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November 1, 2021 

Ms. Shannon Crosier 
Acting Chief Financial Officer 
Scottsdale Unified School District #48 
7575 E. Main Street 
Scottsdale, Arizona 85251 

RE: Fair Market Rent Estimate of a 
 Former Elementary School Site 
 68th Street Soccer Complex 
 6801 E. Oak Street, Scottsdale 

Dear Ms. Crosier: 

In accordance with your request and authorization, I have prepared an analysis of the property 
referenced above.  I am pleased to present the narrative report transmitted by this letter, containing pertinent 
data related to the estimate of market rent of the proposed property. 

 
The purpose of this analysis is to provide an opinion of the market rent of the property identified 

herein.  This analysis is intended to assist the property owner in negotiating a ground lease rate in 
conjunction with a proposed recreational facility comprised of soccer fields and ancillary improvements. 

 
The subject property is a 10.090-acre tract of land which is the site of the former Tonalea 

Elementary School.  The classroom buildings have been removed from the site although the former 
administration building remains.  A physical inspection of the property was made on September 20, 2021. 

 
This appraisal report has been written in accordance with the Uniform Standards of Professional 

Appraisal Practice (USPAP) adopted by the Appraisal Standards Board of the Appraisal Foundation, the 
Code of Ethics of the American Society of Appraisers, and the Code of Professional Ethics and Standards 
of Professional Appraisal Practice of the Appraisal Institute.  The opinion of market rent as defined and 
expressed herein is subject to the Underlying Assumptions and Limiting Conditions set forth in this report, 
as well as the appraiser’s certification.  There have been no extraordinary assumptions or hypothetical 
conditions made for this analysis. 

 
Thank you for the opportunity to be of service to you.  If you have any questions or if we may be 

of any further assistance in this matter, please do not hesitate to call or write this office. 

Respectfully submitted,   

FIRST APPRAISAL SERVICES   

   

Timothy A. Haskins, ASA 
Arizona Certified General Real Estate Appraiser No. 30668 

 
 



Table of Contents 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES ii 

Letter of Transmittal ....................................................................................................................................................... i 
Table of Contents........................................................................................................................................................... ii 
Summary of Salient Facts and Conclusions .................................................................................................................iii 
State Map ...................................................................................................................................................................... iv 
Regional Map ................................................................................................................................................................ v 
Aerial Map .................................................................................................................................................................... vi 

INTRODUCTION ....................................................................................................................................................... 1 

PURPOSE AND SCOPE OF THE ANALYSIS ........................................................................................................... 2 
Purpose ..................................................................................................................................................................... 2 
Scope of Work .......................................................................................................................................................... 3 
Limiting Conditions .................................................................................................................................................. 5 

FACTUAL DATA........................................................................................................................................................ 6 

IDENTIFICATION OF THE REAL ESTATE ............................................................................................................. 7 
OWNERSHIP AND OCCUPANCY ............................................................................................................................. 7 

Ostensible Owner ...................................................................................................................................................... 7 
Occupancy ................................................................................................................................................................ 7 

REAL PROPERTY DESCRIPTION............................................................................................................................. 8 
Site Plan .................................................................................................................................................................... 8 
Site Data.................................................................................................................................................................... 9 
Improvement Data .................................................................................................................................................. 11 

VALUATION ANALYSIS ........................................................................................................................................ 12 

VALUATION METHODOLOGY .............................................................................................................................. 13 
MARKET RENT ANALYSIS .................................................................................................................................... 14 

Income Approach .................................................................................................................................................... 14 
Conclusion .............................................................................................................................................................. 17 

CERTIFICATION ....................................................................................................................................................... 18 

 

ADDENDA 

A Underlying Assumptions and Limiting Conditions 
B Subject Photographs 
C Maps 

 Neighborhood Map 
 Assessor’s Parcel Map 
 Zoning Map 
 Flood Map 

D Property Exhibits 
 Architects Exhibit – Existing Site 
 Architects Exhibit – Site Concept 
 68th Street Soccer Complex Cost Estimate 

E Comparable Land Sales Data 
F Administrative Exhibits 

 Appraiser Qualifications 
 

 

 



Summary of Salient Facts and Conclusions 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES iii 

Client Scottsdale Unified School District #48 

Client Reference 68th Street Soccer Complex 

Date of Report November 1, 2021 Limiting Conditions See Addendum A 
Report Format Appraisal Report Certification See Page 18 

Intended Use Assist the property owner in negotiating a lease rate 
Intended User(s) Scottsdale Unified School District #48 

Property Information 

Ostensible Owner Scottsdale Unified School District #48 

Location of Property Northwest of Scottsdale Road and McDowell Road 
Street Address 6801 E. Oak Street Township-Range T2N-R4E 
 Scottsdale, Arizona 85257 Section 34 
County Maricopa Map Reference 127-172LT 

Assessor Parcel Number(s) 129-07-003D 

Site Area 439,520 square feet Zoning District(s) R1-7, Single-Family Residential 
 10.090 acres  City of Scottsdale 

  Flood Zone Zone X 

Date of Inspection September 20, 2021   

Valuation Information 

Extraordinary Assumptions None 
 

Hypothetical Conditions None 

Conclusions Annual Market Ground Rent .............................................................  $320,000.00 
   

 



State Map 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES iv 

 
 
 
 
 
 
 
 
 
 
 
 
 

© Arizona State Land Department Parcel Viewer 

S U B J E C T  



Regional Map 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES v 

 
 
 
 
 
 
 
 
 
 
 
 
 

© Arizona State Land Department Parcel Viewer 

S
U

B
J

E
C

T
 



Aerial Map 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES vi 

 
 
 
 
 
 
 
 
 

© Google Earth 
 

S
U

B
J

E
C

T
 



 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES 1 

 

INTRODUCTION 
 
 
 
 
 
 
 



Introduction 

Purpose and Scope of the Analysis 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES 2 

Purpose and Scope of the Analysis 

Purpose 

The purpose of this analysis is to provide an opinion of the market rent of the property 
identified on page 7, hereinafter referred to as the “subject property”.  The intention of this 
valuation service was that it was to be performed in such a manner that the results of the analysis, 
opinion, or conclusion would be that of a disinterested third party. 

Intended Use and User 
The intended use of this analysis is to assist the property owner in negotiating a ground 

lease rate with Phoenix Rising FC in conjunction with a proposed recreational facility comprised 
of soccer fields and ancillary improvements.  Representatives of the Scottsdale Unified School 
District are the intended users of this report. 

Definition of Value 
The decision of what value is being estimated is determined, at least in part, by the function 

of the appraisal and affects the scope of the appraisal.  Different types of value that may be 
considered include market value, value in use, going-concern value, investment value, assessed 
value and insurable value.  The client has requested an estimate of the market rent of the subject 
property as proposed.  The analysis of the market rent, in this instance, includes an estimate of 
market value of the subject land.  Market rent and market value are defined as follows: 

Market Rent 
The most probable rent that a property should bring in a competitive and open market under all conditions 
requisite to a fair lease transaction, the lessee and lessor each acting prudently and knowledgably, and 
assuming the rent is not affected by undue stimulus.  Implicit in this definition is the execution of a lease as 
of a specified date under conditions whereby: 

 Lessee and lessor are typically motivated; 

 Both parties are well informed or well advised, and acting in what they consider their best interests; 

 Payment is made in terms of cash or in terms of financial arrangements comparable thereto; and 

 The rent reflects specified terms and conditions, such as permitted uses, use restrictions, expense 
obligations, duration, concessions, rental adjustments and revaluations, renewal and purchase 
options, and tenant improvements (TIs). 

The Appraisal of Real Estate, 15th edition, (The Appraisal Institute, 2020) 

Market Value 
The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in other precisely 
revealed terms, for which the specified property rights should sell after reasonable exposure in a competitive 
market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently, 
knowledgeably, and for self-interest, and assuming that neither is under undue duress. 

The Appraisal of Real Estate, 15th edition, (The Appraisal Institute, 2020) 
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Significant Dates 

Effective Date: November 1, 2021  

Date of Inspection: September 20, 2021  

 The appraiser made a physical inspection of the property at approximately 12:30 pm 
on September 20, 2021. 

Date of Report: November 1, 2021  

Scope of Work 

The appraisal process is an orderly set of procedures that is undertaken to solve a problem 
concerning the value of real estate, or as in this instance, market rent.  These procedures help direct 
an appraiser to identify the particular appraisal problem and lead to reporting its solution to the 
client.  The initial step in this process is the definition of the appraisal problem.  This is 
accomplished through the identification of the real estate, the date of value to be utilized, the 
property rights to be appraised, and the type of value sought to be estimated. 

 
After the appraisal problem is identified, general data on the market and the subject 

property is collected.  This data includes information about the state, county, city, neighborhood, 
and the subject site and improvements.  It is also during this stage in the process that any potentially 
applicable comparable cost, rental and sales market data is collected for analysis in the valuation 
of the subject property. 

 
Area Analysis 

Research during the preparation of this analysis included a regional analysis as well as analysis 
of the more immediate area surrounding the subject property.  Primary sources of information 
are cited within the body of this report and include the United States Census Bureau, the United 
States Department of Labor and Center for Business Research, the Arizona Department of 
Commerce, the Arizona Department of Economic Security, the Arizona State University 
Center for Real Estate Theory and Practice, the Eller College of Management Economic and 
Business Research Center at the University of Arizona, and various local and regional business 
publications. 
 
Neighborhood data was gathered from several sources including a physical inspection of the 
area.  Specific data pertaining to the metropolitan Phoenix real estate market was provided by 
several brokerage firms including CBRE, NAI Horizon, Lee & Associates, Cushman & 
Wakefield, Avison Young, Colliers International, and real estate agents, and brokers active in 
the market. 
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Property Description 
Primary sources of information regarding the description of the subject property include a 
physical inspection of the property by the appraiser on September 20, 2021, and several other 
dates.  The physical inspection of the existing building improvements included a visual 
inspection for the purpose of observing the quality of construction materials used and their 
condition.  The inspection did not include an inspection of the building interior, roof, 
subterranean building components, or spaces within walls or any attic/crawl space.  Building 
and construction plans were not available for review.  Information pertaining to the proposed 
building improvements was provided by the property owner. 
 
Zoning information and information relating to the availability of utility infrastructure was 
provided by the City of Scottsdale.  Title information is based upon information available in 
the public record.  Other sources of information utilized in this appraisal include the Office of 
the Maricopa County Recorder, Maricopa County Treasurer and Maricopa County Assessor, 
and the Federal Emergency Management Agency. 

Market Data Information 
The market data used in this analysis was collected, in part, from real estate agents and brokers 
who are knowledgeable of the subject marketplace, local and regional publications, and CoStar 
Group.  The appraiser researched comparable market transactions occurring within the subject 
market area and found sufficient data to estimate a reliable value of the subject site utilized in 
the estimate of market rent of the subject property as being proposed. 
 
As of the date of this report, the real estate markets are operating within a pandemic declared 
by the World Health Organization (WHO) resulting from the COVID-19 coronavirus.  
Fluctuations in the stock market, changes in mortgage rates, and a sharp decrease in oil prices 
since March 2020 can all be linked to the effects of the pandemic.  Arizona adopted a stay-at-
home order in late March which was in effect until mid-May and resulted in many employees 
being laid off or furloughed.  The length and extent of the economic effects of the pandemic 
are still unfolding, as is the extent to which the local real estate markets are affected. 
 

Since this analysis includes a valuation of the subject land, the analysis of market rent 
includes an appraisal of the subject land.  Under Standards Rule 2-2 of the Uniform Standards of 
Professional Appraisal Practice, an appraiser may communicate the results of an appraisal in either 
an “Appraisal Report” or a “Restricted Appraisal Report”.  The primary difference between the 
report formats is who may rely on the appraisal.  The Restricted Appraisal Report format was 
chosen for this assignment.  The depth of discussion presented in this report is based upon the 
scope of the appraisal assignment and the stated intended use and users.  The opinions and 
conclusions set forth in this report may not be understood properly without additional information 
in the appraiser’s work file. 

 
The scope of this analysis includes the accumulation and analysis of pertinent and sufficient 

market data in order to employ a meaningful and appropriate valuation methodology in the analysis 
of the market rent for property which is the subject of this report.  This appraisal report is written 
in accordance with the guidelines and standards of the Uniform Standards of Professional 
Appraisal Practice, the Code of Ethics of the American Society of Appraisers, and the Code of 
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute. 
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Limiting Conditions 

The underlying assumptions and limiting conditions pertaining to this report are contained 
in the Certificate of Appraiser on page 18 and Addendum A to this report.  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. 

Extraordinary Assumptions and Hypothetical Conditions 
Extraordinary assumptions and hypothetical conditions are conditions of the appraisal 

assignment that affect the scope of work.  The intended users of this appraisal are cautioned that 
the use of the hypothetical conditions and extraordinary assumptions discussed below, if any, 
might have affected the assignment results. 

 
The Appraisal Foundation defines an extraordinary assumption as, “an assignment-

specific assumption as of the effective date regarding uncertain information used in an analysis 
which, if found to be false, could alter the appraiser’s opinions or conclusions.”1  There have been 
no extraordinary assumptions made in the appraisal of the property for this assignment. 

 
A hypothetical condition is, “a condition, directly related to a specific assignment, which 

is contrary to what is known by the appraiser to exist on the effective date of the assignment results, 
but is used for the purpose of analysis”, as defined by The Appraisal Foundation2.  The opinions 
and conclusions as stated within this report are not based upon any hypothetical conditions. 
 

 
1 Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition, The Appraisal Foundation 
2 Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition, The Appraisal Foundation 



 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES 6 

 

FACTUAL DATA 
 
 
 
 
 
 
 



Factual Data 

Identification of the Real Estate 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES 7 

Identification of the Real Estate 

The first step in the appraisal process is the definition of the appraisal problem, which 
includes the identification of the real estate to be appraised.  There are several ways to identify a 
property, including by reference (if the property is named), by address and by the identity of a 
physical entity in a legal description. 

 
The purpose of this section of the report is to identify the property only.  A physical 

description of the property to be appraised can be found later in this report beginning on page 8 of 
this report.  The property that is the subject of this report may be commonly identified as follows:  

Location ........................................................  Northwest of Scottsdale Road and McDowell Road 

Street Address ..............................................  6801 E. Oak Street 

City, State, ZIP .............................................  Scottsdale, Arizona 85257 

Assessor Parcel Number(s) ..........................  129-07-003D 

Legal Description3  

A portion of the Southeast quarter of Section 24, Township 2 North, Range 4 East of the Gila and Salt River Base 
and Meridian, Maricopa County, Arizona 

Ownership and Occupancy 

Ostensible Owner 

According to public records, Scottsdale Unified School District #48, a political subdivision 
of the State of Arizona, holds title to the subject property as of the date of valuation. 

Five Year Sales History 
Investigation of the public records fails to reveal any arm’s length transactions involving 

the subject property within five years of the date of valuation. 

Occupancy 

When analyzing the bundle of rights inherent to the subject property, tenancies of the 
property must be examined.  Tenancy is created when real estate ownership is divided into property 
interests.  This can result from co-ownership of real estate, or when the right to use and occupy a 
property is conveyed through a lease.  Based upon a site visit, the occupancy of the property to be 
appraised as of the effective date of this appraisal is as follows: 

   Owner Tenant 
Vacant Land  Occupant(s):    
Unoccupied      

 

 
3 A legal description has not been provided for this analysis 
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Real Property Description 

The following description of the subject property is based upon a physical inspection of 
the property on September 20, 2021, and on other occasions, in conjunction with an examination 
of Maricopa County public records.  Building and construction plans were not available for review, 
and the physical inspection of the building did not include an inspection of the roof, or any 
subterranean building components.  Photographs of the property being appraised are in Addendum 
B of this report. 

Site Plan 

The subject property is the former location of Tonalea Elementary School.  The school 
office building remains in the northwest corner as does a surface parking lot along the northern 
property boundary.  The remainder of site consists of athletic fields, basketball court and 
playground areas. 

Figure 1 – Existing Site Plan 

 
For illustration only – not to scale  
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Site Data 

Location Northwest of Scottsdale Road and McDowell Road 

Street Address 
City, State ZIP 

6801 E. Oak Street 
Scottsdale, Arizona 85257 

County Maricopa Map Reference 127-172LT  

Census Tract 21800 Block 2003  

Assessor Parcel No(s) 129-07-003D 

Land Area4 439,520 Square Feet    

 10.090 Acres    

Shape/Dimensions The subject property is nearly square in shape, measuring approximately 656 feet along 
the southern boundary and 675 feet along the eastern boundary. 

 

Surrounding 
Development 

North: Residential Subdivision  

South: Residential Subdivision  

East: Residential Subdivision  

West: Residential Subdivision  

Utilities  In Use  
  Yes No Available from: 
 Electricity ...............    Salt River Project 
 Water......................    City of Scottsdale 
 Sanitary Sewer .......    City of Scottsdale 
 Natural Gas ............    Southwest Gas Company 
 Telecom .................    Cox Communications 
    CenturyLink 

Frontage/Access The northern boundary of the subject site is Oak Street frontage and 68th Street is along 
the western boundary.  Both streets are classified as minor collector streets by the City 
of Scottsdale.  Access to the property is considered good. 

 
4 Source:  Maricopa County Assessor 
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Street Improvements Street Name 68th Street  Oak Street 

Lanes (# | Direction) 1 North | 1 South  1 East | 1 West 

Street Width ±80 feet  ±80 feet 

Center Lane/Median Lane  None 

Surface Asphalt  Asphalt 

Curb Yes  Yes 

Gutter Yes  Yes 

Sidewalk Yes  Yes 

Lighting Yes  Yes 

Frontage ±675 feet  ±655 feet 

2018 Traffic Count 10,800  2,200 

 A review of aerial photographs from Maricopa County indicates the rights-of-way for 
both Oak Street and 68th Street have not been dedicated.  As a result, the roadway 
improvements for both streets are located on the subject property. 

Topography The site is generally level and at grade with surrounding properties. 

Drainage No apparent drainage problems were observed during a physical inspection of the site 
by the appraiser. 

Flood Hazard FEMA Flood Insurance Rate Map(s): 

Flood Zone(s)  Panel  Effective Date 

X  04013C2235L  October 16, 2013 

The Zone X designation is for areas of 0.2% chance of flood; area of 1% annual chance 
flood with average depths of less than one foot or with drainage areas less than one 
square mile; and areas protected by levees from 1% annual chance flood. 

As with any property, the subject may be susceptible to standing water due to localized 
conditions not reflected on the Flood Insurance Rate Maps. 

Soil Conditions 
and 

Environmental 
Conditions 

The appraiser is not aware of any soils report or other environmental study having been 
conducted for the property, nor has any such report been requested or supplied to the 
appraiser.  Furthermore, the appraiser has not performed any background investigation 
or testing for indications of contamination, whether man-made or naturally occurring.  
This appraisal assumes that the property is not in violation of any federal or state 
environmental policy, act, statute, or regulation. 

A physical inspection of the property was made, and no factors were observed that 
would indicate the existence of surface or subsurface contamination of the property.  A 
site assessment study by a qualified environmental engineer, hydrologist, geologist 
and/or other such experts may discover conditions that require action.  This appraisal 
is written with the assumption that the property is free from environmental 
contaminants.  The reader of this report is cautioned that the presence of such 
substances can have a dramatic impact upon the value of the property. 
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Improvement Data 

Existing Improvements  

General Description  

Property Type Former Elementary School 

No. of Buildings One (1) Year Built 1962 

No. of Stories One (1) Age 59 years 

Building Area5 2,952 square feet 

Condition and Functionality  

Condition An inspection of the building interior was not made for this assignment.  The 
building improvements have been boarded up and were observed from the 
exterior to be in average to fair condition for improvements of their age and 
construction. 

Functionality The building improvements were built as the administrative offices of an 
elementary school and are functional for this type of use. 

Site Improvements  

Parking  Uncovered 60 Spaces 

  Covered - Spaces 

  Structure - Spaces 

 Total Parking 60 Spaces 

 Ratio 20.3 per 1,000 sf 

Other Site Improvements Asphalt pavement 
Masonry walls & fencing 
Shade structures 
Athletic fields 

Proposed Improvements 

 

Phase 1 Improvements  

 

Two natural grass soccer fields with lights 
Fencing 
Playground 
Renovation of school administration building to community building 
Walking trail 
Landscape improvements 

Phase 2 Improvements  

 Two-story soccer training, locker and office building (20,000 square feet) 

 
 

 
5 Source:  Maricopa County Assessor 
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Valuation Methodology 

Improved real estate is valued by applying three traditional approaches to value, commonly 
known as 1) the sales comparison (or market) approach, 2) the income capitalization approach to 
value, and 3) the cost approach.  These three approaches can also be applied a market rent analysis. 

 
Market Approach 

This approach is used to estimate rent based on what other comparable properties in 
the market have rented for and is based upon the principle of substitution that states that no 
one is justified in paying more for a property than the cost of acquiring an equally desirable 
substitute property, assuming no undue or costly delay. 

 
Income Approach 

This approach is used to estimate rent based on the income that can be produced by the 
space and what other similar tenants have paid in rent for similar space.  While the market 
approach is based upon the principle of substitution, the income approach is founded in the 
principle of anticipation. 

 
Cost Approach 

This approach is used to estimate rent by determining the annual return to the land 
based on its fair market value plus the annual return on the depreciated replacement cost of the 
improvements (building and site) over the remaining life of those improvements. 

 
The final step in the analysis is a reconciliation of the three approaches to value.  The 

quantity and quality of the data gathered for each method is examined and weighted appropriately.  
A search of the market has not provided any information relating to leases of similar comparable 
properties or what similar tenants have paid in rent for similar space.  An estimate can be made 
through a conversion of land value into a stream of income utilizing a capitalization rate.  For this 
reason, the market and cost approaches will not be examined and only the income approach will 
be presented in this report. 
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Market Rent Analysis 

Income Approach 

The principle of anticipation forms the underlying premise of the return on any investment, 
which is the basis for the income approach.  Capitalization is a process by which the present worth 
of future benefits derived from ownership is calculated.  Typically, net income is estimated and 
then transformed into an estimate of value through the application of a capitalization rate.  The 
mathematical formula for estimating value by this methodology is: 

 

����� =   
���������� ��� ��������� ������

�������������� ����
 

 
Through a direct capitalization technique, the present value of land will be converted into 

an estimated stream of net income utilizing a capitalization rate.  The formula above can be 
rewritten to solve for the stabilized net operating income (ground rental rate) by multiplying the 
estimated land value of the property by a capitalization rate: 

 
��������� ��� ��������� ������ = ����� � �������������� ���� 

Land Value Analysis 
The sales comparison technique to provide an opinion of land value is based upon the 

principle of substitution which states that no one is justified in paying more for a property than the 
cost of acquiring an equally desirable substitute property, assuming no undue or costly delay.  To 
implement this approach, a search is made in the market to find sales of property of similar utility 
and having similar characteristics to the subject.  This is done on the theory that these properties 
are those that would be competing with the subject if it were placed on the market. 

 
During the preparation of this analysis, several sale transactions were investigated and 

analyzed.  In order to discover these comparable transactions, a search was made of the public 
records of Maricopa County.  Those properties meeting certain minimum criteria in terms of 
similarity and sale date are researched further by obtaining copies of the transfer documents and 
declarations of value.  At this point, efforts are made to contact the buyer and seller, as well as any 
brokers or agents who would have knowledge of the transaction, in order to further verify the more 
specific details of the sale.  This would include whether the buyer and seller were related, what the 
financial terms of the transaction were, and the motivations of the parties involved, as well as 
additional details of the physical characteristics of the properties that have been sold. 

 
The process of estimating the value of the subject property encompassed a search of similar 

vacant sites in the subject’s market area.  The most significant of these sales are included in some 
detail in the addenda to the appraisal report, along with a map showing their relative location to 
the subject property. 
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No two properties are exactly alike, so it is necessary to develop some common unit of 
comparison.  This could be the price per square foot, the price per acre, the price per section, or 
the price per site.  Due to the size of the subject land and the market in which the property 
competes, a comparison on a price per acre basis will be most meaningful.  Since properties do 
differ in characteristics, it is necessary to adjust comparable sites for features in which they differ 
from the subject.  This might be for such items as size, shape, location, access, terrain, and 
vegetation.  After adjustment, the sales will then give useful indications of value for the subject 
land.  Table 1 summarizes the significant information extracted from the comparable sales believed 
to be most pertinent in the valuation of the subject land. 

Table 1 – Land Sales Summary Table and Photographs 

 

 
The comparable sales summarized in the Land Sales Summary Table are all located within 

the same general area as the property to be appraised.  The sales differ in terms of total size, date 
of sale, unit selling price and specific location, yet each is believed to be comparable to the subject 
site in some respects.  After adjustment for those factors that vary significantly from the subject 
site, these sales each provide a useful value indication for the subject land. 

 
Based upon my analysis of the available land sales data, a value of $18.00 per square foot 

represents a reasonable expectation of the probable market value of the subject land.  Therefore, 
the indication of value of the subject land is $7,911,000.00, and can be calculated as follows: 

 

Capitalization Rate Analysis 
Several methods for determining an appropriate capitalization rate are available with the 

most preferred being an analysis of other land leases for long term tenants.  There is very little 
information readily available on land leases since most of the parties involved do not wish to reveal 
the terms of their leases and there is no requirement for public recording of the information. 

 
RealtyRates is a company that researches mortgage and equity requirements of investors 

and polls appraisal and brokerage firms, developers, investors, and lenders nationwide.  The data 
in Figure 2 summarizes prevailing land lease capitalization and discount rates.  The capitalization 
rates reflect initial rates of return on appraised values for vacant land proposed for development 
but do not address increases in land lease payments or the reversion.  The discount rates reflect 
internal rates of return being achieved by landowners on improved properties  

 

Comp Sale Land Area Land Area Price per

No. Intended Use Date Zoning Frontage Square Feet Acres Price Square Foot

1 Residential Subdivision 08/17 R-2 Corner 250,508 5.751 2,750,000.00$        $10.98

2 Residential Development 12/19 R-43 Corner 247,260 5.676 4,800,000.00$        $19.41

3 Residential Subdivision 02/20 R-3 Mid-Block 189,424 4.349 5,700,000.00$        $30.09

4 Land Investment 07/21 R-43 Mid-Block 841,669 19.322 20,000,000.00$      $23.76

SUBJECT R1-7 Corner 439,520 10.090

439,520 square feet at $18.00 per square foot = 7,911,360.00$          

rounded to, 7,911,000.00$          
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The subject property would fall under the “Special Purpose” category which includes 

properties such as schools, churches, parking garages, marinas, recreational facilities and public 
assembly facilities.  Capitalization rates for these types of properties range from approximately 
3% to more than 16% with an average slightly less than 9%. 

 
Another technique available to estimate an appropriate capitalization rate is an analysis of 

equivalent investment risk.  This type of analysis examines the rate that would attract a prudent 
investor to a similar situation with comparable risk and liquidity.  In order to estimate the rate for 
an equivalent investment risk, a “safe rate” is first estimated.  To this will be added an additional 
rate to reflect perceived risks associated with owning an investment similar to the subject property.  
Generally, the capitalization rate increases as the risk of investment increases. 

 
A good barometer of safe rates is considered to be average yield rates for government 

bonds, certificates of deposits and treasury bills.  Current rates for these alternative investments 
are shown in Table 2 as reported by the Federal Reserve6. 

Table 2 – Investment Rates 

  
Constant Maturity Rates  

7-Year Treasury ........................................................  1.47% 
10-Year Treasury ......................................................  1.64% 
20-Year Treasury ......................................................  2.07% 

30-Year Conventional Mortgage Rate ............................  3.09% 
Bank Prime Loan Rate ....................................................  3.25% 
Moody's Aaa Corporate Bond Yield ...............................  2.53% 
Moody's Baa Corporate Bond Yield ...............................  3.34% 

 
 

6 http://www.research.stlouisfed.org/fred2/ (October 25, 2021) 

Figure 2 – Land Lease Survey 
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Based on these indicators, a typical safe rate of 3.0% is considered appropriate.  To this 
must be added a premium to appropriately reflect the risk factor associated with the subject 
property.  The market reflects risk in higher rates for corporate bonds as illustrated in the table 
above.  It is my opinion that a premium of between 1% and 2% is appropriate to be added to the 
safe rate. 

 
By applying the indicated capitalization rates of between 4.0% and 5.0% indicated by the 

analysis above to the indicated land value of $7,911,000.00, a range in ground rental rates can be 
calculated as follows: 

 

Conclusion 

Based upon the value of the underlying land and applying appropriate capitalization rates, 
the annual ground rental rate would be in the range of $316,400 and $395,600.  With a strong 
tenant such as Phoenix Rising FC which is contemplating a lease of the subject site for a soccer 
training facility, the market ground rental rate could reasonably be placed in the lower portion of 
the range and is concluded to be $320,000.00 per year ($26,667 per month). 
 
 

Indicated Land Value 7,911,000$   7,911,000$   

Capitalization Rate at 4.0% 0.0400          

Capitalization Rate at 5.0% 0.0500          

Net Annual Ground Rental Rate (rounded) 316,400$      395,600$      
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Certification 

I hereby certify that, to the best of my knowledge and belief: 

– The statements of fact contained in this report are to the best of my knowledge and belief, true and correct and 
that no information has knowingly been withheld. 

– The analyses, opinions and conclusions are my personal, impartial and unbiased professional opinions which are 
limited only by the Underlying Assumptions and Limiting Conditions contained herein.  Unless otherwise 
acknowledged in this report, no one has provided significant professional assistance in the preparation of this 
report. 

– I have no interest or bias, present or contemplated, in the property appraised or any personal interest in the parties 
involved. 

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

– No one provided significant real property appraisal assistance to the person signing this certification. 

– Neither my employment to make the appraisal, nor the compensation is contingent on the development or 
reporting of a predetermined value for the property, a direction in value which favors the cause of the client, the 
attainment of a stipulated result or the occurrence of a subsequent event directly related to the intended use of this 
appraisal. 

– I have personally inspected the property which is the subject of this report. 

– This appraisal was made in accordance with the Uniform Standards of Professional Appraisal Practice of the 
Appraisal Foundation. 

– This appraisal complies with the Code of Ethics and Standards of Professional Practices of the American Society 
of Appraisers.  Furthermore, the American Society of Appraisers has a mandatory recertification program for all 
of its Senior members, and I am in compliance with that program. 

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

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

– As of the date of this report, I have completed the Standards and Ethics Education Requirements for Practicing 
Affiliates of the Appraisal Institute. 

– As of the date of this report, I have completed the continuing education program for Practicing Affiliates of the 
Appraisal Institute. 

 

   

Timothy A. Haskins, ASA 
Arizona Certified General Real Estate Appraiser No. 30668   
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Underlying Assumptions and Limiting Conditions 

 

1. A legal description was not furnished to the appraiser, unless so noted 
in the text of this report. 

2. The title to the property is marketable, free and clear of all liens. 

3. The property does not exist in violation of any applicable codes, 
ordinances, statutes or other governmental regulations. 

4. The appraiser was not furnished with a specific site survey, unless 
one is cited in the text of this report. 

5. The property is appraised as if owned in fee simple title without 
encumbrances, unless otherwise mentioned in this report.  This fee 
simple estate contains the sum of all fractional interests which may 
exist. 

6. Responsible ownership and competent management exist for the 
property. 

7. Adequate utility services are available for the subject property and 
that they will continue to be so in the foreseeable future. 

8. The appraisers are not responsible for the accuracy of the opinions 
furnished by others and contained in this report, nor are they 
responsible for the reliability of government data utilized in the 
report. 

9. The compensation for appraisal services rendered is dependent only 
upon the delivery of this report and compensation is not contingent 
upon the values estimated. 

10. This report considers nothing of a legal character and the appraisers 
assume no responsibility for matters of a legal nature. 

11. Testimony or attendance in court is not required by reason of this 
appraisal, unless arrangements are previously made. 

12. Any information furnished by the property owner, agent, or 
management is correct as received. 

13. The appraisers assume that there are no hidden or unapparent 
conditions of the property, sub-soil or structures which could render 
it more or less valuable than an otherwise comparable property, 
unless such is stated in the report. 

14. This appraisal will not take into consideration the possibility of the 
existence of asbestos, PCB transformers, urea formaldehyde foam 
insulation, or other toxic, hazardous, or contaminated substances 
and/or underground storage tanks (containing hazardous materials), 
or the cost of encapsulation or removal thereof.  The appraisers are 
not qualified to detect or evaluate such substances. 

15. Should the client have a concern over the existence of such 
substances, they are urged to retain the services of a qualified 
independent engineer or contractor to determine the extent of the 
condition and the cost of any required or desired treatment or 
removal.  The cost must be borne by the client or owner of the 
property, however, this cost has not been considered in the valuation 
of the property. 

16. Virtually all land in Arizona is affected by pending or potential 
litigation by various Indian tribes claiming superior water rights for 
their reservations.  The amounts claimed and the effects on other 
water users are largely undetermined, but the claims could result in 
some curtailment of water usage or ground water pumping on private 
land.  The Ground Water Management Act (as amended) may also 
restrict future ground water pumping in various parts of the State. 
Given this uncertainty, neither the undersigned nor any of their 
representatives can make warranties concerning rights to or adequacy 
of the water supply with respect to the premises, although the sale of 
premises include such water rights as are appurtenant thereto. 

17. The appraisers cannot predict or evaluate the possible effects of future 
wage price control actions of the government upon retail income or 
financing of the subject property; hence, it is assumed that no control 
will apply which would nullify contractual agreements, thereby 
changing property values.  The market value estimated is as of the 
date of the estimate.  All dollar amounts are based on the purchasing 
power of the dollar as of that date. 

18. Possession of this report or any copy thereof does not carry with it the 
right of publication, nor may it be used for other than its intended use; 
the physical report(s) remain the property of the appraiser for the use 
of the client, the fee being for the analytical services only. 

19. Neither all nor any part of this appraisal report shall be given to third 
parties without the prior written consent of the signatories of this 
appraisal report.  Neither all nor any part of this appraisal report shall 
be disseminated to the general public by the use of advertising media, 
public relations, news, sales or other media for public communication 
without the prior written consent of the appraiser(s). 

20. Neither this report, nor any of its contents, may be used for the sale of 
shares or similar units of ownership in the nature of securities, without 
specific prior approval of the appraiser(s).  No part of this appraisal 
may be reproduced without the permission of the appraisers. 

21. This appraisal is to be used only in its entirety and no part is to be used 
without the whole report.  All conclusions and opinions concerning 
the analysis as set forth in the report were prepared by the appraiser(s) 
whose signature(s) appear on the appraisal report.  No change of any 
item in the report shall be made by anyone other than the appraiser.  
The appraiser shall have no responsibility if any such unauthorized 
change is made. 

22. The appraiser may not divulge the material contents of the report, 
analytical findings or conclusions, or give a copy of the report to 
anyone other than the client or his designee as specified in writing 
except as may be required by a court of law or body with the power 
of subpoena. 

23. The sketches and maps in this report are included to assist the reader 
in visualizing the property and are not necessarily to scale.  Various 
photos, if any, are included for the same purpose as of the date of the 
photos.  Site plans are not surveys unless so designated. 

24. On-site or off-site proposed improvements, if any, as well as any 
repairs required, are considered for purposes of this appraisal to be 
completed in good and workmanlike manner according to 
information submitted and/or considered by the appraisers.  In cases 
of proposed construction, the appraisal is subject to change upon 
inspection of the property after construction is completed. 

25. The authentic copies of this report are signed in blue ink and have 
been bound.  Any copy that does not have the above is unauthorized 
and may have been altered. 

26. Acceptance of, and/or use of, this appraisal report by client constitutes 
acceptance of the foregoing conditions in their entirety.  Appraiser 
liability extends only to the identified client, not subsequent parties or 
users, and is limited to the amount of fee received by the appraiser.  
Use or reliance upon this report by third parties is specifically 
prohibited. 
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 View southwest across the subject property from near the northeast corner 

2 

 

 View southeast across the subject property from near the northwest corner 
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 View northeast across the subject property from near the southwest corner 
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 View south along east boundary from Oak Street 
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 View south across athletic fields from the parking lot 
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 View east across athletic fields 
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 View north across athletic fields from south boundary 
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 View west across athletic fields from east boundary 
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 View west across parking lot 
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 View east across parking lot 



Addendum B Subject Photographs 

FAS 1.21-2848.00 FIRST APPRAISAL SERVICES B-6 

  

11 

 

 View southeast toward remaining building improvements 
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 View southwest toward remaining building improvements 
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 View south toward remaining building improvements 
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 View northeast toward remaining building improvements 
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 View north along 68th Street toward Oak Street 
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 View south along 68th Street at Oak Street 
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 View east along Oak Street at 68th Street 
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 View west along Oak Street toward 68th Street 
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Comparable No. 1 

Property Information 

Parcel Number(s): 126-07-006A; 126-07-007B; 126-07-049A; 126-07-050 

Land Area: 250,508 square feet   
 5.751 acres   

      

Sale Information 
Grantor: Palm Lane/44th, LLC 
Grantee: D.R. Horton, Inc. 

Date of Sale: August 2017 

Sales Price: $2,750,000.00  Recordation: 4/16/2019 
 $10.98 per square foot   Special Warranty Deed 
    2019-0268032 

  

Comparable No. 2 

Property Information 

Parcel Number(s): 174-53-042 

Land Area: 247,260 square feet   
 5.676 acres   

      

Sale Information 
Grantor: Mr. Bluebird's Shoulder, LLC 
Grantee: Marc Solomon and Amy Soloman 

Date of Sale: December 2019 

Sales Price: $4,800,000.00  Recordation: 3/2/2020 
 $19.41 per square foot   Warranty Deed 
    2020-0182432 
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Comparable No. 3 

Property Information 

Parcel Number(s): 127-19-009; 127-19-011; 127-19-012; 127-19-013C; 127-19-013F; 127-19-013G; 127-19-014G 

Land Area: 189,424 square feet   
 4.349 acres   

      

Sale Information 
Grantor: Domain FD Mulberry North, LLC 
Grantee: CLREF III Acquisition, LLC 

Date of Sale: February 2020 

Sales Price: $5,700,000.00  Recordation: 12/23/2020 
 $30.09 per square foot   Special Warranty Deed 
    2020--1270235 

  

Comparable No. 4 

Property Information 

Parcel Number(s): 168-79-001A; 168-79-001B; 168-79-004A; 168-79-004B 

Land Area: 841,669 square feet   
 19.322 acres   

      

Sale Information 
Grantor: PV 20, LLC 
Grantee: ADI PV18, LLC 

Date of Sale: July 2021 

Sales Price: $20,000,000.00  Recordation: 7/22/2021 
 $23.76 per square foot   Warranty Deed 
    2021-0802922 
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Timothy A. Haskins, ASA 

 

 

APPRAISAL CERTIFICATION, LICENSING AND MEMBERSHIPS 

State of Arizona Certified General Real Estate Appraiser; Certificate No. 30668 
Recertified through June 30, 2023 

Accredited Senior Appraiser, (ASA) American Society of Appraisers (1995); 
Recertified through October 30, 2025 

 Officer – Phoenix Chapter of American Society of Appraisers (1994-1996) 

 President – Phoenix Chapter of American Society of Appraisers (1997-1999) 

Member, International Right of Way Association (2001) 

PROFESSIONAL AFFILIATIONS 

Practicing Affiliate, Appraisal Institute 

EXPERIENCE 

Owner, First Appraisal Services, PLC (2016-present) 
Senior Appraiser, First Appraisal Services, Inc. (2000-2015) 
Production Director/Senior Analyst, WMF Robert C. Wilson (1998-2000) 
Senior Managing Appraiser, Appraisal Sciences, Ltd. (1997-1998) 
Staff Appraiser, Appraisal Sciences, Ltd. (1990-1997) 

SCOPE OF ASSIGNMENTS 

Vacant Land 
Industrial Facilities 
Office Buildings 
Retail Buildings 
Residential Properties 
Special Use Properties 
Eminent Domain, Estate Planning, Tax Planning 
Litigation Support 
Expert Witness (Maricopa County & Pinal County Superior Courts) 

EDUCATION 

University of Arizona, B.S. in Business Administration, 1990 

Various Continuing Education Courses, including: 

Business Practices and Ethics 
National Uniform Standards of Professional Appraisal Practice 
Uniform Appraisal Standards for Federal Land Acquisitions 
Ethics and the Right of Way Profession 
Basic Capitalization Course 
The Technical Inspection of Real Estate 
The Appraisal of Partial Acquisitions 
Valuation of Conservation Easements Certificate Program 
Office Building Valuation: A Contemporary Perspective 
Principles of Real Estate Negotiation 
Principles of Real Estate Engineering 
Real Estate Finance Statistics and Valuation Modeling 
Marketability Studies: Six-Step Process & Basic Applications 
Forecasting Revenue 
Small Hotel/Motel Valuation 
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