

1. RS Single Residence. To provide areas for detached single residence housing 
at densities of up to 7 units per net acre. Designators (-90, -43, -35,   -15, -9, -7 
and -6) are used to denote the minimum lot size in thousands of square feet. 
This district also provides for residential care facilities, day care group homes, 
park and recreation facilities, and civic and institutional uses such as churches 
and places for religious assemblies that are appropriate in a residential 
environment. Non-residential uses of a strictly limited scale under the specific 
conditions listed may also be allowed. 

2. RSL Small Lot Single Residence. To provide areas for small-lot single 
dwelling development at densities of up to 17 units per net acre, subject to 
development standards to ensure land use compatibility. Designators (-4.5, -4.0, 
-3.0 and -2.5) are used to denote the minimum average lot size in thousands of 
square feet. This district also allows for limited residential care facilities, family 
day care, park and recreation facilities, and civic and institutional uses. 

3. RM Multiple Residence. To provide areas for a variety of housing types at 
densities of up to 43 units per gross acre. Designators (-2, -3, -4, and -5) are used 
to denote variations in the maximum allowed development intensity (See Table 
11-5-5). Appropriate types of dwelling units include small-lot single residences, 
townhouses, cluster housing, and multiple residence housing. This district also 
provides for residential care facilities, residential home-based day care, group 
residential homes, manufactured home parks and subdivisions, recreational 
vehicle parks and subdivisions, park and recreation facilities, limited and small-
scale residential support (including limited scale mixed-use commercial) 
activities, and civic and institutional uses such as churches and places for 
religious assembly that are appropriate in a residential environment. 

11-5-2: Land Use Regulations      
In Table 11-5-2, the land use regulations for each Residential Zoning District are established by 
letter designations as follows:  

• “P” designates use classifications permitted in the Residential District. 

• “SUP” designates use classifications permitted on approval of a Special Use Permits. 

• “CUP” designates use classifications permitted on approval of a Council Use Permits. 

• “TUP” designates use classifications permitted on approval of aTemporary Use Permits 

• “(x)” a number in parentheses refers to a limitation following the table. 
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shall be increased by an additional 10 feet. Rear lot lines separated from arterial street 
right-of-way by a separate tract of land with a depth of 10 or more feet are excluded 
from this requirement.  

D. Yards. 

1. Rear Yard Adjacent to Arterial Street. A rear yard adjacent to an arterial street 
shall be at least 30 feet in depth. If a landscape tract, stormwater retention basin 
or privately owned and maintained recreation open space separate, any of which 
is a minium of 10-feet deep from the street, separates the residential lot from the 
arterial street, this requirement shall not apply. 

2. Rear Yard Adjacent to Alley or Canal. Rear yard setbacks adjacent to a 16-
foot or wider alley or canal right-of-way may be measured from the centerline 
of the alley, up to a maximum of 10-feet. 

3. Side Yards for Vehicular Access. Unless otherwise modified by approval of a 
PAD (or DMP under a previous zoning ordinance) overlay zone, interior lots 
with no access to an alley shall maintain 1 side yard with a minimum width of 
10 feet to allow access to the rear yard. 

4. Zero-Lot-Line Developments. Zero-lot-line developments are permitted in 
the RS-6 and RS-7 districts. In a zero-lot-line development, no interior side 
yard need be provided on 1 side of a lot if the minimum aggregate setback 
stated in Table 11-5-3 is provided on the opposite side of the same lot. 
Where a zero side yard is used, the abutting property must be held under the 
same ownership at the time of initial construction, or the owner of the 
property abutting the zero side yard must sign an agreement that permanently 
grants consent in writing to such zero setback. Additionally, owners of zero-
lot-line developments must provide a permanent access and maintenance 
easement providing the owner of the zero-lot-line structure with access to the 
adjacent lot with the side yard to maintain the structure.  A copy of the 
easement shall be provided to the City prior to recording the document in the 
Maricopa County Recorder’s Office  

E. Building Form. 

1. Garage Frontage and Location. 

a. Where garage doors are oriented parallel or within 10 degrees of parallel 
to the front property line of the lot, the aggregate width of garage doors 
attached to a primary residence and facing the front of the lot shall not 
exceed 50 percent of the aggregate width of those elevations of the 
building that face the front of the lot. Garages oriented parallel or within 
10 degrees of parallel to the front of the lot, shall be located at least 3-
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Chapter 7 Employment Districts 

Sections:  

11-7-1 Purpose 
11-7-2 Land Use Regulations 
11-7-3 Development Standards 
11-7-4 Review of Plans 

11-7-1: Purpose 
A. General Purpose of Employment Districts. The purposes of the employment districts 

are to: 

1. Designate land for industrial, office, and research and development uses to 
provide a range of employment opportunities in Mesa. 

2. Provide for the appropriate location of businesses that may have the potential to 
generate off-site impacts, while providing compatibility in use and form. 

3. Provide appropriate buffers between employment and residential uses to 
preserve both employment feasibility and residential quality. 

4. Provide diverse options for types of employment-oriented areas, ranging from 
landscaped sites in campus-like settings, to mixed-use commercial and industrial 
areas, to industrial-only areas, to sites that are still well designed, but convey a 
minimalist or utilitarian approach, the entire range of which may contribute to 
providing the appropriate context for a successful business environment. 

B. Specific Purposes of Each District. 

1. PEP Planned Employment Park. To provide areas where professional and 
medical office parks, research and development facilities, light manufacturing, 
and data and information processing centers are integrated in a campus setting 
with ancillary restaurants, retail and other supportive establishments. 

2. LI Light Industrial. To provide areas for limited manufacturing and 
processing, wholesaling, research, warehousing, and distribution activities take 
place within enclosed buildings, with restricted accessory outdoor storage as 
needed to support the primary uses. Light Industrial areas can be used to buffer 
General Industrial uses from other less intense uses. This district also provides 
for a full range of commercial activities, generally on a limited scale, including 
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A. Building Form Standards 

Design Objectives: Achieve a desirable, functional and attractive project by allowing 
flexibility in selecting and implementing the most appropriate combination of Building 
Form Standards requirements listed below. 

This requirement shall be met by using 2 or more of the following methods: 

1. Primary Public Entrance. Use building materials, architectural composition 
and detailing to focus the public’s attention on the primary entrance to the 
building or tenant space(s).  Incorporate shade elements, where appropriate. 

2. Materials. Use at least 3 different durable, low-maintenance materials.  Arrange 
various profiles, finishes, textures and materials in a well-designed, attractive 
composition. 

3. Form. Arrange massing and functional elements, such as the skyline edge, 
primary building entrance feature(s), office windows, and repetitive functional 
elements (such as arches, columns, reveals and detailing) to provide architectural 
interest. Consider the visual effect of shade and shadow on the building form. 

4. Ground plane. Use hardscape and landscaping to provide a transition from 
building walls to public areas, parking areas, and drive aisles around the base of 
the building. 

B. Building Projections into Setbacks. Design Objective: Maintain appropriate 
separations between buildings on adjacent properties to allow for light, air, and 
circulation while recognizing the need to allow minor projections that improve the 
effectiveness of environmental or aesthetic features. 

Awnings, eaves, overhangs, light shelves and basement window wells may encroach up 
to 3 feet into any required setback, but shall not be closer than 2 feet to any property 
line.  Building projections shall be no closer than 15’ to any property line adjacent to 
sites located in the RS and RSL Districts. 

C. Fences and Walls. Design Objective: Provide physical barriers where appropriate or 
required but do not overwhelm adjacent development or pedestrian areas with oversized 
walls.  Fences and walls, where visible to the public, shall be integrated with the project 
design and  provide design continuity with adjacent development. 

No fence or freestanding wall within or along the exterior boundary of the required 
front yard shall exceed a height of 3.5 feet, and nor shall any fence or freestanding wall 
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within or along the exterior boundary of the required side or rear yards shall exceed a 
height of 8 feet. 

1. Exceptions to Fence Height Limits. A fence height exception may be 
granted through the design review process. The maximum height that is allowed 
with a fence height exception is 6 feet in front or street side yards, and 12 feet in 
interior side or rear yards. 

2. Prohibited Materials. Chain link fencing is not permitted in any street-facing 
yard in any employment district. In all employment districts, the use of barbed 
wire, razor wire, embedded glass shards, electrified and other hazardous fencing 
is prohibited in street-facing yards or where visible from any public right-of-way. 

3. Intersection Visibility. Notwithstanding other provisions of this section, 
fences, walls, and related structures must comply with Section 11-30-14, 
Visibility at Intersections. 

D. Outdoor Storage. Design Objective. Minimize impact on adjacent uses and limit the 
view of outdoor storage from public view by screening outdoor storage. 

In the LI District, outdoor storage shall be screened so as not to be visible from areas 
visible or accessible to the public. In the GI and HI Districts outdoor storage areas shall 
be screened to not be visible from public right of ways. Outdoor storage is not permitted 
in the PEP district. 

E. Screening and Separation of Parking Areas—PEP District. In the PEP District and 
remaining Employment district facing arterial or collector streets, a parking area located 
between a building and street shall be screened with a screening wall or berms at least 2.5 
feet high and no more than 3.5 feet high. In addition, parking areas shall be separated 
from on-site buildings by a distance of at least 10 feet. This separation shall be 
landscaped and may include a pedestrian walkway. 
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FIGURE 11-7-3.E: SCREENING AND SEPARATION OF PARKING AREA 
 

F. Truck Docks, Loading, and Service Areas. Design Objective:  Design service areas to 
function efficiently.  Minimize the impact on adjacent development and limit the view 
from public areas by providing screening of service areas from quieter, less intense 
employment uses. 

In the PEP and LI Districts, such loading and service areas must be located on the side 
or rear of buildings, and may not face a public street or a private street functioning as a 
public road.  See Section 11-30-13, Truck Docks, Loading, and Service Areas, for 
additional requirements. 

11-7-4: Review of Plans 
Permit and review procedures shall follow the standards established in Article 7, Administration. 
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EXHIBIT 6

Flood Plain Map and Cover Page







EXHIBIT 7

Excess Land Exhibit Sheet









EXHIBIT 8

Photographs of Subject



 

 
 

Looking southwest from high ground near the center of the parcel. 

 

 
 

Looking south from high ground near the center of the parcel. 



 
 

View to southeast from center high point of the property. 

 

 
 

View of terrain near center of property. 



 

 
 

Looking north over the center of the subject with its east border at right of photo. 

 

 
 

View along the subject's southwest border with the freeway to left of the fence. 

The subject includes the hill at right. 



 

 
 

Looking north toward Thomas Road from north border of subject property. 

 

 
 

View to west along north border of subject property. 



 

 
 

Looking south near the east subject border from the low point between the subject  

and Thomas Road.  This is where access to the property will run. 

 

 
 



 

 
 

View to west along Thomas Road from the 56th Street alignment. 

   

 
 

Looking south over the 56th Street alignment from Thomas Road. 
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LAND SALE NO.  1

PROPERTY TYPE: Development Land with old Residence

ADDRESS: 406 North Val Vista Drive Mesa, AZ 85213

LEGAL DESCRIPTION: Lengthy

ASSESSOR NO.: 140-12-008A

GRANTOR: Elliott Road Baptist Church

GRANTEE: Dave Johnson

DOCUMENT NO.: 14-0405994

DOCUMENT TYPE: Special Warranty Deed

DATE OF SALE: June 2014

RECORD DATE: June 25, 2014

SALE PRICE: $400,000

FINANCING: Cash

UNIT PRICE: $4.08 per square foot

PROPERTY
RIGHTS CONVEYED: Fee Simple

CONDITIONS OF SALE: Arm’s Length Transaction

VERIFICATION: County records, affidavit of value, Zachary Peeler, Realty One
Group, listing broker (480-390-4542)

PRIOR SALES: No prior sales within the last five years per Realquest  

SITE DATA:

Shape/Dimensions: Rectangular;  553 feet wide by 159 feet deep

Area: 2.25 acres or 98,010 square feet

Topography/Cover: Level, grass and some trees

Zoning: RS-9, Mesa 

Frontage: Val Vista Drive and University Drive 

Access: Val Vista Drive and University Drive

Utilities: Power and phone, municipal water and sewer; finished site

Intended Use: Hold for development.

COMMENTS: Old residence on the site is of no value.  Dual arterial corner with
signal.  Seller received the property as a donation and sold it for
cash.



LAND SALE NO.  2

PROPERTY TYPE: Vacant Industrial land

ADDRESS: 4711 East Ivy Street Mesa AZ, 85205

LEGAL DESCRIPTION: Lot 18 Mesa Commerce Center Bk 292 Pg 21

ASSESSOR NO.: 141-34-301

GRANTOR: Ranchland Holdings II, LLC

GRANTEE: RBS Investments, LLC (Robert Schwab)

DOCUMENT NO.: 14-440407

DOCUMENT TYPE: Warranty Deed

DATE OF SALE: June 2014

RECORD DATE: July 6, 2104

SALE PRICE: $179,000

FINANCING: Cash

UNIT PRICE: $3.88 per square foot                

PROPERTY
RIGHTS CONVEYED: Fee Simple

CONDITIONS OF SALE: Arm’s Length Transaction  

VERIFICATION: Inspection, county records, affidavit of value, Kent hanson, DTZ,
selling broker, 602-224-4433

PRIOR SALES: Seller purchased site in October 2013 for $100,000. No other prior
sales within the last five years per Realquest

SITE DATA:

Shape/Dimensions: Irregular 

Area: 1.060 acres or 46,173 square feet

Topography/Cover: Level, dirt

Zoning: M-1, light industrial, Mesa 

Frontage: Ivy Street

Access: Ivy Street

Utilities: Power and phone, municipal water and sewer

Intended Use: Contractor Storage Yard

COMMENTS: Wedge shaped parcel purchased for contractor storage yard. 
Marketing time was 242 days.  Purchased by adjcanet owner but at
market price per broker.



LAND SALE NO.  3

PROPERTY TYPE: Vacant industrial land

ADDRESS: 1661Quail Lane Mesa AZ, 85205

LEGAL DESCRIPTION: Lot 43, Mesa Commerce Center , bk 292 pg 21.

ASSESSOR NO.: 141-34-326  

GRANTOR: Mgf Funding Inc.

GRANTEE: Terry & Patricia Diedrick

DOCUMENT NO.: 15-251214

DOCUMENT TYPE: Special Warranty Deed

DATE OF SALE: February 2015

RECORD DATE: April 13, 2015

SALE PRICE: $136,260

FINANCING: Cash

UNIT PRICE: $3.36 per square foot                

PROPERTY
RIGHTS CONVEYED: Fee Simple

CONDITIONS OF SALE: Arm’s Length Transaction

VERIFICATION: Inspection, county records, affidavit of value, John Atnip, Gary Call
Real Estate, listing broker, 480-491-2255

PRIOR SALES: No prior sales within the last five years per Realquest

SITE DATA:

Shape/Dimensions: Rectangular; 290 feet by 140 feet

Area: 0.930 acres or 40,597 square feet

Topography/Cover: Level, dirt

Zoning: M-1, light industrial, Mesa 

Frontage: Quail Lane

Access: Quail Lane

Utilities: Power and phone, municipal water and sewer

Intended Use: Industrial

COMMENTS: Standard industrial lot in business park two miles southwest of
subject.  Marketing time was 875 days.  



LAND SALE NO.  4

PROPERTY TYPE: Vacant industrial land

ADDRESS: 1759 North Rosemont Street Mesa AZ, 85205

LEGAL DESCRIPTION: Lots 8,9, & 10 Falcon Commerce Park, AZ Bk 889 of Maps, Pg 43 

ASSESSOR NO.: 141-35-059, 141-35-060 & 141-35-061

GRANTOR: Stearns Bank National Arizona

GRANTEE: Ranchland Holdings II, LLC

DOCUMENT NO.: 14-008136

DOCUMENT TYPE: Special Warranty Deed

DATE OF SALE: December 2013

RECORD DATE: January 6, 2014

SALE PRICE: $312,218

FINANCING: Cash 

UNIT PRICE: $2.30  per square foot                

PROPERTY
RIGHTS CONVEYED: Fee Simple

CONDITIONS OF SALE: Arm’s Length Transaction REO Sale, distressed

VERIFICATION: Inspection, county records, affidavit of value, Steven Beck, COBE
Real Estate, listing broker, 480-610-2400

PRIOR SALES: No prior sales within the last five years per Realquest

SITE DATA:

Shape/Dimensions: Irregular

Area: 3.060 acres or 133,293 square feet

Topography/Cover: Level, dirt

Zoning: LI, light industrial, Mesa 

Frontage: Rosemont Street and Ingram Street

Access: Rosemont Street and Ingram Street

Utilities: Power and phone, municipal water and sewer

Intended Use: Investment and future industrial building development

COMMENTS: This sale consists of three adjacent parcels totaling 3.12 acres within
Falcon Commerce Park, just south of Falcon Field.  Borker reported
that REO sale factor impacted the price.  Marketing time was 613
days.  
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