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May 4, 2015

Mr.  Steve Troxel
Right of Way Operations
Arizona Department of Transportation
205 South 17th Avenue
Phoenix, Arizona 85007

RE: Appraisal of a 1.830 acre tract of excess land along the east side of the Interstate 17 frontage
road south of Deer Valley Road in north Phoenix, Arizona 85027

Dear Mr.  Troxel: 

At your request the value of the above referenced parcel of excess land has been appraised.  The
property is 1.830 acres in size and is long and narrow.  It has lengthy frontage on the I-17 frontage
road and lies just north of Lone Cactus Road and south of Deer Valley Road, east of the freeway. 
The Arizona Department of Transportation is in process of disposing of the property as excess land
and as a result has had it appraised. 

The purpose of the appraisal is to estimate the market value of the subject property.  The intended
use of this report is to assist the Arizona Department of Transportation (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 without the written consent of .  This report is written
in narrative form.  It is noted that I have appraised this property for the same client and with the
same intended use on May 23, 2011.  Other than that assignment, 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.

The property was inspected and analyzed for the purpose of estimating its market value, as defined
in this report, as of April 30, 2015.  The report is prepared to conform to the 2014-0215 Uniform
Standards of Professional Appraisal Practice (USPAP) and the appraisal standards and specifications
of ADOT, as I understand them.  It contains a description 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 limiting conditions contained in the addenda of this report.  

As a conclusion of the analysis, the estimated value of the subject parcel, as of April 30, 2015, is:

FIVE HUNDRED NINETY EIGHT THOUSAND DOLLARS
($598,000)



Data used to support this value conclusion is presented and analyzed in the accompanying report. 
It is noted that no environmental hazards were noted to be influencing the subject property at the
time of inspection, nor were there any underground site improvements identified.  

The underlying assumptions and limiting conditions pertaining to this report are contained in the
"Certificate of Appraiser" immediately following the Auditing Breakdown section of this report and
in the first exhibit in the Addenda.  These assumptions and limiting conditions 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 commercial land

Location: East side of the I-17 frontage road north of Lone Cactus Road and
south of Deer Valley Road in north Phoenix, Arizona 85027

Purpose of
the Appraisal: The purpose of this appraisal is to estimate market value of the fee

interest in the subject parcel.

Intended Use: To assist the Arizona Department of Transportation (ADOT) in
disposing of the property as excess land.  

Intended User: ADOT.

Hypothetical 
Conditions: None

Legal Description: The legal description of the property is shown in the title
report for the property provided by the client and may be
found in the Addenda.

Tax Parcel Numbers: Maricopa County Assessor’s parcel numbers 209-07-045P, -045Q
and -045V.

Site Area: 1.830 acres or 79,704 square feet

Zoning: C-3, heavy commercial, by the City of Phoenix

Site Improvements: None aside from some perimeter fencing.

Highest & Best Use: Hold for future commercial development.  

Value Estimate: $598,000

Date of Valuation: April 30, 2015

Date of Inspection: April 30, 2015



Appraisal Reporting
Standards: This report is drafted to adhere to the 2014-2015 version of the

Uniform Standards of Professional Appraisal Practice (USPAP) plus
the appraisal standards and specifications of the Arizona Department
of Transportation, as I understand them.

Appraiser:



AERIAL PHOTO OF SUBJECT PROPERTY



INTRODUCTION

The property that is the subject of this report is a 1.830 acre parcel of vacant land located along the
east side of the northbound Interstate 17 frontage road south of Deer Valley  Road in north Phoenix. 
It is long and slightly narrow and was originally acquired by the Arizona Department of
Transportation (ADOT) in October 2007 as part of the I-17 improvement project through the area. 
It is now excess land and ADOT is seeking to dispose of the property and as a result has had it
appraised.  An aerial photo of the property is shown on the following page.  The property is
described in greater detail later in this report.

The property and related market influences are discussed later in this report.  Maps and exhibits are
shown throughout the text of this report.  Subject photos and other exhibits are shown in the
Addenda.  Much of the information discussed above is repeated or defined specifically on following
pages in more technical style to meet the standards and specifications of the Uniform Standards of
Professional Appraisal Practice and ADOT.

Scope of Work

The purpose of this appraisal is to estimate 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
Transportation.  The intended use is to assist ADOT in disposition of the site as excess land.  No
hypothetical conditions or extraordinary assumptions are made for the report.  It is noted that
although this firm has 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, we did complete an appraisal of the same property in May 2011.

PROPERTY IDENTIFICATION

Tax Parcel Numbers

The subject property is assessed by Maricopa County as three adjacent parcels known as 209-07-
045P, -045Q, and -045V.

Legal Description

The legal description provided by the client for the property is lengthy and is shown as “Exhibit A”
on the last two pages of Exhibit 7 of the Addenda.

Owner of Record

The owner of record is: 

Arizona Department of Transportation
205 South 17th Avenue, Maildrop 612E

Phoenix, AZ 85007
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Development History

The subject site is vacant land, although it was previously developed with a mini-storage facility. 
In October 2007 ADOT acquired this parcel in association with a freeway improvement project for
I-17 and subsequently removed the improvements as a part of the project.  The result is the current
vacant lot.

Five Year Chain of Title

According to the title report provided by the client, ADOT acquired the property in October 2007. 
Due to changes in market conditions since that time, this transfer is not considered indicative of
current market value so it is not analyzed in the valuation process.

Current Listing Price and Offerings

The property is currently listed for sale on the ADOT website.  The current listing price is reported
as under review.  It had previously been listed at $797,000.  No information on offers to purchase
it have been presented to the appraiser.

Owner Contact and Site Inspection

The property owner is the client and therefore no owner contact was necessary.  The property was
inspected on April 30, 2015.  No one besides the appraiser was present.

Larger Parcel

The subject property is a single contiguous tract and is considered as a single larger parcel.

Legal Description

The property is legally described in the title report provided by the client and shown in exhibit 3 of
the addenda.  

Exposure Period

Based upon information seen in the market, the projected exposure time required to sell the subject
property on the open market is six to nine months based upon analysis of current market conditions,
discussions with market participants and observers, and by comparison with marketing periods of
the sales included in this report, where 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 Period

For the same reasons given above for exposure period, the marketing period is estimated to be six
to nine months as well.

Easements and Encumbrances

A title report was provided by the client for the subject tract.  Several easements were noted in
Schedule B of that title report for roadways and utility lines.  It is assumed that none of these
easements impact the utility or marketability of the property.  In the event that such easements are
identified the appraiser reserves the right to amend the value conclusion reached herein if necessary. 

Hazardous Wastes

No toxic waste or contaminants were identified on the site at the time of inspection.  However, it
does not mean that such materials do not exist either on or under the tract.  The appraiser is without
the expertise to identify or detect such substances.  Because of the liability generated if toxic wastes
or contaminants are found on the site, it is strongly recommended that a specialist in the detection
of toxic waste be retained and the property checked for possible contamination.  

If a toxic waste or contaminant is detected, the value estimate concluded in this report are no longer
valid.  If a reappraisal is required, it will be made at an additional charge and upon receipt of any
additional information requested, including descriptions of the toxic waste or contaminant and the
cost of removal.

PURPOSE AND INTENDED USE OF THE APPRAISAL

The purpose of this appraisal is to estimate market value of the fee simple interest in the subject
property, as of the date of valuation.  The intended use is to assist the client in disposition of the site
as excess land.  The intended user is ADOT.  

DEFINITION OF MARKET VALUE

The definition of market value applied in this assignment, pursuant to the Arizona Revised Statute
28-7091, is 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 an 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 adopted
and for which it was capable."



PROPERTY RIGHTS APPRAISED

The fee simple estate of the parcel is appraised, subject to the limitations and restrictions shown on
schedule B of the title report in the addenda.  The fee simple estate is defined as:

"Absolute ownership unencumbered by any other interest or estate, subject only to the
limitations imposed by the governmental powers of taxation, eminent domain, police
power, and escheat.”1

Division of Personalty and Realty

It is noted that no personal property, business value or going concern values are considered in the
subject value estimate.  There are no known items of personal property attached to the site.

Date of Inspection and Valuation

The property was inspected on April 30, 2015.  This is also the date of valuation.

Tenant Information

No leases impact the title of the subject property.

APPRAISAL PROCESS

An appraisal of a right of way such as this involves a specific process in order to form an opinion
of the market value of the fee simple interest in the property and an estimate of compensation to the
owner as a result of the proposed acquisition.  The process includes the following steps: 1)
inspection of the subject property to identify the physical, locational and economic characteristics
of the property relative to competing properties; 2) research and investigation of public records and
interviews with public officials relating to the property and competing properties to identify legally
permitted uses and availability of public amenities; 3) performing a search of public records to
identify sales of competing property in the market; 4) interviews with market participants including
confirmation of relevant data for analysis of the sales and to identify those sales that are most similar
to the subject property; 5) formulating 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 properties, they are not applicable in this case.  The sales comparison approach is
discussed in the Valuation section of this report. 

1 Appraisal Institute, The Dictionary of Real Estate, 4th Edition, (Chicago: 2002), p.113
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Extent of Data Collection Process

In order to analyze the forces affecting the subject market and the property's competitive position
within the market, a number of independent investigations were conducted.  Regularly updated data
from published data services pertaining to the subject market and competing properties was
referenced to gain current information on market conditions.  Current sales data was gathered on
numerous comparable properties in the subject market area and recorded affidavits of property value
were checked to verify preliminary information.  From this data search, the most comparable
properties were selected for use supporting a value estimate for the site.

Data used in the discussion of the Arizona and Phoenix metro area was gathered from many sources
including Phoenix daily newspapers, publications by Arizona State University and the University
of Arizona, and from other sources.  Neighborhood data was collected by driving the area and
making observations on location, nature, and condition of surrounding improvements and features. 
Observations discussed in the site and improvement description sections as well as observations on
quality and condition is based upon personal inspection of the property.   

All sales data applied in this report was confirmed from one or more of the following data sources:

Costar Real Estate Data Service
Affidavits of Property Value

Owners or their representatives
Maricopa County Records

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 significance of the data.   From
these investigations and data sources, the most relevant information was selected for analysis in
supporting an estimate of value for the subject property.  The next section discusses broad economic
and real estate market trends influencing the subject property.  The subject neighborhood and site
are described subsequently.
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REGIONAL SUMMARY

Since all parties concerned with this report are familiar with general conditions in the Phoenix area,
most of the area description 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 within the sunbelt, affordable housing, cultural and recreational amenities and
economic diversity are expected to result in continued population growth.  This is demonstrated by
past increases in annual population and employment growth rate statistics and a low unemployment
rate relative to other regions and to the nation.  These conditions are expected to continue as the
market slowly emerges from the recession of 2009. 

Overview of Real Estate Markets

The Phoenix residential home market tends to have broad swings in its growth cycle.  After a period
of record-setting growth 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
construction had ground to nearly a halt by all of the major production home builders during this
period.  However, as demand has begun to catch up with supply, new home construction began to
recover in late 2012 and into 2013, with many submarkets showing signs of  strength.  Appreciation
figures published in the media in 2013 indicated macro appreciation rates of over 20%, however
these figures are somewhat misleading since they are skewed heavily by prices at the low end of the
market that have seen extremely strong appreciation 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 which to develop residential subdivisions and started paying a much higher price for
raw land in areas where all needed utilities for development are readily available.  By early 2014,
however, the residential home market leveled off somewhat and as a result the purchase of lots and
land by home builders slowed again as the anticipated surge in new home demand failed to
materialize to the level many builders were anticipating.  The residential market is now seeing a
moderate and fairly steady absorption of new homes, mainly on in-fill tracts and on the outer fringes
of the metropolitan area similar to the subject location.  This rate of growth is expected to be
maintained through the end of 2015 and start to see some increases in 2016-2018 according to local
economists.  
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The retail and office markets also suffered significant decline over the same period, with similar root
causes.  Although their vacancy rates are declining in many areas, rents have not begun to rise again,
making new construction unfeasible in most areas, especially in the west valley.  These submarkets
are also starting to show signs of early recovery in the strongest areas, while others are expected to
remain over-supplied for at least another year before they recover to the point where widespread
new construction resumes.  

The industrial market has seen the strongest recovery of the commercial/industrial market area.
Although smaller spaces are still 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 southwest Phoenix submarket.  Land values have begun to see appreciation in the largest tracts
and the pace and number of industrial land acquisitions has quickened, all indicating a return to
healthier conditions in this market segment.  

The speculative development land market experienced a tremendous run up in values during the
period from 2004 through 2007 in part as a result of strong profits created by the home builders who
sought new sites for future subdivisions.  Another key component of this run up was a large amount
of buyers from Las Vegas who were cashing out of developments in Nevada where available new
developable land was drying up.  These buyers created rapid appreciation in several future
development areas including land surrounding Surprise, Buckeye and Maricopa.  However, this
upward trend in value came to an abrupt halt somewhere between 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 widely agreed that the market had stopped appreciating sometime
in 2006 and has shown a strong decline in value since that time, with an increase in the rate of
decline since late 2008, then slowing again in 2010.  Overall most of the speculative land market
saw a decline of between 70% and 90% in areas where the trend could be measured between late
2007 and early 2012.  Virtually all markets have begun to recover, showing at least modest gains
in most areas, however recently most outlying areas have again leveled off due to uncertainty that
remains in the minds of land buyers and developers.

Summary of Regional Description 

The Phoenix metropolitan area has grown into a center for government, transportation, and
commerce for most of the southwestern United States.  Its warm climate, affordable housing,
cultural and recreational amenities, and economic diversity are expected to result in continued
population and employment growth over the next several years once the national recession is
weathered.  Each of the segments of its real estate market are in varying stages of recovery after
having suffered through a period of dramatic correction between 2007 and 2012 that followed a
period of rapid growth and appreciation.  Uncertainty remains in most areas, although the residential
land and industrial land markets are showing stability in most areas, and some appreciation in the
best market locations.  
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NEIGHBORHOOD DESCRIPTION

The subject property is located in an incorporated and previously rapidly developing area in far
north Phoenix, 20-22 miles northwest of the central business district of Phoenix.  This area is
characterized by a combination of industrial, commercial and mobile home park uses, as well as
some open undeveloped land.  Interstate 17 runs north through the area and the Deer Valley Airport
is located at the northeast corner of the neighborhood.  Both of theses features helped drive strong
business park and retail growth in the area up through the end of 2007, as well as to a much lesser
degree from early 2008 to the present.  As market conditions continue to improve, the area around
the Deer Valley Airport is projected to be one of the stronger sub-markets in terms of industrial and
commercial development.

Boundaries

The neighborhood boundaries are concluded to be the Loop 101 Freeway to the south, Happy Valley
Road to the north, Seventh Street to the east and 35th Avenue to the west.  Each of these physical
features may be seen on the neighborhood map on the following page.  The size of this
neighborhood is approximately four miles east/west by three miles north/south.  The area that lies
within these boundaries is a mixture of industrial and business park type uses, retail uses, small
commercial properties or vacant land that is going to be developed to similar uses in the near future. 

Topographic and Man-Made Features

Interstate 17 runs northerly through this area from central Phoenix.  Aside from the freeway, the
primary man-made features in the area are the Deer Valley Airport and the Central Arizona Project
(CAP) Canal.  Deer Valley Airport is a satellite airport that has two parallel runways and
accommodates a combination of cargo and general aviation aircraft.  It does not have scheduled
commercial passenger service.  It has been an economic engine for the northwest Phoenix area,
however, and several business park uses have been and are continuing to develop around the airport. 
The airport is located along the north side of Deer Valley Road between Seventh Street and 19th

Avenue.

The CAP canal runs generally north-south through the area.  It carries water from the Colorado
River through the Phoenix metropolitan area, then south to agricultural users in Pinal County and
ultimately to Tucson.  It is a modern canal with concrete walls and chain link fencing along both
banks.  Skunk Creek flows virtually due south through the area and is the main rainwater collector
for the basin between the two ranges of hills and for areas to the north.  It has been leveed to
encapsulate flow as it goes under I-17 one mile north of Happy Valley Road.  Portions of the land
along the creek upstream from the levees flood during heavy rain but it is dry most of the year.

The main roads providing access away from the freeway are the two freeway frontage roads as well
as the section line roads in the area, namely Deer Valley Road, Pinnacle Peak Road and Happy
Valley Road.  Each of these three roads has a freeway interchange and they are located at one-mile
increments along the freeway frontage.  19th avenue and North Valley Parkway also provide north-
south access to the areas east of the freeway, while there are a limited number of north-south streets
located west of the freeway due to the presence of several steep hills located along the west side of
the freeway.
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NEIGHBORHOOD MAP
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NEIGHBORHOOD AERIAL PHOTO
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Amenities

Typical amenities for this type of neighborhood are available throughout the area, including
municipal water and sewer services, police and fire protection, and electricity and telephone utilities. 
Schools, parks and shopping are available in the area as well as in areas to the south, east and west. 
Land to the north of Happy Valley Road is more rural, although it is also growing at a rapid rate.  

Employment

The area surrounding the Deer Valley Airport has historically been a more dirty industrial area,
including contractor storage yards, building materials yards, gravel quarries, wrecking yards, and
similar uses.  However, as urban growth pressure reached this area in 1999 and 2000, the industrial
area surrounding the airport has begun a transition to more business park oriented projects.  Several
large office buildings have been added over the last five years and several more are under
construction.  A new retail power center was added at the southeast corner of Happy Valley Road
and the freeway and additional office and business park projects were planned in this area although
changes in market conditions since late 2008 have resulted in many of these projects being tabled
until market conditions improve to the point where development is again feasible.  

The USAA insurance company headquarters is also located north of Happy Valley Road east of the
freeway, which has spurred abundant growth in the area as well.  As such, the Deer Valley Airport
area is a larger employment center accessed from many parts of greater Phoenix.  This growing
trend is expected to continue over the next decade as additional employers move into the new space
being constructed.   The three freeway interchanges just west of the airport help provide access to
the area and housing in the area immediately to the north in the Dynamite Mountain Ranch and
Tramonto master plans, as well as further north in the Anthem area, allow employees affordable
housing within a reasonable proximity to their job location.  

Life Cycle

The neighborhood was in a strong growth stage until the onset of the recent recession in the 4th

quarter of 2008.  As urban pressure grew northward from central Phoenix, the area has seen strong
urban growth.  This trend is expected to resume once the market recovers given its proximity to the
freeway and Deer Valley Airport and signs are already evident that this is beginning to occur.  The
Phoenix General Plan shows most of the area east of the freeway designated for commerce park use,
with other uses including commercial and public uses, especially along the freeway frontages.  The
area south of Pinnacle Peak Road along the freeway developed in the 1950's-1970's and is starting
to see some re-development in the form of older mobile home parks being removed for commercial
uses.  This trend is expected to continue as the commercial land with freeway frontage becomes so
valuable that the old mobile home uses are no longer the most valuable use.  
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Summary

The subject neighborhood is a commercial and industrial area surrounding the Deer Valley Airport
in north Phoenix.  Land uses are mixed but newer development is predominantly light industrial,
office and retail uses, while older areas include heavy industrial, mobile homes and some
apartments.  The area benefits from proximity to both the I-17 and Loop 101 freeway that run
through the area.  The older areas lie to the south and east while newer developing areas are to the
north and east.  The area is expected to see renewed commercial growth once market conditions
improve to the point where demand for new development is warranted.

SITE DATA

Location 

The subject site is located one parcel north of the northeast corner of Lone Cactus Road and the
northbound I-17 frontage road that runs along the east side of I-17.  Its street address is 21427 North
Black Canyon Highway.  

Assessor’s Parcel Numbers

The subject property consists of Maricopa County assessor’s parcel numbers 209-07-045P, -045Q
and -045V.  Parcel 209-07-045V resulted from the recent merger of two former parcels, -045T and
-045U.

Site Size, Dimensions and Shape

According to information provided by the client the site has an area of 1.830 acres, or 79,704 square
feet.  It is slightly irregular in shape and is approximately 448 feet long north to south and
approximately 169 feet wide, except for the north end which tapers to a width of 118 feet at the
north end.  It has frontage along the entire west side on the I-17 frontage road, although only
approximately 230 feet is inaccessible due to a sound wall that runs along the remainder of the
frontage to the north.  A plat of the tract provided by the client is shown on the following page.  

Topography and Cover

The site is level and is basically graded dirt.  

Access

The site has one-way street access from the northbound I-17 frontage road.  A concrete driveway
is in place, although at present it is fenced off with a chain link fence within the ADOT right of way.

Street Improvements

The frontage road is a completed street with curb and gutter along the subject frontage and a
concrete driveway just west of the subject border where a future sidewalk will be placed.  
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ADOT SUBJECT SKETCH

13



AERIAL PHOTO OF SUBJECT
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Utilities

All utilities are available in the neighborhood including water and sewer provided by the City of
Phoenix and power and telephone by Arizona Public Service (APS) and CenturyLink
Communications, respectively.

Flood Zone

The subject lies within a shaded “X” flood zone according to FEMA maps for the area (flood panel
1290L dated October 16, 2013).  The shaded “X” flood zone is defined as “Areas of 0.2% annual
chance flood; areas of 1% annual chance flood with average depths of less than 1 foot or with
drainage areas of less than one mile; and areas protected by levees from 1% annual chance flood”. 
Flood insurance is not required in this flood zone.  A copy of the flood panel showing the subject
is shown in the addenda.  

Easements

A title report was provided by the client for the subject tract.  Several easements were noted in
Schedule B of that title report for roadways and utility lines.  It is assumed that none of these
easements impact the utility or marketability of the property.  In the event that such easements are
identified the appraiser reserves the right to amend the value conclusion reached herein if necessary. 

Environmental Hazards

During inspection of the sites no signs of toxic waste or contaminants were identified.  However,
it does not mean that such materials do not exist either on or under the tract.  The appraiser is
without the expertise to identify or detect such substances.  Because of the liability generated if toxic
wastes or contaminants are found on the site, it is strongly recommended that a specialist in the
detection of toxic waste be retained and the property checked for possible contamination.  ADOT
has provided an environmental checklist that is included in the addenda.  That checklist reports that
no unusual environmental conditions have been reported, observed or suspected on the sit.

If a toxic waste or contaminant is detected, the value estimates concluded in this report are no longer
valid.  If a reappraisal is required, it will be made at an additional charge and upon receipt of any
additional information requested, including descriptions of the toxic waste or contaminant and the
cost of removal.

Relation of Site to Surroundings

Land to the west of the subject parcel lies within the I-17 right of way.  Land to the south is a small
commercial use while land tracts to the north and east are mobile homes.  The subject site is
consistent with the surrounding uses.
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Summary of Site Analysis

The subject property is a 1.830 acre tract of level land that lies along the east side of the I-17
frontage road.  It is long and somewhat narrow and has all needed utilities to the site to allow for
development.  It is zoned C-3, discussed in the next section, making the site a logical location for
commercial development.

ZONING

The purpose of zoning is to provide for the orderly growth and compatible development of land
uses.  It is intended to provide a basis for a consistent application of land use between public and
private interests where both public and private objectives can be satisfied.  Zoning ordinances
outline the uses allowed for a particular property.  Zoning can have a significant impact on property
value if zoning is different from the highest and best use that would otherwise be appropriate for the
site.  

The subject site is zoned C-3, heavy commercial district, enforced by the City of Phoenix. The
purpose of this zoning classification is to provide areas for "the intensive commercial uses necessary
to the proper development of the community."  This district allows the widest variety of commercial
uses including strip retail, as well as those uses allowed in the C-1 and C-2 districts.  A complete
description of the C-3, heavy commercial district zoning classification may be found in the addenda,
along with a zoning map for the subject area.  

Current use as well as the former use of the subject property appears to be in conformance with the
C-3 zoning.  It is noted that the property is appraised subject to current zoning, and not upon any
anticipated zoning changes. 

ASSESSED VALUE AND TAX DATA

The subject site is assigned three adjacent assessor's parcel numbers.  They are Maricopa County
assessor’s parcel numbers 209-07-045P, 045Q, and 045V.  However, since they are state-owned they
are not assessed any taxes.  It is assumed that were the property sold on the open market that it
would be assessed at a value consistent with surrounding properties and similar to the value
concluded in this appraisal.

Special Assessments

There are currently no known special assessments encumbering the subject parcel.  
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HIGHEST AND BEST USE

In order to conclude the highest price a buyer is willing to pay for a property, the highest and best
use of that property must first be estimated.  Highest and best use is defined as follows:

“The reasonably probable and legal use of vacant land or an improved property, that is
physically possible, appropriately supported, financially feasible, and that results in the
highest value.”2

The highest and best use of a property must be legally permissible, physically possible, financially
feasible, and maximally productive.  Applying these four tests to all of the possible uses identifies
the single use that maximizes value of the property.

To test highest and best use, all logical, feasible alternatives for which the site may be used are
considered.  Eliminating uses which are not legally permissible of physically possible reduces the
alternatives significantly.  These uses can be reduced by eliminating those uses that are not
financially feasible.  Of the uses considered financially feasible, only one use can be maximally
productive, or most profitable.  This process is discussed below for the subject parcel.  

Legally Permissible

The most significant legal constraint that controls use of the subject site is its specific zoning,
namely the C-3 heavy commercial zoning.  Therefore, the legally permissible uses of the site include
any of the allowed types of commercial development allowed under the C-3 zoning, which includes
holding the property as a vacant site.

Physically Possible

The possible uses of the subject site are dictated by the physical aspects of the site itself.  Size,
shape, accessibility and location all impact utility and value of a property.  The subject site consists
of approximately 1.830 acres, which would allow a small to medium-sized commercial building
with on-site parking.  The shape of the site is long and somewhat narrow, which actually is seen as
a benefit to the site since it increases its visibility from the freeway and from the frontage road.
However, the sound wall that runs along the northern end of the frontage offsets this to a large
degree, but overall the site has adequate length and depth to permit efficient development.  It has
all needed utility services as well.  Therefore, the site has no significant physical constraints to
development to most commercial uses other than size.  

It is noted that this appraisal does not take into consideration the possibility of the existence of toxic,
hazardous or contaminated substances or problems relating to underground storage tanks or the cost
of their encapsulation or removal.

2Appraisal Institute, The Appraisal of Real Estate, 13th Edition, p. 280
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Financially Feasible

While all of the uses are legally permissible and physically possible, the financially feasible uses
must now be considered.  The subject’s location is a strong commercial location given its freeway
frontage and visibility.  Its location near the Deer Valley Airport and within two miles of two busy
freeways also makes it attractive.  Although market conditions are slowly improving, development
of this site at the present time is considered only marginally financially feasible.  The only other
financially feasible use of the site is to hold it as an investment until market conditions improve to
the point where development with a commercial or small business park type use is by then clearly
financially feasible.

Maximally Productive Use

Since holding the site as an investment for future development with an allowed commercial or use
is considered the only financially feasible use of the subject site, it is by default concluded to be the
maximally productive use.  It may involve a holding period of one to three years but within this
period the site appears to warrant development to a use allowed under the C-3 zoning.  

Conclusion of Highest and Best Use 

Based upon the points discussed, the concluded highest and best use of the subject parcel is to hold
the site as an investment for future development with a commercial use that fits on the site and takes
advantage of its freeway visibility and frontage road access.  Development is only marginally
financially feasible at the present time, but as market conditions improve, which will likely take at
least one year, it will reach a point where commercial development will clearly be feasible.

VALUATION

Accepted appraisal techniques support value estimates by applying three different analyses the cost,
sales comparison, and income capitalization approaches.  The cost and income approaches apply to
improved properties and do not apply in this situation.  Therefore, only the sales comparison
approach is analyzed to support a value estimate for the subject tract.  The sales comparison
approach is described briefly below.  
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SALES COMPARISON APPROACH

The sales comparison approach is a method of estimating value that examines transfers of land that
are similar to the subject site, both physically and in terms of utility and highest and best use.  By
comparing the sales on a common unit basis, a trend in values can usually be identified.  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 indications of market value of the
subject site.  The value indications are then reconciled into a single value estimate based upon the
relative strengths of each adjusted sale.  This process is applied below to the subject property.

In order to support a value estimate for the subject land use type, a search in the market area was
made for vacant land sales with similar use potential to the subject.  Five sales with industrial or
commercial development potential that are considered most comparable to the subject site have been
selected for this analysis.  The industrial land sales selected have generally similar or slightly
broader use potential compared to the subject but are considered the most reliable indicators of value
for the subject site since a potential buyer of this parcel would also considered these sites and zoning
allowances as substitutes for the subject site.

The sales are analyzed on the basis of price paid per square foot of land area.  Numerous factors that
potentially affect value have been considered for the subject tract and for each sale, including
location, date of sale, financing conditions, site utility, level of site improvements, availability of
utilities, topography and other factors.  The factors that require adjustment are discussed below as
they apply to the subject.  From these analyses, adjusted unit prices are used to indicate of value for
the subject site.  

Significant details from each sale are summarized on the chart on the following page.  A map
showing the location of the subject site and each of the sales follows the chart.  A discussion of the
sales and their related adjustments continues.  Complete data on each sale is displayed on data sheets
in the final exhibit of the addenda.  The adjusted prices per square foot are used as indicators of
value for the subject site. 

19



SUMMARY OF COMPARABLE COMMERCIAL AND 
INDUSTRIAL DEVELOPMENT LAND SALES

Sale
No.

Contract
Date Price

Acres
SF $/SF Zoning Remarks

1 12-13 $580,000 2.06
89,660

$6.47 A-1
Phoenix

Located at SEC of 22nd Dr and
Adobe.  Purchased for truss plant
use.  Perimeter block walls and
gates.  Finished lot.

2 3-14 $293,281 1.08
46,923

$6.25 IP
Phoenix

West  of NW corner of Paradise
Lane and 23 rd Ave.  Purchased to
construct an industrial bldg. 
Finished lot in business park just
east of fw y.  

   3 11-14 $487,000 1.58
68,651

$7.09 A-1
Phoenix

Finished business park lot located
SE of Deer Valley Road and 7th St. 
Purchased to hold for devpt with
an owner-occupied bldg.

4 4-14 $425,000 1.50
65,357

$6.50 A-1
Phoenix

Interior arterial lot along east side
of 7th Ave south of Deer Valley
Road.  Finished site with retention
basin in place along street
frontage.

5 10-13 $1,022,125 4.27
185,871

$5.50 I-P
Phoenix

Purchased by the adjacent owner
to expand pending development. 
Finished site.  Locates one mile
south, north of Union Hills Drive. 

Subj. 1.830
79,704

C-3
Phoenix

Long, narrow tract, level parcel
with water and sewer to site.  I-17
Freeway frontage.  Former mini-
storage development on this site.

Discussion of Sales

The five sales considered most indicative are discussed below.  All are from generally similar
commercial or industrial locations within or nearby the Dear Valley Airport sub-market and have
been selected for that reason.  Each sale is discussed below.

Sale No. 1 is located at the southeast corner of 22nd Avenue and Adobe Drive, about one quarter
mile northeast of the subject. In January 2014 this 2.06 acre site sold for $580,000, or $6.47 per
square foot. It has a perimeter concrete block fence with spiral razor wire and two truck access
gates. The buyer will use it as a contractor storage yard.  It is zoned A-1, light industrial, which
also allows all of the C-3 uses.
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COMPARABLE LAND SALES MAP
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Sale No.  2 is a 1. 08 acre tract of land located within the Deer Valley Commerce Center Park. It is
located about 1 mile north of the subject. In June, 2014 this parcel sold for $290,328 or $6. 25 per
square foot. It is zoned IP, or industrial park, and the buyer has since built an industrial building on
the property.

Sale No. 3 is a 1. 58 acre tract of land that is zoned A-1, light industrial. It is located in the Spectrum
Ridge industrial park southeast of Deer Valley Road and 7th Street, about 2 miles east of the subject.
In December 2014 this site sold for $487,000, or $7. 09 per square foot. The buyer will hold the land
to develop an owner-occupied building in the future as a Boar's Head deli meat distribution facility.

Sale No.  4 is located along the east side of 7th Avenue just south of Deer Valley Road. It is a 1.5
acre parcel that sold in June 2014 for $425,000, or $6. 50 per square foot. It is zoned A-1, and
remains vacant. It is a finished site with a retention basin along the street frontage.

Sale No. 5 is located north of Union Hills Drive  along the east side of 23rd Avenue. It is a 4.27 acre
parcel that was purchased by the adjoining owner to use as a parking lot.  In October 2013 this tract
sold for $1,022,125, cash.  This equates to $5.50 per square foot of site area. It is zoned I-P,
industrial park, and was a finished site. The adjacent owner who purchased it has developed a large
industrial building on their original site and incorporated this purchased land as a portion of the
parking lot for the new building.

Discussion of Adjustments

In order to properly estimate value through the adjustment of sales, the following categories of
adjustment must be considered:

1. Property Rights Transferred
2. Terms of Sale
3. Conditions of Sale
4. Market Conditions
5. Location
6. Physical Features
7. Non-Realty Items

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

Unit of Comparison

Since the unit of comparison applied in this market segment is the price per square foot of land
area, that is the unit of comparison that will be applied in this analysis.
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Factors Not Requiring Adjustment

Each of the sales involved transfer of the fee simple interest, similar to the subject site and no
adjustment is estimated.  All of the sales involved cash and no adjustment is required for financing
or conditions of sale.  All five sales were arm’s length transactions so no adjustment is made for
conditions of sale. Finally, none of the sales were reported to include any personal property or
other non-realty items.  Adjustment is not required for any of these categories.

Market Conditions

There is still a large amount of vacant land in this sub-market area available for development, like
the subject.  Therefore, there is not a shortage of land that would force land values upward. 
However, interviews with the brokers in this market area during the sales confirmation process
revealed a modest upward trend in values as buyers perceive a modest upward trend in the economy. 
As a result a modest one half percent per month upward adjustment is made to each of the sales for
improving market conditions between the contract date of the sale and the date of valuation for the
subject.  

Location

The subject property has a decent location for future commercial uses given its freeway frontage
and its proximity to the Deer Valley Airport employment area.  However, it does not have a
freeway interchange location and it is nearly a mile west of the airport.   Access to the site from
the freeway is lengthy from either the Deer Valley Road exit, then east to 25th Avenue, south to
Lone Cactus, then west to the frontage road, then north to the property, or via the Rose Garden
Lane exit, then through the signal at Rose Garden Lane, then north along the frontage road. 
Either way access from the freeway is complicated.

Sale No.  1 is located at the southeast corner of Adobe Road and 22nd Avenue, about a quarter
mile northeast of the subject.  General locational attributes are similar to the subject but this site
lacks freeway visibility.   A small upward adjustment is estimated for this factor.

Sale No.  2 is located just over a mile north of the subject within the Deer Valley Commerce
Center Park, wet of 23rd Avenue and south of Pinnacle Peak Road.  This is a growth area with
attractive development that has occurred around it.   It is superior to the subject in this regard and
inferior since it lacks freeway visibility.   Overall this location is considered inferior and an
upward adjustment is made.

Sale No.  3 is located in the Spectrum Ridge business park slightly less than three miles east of
the subject.  It is a new park that is sparsely developed at this point.   Compared to the subject this
location is inferior in that it lacks freeway visibility but similar in terms of distance from the
freeway since there is an exit off of the Loop 101 freeway one mile south of this sale.  Overall
a small upward adjustment is made for the subject’s freeway visibility.
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Sale No.  4 is located south of the southeast corner of Deer Valley Road and Seventh Avenue, 1.5
miles east of the subject.  This location is considered similar in most regards to Sale No.  3 and
a similar upward adjustment is made.

Sale No.  5 is located just north of Union Hills Drive on 23rd Avenue, which is just east f I-17. 
Its location is considered similar to the subject except for its lack of freeway visibility and an
upward adjustment is made.

Zoning

The subject site is zoned C-3, heavy commercial, by the City of Phoenix.  Sales No.  1, 3 and 4
are zoned A-1, which allow all of the uses allowed under C-3, plus light industrial uses.  As a
result they are more versatile than the subject’s C-3 zoning.  Sales No.  2 and 5 are zoned IP,
industrial park, which are slightly less versatile than the C-3 zoning.  However, based upon
current market conditions there does not appear to be a significant difference in value between
these three zoning categories and as a result no adjustment is made.

Physical Features

Physical characteristics that are considered for adjustment to these sales when compared to the
subject site include size, level of development, shape and topography.  Topography of the subject
and each of the sales are the same and no adjustment is needed.  All of the sales are finished sites
like the subject and no adjustment is needed.  The only factors requiring discussion then are size
and shape/utility.   

In terms of shape and site utility,  the subject is somewhat narrow however its long side is along
the freeway frontage, which is beneficial to commercial uses.  The sound wall that runs along the
north 218 feet does prevent visibility to the north end of the site, which is somewhat of a negative
factor, but overall the impact on the shape of the subject site is considered neutral and no
adjustments are made.  

In terms of size, at 1.830 acres, the subject is of generally similar size to Sale No. 1, 3 and 4, at
2.06 acres, 1.58 acres and 1.50 acres, respectively, and no adjustment is made.  Sale No.  2, at
1.08 acres, is smaller than the subject.  Since smaller parcels tend to sell for a higher unit value
than do otherwise comparable properties, a small downward adjustment is indicated for Sale No. 
2.  Sale Nol.  5 is 4.27 acres and applying the same reasoning results in an upward adjustment
since it is larger than the subject.  

No other adjustments are noted. The adjustments discussed are summarized on the chart on the
following page.  
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SUMMARY OF ADJUSTMENTS

Characteristic  Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

$ per square foot $6.47 $6.25 $7.09 $6.50 $5.50

Property Rights 
Transferred

 Fee
 Simple

Fee
Simple 

Fee
Simple

Fee
Simple

Fee
Simple

Fee
Simple

Terms of Sale Cash Cash Cash Cash Cash Cash

Condit ions 
of Sale

 Arm' s
Length

Arm' s
Length

Arm' s
Length

Arm’s 
Length

Arm’s 
Length

Arm’s 
Length

Date of Sale

Market Condit ions

5-15
Modestly
Improving

12-13

+ 8.5%

3-14

+ 7%

11-14

+ 3%

4-14

+ 6.5%

10-13

+ 9.5%

Adjusted Price/ SF $7.02 $6.69 $7.30 $6.92 $6.02

Locat ion Fw y Fr. 
Rd.

Parcel

Inferior
+ 10%

Inferior
+ 10%

Inferior
+ 5%

Inferior
+ 5%

Inferior
+ 10%

Zoning C-3
Phoenix

A-1
Similar

-0-

I-P
Similar

-0-

A-1
Similar

-0-

A-1
Similar

-0-

I-P
Similar

-0-

Physical Features
      Size

      Site Improvements

      Ut ility/ Shape

1.830 ac.

Finished
Site

Normal
but

Narrow

2.06 ac.
-0-

Finished
Site
-0-

Similar
-0-

1.08 ac.
-10%

Finished
Site
-0-

Similar
-0-

1.58 ac.
-0-

Finished
Site
-0- 

Similar
-0-

1.50 ac.
-0-

Finished
Site
-0-

Similar
-0-

4.27 ac.
+ 10%

Finished
Site
-0-

Similar
-0-

Non-Realty Items None Similar Similar Similar Similar Similar

Combined Adj. for Locat ion
and Physical Factors

 + 10%  -0-  + 5%  + 5%  + 20%

Indicated Value of Subject $7.72 $6.69 $7.67 7.27 $7.23
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Conclusion of Value

Prior to adjustment the unit value of the sales fall within a range of $6.25 to $7.09 per square
foot.  After adjustment, the five sales indicate a range of value between $6.69 and $7.67 per
square foot.  Sale No.  1 has the closest location to the subject and is the most similar in terms
of size.  It also included a substantial concrete block perimeter wall and gates that result in a
higher unit value than the other sales.  Adjustment for this site improvement would result in a
lower unit value, more in line with the indications from the other sales.  It is one of the two oldest
sales, weakening its indication somewhat but it is still considered a strong indicator of value.

Sale No.  2 has similar locational attributes and a complicated route of access from the freeway. 
It is the smallest sale and slightly more than a year old.  Overall it is considered a generally
reliable indicator but not one of the strongest. Sale No.  3 is also from a business park but it is
the most recent and is also of similar size to the subject.  It is considered a strong indication of
value at the high end of the range.

Sale No.  4 reflects the lower end of the range at $7.27 per square foot.  However, it is impacted
to some small degree by the retention basin that exists along its street frontage, and this may have
resulted in a slightly lower unit value as a result.   Lastly, Sale No.  5 has many similar locational
attributes to the subject but is the largest sale and the oldest sale as well.  It is considered a
generally reasonable indicator of value.  

Based upon the relative strengths and weaknesses of each of the five the final indicated value of
the subject parcel is concluded at $7.50 per square foot.  Applying this to the total site area of
79,704 square feet leads to a final estimated value of $597,780, rounded to $598,000, as of May
4, 2015.
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ADOT CERTIFICATION OF APPRAISER

Project Number:  HO89301R                          

Parcel Number:  L-M-541                              

I hereby certify:

That I have personally inspected the property herein appraised,  and that I have afforded the property owner the opportunity

to accompany me at the time of inspection.   I also made a personal field inspection of each comparable sale relied upon in

making said appraisal.   The subject and the comparable sales relied upon in making the appraisal were as represented by the

photographs contained in the appraisal.   

That I have given consideration to the value of the property as well as the damages and benefits to the remainder,  if any;

I 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 un apparent conditions of the property,  subsoil,  or structures were found or assumed to exist which would

render the subject more or less valuable; and I assume no responsibility for such conditions,  or for engineering which might

be required to discover such factors.   That,  unless otherwise stated in this report,  the existence of hazardous material,  which

may or may not be present in the property,  was not observed by myself or acknowledged by the owner.   I am not,  however,

qualified to detect such substances,  the presence of which may affect the value of the property.   No responsibility is assumed

for any 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 conformance with the

Uniform Standards of Professional Appraisal Practice.

That this appraisal has further been made in conformity with the appropriate State and Federal laws,  regulations,  policies,

and procedures applicable to appraisal of right of way for such purposes; and that to the best of my knowledge,  no portion

of the value assigned to such property consists of items which are non-compensable under the established laws of said State.

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

report,  or any benefit from the acquisition of the property appraised herein.   

That I have not revealed the findings and result of such appraisal to anyone other than proper officials of the Arizona

Department of Transportation or officials of the Federal Highway Administration,  and I will not do so unless so authorized

by proper State officials,  or until I am required to do so by due process of law, or until I am released from this obligation

by having publicly testified as to such findings.    

That my opinion of the MARKET VALUE of the excess land parcel as of April 30,  2015 is $598,000,  based upon my

independent appraisal and the exercise of my professional judgement.

Date: May 4,  2015 Signature:



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 2014-2015 edition of the Uniform Standards of Professional Appraisal Practice.

- I have made a personal inspection of the property that is the subject of this report.

- No one provided significant professional 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:

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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ZONING MAP



662244 CCoommmmeerrcciiaall CC--33 DDiissttrriicctt——GGeenneerraall CCoommmmeerrcciiaall..
A.    PPuurrppoossee.. The C-3 Commercial General District, is a district designed to provide for the 
intensive commercial uses necessary to the proper development of the community. *15 

B.    RReesseerrvveedd.. --2299

C.    DDiissttrriicctt RReessttrriiccttiioonnss.. *15

1.    Any lighting shall be placed so as to reflect the light away from adjacent residential 
districts. No noise, odor or vibration shall be emitted so that it exceeds the general level 
of noise, odor or vibration emitted by uses outside the site. Such comparison shall be 
made at the boundary of the site. 

2.    The Board of Adjustment or Zoning Administrator may issue a use permit for the 
display of merchandise outdoors (excluding second hand/used merchandise sales) as an 
accessory use to the permitted uses set forth in Section 624.D and subject to the 
following standards for the outdoor display area: +21 

a.    A maximum three hundred (300) square feet of display area, can be located 
anywhere along the building except as noted in 2.b.; +21 

b.    No display or sale is permitted within ten (10) linear feet of either side of the 
building entrance or exit; +21

c.    The depth, measured from the front facade of the building, may not exceed ten 
(10) feet unless otherwise approved by the Planning and Development Department 
upon a determination that a greater depth does not interfere with any pedestrian 
passage; +21 

d.    Payment for the products displayed must occur indoors; +21

e.    Outdoor display or sales shall not be located within any required setbacks or in 
the parking lot. +21

3.    A commercial property owner can display for sale vehicles, which for purposes of this 
provision includes trailers, watercraft or other types of transportation that are built to 
carry passengers or cargo, when the display is being done on behalf of or in conjunction 
with a registered vehicle retail sales dealership and a use permit has been obtained in 
compliance with Section 307. The actual sale of the vehicle displayed must be completed 
by the registered retail sales dealership at their vehicle sales dealership site. +23 

4.    With the exception of those instances listed above in 624.C.3., no other types of 
vehicle built to carry passengers or cargo can be sold or displayed for sale on-site except 
by a registered vehicle retail sales dealership. +23 

D.    PPeerrmmiitttteedd UUsseess.. All uses permitted in R1-6 if zoned commercial prior to January 5, 1994, 
non-single-family residential, and single-family attached uses permitted in R-3, R-4, R-5, R-4A, 
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C-1 and C-2 districts; and in addition the following, including the storage of all raw materials 
and finished products in connection herewith: *8 *10 *15 *26 *27

1.    Acoustical Material, Storage and Wholesale

2.    Adult bookstore, adult novelty store, adult theatre, adult live entertainment, erotic 
dance or performance studio, subject to the following conditions or limitations: *6 *9 

a.    None of the above listed uses may be located within 1,000 feet of the same type 
of adult use or any of the other adult uses listed above. This distance shall be 
measured from the exterior walls of the buildings or portions thereof in which the 
businesses are conducted or proposed to be conducted. *26

b.    None of the above listed uses may be located within 1,320 feet of child care 
facility licensed by the State, private, public or charter school, a publicly owned 
playground, a publicly owned park recreation facility, or place of worship. This 
distance shall be measured from the nearest point on the property line of a parcel 
containing an adult oriented business to the nearest point on the property line of a 
parcel containing the specified use. In addition an adult use shall not locate within 
1,320 feet of any of the following use districts: RE-43, RE-35, RE-24, R1-18, R1-14, R1-
10, R1-8, R1-6, R-2, R-3, R-3A, R-4, R-4A, R-5, S-1, PAD-1 through PAD-15. This 
distance shall be measured from the nearest point on the property line of a parcel 
containing an adult oriented business to the nearest zoning district line. *5 *26

    An adult use lawfully operating in conformity with this section does not violate this 
section if the uses listed or zoning districts in this subsection subsequently locate 
within 1,320 feet of the adult use. +26

c.    These provisions shall not be construed as permitting any use or act which is 
otherwise prohibited or made punishable by law.

d.    Notwithstanding any other provision of this ordinance, an adult bookstore, adult 
novelty store, adult theatre, adult live entertainment establishment, or erotic dance 
or performance studio which is a nonconforming use or which does not conform to 
the separation standards set forth in this section shall not be converted to another 
of the above listed adult uses. An adult bookstore, adult novelty store, adult theatre, 
adult live entertainment establishment, or erotic dance or performance studio 
which is a nonconforming use or which does not conform to the separation 
standards set forth in this section shall not be expanded beyond the floor area 
devoted to such adult use on the effective date of this ordinance. *6 *9 *26

3.    Ammunition, commercial loading of small arms subject to the following limitations: 
+3

a.    The quantities, arrangement, and distance requirements for the storage of 
propellant powder, primers, and percussion caps shall be in accordance with the 
Fire Code. +3 

b.    A permit to load ammunition shall be obtained from the Fire Department. *3
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c.    A use permit shall be obtained subject to the provisions of Section 307

d.    In addition to the requirements of subsections 1-3 above, the loading of 
specialty or custom ammunition shall be subject to obtaining a use permit pursuant 
to the provisions of Section 307. +3 

4.    Amusement park or other outdoor recreation facility; and subject to a use permit, 
temporary outdoor exhibition or production as provided in Section 637A.4; and, as an 
accessory use, subject to a use permit, power driven miniature vehicle track, where 
miniature vehicles do not exceed five horsepower engine. 

5.    Artificial Limbs, Manufacturing

6.    Asbestos Products, Wholesale and Storage

7.    Auctioneers’ Auditorium, other than livestock

8.    Automobile, Body and Fender Shops

9.    Automobile Radiator Shops

10.    Automobile Rental and Leasing

11.    Bank Vault Storage

12.    Battery Repair

13.    Belting, Repairing

14.    Beverages, Bottling

15.    Blacksmiths

16.    Bleach Blending

17.    Boats, Custom Fabrication

18.    Boilers, Retail Sales

19.    Bottled or containerized fuel, storage, distribution, and retail sales. *2 *28

20.    Bottles, Wholesale

21.    Butter and Cheese, Manufacturing

22.    Cabinet Makers

23.    Camper Sales

24.    Candy, Manufacturing

25.    Canvas Goods, Fabrication
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26.    Carbide Sales and Distribution

27.    Carbonic Gas Sales and Storage

28.    Carbonic Ice Bulk Sales and Distribution

29.    Carpenters’ Shops

30.    Carpets and Rugs, Wholesale, Warehouse and Manufacturing

31.    Car Wash

32.    Cigars, Manufacturing, Machine Rolled

33.    Cleaning Compounds Storage

34.    Clothing Manufacturing

35.    Cold Storage, No Slaughtering

36.    Concrete, Retail Sales upon compliance with the following conditions:

a.    The securing of a use permit from the Zoning Administrator or the Board of 
Adjustment. In no event shall either issue a use permit for more than two batch 
mixers. 

b.    Any mobile or stationary batch-mixer on site shall not exceed one cubic yard 
capacity.

37.    Corsets and Brassieres, Manufacturing

38.    Commercial Radio or Television Tower or Transmitting Station

39.    Dairy Products Manufacturing

40.    Dance Halls, subject to a use permit

41.    Department Stores Warehouse

42.    Desks, Manufacturing

43.    Disinfectants, Storage and Wholesale

44.    Drive-in Restaurant

45.    Drive-in Theatre

46.    Electrical Appliances, Wholesale

47.    Electrical Contractors’ Shops

48.    Equipment, Rentals
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49.    Excelsior, Storage and Distribution, Bulk

50.    Express Companies, Warehouses and Garage

51.    Firewood, Storage

52.    Fish, Wholesale

53.    Floor Refinishing, Contractors’ Shop

54.    Food Processing, Wholesale

55.    Food Products, Warehouse

56.    Freight Depot

57.    Freight Forwarders’ Warehouses

58.    Frozen Foods, Processing

59.    Fruit and Vegetable Market, Wholesale

60.    Furnaces, Cleaning and Repairing Shop

61.    Furniture, Wholesale and Storage

62.    Golf or Baseball Driving Range

63.    Grocers, Wholesale and Warehouse

64.    Hardware, Wholesale

65.    Horseshoeing

66.    Ice Cream, Manufacturing

67.    Imported Goods, Warehouse

68.    Ink, Compounding, Packaging, Storage

69.    Insecticides, Storage and Distribution

70.    Iron, Custom Decorative Wrought Iron Shops +20

71.    Linoleum Storage *20

72.    Lubricating Compounds, Storage *20

73.    Lumber, Cabinet Shop *20

74.    Lumber *20

75.    Lumber, Used and Wholesale*20
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76.    Machine Shops *20

77.    Machine Tools, Storage *20

78.    Machinery Rentals, other than industrial *20

79.    Matches, Wholesale and Storage *20

80.    Mattresses, Manufacturing *20

81.    Meat, Storage and Wholesale *20

82.    Meat and Fish Wholesale Market *20

83.    Mexican Food Preparation, Wholesale *20

84.    Milk Bottling Plant *20

85.    Mining Machinery Supplies, Display and Retail Sales *20

86.    Mobile Home Sales *20

87.    Mobile vendors subject to the following conditions or limitations: +13 *20

a.    Mobile vendors or mobile food vendors shall not locate a mobile vending unit or 
mobile food vending unit less than one thousand three hundred twenty feet (1,320'), 
measured in a straight line from another mobile vending unit or mobile food 
vending unit on the same side of the street. The measurement shall be made from a 
line drawn around the mobile vending unit or mobile food vending unit with the line 
being at all points ten feet from the nearest point of the mobile vending unit or 
mobile food vending unit. +13 *17 

b.    Notwithstanding the provisions of subsection a above, no more than two mobile 
vendors, mobile food vendors or a combination of the two shall be permitted on the 
corner lots at any intersection. +13 *17 

c.    Mobile vendors and mobile food vendors shall operate only upon surfaces that 
comply with the dustproofing and paving requirements for parking and 
maneuvering areas as set forth in Section 702.A.2.d. of the Zoning Ordinance. +13 
*17 

d.    Mobile vendors and mobile food vendors shall not be located so as to obstruct 
parking spaces required by this ordinance for the operation of any other use on the 
site. +13 *17 

e.    Mobile vendors and mobile food vendors must maintain on the site a minimum 
of three parking spaces designated for their use. +13 *17 

f.    The use of signs by mobile vendors and mobile food vendors shall be governed 
by the sign regulations contained in Section 705 of the Zoning Ordinance. +13 *17 
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g.    Any mobile vendor and/or mobile food vendor located on a vacant lot shall be 
considered a use and be subject to all of the district regulations relating to users, 
except that the perimeter landscaping requirements of Section 624.E.4.d of the 
Zoning Ordinance shall not apply. +13 *15 *17 

h.    Notwithstanding the provisions of the subsection below (subsection i), a mobile 
vending unit or mobile food vending unit located on a lot which has another use 
shall also be considered a use if the mobile vending unit OR mobile food vending 
unit is located within or under any permanent structure. Such use shall comply with 
all of the regulations for a use in the district, except that the perimeter landscaping 
requirements of Section 624.E.4.d of the Zoning Ordinance shall not apply. For the 
purpose of this section, "permanent structure" shall mean a structure that is built or 
constructed such as an edifice, building, walls, benches, shade structure or any 
piece of work artificially built up or composed of parts joined together in some 
definite manner, and permanently attached to the ground. +13 *15 *17 

i.    If a mobile vendor or mobile food vendor is located on a lot which has another 
use, the mobile vendor or mobile food vendor shall be considered an accessory use. 
+13 *17 

j.    No mobile vending unit or mobile food vending unit shall: +13 *17

1.    Be placed within fifteen feet of any street right-of-way. +13

2.    Be placed within one hundred feet of the intersection of an on- or off-ramp 
of a freeway and the street to which the ramp exists. +13 

k.    Exemptions. These provisions shall not apply to mobile vendors or mobile food 
vendors or their respective vending units (1) located in a swap meet licensed 
pursuant to chapter 10 of the Phoenix City Code; (2) used exclusively for the sale of 
seasonal items such as Christmas trees or pumpkins that are sold prior to holidays 
or traditional observances such as Christmas or Halloween; (3) regulated as a 
temporary use pursuant to Section 708.D. of the Zoning Ordinance; or (4) regulated 
pursuant to Section 637.A.4 (Promotional events at shopping centers). +13 *17 

l.    Neither the Zoning Administrator nor the Board of Adjustment shall have the 
jurisdiction to grant variances from the provisions of subsections (a), (b), (c), (d), (e), 
and (j)(1) and (2) above. +13 

m.    Any parcel upon which a mobile vendor or mobile food vendor use has been 
legally established shall be considered to be a mobile vendor or mobile food vendor 
site for purposes of applying subsections a and b above. In the event that the mobile 
vendor or mobile food vendor use ceases on the site for a period of one hundred 
eighty consecutive days and is not legally reestablished by the end of one-hundred-
eighty-day period, the site shall no longer be considered a mobile vendor or mobile 
food vendor site for the purpose of applying subsections a and b above. +13 *17 

88.    Monument Works, no outdoor sandblasting

89.    Motor Freight Company Garages
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90.    Movers, Warehouses

91.    Neighborhood Collection Center, subject to the following limitations:

a.    A use permit shall be secured.

b.    All loose materials shall be stored within an enclosed container or building.

c.    The use shall be operated so as not to emit matter causing unpleasant odors that 
are perceptible by the average person at or beyond any lot line of the lot containing 
the use. 

d.    If the permitted use is for a location where processing as defined will be in an 
open environment and not in an enclosed building or container: 

(1)    The use shall be located no closer than seventy-five (75) feet to a public 
street.

(2)    The use shall be located no closer than one hundred fifty (150) feet to a 
residential zoning district.

(3)    The use shall be screened by a six (6) foot high solid masonry wall.

(4)    Any storage shall be no higher than six (6) feet plus one (1) foot in height for 
every additional three (3) feet of setback from a property line. 

e.    No bay door shall face a residential zoning district if the use is located within one 
hundred fifty (150) feet of such a district.

f.    The average noise level, measured at the property line, shall not exceed 55 dB 
(ldn) or ambient noise level in the immediate area whichever is greater when 
measured on an "A-weighted" sound level meter. 

g.    Other restrictions regarding hours of operation and outdoor activities as the 
hearing body shall deem appropriate. +1

92.    Oil Burners, Service and Repair

93.    Office Furniture, Storage and Warehouse

94.    Paper Products, Wholesale and Storage

95.    Pattern Shop

96.    Perfumes, Compounding, Packaging, Storage

97.    Pet Care Facility, subject to the following limitations: +14 *15

a.    Animal housing units shall be constructed so as not to allow for direct, 
unaccompanied access by animals to the outside areas of the buildings. +14 
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b.    Animals must be accompanied by a facility employee at all times when outside 
of the building. All walks and exercise periods must take place on facility grounds. 
+14 *15 

c.    When located adjacent to a residential district, every building and every outdoor 
dog exercise run shall be set back at least fifty feet from any lot line abutting such 
residential district. +14 

d.    A solid masonry wall or fence seven feet in height shall be constructed along the 
property line in both the rear and side yards. +14 

e.    Solid waste shall be removed from outdoor exercise areas five hours at a 
minimum during periods when these areas are in use. +14 

f.    The average noise level, measured at the property line, shall not exceed fifty-five 
dB (ldn) when measured on an "A-weighted" sound level meter and according to the 
procedures of the Environmental Protection Agency. +14 

98.    Pharmaceutical Products, Compounding, Packaging, Storage *15

99.    Plant Nursery *15

100.    Plating Works, Precious Metals *15

101.    Plumbers’ Shops *15

102.    Plumbing Fixtures and Supplies, Wholesale and Storage *15

103.    Pony Rides *15

104.    Potato Chip Manufacturing *15

105.    Printers’ Equipment and Supplies, Wholesale *15

106.    Private Clubs and Lodges Qualifying by Law as a Non-Profit Entity *15

107.    Produce (Garden), Wholesale *15

108.    Produce, Warehouse *15

109.    Quick Freeze Plant *15

110.    Radio Equipment, Assembling *15

111.    Refrigerators, Wholesale, Storage *15

112.    Restaurants, Bars and Cocktail Lounges, subject to the following conditions or 
limitations: +24

a.    Music or entertainment shall be permitted subject to the following regulations: 
+24
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(1)    The stage or performance area shall be a maximum of 200 square feet 
unless a use permit is obtained. +24

(2)    The noise level, measured at any point on the received property, shall not 
exceed 55 dBa unless a use permit is obtained. An occurrence where the sound 
level increases up to 60 dBa for five continuous seconds or less shall not be 
deemed a violation of this section as long as there are no more than five 
occurrences within an hour long interval. +24

(3)    Nothing in this section shall be construed to include an adult use. +24

b.    Patron dancing shall be permitted. +24

c.    Outdoor recreation uses, outdoor dining, and outdoor alcoholic beverage 
consumption shall be permitted as accessory uses only upon securing a use permit, 
if within 500 feet of a residential district. This distance shall be measured from the 
exterior wall of the building or portion thereof in which the business is conducted or 
proposed use is to be conducted closest to the residential district zoning line. +24

d.    Drive-through facilities as an accessory use to a restaurant, subject to the 
following conditions: +24

(1)    Access to the site is to be from an arterial or collector street as defined on 
the street classification map. +24

(2)    Securing a use permit if the queuing lane for the drive-through facility is 
less than 300 feet from a residential district zoning line. This distance shall be 
measured from the point of the queuing lane closest to the residential district 
zoning line. +24

e.    Any bar or cocktail lounge which exceeds 5,000 square feet in gross floor area 
and is located on a lot or parcel within 300 feet of a residential district shall be 
permitted only upon securing a use permit. This distance shall be measured from 
the exterior wall of the building or portion thereof in which the business is 
conducted or proposed use is to be conducted closest to the residential district 
zoning line. +24

f.    Outdoor food preparation and cooking shall be permitted as an accessory use 
subject to the following conditions: +25

(1)    Securing a use permit. +25

(2)    The regularly used cooking area inside the establishment shall be of equal 
or greater size than the outdoor cooking area. +25

(3)    The outdoor cooking area shall be located within 50 feet of a building 
entrance from where the restaurant is operated. This distance shall be 
measured from the appliance in the outdoor cooking area closest to the 
building entrance from where the restaurant is operated. +25
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(4)    The outdoor cooking area shall be set back a minimum of 300 feet from a 
residential district. This distance shall be measured from the appliance in the 
outdoor cooking area closest to the residential district zoning line. +25

113.    Restaurant Equipment Service and Repair Shop *15 *24

114.    Roofing Material, Storage and Sales *15 *24

115.    School, Trade *15 *24

116.    Self-Service Storage Warehouses *15 *24

a.    All storage shall be within a closed building except that boats, trailers and motor 
vehicles may be placed in outdoor storage areas which are separate from the 
buildings and screened from view from adjacent streets and property by walls, 
fences or landscaping. Outdoor storage areas shall not exceed ten percent (10%) of 
the gross site area and shall not count toward meeting parking requirements. 

117.    Sheet Metal Work, Custom Fabrication *15 *24

118.    Sheltered Workshops *15 *24

119.    Shirt Factory *15 *24

120.    Shooting Gallery *15 *24

121.    Sign Shops, Any Type *15 *24

122.    Skating Rinks *15 *24

123.    Soaps, Compounding, Packaging, Storage *15 *24

124.    Soda Water Manufacturing *15 *24

125.    Stoves and Ranges, Wholesale Storage *15 *24

126.    Termite Control Contractor Shops *15 *24

127.    Terrazzo Contractor Shops *15 *24

128.    Tire Repairing and Recapping *15 *24

129.    Toiletries, Compounding, Packaging, Storage *15 *24

130.    Toys, Fabrication *15 *24

131.    Trailer Rental *15 *24

132.    Trailer Sales *15 *24

133.    Transfer Business *15 *24

134.    Travel Trailer Sales *15 *24
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135.    Truck Freight Movers *15 *24

136.    Used and New Car Sales *15 *24

137.    Vegetable Market, Wholesale *15 *24

138.    Wallboard, Wholesale and Storage *15 *24

139.    Wine Bottling *15 *24

140.    Wholesale Produce Storage or Market, Commercial *15 *24

141.    Woodworking, Equipment, Wholesale *15 *24

No use shall be considered an accessory use which is listed as a permitted or accessory use in 
any of the following districts: A-1, A-2, S-1.

E.    YYaarrdd,, HHeeiigghhtt aanndd AArreeaa RReeqquuiirreemmeennttss.. To protect surrounding neighborhoods and 
preserve the public welfare, standards are herein established for yard, height and area 
requirements to provide an appropriate transition between commercial uses and adjoining 
neighborhoods. In recognition of the goals contained in the General Plan for uses and 
intensities within core areas, greater heights and intensities are herein encouraged.

1.    Any multiple family residential use shall conform to the yard, height, area and density 
requirements set forth in Section 615 except as provided herein: *8 

a.    Where dwelling units do not occupy the ground floor, a front yard shall be 
maintained as provided in Section 701.D.3 for property defined in Section 624.E.3. *8 
*15 

b.    A request to exceed the yard, height, area or density requirements of Section 615 
up to, but not to exceed those of Section 618, may be granted by the City Council, 
after a recommendation is received from the Planning Commission and in 
accordance with Section 506, upon finding that such increase is not detrimental to 
adjacent property or the public welfare in general and that: 

(1)    The property is within an area of a village core designated on approved 
plans for such development, or

(2)    The property is adjacent to high density residential development of similar 
intensity and character.

Requests to amend a previously approved application shall follow the 
amendment procedure set forth in Section 506. 

c.    A site plan approved in accordance with Section 507 of this ordinance is required 
for all uses approved pursuant to Section 624.E.l.b. *15 

d.    Neither the Zoning Administrator nor the Board of Adjustment shall have 
jurisdiction to vary the provisions of Section 624.E.1. *15 
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e.    Any residential use within the downtown redevelopment area, as defined in City 
Council Resolution No. 15143, shall conform to the yard, height, area, and density 
requirements set forth in Section 618. *15 

2.    Any single-family residential use shall conform to the following requirements: +8

a.    Such development shall be permitted only if the property is designated as 
residential on the General Plan Map. If this standard is satisfied, the remainder of 
this section shall apply. +8 

b.    The applicant shall submit in writing to the Zoning Administrator a declaration 
of the development option (standard subdivision, average lot subdivision, 
conventional, or planned residential development) and density proposed for the 
residential use. +8 *15 

c.    The Zoning Administrator shall determine the residential zoning district to which 
the proposed single-family development is equivalent. The use shall satisfy the 
development standards contained in Sections 609 through 613 for the development 
option and density of the equivalent zoning district. *8 

d.    Upon completion of development of a single-family residential use in 
accordance with this section, the Planning Commission shall initiate an application 
for rezoning the site to the residential zoning district appropriate for the site. +8 

3.    The following yard, height and area requirements shall apply to: 1) all structures 
located in a core area as defined in the General Plan except that for purposes of this 
provision, the Central City Village Core shall be defined as the area bounded by 7th 
Avenue, 7th Street, Roosevelt Street and Madison Street; 2) structures located on 
property which abuts Central Avenue between Camelback Road on the north and 
Harrison Street on the south; and 3) structures that have received rezoning approval prior 
to June 15, 1988, and are subject to a City Council stipulated site plan in accordance with 
Section 506.B and with exceptions as provided for residential uses in Section 624.E.1. *7 
*8 *15 

a.    A front yard is required as provided in Section 701.D.3. 

b.    Side yards are required as provided in Section 701.D.3. 

c.    Pumps dispensing liquid fuel at automobile service stations shall maintain such 
setbacks as required in Section 622.D (No. 141), Section 701.A.7, and as required by 
the City of Phoenix Fire Code. *2 *15 

e.    Where a district boundary abuts a residential district (RE-43 through R1-6 and 
any PAD) there shall be provided the following:

(1)    No building or structure shall be placed within thirty (30) feet of the 
residential district.

(2)    A six (6) foot solid fence or wall shall be erected on said district boundary or 
the fence or wall shall be erected adjacent to a landscaped area which shall be 

Page 13 of 24Phoenix Zoning Ordinance Section 624 Commercial C-3 District�General Commercial.

5/4/2015http://www.codepublishing.com/az/phoenix/frameless/index.pl?path=../html/PhoenixZ06/Ph...



installed with an appropriate watering system and be maintained between the 
wall and the district boundary. 

f.    Where a district is located on a street in which more than fifty percent (50%) of 
the lineal frontage of both sides of the street for the block in which the district is 
located is zoned residential (RE-43 through R1-6 and any PAD) there shall be 
provided the following: 

(1)    Any open use, visible from the abutting street, shall be screened with a six 
(6) foot solid fence or wall.

(2)    Landscaping and setbacks shall be as provided by Sections 701.D.3 and 
703.B of this ordinance.

g.    A maximum building height of four (4) stories not to exceed fifty-six (56) feet shall 
be permitted. *15

4.    For any other non-residential uses permitted in this district, except as provided in 
Sections 624.E.3 and 624.E.5, the following requirements shall apply: *8 *15 

a.    A maximum building height of two (2) stories not to exceed thirty (30) feet shall 
be permitted.

b.    Request to exceed the above height limits may be granted by the City Council for 
developments up to four (4) stories not to exceed fifty-six (56) feet upon 
recommendation from the Planning Commission or the Zoning Hearing Officer 
finding that such additional height is not detrimental to adjacent property or the 
public welfare in general. 

c.    Canal Right-of-Way Setbacks: An average 20-foot setback shall be provided for 
sites containing structures not exceeding two stories or 30 feet in height with a 
minimum 15-foot setback permitted for up to 50 percent of the structure (including 
projections). An average 30-foot setback shall be provided for sites containing any 
structure exceeding two stories or 30 feet in height with a minimum 20-foot setback 
permitted for up to 50 percent of the structure (including projections). Landscaping 
equal to the required average setback times the canal frontage (exclusive of 
necessary driveways or canal right-of-way access ways) shall be provided adjacent 
to the canal right-of-way property line and shall not be less than 15 feet in depth. *10 
*15 *30

d.    Except as provided in Section 622.E.4.f. the following building setbacks 
(excluding canal right-of-way setbacks) shall apply: *15 *18 

BBUUIILLDDIINNGG SSEETTBBAACCKKSS

AAddjjaacceenntt ttoo SSttrreeeettss

For structures not exceeding two 
stories or 30'

Average 25' Minimum 20' permitted for up to 
50% of structure, including 
projections
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BBUUIILLDDIINNGG SSEETTBBAACCKKSS

For structures exceeding two 
stories or 30'

Average 30'

NNoott aaddjjaacceenntt ttoo SSttrreeeettss

When Adjacent Zoning is:

Maximum building 
height

S-1, S-2, RE-43 
to R-3(*)

R-3A, R-4, R-5, 
R-4A(*)

CP, Ind. Pk., 
PSC, RSC, MUA, 
DC, GC, RH, UR

C-1, C-2, C-3 A-1, 
A-2, CP, Ind. Pk., 

P-1, P-2

1 story (or 15') 25' 10' 10' 0'

2 story (or 30') 50' 15' 10' 0'

3 story (or 42') 100' 30' 10' 0'

4 story (or 56') 150' 45' 10' 0'

(*) An additional one foot setback shall be provided for every one foot of height 
above 30 feet. *15 *18 

e.    Landscaping requirements/materials, except as provided in 624.E.4.f: *15

SSttrreeeettssccaappee

LLaannddssccaappeedd SSeettbbaacckk Average 25' for structures not exceeding two stories 
or 30', minimum 20' permitted for up to 50% of the 
frontage. Average 30', for structures exceeding two 
stories or 30' minimum 20' for up to 50% of the 
frontage.

PPllaanntt TTyyppee MMiinniimmuumm PPllaannttiinngg SSiizzee

Trees* Min. 2-inch caliper (50% of required trees)
Min. 3-inch caliper or multi-trunk tree (25% of 
required trees)
Min. 4-inch caliper or multi-trunk tree (25% of 
required trees)

Shrubs Min. five (5) 5-gallon shrubs per tree

PPaarrkkiinngg LLoott AArreeaa

Interior surface area (exclusive of 
perimeter landscaping and all required 
setbacks)

Min. 10%

Landscaped planters At ends of each row of parking & approximately 
every 110'

Landscaped planters**, single row of 
parking

Min. 120 sq. ft.***

Landscaped planters**, double row of 
parking

Min. 240 sq. ft.***
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SSttrreeeettssccaappee

Additional parking lot landscaping As needed to meet 10% minimum requirement, 
evenly distributed throughout the entire parking 
lot. Min. interior dimension 5' (length and width). 

Additional parking lot landscaping As needed to meet 10% minimum requirement, 
evenly distributed throughout the entire parking 
lot. Min. interior dimension 5' (length and width). 

PPllaanntt TTyyppee MMiinniimmuumm PPllaannttiinngg SSiizzee

Trees Min. 2-inch caliper (60% of required trees)
Min. 1-inch caliper (40% of required trees)

Shrubs Min. five (5) 5-gallon shrubs per tree

PPeerriimmeetteerr PPrrooppeerrttyy LLiinneess ((nnoott aaddjjaacceenntt ttoo aa ssttrreeeett))

Property lines not adjacent to a street Min. 10-foot landscaped setback

Property lines not adjacent to a street, 
but adjacent to property zoned C-1 
C-2, C-3, A-1, A-2, Commerce Park

None 

PPllaanntt TTyyppee MMiinniimmuumm PPllaannttiinngg SSiizzee

Trees* Min. 2-inch caliper (60% of required trees)Min. 
1-inch caliper (40% of required trees)

Shrubs Min. five (5) 5-gallon shrubs per tree

AAddjjaacceenntt ttoo aa BBuuiillddiinngg

Building facades within 100' of the 
public right-of-way or adjacent to 
public entries to the building 
(excluding alleys)**** *18 

Min. 25% of the exterior wall length shall be treated 
with either a landscaped planter a min. five (5) feet 
in width or an arcade or equivalent feature. 

PPllaanntt TTyyppee MMiinniimmuumm PPllaannttiinngg SSiizzee

Trees* Min. 2-inch caliper (60% of required trees)Min. 
1-inch caliper (40% of required trees)

Shrubs Min. five (5) 5-gallon shrubs per tree

* 20 feet on center or equivalent groupings. 

** Measured from inside face of curb to inside face of curb. 

*** Not to exceed the length of a standard City of Phoenix parking stall. Modifications to the 
square footage may be approved by Planning and Development Department if the overall 
intent of the standard is being met. *18 

**** Or as approved by the Planning and Development Department. *18 

f.    For new commercial and office development on parcels of five acres or less which 
are not located in commercial developments with shared access and parking that 
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are adjacent to pre-existing structures that have less than a 25-foot front building 
setback: *19 

(1)    The twenty-five (25) foot minimum building and landscaped setback 
adjacent to a street for buildings less than two (2) stories or thirty (30) feet in 
height shall be reduced to the minimum setback established by the average 
frontage of existing buildings on a block not to exceed three hundred feet on 
any side of the subject property. The reduced building setback shall not conflict 
with visibility requirements. *18 *19 

(2)    A minimum of five (5) feet landscaping, canopy/shade structure, or 
combination thereof shall be provided adjacent to the street frontage. *19 

(3)    At least one (1) identifiable public entrance directly accessible within fifty 
(50) feet adjacent to the street frontage shall be provided. *19 

(4)    A minimum of 50% of the area of the front building facade shall be 
composed of windows, shadow boxes, artwork or comparable architectural 
feature. The area to be counted toward the 50% shall begin no higher than 12 
feet above finished floor. This computation will exclude entrances to parking 
and loading areas. *19 

(5)    The Zoning Administrator or Board of Adjustment may issue a use permit in 
accordance with the provisions of Section 307 to modify: *19 

(a)    The requirements for structure setback and number or location of 
public entrances directly adjacent to the street frontage may be modified 
by up to fifty percent (50%) when: *19

1.    The modification furthers the intent of this section through the 
provision of alternative design features that enhance the urban 
character of the pre-existing structures on the subject block, or *19 

2.    Due to a small or irregular lot size or configuration, reasonable 
compliance with the standards of this Section is precluded or 
impractical. *19 

(b)    The requirements involving the area of the building facade that must 
be composed of windows, shadow boxes, artwork, or other architectural 
features, and the location of said features, may be modified by up to 
twenty-five percent (25%) when: *19 

1.    The modification furthers the intent of this Section through the 
provision of alternative design features that enhance the urban 
character of the pre-existing structures on the subject block, or *19 

2.    Due to a small or irregular lot size or configuration, reasonable 
compliance with the standards of this Section is precluded or 
impractical. *19 
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g.    Accessory Uses: No accessory uses except for site ingress and egress, and public 
transportation related pedestrian amenities shall be provided within any required 
perimeter landscaped setback. *15 

Surface and above grade public utilities may be permitted within the required 
perimeter landscaped setback subject to a use permit as approved by the Zoning 
Administrator or Board of Adjustment. 

h.    Lot Coverage: Lot coverage shall not exceed 50 percent (50%) of the net lot area 
exclusive of the first six (6) feet of roof overhang, open carports, covered patios or 
covered walkways. *15 

i.    Site Access: Access to a site containing any structure exceeding two (2) stories or 
(30) feet in height shall only be from an arterial or collector street as defined on the 
street classification map. *12 *15 

j.    Site Plans: A site plan approved in accordance with Section 507 is required for 
sites containing any structure exceeding two (2) stories or thirty (30) feet in height. 
*15 

k.    Neither the Board of Adjustment nor the Zoning Administrator shall have the 
jurisdiction to vary the height provision of this Section. *15 

l.    The Zoning Administrator or Board of Adjustment may issue a use permit to 
modify lot coverage, landscape or structure setback requirements up to twenty-five 
percent (25%) of the established setback for one (1) and two (2) story structures 
when: *15 

(1)    The proposed structure or use would occupy a lot which had been 
developed and used prior to June 15, 1988, and

(2)    Due to the lot size or configuration, reasonable compliance with the 
standards of this Section is precluded, and

(3)    It is demonstrated that the proposed structure and use furthers the intent 
of this Section through the provisions of alternative measures such as 
enhanced landscaping, screening walls, etc. which exceed the minimum 
standards as contained herein. 

m.    Walls and Screening: Outdoor storage shall be screened with a solid wall/fence 
or combination wall/fence and landscaping. Such storage shall be no higher than 
twelve (12) feet. +15 

5.    Any Large Scale Commercial Retail development shall conform to the following 
requirements: +15

a.    Applicability: For all Large Scale Commercial Retail development for which 
unexpired preliminary or final Planning and Development Department site plan 
approval has been obtained prior to February 19, 2003, these standards shall not 
apply. +15
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BBuuiillddiinngg SSeettbbaacckkss

From all property lines Minimum 60-feet

BBuuiillddiinngg HHeeiigghhtt

Within 60 feet of property lines Max. 35 feet

Greater than 60 feet See Section 624.E.4.d 

LLaannddssccaappee

SSttrreeeettssccaappee

Setback Average 30-foot setback, minimum 25-foot 
setback permitted for up to 50% of the 
frontage.**** +18 

PPllaanntt TTyyppee MMiinniimmuumm PPllaannttiinngg SSiizzee

Trees* Min. 2-inch caliper (50% of required trees)
Min. 3-inch caliper or multi-trunk tree (25% of 
required trees)
Min. 4-inch caliper or multi-trunk tree (25% of 
required trees)

Shrubs Min. five (5) 5-gallon shrubs per tree

PPaarrkkiinngg LLoott AArreeaa

Interior surface area (exclusive of perimeter 
landscaping and all setbacks)

Min. 10%

Landscaped planters At ends of each row of parking and approx. every 
110'

Landscaped planters**, single row of 
parking

Min. 150 sq. ft.***

Landscaped planters**, double row of 
parking

Min. 300 sq. ft.***

Landscaping adjacent to pedestrian 
walkways

See b.(1) and b.(2) below

Additional parking lot landscaping* As needed to meet 10% minimum requirement, 
addl. landscaping to be evenly distributed 
throughout the entire parking area. Min. interior 
dimension five (5) feet (length and width). Min. 
rate of one (1) for every six 6 parking spaces, 
evenly distributed throughout the entire parking 
area. *19 

PPllaanntt TTyyppee MMiinniimmuumm PPllaannttiinngg SSiizzee

Trees Min. one 2-inch caliper per planter**** +18

Shrubs Min. five (5) 5-gallon shrubs per planter

PPeerriimmeetteerr PPrrooppeerrttyy LLiinneess ((nnoott aaddjjaacceenntt ttoo aa ssttrreeeett))
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Property lines adjacent to an existing 
residential use or residential zoning district

Min. 15-foot landscaped setback

All other perimeter property lines Min. 10-foot landscaped setback

Property lines not adjacent to a street, but 
adjacent to property zoned C-2, C-3, A-1, 
A-2, Commerce Park

None

AAddjjaacceenntt ttoo aa BBuuiillddiinngg

Buildings that face a public street See c.(1) and c.(2) below

* 20 feet on center or equivalent groupings.

** Measured from inside face of curb to inside face of curb. *18 

*** Not to exceed the length of a standard City of Phoenix parking stall. Modifications to the 
square footage may be approved by Development Service Department if the overall intent of 
the standard is being met. 

**** Or as approved by the Planning and Development Department.

**** Standard is required for entire center in which large scale commercial retail development 
is located. +18 

b.    For landscaping adjacent to pedestrian walkways in parking lot, provide either: 
+15

(1)    Minimum 15-foot wide combination sidewalk/landscaped planter along 
the walkway as approved by Planning and Development Department. Where 
planters are adjacent to head-in parking, they shall be a minimum 7.5 feet wide. 
At installation, the landscape palette shall contain a mixed maturity consisting 
of 60% trees with minimum 2-inch caliper, 40% with minimum 1 inch caliper, or 
+15 

(2)    An equivalent shade structure as approved by the Planning and 
Development Department. +15

c.    Buildings that face a public street shall provide either: +15

(1)    A minimum 15-foot combination sidewalk/landscaped planter at grade 
level adjacent to the building. The sum total of the landscaping shall be a 
minimum one-third (1/3) the length of the building facade and a minimum five 
(5) foot wide. Landscaping shall include minimum 2-inch caliper size trees 
placed 20 feet on center or in equivalent groupings with 5-gallon shrubs per 
tree, or +15 

(2)    An arcade or equivalent feature, as approved by the Planning and 
Development Department. +15

d.    Access: +15
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(1)    The development shall have direct site access as follows: +15

(a)    To a freeway frontage road, or +15

(b)    To one arterial road, or +15

(c)    To a collector road. +15

(2)    Except in a Village Core, access from a minor collector street where single-
family residential zoning or uses are located within one-quarter (1/4) mile of the 
subject property shall be subject to a use permit in accordance with the 
provisions of Section 307. +15 

(3)    No access is permitted from a local street. +15

e.    Loading standards: +15

(1)    Hours of operation for developments within 300 feet of a residential 
district: +15

(a)    Loading permitted between the hours of 6:00 a.m. and 10:00 p.m. Any 
expansion of the above mentioned hours are subject to obtaining a use 
permit in accordance with Section 307. +15 

(2)    Provide designated tractor-trailer stacking area that is not any closer than 
60 feet to a residentially zoned property. +15 *16 

(3)    Loading areas/docks shall not be closer than 60 feet to a residentially 
zoned district. +15

(4)    Loading docks closer than 100 feet to a residential zoning district shall be 
screened with a solid masonry wall at a height determined by the Planning and 
Development Department to completely screen loading areas and delivery 
vehicles. +15 *16 

f.    Standards for permanent outdoor garden sales (garden/outdoor living center): 
+16 *19

(1)    Permanent outdoor sales areas are limited to a maximum of 35,000 gross 
square feet. +16 *19

(2)    The Zoning Administrator or Board of Adjustment may issue a use permit in 
accordance with the provisions of Section 307 to increase the outdoor sales 
area from 35,000 gross square feet to a maximum area of 50,000 gross square 
feet when: +16 *19 

(A)    It is demonstrated that the proposed modification is not detrimental 
to adjacent property or the public welfare in general, or +16 *19 
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(B)    Due to a small or irregular lot size or configuration, reasonable 
compliance with the standards of this section is precluded or impractical. 
+16 *19 

(3)    Products sold outdoors shall be screened by a minimum eight (8) foot high 
solid masonry wall or screened so as not to be visible from property line or 
street. Wall shall have a decorative finish that is complimentary to the primary 
building walls for all required screening. +16 *19 

(4)    Decorative screen material(s) may be used only in garden centers but shall 
not exceed 50% of the screened area. Decorative screening may include one or 
more of the following: wire, fabric, screen material, landscaping and/or 
alternative materials, as approved by the Planning and Development 
Department. +16 *19 

(5)    Chain link fencing is not permitted. +16 *19

g.    Temporary outdoor display and sales: *16 *19

(1)    Designate the area reserved for outdoor display and sales at front of 
building on site plan and delineate decoratively on the property. *16 *19 

(2)    Temporary outside display and sales areas are subject to the following 
standards: *16 *19

(A)    Maximum 500 square feet of display area; *16 *19

(B)    No display and/or sales is permitted within 25 linear feet of either side 
of the building entrance(s)/exit(s); *16 *19

(C)    The Zoning Administrator or Board of Adjustment may issue a use 
permit in accordance with the provisions of Section 307 to modify the 
allowable square footage and/or proximity of the display area to the 
building entrances/exits by fifty percent (50%) when it is clearly 
demonstrated that the proposed modification is not detrimental to 
adjacent property and the public welfare in general. *16 *19 

h.    Temporary outdoor storage containers: +16 *19

(1)    Designate an area for screened temporary storage containers at rear or 
sides of property, if provided. +16 *19

(2)    Temporary storage container area shall be screened by a minimum eight 
(8) foot high solid masonry wall or screened so as not to be visible from 
property line or street. +16 *19 

(3)    A use permit must be obtained in accordance with the provisions of 
Section 307 in order to install/place temporary storage container(s). +16 *19 

F.    OOuuttddoooorr SSttoorraaggee,, PPuusshh CCaarrttss.. +15 
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1.    Push carts made available for use by the public may be stored in temporary cart 
corrals located within the parking area of the retail center during normal business hours. 
Push carts must be stored inside the building or in an outdoor enclosure that is fully 
screened so as not to be visible from the property line or street after normal business 
hours or when not being used on a daily basis. +15 

Date of Addition/Revision/Deletion - Section 624
+1 Addition on 11-28-1990 by Ordinance No. G-3378 
+2 Addition on 7-3-1991 by Ordinance No. G-3447 
*2 Revision on 7-3-1991 by Ordinance No. G-3447 
+3 Addition on 9-18-1991 by Ordinance No. G-3461 
*4 Revision on 12-18-1991 by Ordinance No. G-3483 
*5 Revision on 1-22-1992 by Ordinance No. G-3494 
*6 Revision on 11-18-1992 by Ordinance No. G-3604 
+6 Addition on 11-18-1992 by Ordinance No. G-3604 
*7 Revision on 2-17-1993 by Ordinance No. G-3621 
+8 Addition on 1-5-1994 by Ordinance No. G-3720 
*8 Revision on 1-5-1994 by Ordinance No. G-3720 
*9 Revision on 2-2-1994 by Ordinance No. G-3731 
+10 Addition on 7-2-1997 by Ordinance No. G-4041 
*10 Revision on 7-2-1997 by Ordinance No. G-4041 
*11 Revision on 11-19-1997 by Ordinance No. G-4058 
*12 Revision on 7-1-1998 by Ordinance No. G-4109 
+13 Addition on 10-4-2000 by Ordinance No. G-4298, eff. 2-1-2001 
+14 Addition on 6-27-2001 by Ordinance No. G-4366, eff. 7-27-2001 
+15 Addition on 2-19-2003 by Ordinance No. G-4498, eff. 2-19-2003 
+16 Addition on 6-4-2003 by Ordinance No. G-4515, eff. 6-4-2003 
*16 Revision on 6-4-2003 by Ordinance G-4515, eff. 6-4-2003 
*17 Revision on 6-25-2003 by Ordinance No. G-4526, eff. 7-25-2003 
+18 Addition on 7-2-2003 by Ordinance No. G-4532, eff. 7-2-2003 
*18 Revision on 7-2-2003 by Ordinance No. G-4532, eff. 7-2-2003 
*19 Revision on 12-17-2003 by Ordinance No. G-4566, eff. 12-17-2003 
+20 Addition on 3-30-2005 by Ordinance No. G-4685, eff. 4-29-2005 
*20 Addition on 3-30-2005 by Ordinance No. G-4685, eff. 4-29-2005 
+21 Addition on 9-3-2008 by Ordinance No. G-5242, eff. 10-3-2008 
-22 Deletion on 11-3-2010 by Ordinance No. G-5561, eff. 12-3-2010 
+23 Addition on 12-8-2010 by Ordinance No. G-5544, eff. 1-7-2011
+24 Addition on 6-8-2011 by Ordinance No. G-5632, eff. 7-8-2011 
*24 Revision on 6-8-2011 by Ordinance No. G-5632, eff. 7-8-2011 
+25 Addition on 6-8-2011 by Ordinance No. G-5633, eff. 7-8-2011
+26 Addition on 6-6-2012 by Ordinance No. G-5716, eff. 7-6-2012
*26 Revision on 6-6-2012 by Ordinance No. G-5716, eff. 7-6-2012
*27 Revision on 12-18-2013 by Ordinance No. G-5874, eff. 1-17-2014
*28 Revision on 10-1-2014 by Ordinance No. G-5951, eff. 11-1-2014
-29 Deletion on 11-5-2014 by Ordinance No. G-5959, eff. 12-5-2014
*30 Revision on 11-5-2014 by Ordinance No. G-5959, eff. 12-5-2014
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EXHIBIT 6

Flood Plain Map and Cover Page







EXHIBIT 7

Excess Land Exhibit Sheet



































EXHIBIT 8

Photographs of Subject



 

View to northeast over north end of subject parcel. 

Subject frontage road frontage, looking north, with subject at right of photo. 



 

View of north end of subject parcel, located to right of sound wall  
and behind chain link fence by several feet. 

Looking southeast over south end of subject parcel from frontage road. 



 

View to east over center of subject parcel from frontage road. 

Looking south along northbound I-17 frontage road with subject at left. 



EXHIBIT 9

Market Data Sheets for Land Sales



LAND SALE NO.  1

PROPERTY TYPE: Vacant commercial/industrial land

ADDRESS: 2147Adobe Drive Phoenix AZ, 85027

LEGAL DESCRIPTION: Por lot 14 Sec 13 T4N R2E Gila and Salt River B&M

ASSESSOR NO.: 209-05-021C 

GRANTOR: Marshimore Properties, LLC

GRANTEE: Candlewood Industrial Park LLC

DOCUMENT NO.: 2014-73241

DOCUMENT TYPE: Special Warranty Deed

DATE OF SALE: December 2013

RECORD DATE: January 31, 2014

SALE PRICE: $580,000

FINANCING: Cash 

UNIT PRICE: $6.47 per square foot                

PROPERTY
RIGHTS CONVEYED: Fee Simple

CONDITIONS OF SALE: Arm’s Length Transaction 

VERIFICATION: Inspection, county records, affidavit of value, Chris Keeley, Phoenix
Commercial Brokers, selling broker, 602516-7744

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

SITE DATA:

Shape/Dimensions: Rectangular

Area: 2.060 acres or 89,660 square feet

Topography/Cover: Level, dirt

Zoning: A-1, light industrial, Phoenix

Frontage: Adobe Drive and 23rd Avenue

Access: Adobe Drive and 23rd Avenue 

Utilities: Power and phone, municipal water and sewer

Intended Use: Contractor Storage Yard

COMMENTS: Buyer will use the site as a truss plant.



LAND SALE NO. 1 

A. P. No. 209-05-021C 



LAND SALE NO.  2

PROPERTY TYPE: Vacant commercial/industrial land

ADDRESS: 2320Parkside Ln Phoenix AZ, 85027

LEGAL DESCRIPTION: Lot 4 Deer Valley Commerce Center Park bk 855 pg 29

ASSESSOR NO.: 209-03-297 

GRANTOR: Next Gen Commercial, LLC

GRANTEE: Mist123 Realty LLC

DOCUMENT NO.: 2014-145665

DOCUMENT TYPE: Special Warranty Deed

DATE OF SALE: March 2014

RECORD DATE: March 6, 2014

SALE PRICE: $293,281

FINANCING: Cash to seller

UNIT PRICE: $6.25 per SF

PROPERTY
RIGHTS CONVEYED: Fee Simple

CONDITIONS OF SALE: Arm’s Length Transaction 

VERIFICATION: Inspection, county records, affidavit of value, Darren Tappen, Voit
Real Estate Services, listing broker, 602-952-8648

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

SITE DATA:

Shape/Dimensions: Rectangular 

Area: 1.080 acres or 46,922 square feet

Topography/Cover: Level, dirt

Zoning: IP, industrial park, Phoenix

Frontage: Parkside Lane

Access: Parkside Lane

Utilities:  Power and phone, municipal water and sewer

Intended Use: Develop industrial building

COMMENTS: Buyer has since constructed an industrial building on the site.



LAND SALE NO. 2 

A. P. No. 209-03-297 



LAND SALE NO.  3

PROPERTY TYPE: Vacant commercial/industrial land

ADDRESS: Lot 5B in Spectrum Ridge Bus. Park E. of 7th St Phoenix AZ, 85027

LEGAL DESCRIPTION: Lot 5B (being split off of Lot 5)

ASSESSOR NO.: 213-05-920 (ptn) 

GRANTOR: TREF DV Build LLC

GRANTEE: N/Av

DOCUMENT NO.: N/Av

DOCUMENT TYPE: N/Av

DATE OF SALE: December 2014

RECORD DATE: December 9, 2014 per Costar

SALE PRICE: $487,000

FINANCING: Cash 

UNIT PRICE: $7.09 per square foot                

PROPERTY
RIGHTS CONVEYED: Fee Simple

CONDITIONS OF SALE: Arm’s Length Transaction 

VERIFICATION: Inspection, county records, affidavit of value, DaRREN Tappen, Voit
Real Estate Services, listing broker, 602-952-8648

PRIOR SALES: Prior sale as part of much larger holding in 2013

SITE DATA:

Shape/Dimensions: Irregular

Area: 1.580 acres or 68,650 square feet

Topography/Cover: Level, dirt

Zoning: A-1, light industrial, Phoenix 

Frontage: East Salter Drive and 8th Avenue

Access: East Salter Drive and 8th Avenue

Utilities: Power and phone, municipal water and sewer

Intended Use: Develop distribution building

COMMENTS: Listing broker confirmed but recording documents were not
available.  



LAND SALE NO. 3 

Lot 5B Spectrum Ridge 



LAND SALE NO.  4

PROPERTY TYPE: Vacant commercial/industrial land

ADDRESS: 216017th Avenue Phoenix AZ, 85027

LEGAL DESCRIPTION: Por NW4 Sec 20, T4N, R3

ASSESSOR NO.: 209-10-005X 

GRANTOR: Blm Land LLC

GRANTEE: Hfm Facilities LLC

DOCUMENT NO.: 2014-367097

DOCUMENT TYPE: Special Warranty Deed

DATE OF SALE: April 2014

RECORD DATE: June 5, 2014

SALE PRICE: $425,000

FINANCING: Cash 

UNIT PRICE: $6.50 per square foot

PROPERTY
RIGHTS CONVEYED: Fee Simple

CONDITIONS OF SALE: Arm’s Length Transaction 

VERIFICATION: Inspection, county records, affidavit of value, Eric Bell, Voit Real
Estate Services, selling broker, 602-513-5151

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

SITE DATA:

Shape/Dimensions: Rectangular

Area: 1.500 acres or 65,357 square feet

Topography/Cover: Level, dirt; small retention basin along 7th Avenue

Zoning: A-1, light industrial, Phoenix

Frontage: 7th Avenue

Access: 7th Avenue

Utilities: Power and phone, municipal water and sewer

Intended Use: Hold for future development with a veterinary office

COMMENTS: Site remains vacant.



LAND SALE NO. 4 

A. P. No. 209-10-005X 



LAND SALE NO.  5

PROPERTY TYPE: Vacant commercial/industrial land

ADDRESS: 23rd Avenue north of Union Hills Drive Phoenix AZ, 85027

LEGAL DESCRIPTION: Par 1: Por N Lot 1 23'rd Avenue & Union Hills Commerce Center SW4
Sec 25 T4N R2E Bk 566 Pg 12, easement .

ASSESSOR NO.: 209-15-007 

GRANTOR: Chamberlain Holdings, LLC

GRANTEE: LBA Realty Fund-co XI

DOCUMENT NO.: 2013-882174

DOCUMENT TYPE: Special Warranty Deed

DATE OF SALE: October 2013

RECORD DATE: October 3, 2013

SALE PRICE: $1,022,125

FINANCING: Cash

UNIT PRICE: $5.50 per square foot                

PROPERTY
RIGHTS CONVEYED: Fee Simple

CONDITIONS OF SALE: Arm’s Length Transaction 

VERIFICATION: Inspection, county records, affidavit of value, James Wilson,

Cushman & Wakefield, Inc., listing broker, 602-253-7900

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

SITE DATA:

Shape/Dimensions: Irregular 

Area: 4.270 acres or 185,870 square feet

Topography/Cover: Level, dirt

Zoning: I-P, industrial park, Phoenix 

Frontage: 23rd Avenue

Access: 23rd Avenue

Utilities: Power and phone, municipal water and sewer

Intended Use: Parking Lot

COMMENTS: Purchased by adjacent owner to use as a parking lot to expand their
developable area.



LAND SALE NO. 5 

A. P. No. 209-15-007B  




