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Pim a County Real Prop e rty S ervic es 

J a n u a ry 2 6 , 2 0 2 4 

Attn : Mr . Jeffrey Teplitsky 
Appraisal Supervisor 
Pim a C ounty Real Property Se rvi ces 
201 North Ston e Avenue, 6th Floor 
Tu c son , A Z , 857 01 

File Numb er: Acq-12 12 04 2E 4.54ac Fe rn and ez 

Dear Mr . Te plitsky , 

In acco rcl ance with yo ur requ es t, I have appr a ise cl th e rea l pr o pert y a t: 

4 335 North Avra R oad 
Tucson, AZ 8574 3 

110001 32 49-FLAP 
File No Aca -1212 04 2E 4 54a 

Th e purpo se of thi s appr aisa l is to develop an op inion of th e defin ecl valu e of th e subjec t property, as improve cl . 
The pr o pert y ri g ht s appr a ise cl a re th e fee s impl e i nt e res t in th e s it e ancl impr ove me nt s . 

In m y o p in i o n , t 11 e cl e fin e cl v a I u e of th e p r o p e rt y as of J a n u a ry 2 5 , 2 O 2 4 

$29 0 ,000 
Two Hundred Nin ety Thous and Doll a rs 

i s: 

Th e a tt ac l1 ecl re p o rt co nt a in s th e cl esc ripti o n , a n a lys i s a nd s upp o rti ve cl a ta fo r th e co nc lu s ion s, 
fin a l o pinion o f va lu e, cl esc ripti ve phot ogr a ph s, ass ignm ent co ndition s ancl appr opri a te ce rtifi ca ti ons. 

JD S 

201 North S to ne A v e nu e, 6 th Floo r, Tu cso n A ri zo na 857 01 
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11OOO1 32 49 -FLAP 
Residential Appraisal Report File NO . Acq-1212 04 2E 4 .5 4ac Fern 

The pu rpose of !his appraisal report is lo prov ide the clien t wi th a cre dible op inion of the def111e d value of the subjec t prope rty, given the in ten ded use ol the appraisal. 

c Iien I Name/lnIendedUse r Pima County Real Property Services E-mail ieff.swanqo{(il pim a .qov 
Clien t Address 201 North Stone Avenue 6th Floor Cilv Tucson Stale AZ Zio 85701 
AddiIiona11nIended use r( sl Pim a Countv Real Prooertv Services and all assians and desianees thereof. 

InIended use To determine the fee sim ole market value of the orooertv des c ribed herein for ootential acauisition bv the Pima 
Countv R e aional Flood Control District (PCRFCD\ 
ProoertyA ddress 4335 North Avra Road City Tucson Sta le AZ Zio 85743 
Ownero l Public Record Jose M . Fernandez co untv Pim a 
Leaal Desc rio Iion S648 .O6' N1O61 .97' W3O5 .2 5' E61O .68' 4 .54 AC SEC 19-13-11 
Assesso r's Pa rcel u 213 -28 - 042E Tax Yea r 2023 R.E. Taxes$ 251 .58 
Neiahborhood Name Un -subdivided Rural Mao Reference Pa : 77 QB:211 Census Trac i 44 .0 9 
Prooe rtv Rinhts Aoora is ed X I Fee Simo le I I Leasehold I lo1her(describe l 2 024 Ful l Cash Value = $44 000 uo from 2023 at $39 000 
Mv re sea rch I I did IX I did no t reveal any prior sa fe s or transfers of 1he subjec t properly fo r the three years orior 10 the effective da le of this ao oraisal. 
Prior Sale/T rans fer : Dale N/A Pr ice N/A so urce(sl Pima Countv Assessor's Office 
Analysis ol prior sa le or tr ansfer his tory ol the sub jec t prop erty (and comparable sales , if applicable) The current orooertv as im oroved has not transferred 
within the prior three years. A sale appears to have occured on 10/1/2 020 for $220 000 with $1 000 down and th e 
remainde r via new VA loan . Sequ e nce number : 20202 7 50296 . The seller was Stan lev Wade Starr and the buver is shown 
as the current owner: Jose M . Fe rn a ndez . 

Offerings, oplion s and con trac ts as or the effec tive (la te of the appraisal The home is not c urrentlv li sted fo r sa le either throuah MLS or as a FSBO 
<For Sa le Bv Owner\ . 

N e ighb o rh oo d Ch a ra c teri s ti cs On e- Unit Hou s ing Tr end s On e- Unit H o u s ing Pre se n1 L o n d U se% 

Loca tion I I Urban Suburban IX IRural Prooe rtv Va lue s I I lncreasina IX ls1ab le I I Declinin g PR ICE AGE One-Uni t 5 % 
Buill -Up I lover75% 25-75% IX I under 25% Deman d/Supply I I Sho rtage IX I In Balance I lover Suoolv $(000 ) (vrs) 2-4 Unil 0 % 

Grow th I I Rao id Siable IX l s1ow Marke lina Time I I und er 3 mlhs IX 13-6 mIhs I lover 6 mIhs 40 Low New Mulli-Familv 0 % 

Neig hborhood Boundaries See Attached Addendum 150 High 3 5 Commercial 10 % 

12 5 Pred . 15 Other VacLn 8 5 % 

Neig hborhood De sc rip tion See Attach e d Addendum 

Market Condi tion s (inclu ding support lor tile above conc lusi on s) S e e Attached Addendum 

Dimen sions 375 .3 1' X 526 .68' Area 4 .5 4 A c res Shaoe Rectanaular v,ew D e sert N e iahbrd 
Spec1f1c Zonin n Classifica tion RH zonin a De sc riotion See Attach e d Addendum 
Zonina Comoltance IX Lena ! I ILeaal Nonconlorm in n (Grand la thered Use I I I No Zonin<1 I I llle aal (describe\ 
Is the high es t ancl best use of the subjec t prope rly as improved (or as proposed per plan s an d speci fica tion s) the pre sen t use? IX_]Yes LJN o If No , desc ribe . S e e Att ac he d 
Addendum 
u ti lili es P ubli c Oth er (d esc ri be } P ubli c O t h e r (de sc ri b e ! O ff -si t e Im nr o v e m en ts- T y p e Pub li e P r iva t e 

Elec trici ty IX I I I TriCoElecCo -Op Wa ter I I X I Shared Well Stre et Dirt I I IX I 
Ga s I I IX I SWG in Are a Sanitary Sewer I I X I S e otic Svste m Allev None I I I I 
Si te Commen Is S ee Attached Add e ndum 

GE NERAL DESCR IPT ION FO UNDATION EXTER IOR DESCR IPT ION mate ria ls INT ER IOR ma terials 

Un its IX lone I lone w/Acc. unit I I I concrete Slab I I crawl Space Founda tion Walls N/A Floors LVT Thrqhout 
U ol Stor ies One !Full Ba se ment I ! Partial Ba semen t Exterior Walls Pre F ab Walls Pnte d Pref a b 
Tvoe IX I Del. I IAII. IS-Dei./En d Uni t Ba semen t Area None s<1 . l1. Roof Surface Meta l Trim/Finish PntedWood 
IX IExis11na I IProoosed I !under Cons t. Ba se men t F1n1sh Non e % Gutters & Down spou ts None Ba th Floor LVT 
De si <1 n (sIvIe1 Manufactured Hom e I Ou tside En 1rv/ExiI I I sum p Pumo Window Tv oe A lum Sliders Ba th wain sc ot Fiberalass 
YearBu ill 19 9 9 ( 2 5 Years) Foundation via C onc rete Storm Sasll/ lnsula ted Non e Ca r Storaqe IX INo ne 
Ellective AC1e IYrsl 8 yrs effective S te m Wall Foundation Sc re ens Standard X I Driveway II ol Cars 4 
All ie X None Hea tinn IX IFWA II IH W I I I Ra dian t Amen ities Woo dSiove(sl II Drivew ay Surlace Dirt -
I I Drop Stair s tairs I011,er I Fuel Ele c tric IFireplace(s) 11 Fence I Gara ri e II ol Cars N/A 
I I Floor S CU ii ie Coolinn IX I central Air Condilionin a X I Pa tio/Deck X Porch X lcaroor1 u ol Cars 1 
I I Fin ishe d H ea Ied I individual II IO11,e r I Pool Other IA11. IX IDe t. I I Bu ill -in 
Appliances IP IRelr inera1or IX I Ranqe /Oven X loishwasher IX IDis oosal IP I Mic ro wave IP lwa she r/Drver I [011,er (describe I 
Finishe d area ab o v e orade conta ins : 6 Room s 4 Bedrooms 2. 00 Balh(sl 1 8 48 Suuare FeeI0IGross Livin a Area Above Gra de 
Add1Iional Fea tures No additional features or upqra de s were note d . Fi x tures a ppliances floorinq e tc. in averaqe c ondition of a 
aualitv commensurate to the e ffe c tiv e aae of the hom e. 

Comments on the Impro vemen ts Standard fe atures throuqhout. Im pro v e m e nts in a v e raae/ao o d c ond ition for th e area and oth e r 
com oe t ina orooerties within thi s oarti c ular m a rket. 

Produ ce d usmg J\CI so ltN are , BOO 23, 8/2l wN1.' ac1we 11 cow 
Pag e I 01,1 

I ri s 101m Cocyr1gh1 0 200~ 2010 J\CI 0 1v1s,ori ol lSO Claims Ser•1,ces , ! fl t , J\ 11 H,gh ls f! estrved 
(gPAR '") General Purp ose Apprai sal Rep ort 05120 10 

GPAl!IOO, JO 0~262010 
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110001 32 49-FLAP 
Re s ide nti a l Appra isal Report File No . Acq - 12 12 o,12E 4 .511ac Fern 

FEATURE SUBJECT CO MP ARAB LE SALE NO . l CO MPARAB LE SA LE NO . 2 CO MPARAB LE SA LE NO. 3 
4335 North A v ra Road 17406 West Spur Be ll Lane 17450 W es t Whitew in g W ay 4254 No rth A nwa y Road 
Address Tucson AZ 85743 M arana AZ 85653 M a ra na AZ 85653 Marana AZ 85653 
Proximity to Sub jec t 25.3 Mi les Northwest 25.3 M iles Northw es t 5.4 M iles West 
Sale Price $ N/A I $ 290 000 I $ 310 000 I $ 290 000 
Sale Price/Gross Liv . Area $ 0 .00 so. ft. $ 1 7 2 . 6 2 sa . ft. I $ 1 7 2 . 9 9 SQ. It. I $ 1 3 1 . 8 2 SQ. ft. I 
Data Source(s) M LS 22307767 M LS 22323623 MLS 223 16191 
Verifica tion Sourcefsl Aaen t lnsoection Aaent l nsoection Aaent l nsoe ction 
VA LU E ADJUSTMENTS DE SCR IP TION DESCR IPT ION ; (.) S Ac1Ju stmcnt DESCR IPT ION '{·) S Ad ustm cn1 DESCR IPT ION 1(·) s Ad usun cnt 

Sale or Financing Conv . Lo a n Conv . Loan Conv . Loan 
Concessmns None soecia l None soecia l Non e soec ial 
Da te ol Sale/Time 6/7 /2023 11/30/2023 10/11/2023 
Lo ca 1ion Xtnded Rura l Xtnded Rural X tnded Rura l Xtended Rural 
Leasehold/Fee Sim ole Fee Simo le Fee S im ole FeeSimole Fee Sim ole 
Si te 4 .54 Acres 4 .13 Acres 5.1 Acres 5 .0 Acres 
View Dsrt Neiahbrd Dsrt Neia hbrhd Dsrt Neiahb rhd Dsrt Neiahbrhd 
Desian fS tvlel Mnfctred Home M nfctred Home Mnfc tred Home M nfctred Hom e 
Oualitv ol Cons tru ction Ave raae A v e raae Averaqe A v eraqe 
Actual Aae 25+/- Yea rs 23Yrs/10 Eff 23Yrs/5 Eff 23Yrs/1 OE ff 
Cond ilion Ave raae/Good Ave raae/G ood Good -10 % -31 000 A v eraae/Good 
Above Grade Total lodrm s.l Balh S Total lod,m s [ Bath s Bedroom Tota l Jortrm s.l Oath s Bedroom r o1a1 lo111m s. l Baths 

Room Coun t 6 I 4 I 2 .00 6 I 3 I 2 .00 2 500 6 I 3 I 2.00 2 500 6 I 4 I 2.00 
Gross Livina Area 1 0 00 1 84 8 SCI. ft. 1 6 8 0 SCI. ft. 1 680 1 792 SIi. ft. 560 2 2 0 0 SIi. ft. -3 520 
Basement& Finished None None Non e Non e special 
Rooms Below Grade None None None None soecial 
Functio nal Ulilitv Ave raae A v eraae Averaae Averaae 
Healin g/Cool,ng FAE/Cnt rl Heat FAE/Cnt rl Heat HTPP/HTPP -6 200 HT PP/HTPP -5 800 
Enerqy Eflicien t Items None Spec ia l None specia l None soecial Leased Solar 
Garaae/Caroort 1 Caroort No ne 2% 5 800 None 2% 6 200 Non e 2% 5 800 
P orch/P atio/D eek C v d Porch No Porch 2% 5 800 No Porch 2% 6 200 Cvd Porch 
F lood Zone AO 1·100%/E H S-55% X AO 1 EHS -2 900 AO1 AO2 Offset X-100% NoEH S -2 900 
Si te Im orvm nts W orkshoo None soec ial 2% 5 800 Horse Shed 2% 6 200 Tuff Shed 2% 5 800 
Access Seasonal Seasona l Seasona l Seasona l 
Net Adius tmen t (To tal! IX I, I I· I $ 18 680 I I • IXJ . I $ 15 540 I I• IXJ. I $ 620 
Adjus ted Sale Price Ne l Adj. Net Acff. Net Acf j. 
of Com parables GrossAd1. 

6 .4% I 
8 .4% $ 308 680 Gross Ad 1. 

-5. 0% I 
19 .0% $ 294 460 Gross Ad1. 

-0 .2 % I 
8.2 % $ 289 380 

Summarv or Sales Comoarison Aooroach At the es ti m a ted v a lu e of $29 0 000 the oackaae oric e oe r sauare foot eaua ls $156 .92 with in 
the ranqe of both pre and oost ad justed valu es. An effort was m ade to loca te improved parcels that were in fluenced to 
some ex ten t by f lood zone des iana tions simi lar to th e subi ec t. Th e im oroved sauare footaae has bee n bracketed with sale 
1 som ewha t sm a lier and sa le 3 laraer . Site sizes for a ll com oarables is very similar to the subject. T he most s ian ifi cant 
ad iustm e nts hav e been mad e fo r vari anc es in condition im oroved sauare foo taae and site im orovem en ts as these 
cateaories reoresen t sianifica nt ootentia l cos t to buve rs. For examole market oarticioants will oav more for orooert ies with 
superior condition larqer imp rov ed square foo taqe and/or siqnifican t site im prov em e nts suc h as wo rkshops corra ls etc . 
Sa le 3 had the least net ad jus tm e nt whi le sa le 1 h ad th e areatest. 
COST APPROACH TO VALUE 
Site Value Commen ts No sepe rate cost app roach has been comp leted . Thouqh app li cable it is not necessary to arri v e at a 
reasonab le and w e ll suooorted valu e conc lus io n . A lso the aa e of the im o rov em e nts wo uld make deore c ia ti o n am aun ts 
more unre liable . Tvo ical lv the cost aooroach is best aoolied when im pro v em e nts are relativ e ly new and depreciation 
fa c to rs are minim a l . 
EST IMA TED I IREPR0DUCT I0N OR I I REPLACEMENT COST NEW OP INION OF SITE VALUE ... ..... .... . ....... ... .......... . ...... = $ 
Source of cost da ta Dwellin q 1 848 SQ. Ft. @ $ . = $ 0 
0uahtv ra 1inc1 Imm cos1 service Effective date or cost data Sct . Ft. @$ .... . = $ 
Commen ts on Cos t Aooroach (oross liv1no area calculations , deore c1a lion, etc. ) 

App licable but not ne cessa ry as re levant and time ly sa les Garage/Carport SQ Ft. @ $ = $ 
data suooo rt s a reaso nab le v a lue co nc lus ion . To tal Estimate of Cost-New ... = $ 0 

Le ss Phvs ical I Functional I External 
Deprec iation I I = $ ( 0 
Deorec1a ted Cos t of lmo rovemen ts. = $ 0 
"As•is" Value ol Site Improvemen ts ......... . . . . . . . . . . . . . . . . .. = $ 

INDICA TED VALUE BY COST APPROACH . = $ 0 
INCOM E APPROACH TO VA LUE 
Es tima te cf Monthly Marke t Rent$ X Gross Ren t Mu ltioher = $ Indica ted Value bv Income Aooroach 
Summary of Income Approach (inclu ding sup po rt lor marke t ren t and GRM) T houah horn es in th is area can and do re nt applicable data rele v ant to 
the subiec t is not readi ly avai lab le. Thouah the aooroa ch is aoo lica bl e it is not necessary to develoom e nt a valu e ooin ion . 

Indi cated Va lu e by : Sa les Compariso n App roach s290 000 Cost Approach (ifdeve loped)S 0 In co me Approa ch ( if d eve loped ) S 0 
As discussed ore vious lv th e Sa les Co m oarison Aooroach is th e m os t re li ab le indi ca tor of oo tential va lue conside ri na th e 
recent da tes of sale and similarities to th e subiect in se v e ral ca teaories . T he Cost and In come Approaches thouah 
aoo licable are not necessary to deve lope a reaso nab le and we ll suooorted valu e ooinion . The aae o f the imorov eme nts 
mak es the Cos t Aoo roach less re liab le wh ile scarcitv of aoo licab le ren ta l data re nd ers th e Income Aooroach in -e ffe c tiv e. 
Th is appraisal is malle lXJ "as is ," LJsubjec t to comple tion per plans and speci lica t1ons on ll1e ba sis of a llypo the tical condit ion tha t the improvemen ts have been comple ted, 

Osubiect to the follow in g repa irs or alterations on !lie bas,s ol a t1ypothe t1cal cond1t1on tha t the repa irs or al tera 11on s have be en comple ted Osub1ect to Ille ro llowing : 

Base d on th e sco p e of work, assu mpti on s, li mit ing condit ions a nd app raiser's cert ifica tion, m y (our)opini on o f th e de fin ed value o f th e real 1>roper ty 

that is the su bj ec t of th is re port is$ 290 000 as of Ja n u a ry 2 5 , 2 0 2 4 , w h ic 11 is 111 e ef fec tive cla te o f th is « 1> p ra isa l. 

B9.r :.:,.,w,,,sal,·,,, ..... ,. 

P•od iced usrng AC t SO hN illt! 8CC 23~ 872f NN 'N ilC N! b com 
Page 2 of 4 

l h s lcrm Coor QM O 2005 201(; AC I O v s,on ol ISO C laims Seiv ces loc. All II grus Rese"ted 
(gPAR '" ) General Purpose App1a1sal Report 05120 10 

G1'1'111 00 ' 10 052620 : o 

Pim a Co un ty 



, I I lfi 

TABLE OF CONTENTS. 

LEGAL DESCRIPTION: .... .... ...... .............. ... ...... ........ ........ .... ... ... .. ..... .... .... 2 

NEIGHBORHOOD BOUNDARIES .. .... .. .. ....... ..... .. .... .......... ... ..... ...... ...... .... 2 

NEIGHBORHOOD DESCRIPTION ... ........... ..... .. ... ... .......... ..................... ... 3 

NEIGHBORHOOD MARKET CONDITIONS .. .. .. ...... ...... ..... ....... .... .. .. ...... .. .4 

ZONING DESCRIPTION ...... ......... ........ .. ...... .... ..... ....... .. ... .............. .......... 5 

SITE COMMENTS ... ....... ............. .... .............. ..... ..... .......... ...... ...... ....... .... .. 5 

HIGHEST AND BEST USE - GENERAL DEFINITION: ......... ....... ... ... ....... . 6 

HIGHEST AND BEST USE AS VACANT: ... ........... ........ .. ... ................... .... . 6 

DESCRIPTION OF IMPROVEMENTS: .. .. ............ ...... ... ... ... ... ... ..... .......... .. . 8 

HIGHEST AND BEST USE AS IMPROVED: ..... ...... ... ...... ... ...... ..... ..... .... .. . 9 

SUBJECT SIZE ........ .. .. ........ ................ ..... .. .......... .... ...... ....... ........ ... ....... 10 

COMPARABLE SALES DISCUSSION: ......... ................. ............. .... ..... .... 10 

ADJUSTED SALES SUMMARY: ......... ... .. ..... ... .... ........ .. ... ... ... .... .... ... ... .. . 10 

SCOPE OF WORK GENERAL DEFINITION: ....... ... .. ..... ... ..... .. .......... .... .. 13 

SCOPE OF WORK - ASSIGNMENT CONDITIONS .. ... ... .... ................ ... .. 14 

EXTRAORDINARY ASSUMPTION - GENERAL DEFINITION: .. .. .... ...... .. 15 

Extraordinary Assumptions Specific to This Assignment: ..... ..... .......... ...... 15 

HYPOTHETICAL CONDITION - GENERAL DEFINITION: ...... ....... .. ... ..... 15 

Hypothetical Conditions Specific to This Assignment: .. ............ ........ ...... ... 15 

APPRAISER QUALIFICATIONS: ......... ..... ..... ....... ...... ......... ........ ....... ...... 16 



LEGAL DESCRIPTION: 
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NEIGHBORHOOD BOUNDARIES 
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The market area in which potential buyers of the subject property would consider for alternative purchase 
is essentially a corridor west of the Tucson Mountains stretching from the Pima-Pinal County line to the 
north, towards the south to Diamond Bell Ranch Road , east to the Tucson Mountains and west just past 
Robles Junction. Area shown in yellow to the right. This wide area covers many square miles. However, 
most potential buyers of the subject parcel are seeking rural locations away from city congestion and traffic. 

Most pursue equestrian activities or even light ranching and the 'fringe' areas of metro Tucson, although 
broad geographically , are within consideration for purchasers of this type of land . Most lot sizes in the area 
range from 3 acres to up to 40 acres although the predominant size is around 5 acres which is in keeping 
with the RH zoning that is prevalent in this area. 
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NEIGHBORHOOD DESCRIPTION 

The market area, within the boundaries described above, is primarily west of the Tucson Mountains. For 
decades, it remained primarily agricultural in nature. The first interest in the area was as a movie studio set 
for the filming of Arizona starring William Holden and Jean Arthur. The open spaces and desert lands 
provided an ideal backdrop for many of the Western films shot during the 1930's. Later, during WWII Ryan 
Airfield was used as a training base for allied pilots both for fighter and bomber aircraft. By the early 1950's 
attractions such as the Arizona Sonora Desert Museum and Old Tucson Studios were established but 
residential uses were limited. 

During the late 1950's, Tucson Estates was planned and established as a manufactured home 
development. Commercial uses remained extremely limited . By the 1960's-1970's residential development 
began a westward expansion and included the Diamond Bell Ranch Estates - a former cattle ranch, 
purchased and subdivided into residential lots. By this time, limited supportive commercial uses began to 
appear on some of the major arterials such as Kinney and Bopp Roads. Uses included convenience stores, 
restaurants, and some retail businesses. Many so-called developments north of the Ajo Highway were 
considered 'wild cat' efforts in which no formal subdivision process was followed. 

The majority of residential uses featured manufactured homes on relatively large sites for those wishing to 
live a more rural lifestyle in the Sonoran Desert. 10-40-acre ranchettes or gentlemen's ranches were 
common. Before the days of state approved subdivision plans, these larger sites were then further 
subdivided into wildcat developments with little consistency in the types of structures that appeared . Roads 
were cut without authorization and later government agencies were left playing catch-up when zoning 
enforcement occurred . 

Two major arroyo systems have continued to hinder potential development. The Black and Brawley Wash 
systems and their tributaries have contributed significantly over many years to sheet flooding during storm 
events. Access to several areas remains a concern and is often seasonal. Pricing reflects not only access, 
but also the presence of utilities and general site improvements, especially water. 

Parcels unaffected by FEMA flood zone designations, and those with utilities readily accessible command 
higher prices than those that are more remote without such amenities. The subject is at the northern end 
of this defined market area that is more residential in nature with some feed grain production to the west 
within the Tohono O'Odham Reservation. Intermittent development has occurred but not in a contiguous 
fashion . 

Manufactured homes are typically sold as home and land packages and not planned area developments 
as is common with site-built homes. Merchant built subdivisions have become more common within the last 
10 years along the major thoroughfares such as Valencia , Kinney , Avra Valley, Trico Marana and Ajo, but 
have not expanded to the more distant locations west of the Tucson Mountains. 

FERNANDEZ NARRATIVE ADDENDA 
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NEIGHBORHOOD MARKET CONDITIONS 

Currently the market appears to be in relative balance. Days on market are currently averaging 10 days in 
the extreme northwest although other rural locations are often greater. The current inventory of housing in 
the Tucson area has been reduced of late and consequently marketing time has gone down while pricing 
has gone up. It is important to note however that, in this case, days on market refers to ALL home types in 
the area including site built and manufactured. The recession of the mid 2000's has only now begun to 
stabilize with slight gains expected in these outlying areas. 

Areas of more rapid growth are evident in the northwest, specifically in locales such as Oro Valley and 
towards the southeast near Vail. The graph below, as noted, demonstrates the median prices for various 
residential categories such as single family, manufactured homes, condominiums, etc. Data is from the 
local Tucson Multiple Listing Service: 

Key Metrics Historical Sparkbars 12-2022 12-2023 % Change YTO 2022 YTO 2023 % Chango 

New l istings ,1111111111,.1111111111,. 742 734 -1 .1% 15,548 12,953 - 16.7% 

12-:2021 G-20?2 12.2022 6-2023 1;! -2(r.l:3 

Pending Sales 111111111 •••• 11111111111. 641 663 + 3.4% 11,829 10,349 - 12.5% 
12-20'2 1 o-20n 12-2022 G-20~ 12-2CQ3 

Closed Sales 1111111111111,11111111111 701 652 • 7.0% 12,332 10,175 - 17.5% 

l:,! -102 1 6-2022 ,2.2021 G-2on 12 -.'023 

Daya on Market Until Sale 1111111111111111111111111 46 44 - 4.3% 24 42 + 75.0% 

12-2021 6,2022 12-2022 0·202'.) 12-2023 

Median Sales Price .. 11lllllllll1111lll11111 $374,900 $385,000 +2.7% $375,000 $385,000 +2.7% 
12-:102 1 6-2022 12-2022 6-202:J 12-2023 

Average Sales Price .• 111ll111ll11111lll11l11 $443,758 $474,250 + 6.9% $451,800 $468,891 +3.8% 

n -2021 G-202~ 12-2022 0-2023 12-2023 

Percent of List Price Received 1111111111111111111111111 98.0% 98.7% +0.7% 100.1% 98.8% -1.3% 

12-20:11 6-2u22 12-2022 8-2023 12-2023 

Housing Affordability Index 1111111111111111111111111 81 78 -3.7% 81 78 -3.7% 

11-2021 6-2022 12-2022 6-2023 12-2023 

Inventory of Homes for Sale 1111111111111111111111111 2,439 2,111 - 13.4% 
12-20'.! 1 C-2CC2 12-?022' 0 -20:l'J 1:' -2003 

Months Supply of Inventory 111111111111111111111111 2.5 2.4 -4.0% 

12-202 1 U-2022 12-2022 6-:l'OZl 12-20'13 



Page 5 of 16 

ZONING DESCRIPTION 

RH (Pima County - Rural Homestead) 1 residence per 4.13 acres. The comprehensive plan is UR or low 
intensity rural, which supports the existing zoning already in place. It is unlikely that a more intensive zoning 
type would be adopted at this time. 

SITE COMMENTS 

This parcel is in the extended west portion of Metro Tucson and west of the Tucson Mountains. 
Topographically it is level, with very little vegetation other than basic natural scrub desert. The size is 
average for the area allowing, under current zoning , for a single building site with buffer area. The typical 
buyer is seeking a semi to rural lifestyle away from city congestion and traffic with possible equine use. 
Most are developed with manufactured housing although some lots feature site-built homes. The site has 
utility service directly available on the site including electric, phone, water (1/5 shared well) and a septic 
system. All services appeared to be functioning and in good working order. 

Access is initially made by going westbound on Picture Rocks Road to Sandario then south 2.5 miles to 
Manville Road , west 2 miles to Avra Road , then south about ½ mile (Avra Road south of Manville is dirt and 
privately maintained). The subject is located along a privately maintained dirt driveway that services several 
lots. Agreements among various property owners are often made to keep roads clear and marginally 
maintained. The subject has both legal and physical access available. 

Other manufactured homes exist in the area, but overall density remains sparse with vacant land prevalent. 
Recent flood zone overlays placed by FEMA and / or by the Pima County Flood Control District have 
discouraged aggressive development of the area. 

FERNANDEZ NARRATIVE ADDENDA 
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HIGHEST AND BEST USE - GENERAL DEFINITION: 

The highest and best use of the property currently suggests development of a site built or manufactured 
home in keeping with the styles and sizes currently in place in the immediately surrounding area. A more 
detailed analysis follows: 

The highest and best use of the land as vacant must meet four criteria . The highest and best use must be: 

Legally Permissible: 

Physically Possible: 

Financially Feasible: 

What uses are permitted by zoning, private restrictions, historic districts, and 
environmental regulations on the site? 

Based on the physical characteristics of the site, what uses are physically 
possible? 

Which uses meeting the first two criteria will produce a positive return to the owner 
of the site? 

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

HIGHEST AND BEST USE AS VACANT: 

Legally Permissible: Legally the property is zoned as Pima County RH or Rural Homestead that allows 
for 1 residence per 4.13 acres. As such the subject at 4.54 acres could accommodate 1 building site . 
Broader uses may include site built single-family residences, manufactured homes, raising of poultry , hogs, 
livestock, and small animals. Commercial stables, riding facilities, riding school , all of which require a 10-
acre minimum. Governmental uses include public parks, school , and childcare facility , health clinic, with 
proper setback of 100' from the roadway that must be paved. 

Though a particular use may be legal from a general perspective, more specific regulations often restrict 
potential uses rather substantially . The comprehensive plan indicates LIR or low intensity rural which 
supports the zon ing already in place. Other zoning types would include GR-1, or SR, with a maximum 
density of 0.3 residences per acre. In the case of the subject, however flood zone designations do have an 
impact on development potential in the future . 

According to a Flood Control District Memo dated December 27, 
2023, Mr. Eric Shepp, Floodplain Administrator noted that the 
subject is zoned 100% AO1 . This zoning designation may well 
adversely impact development potential and can add 
considerably to site preparation costs. AO1 would require a 1' 
buildup plus an additional 1' to be above minimum flood 
requirements. A copy of the memo is attached below and 
outlines some of the concerns that the Pima County Flood 
Control Department has regarding the subject parcel. 
Approximately 55.08% of the site is under the EHS or erosion 
hazard setback area which precludes, in most instances, any 
development. Of particular note, however, is the fact that 
the current manufactured home is OUTSIDE of this 
particular overlay area. 

Uc 1iNtlNl)t. I NA/<. A Tl I tl[)[)[I\Jl).1 
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DISTRICT VICIVIUHANUUM /~w 
Floodplain Management li\; • ,} _, 

___ R_e_g_l_o_n_a_l _F_lo_o_d_C_o_nt_r_o_l _D_is_t_rl_c_t ___ ~~§Y 

DATE: December 27, 2023 

TO: Tammy Jorde FROM: Eric Shepp 
Office of the Director and Chief Engineer Floodplain Administrator 

SUBJECT: Fcrnnndez parcel - Tax ID No. !213-28-042E 

Thanks for the opportunity to review this parcel for potential FLAP acq ulsition. 

The Fernandez pa reel totals approximately 4.5 acres. From a Floodplain Management perspective, this 
parcel is a good FLAP candidate. It is in a severe flood and erosion hazard area, contains Important Riparian 
Area, and is near other District lands. These factors are described more thoroughly below: 

1) FEMA Zone A01 - The entire parcel is within the Zone AOl floodplain, a broad sheetflow floodplain 
associated with Brawley Wash with approximate flood depths of 1 foot. The accuracy of the of Zone 
A01 floodplain is questionable, as the topography suggests that this parcel is part of the broad 
bottom lands of Brawley Wash. 

2) Tributary flooding - The parcel may be impacted by flooding from a CAP overshoot. The flood 
hazards associated with the culvert that cross the CAP canal just upstream of this area have not 
been evaluated. It fs likely, though, based on the best available Information that the tributary 
flooding would not proh ibit residential development. 

31 Proximity to District and other public lands- This parcel Is In close proximity to District lands and is 
in an area of recent acquisit ions. If the goal is to combine connect this parcels into a contiguous set 
of District parcels, this parcel would be appropriate for acquisition . 

4) Important Riparian Area - The entire parcel is designated as IRA, with underlying classification 
Xeroriparfan and 0 . The acquisition, enhancement and conservation of IRA are important elements 
in the SDCP and accordingly t he MSCP. 

Physically Possible: The site is 4.54 acres and as such, could accommodate a single building site. For 
example, residential development featuring a site built or manufactured home might allow for a single home 
plus workshop. However, the flood zone restrictions noted earlier would reduce full development potential 

and be dependent on county approval. 

Site preparation costs and engineering studies would be costlier when compared with other parcels with no 

designations in effect. 



Financially Feasible: The feasibility of a particular use is dependent upon demand. A use may indeed be 
physically and legally possible but there must be a demand for such to be truly feasible . Currently, the 
inventory for similar properties remains high, which softens demand. That same inventory has a variety of 
parcels not as affected as the subject providing many alternatives to potential buyers of the subject without 
the added expense of site preparation. 

► The site is made less desirable within the marketplace due to the reasons outlined above. 

Maximally Productive: It is conceivable that a buyer would indeed purchase this site with the intent to 
either build a site-built structure or place a manufactured home thereon . As noted above, there is a 
substantial inventory of buildable lots that do not have added site preparation costs. The front portion 
closest to the road could well accommodate a residence but the pad would need a buildup of roughly 2 feet 
under the A01 designation . 

Also, any proposed development would be dependent on county permitting and approval, which is not 
guaranteed . 

Considering the information above, with input from Pima County Flood Control District, the highest and 
best use as vacant is concluded to be a single residential site with consideration of added site 
preparation costs or perhaps as assemblage to a neighboring owner seeking to expand buffer area 
and open space. 

DESCRIPTION OF IMPROVEMENTS: 

The site has a permanently affixed 1,848 sq. ft. manufactured home 
constructed in 2016. This is a double wide home roughly 66.0' long by 
28' wide. There is a concrete stem wall foundation with wood steps 
and covered porch near the entry door. Wood steps lead to a back 
door and the laundry room . The home features central heating and air 
conditioning and metal roof. There are four bedrooms with two full 
baths. The flooring is laminated throughout. The kitchen features all 
standard appliances such as electric stove, dishwasher, dispose-all 
and personal items such as a microwave and refrigerator. Painted 
cabinetry is present and in average-good condition . Ceiling fans are 
present throughout. 

The site also has several outbuildings including a workshop, single 
carport and garden shed. Additionally, there are corrals for 
horses/livestock. These are given moderate value in the adjustment 
grid considering age and condition, though effort was made to locate 
sales with similar outbuildings and/or horse facilities. 

L •','!4/\J{) / t'1\() ,.~)"I,'· Al)[)l::N[)A 



HIGHEST AND BEST USE AS IMPROVED: 

The concept of highest and best use of property 
as improved pertains to the use that should be 
made of an improved property in light of the 
existing improvements. Appraisers consider a 
number of alternative uses of the existing 
improvements. 

1. Demolish the existing improvements and 
redevelop the site . 

2. Convert, renovate, or alter the existing 
improvements to enhance the current 
use or change the use of the property to 
a more productive use. 

Pl •c. 9 ' 16 

3. Retain the existing improvements and continue the current use. The existing improvements may 
represent an interim use that helps defray the costs of carrying the property . 

If demolition is ruled out, then changes to the existing improvements - which may include a change of use 
- should be tested next. 

The recognized forms of modification are: 

1. Conversion of the property to an alternative use. 
2. Renovation of the improvements. 
3. Alteration of the property. 

Legal: -

Physical : -

Financial: -

Same as above. 

Same as above. 

Same as above. 

Maximally Productive: The site is currently improved with a manufactured home consisting of 1,848 sf 
more or less. The condition, as noted earlier, is average and overall, the improvement continues to 
contribute to the overall value of the parcel. 

Therefore, as improved the greatest return relative to cost would be keeping the current structure 
(as it still contributes to overall value). 

NOTE: Comparables, thus selected, will also have similar limited utility, restrictions, setback requirements 
and/or other impediments to development. Most will have similar highest and best uses and are thus 
reflective of alternatives that potential buyers of the subject would consider. 



SUBJECT SIZE 

In lieu of a recent survey, the report is based on a site size derived from the plat map provided by the Pima 
County Assessor's Office. The assessor may rely on a variety of sources for site size calculations including 
GIS mapping , survey legal descriptions or in-office planimeter measurements. It is important to note that 
several sizes are given for the subject. 

Pima County GIS mapping indicates 4.35 acres, the assessor's legal descriptions show 4.54 acres and the 
parcel plat map indicates an amount of 4.54 acres. For the purposes of this report, the assessor's legal 
description calculation of 4.54 acres is being used for comparison purposes, as the dimensions are 
more precise. In addition, slight variances such as these do not have a bearing on value and most buyers 
are purchasing a potential building site. 

COMPARABLE SALES DISCUSSION: 

Note on Verification: According to the current edition of USPAP Standards Rule 1-4, "In developing 
a real property appraisal , an appraiser must collect, verify, and analyze all information necessary for 
credible assignment results." The extent of the verification process is further discussed on Page 125 of the 
Appraisal of Real Estate, 14th Edition that states, "Appraisers investigate how much verification of data will 
be necessary for a specific assignment in the determination of the scope of work." 

The concept that the appraiser must talk directly to a party to the transaction to verify data used in an 
appraisal assignment is a requirement found in the Uniform Appraisal Standards for Federal Land 
Acquisitions or "Yellow Book". Much depends on the availability of contact information and the willingness 
of participants to divulge relevant sales details. Consequently , the Scope of Work spells out the way sales 
data may be confirmed using one or more sources as discussed above. 

ADJUSTED SALES SUMMARY: 

At the estimated value of $290,000, the subject is within the range of both pre and post adjusted values . 
Emphasis placed on sale 3 with the lowest net adjustment, followed closely by sale 2. Sale 1 given less 
weight considering several categories requiring significant adjustment. Typically, sales requiring fewer 
and/or less dramatic adjustments are more reliable indicators of potential value than those requiring more 
numerous adjustments in a variety of categories. The final value opinion is below sale 1, slightly below sale 
2, and nearly at sale 3. Before adjustment the range between the low and high sales comparables was 
approximately 14.56%. Adjustment lowered this range to 6. 7%. 

Sale 3 is weighted heavily as it is significantly closer to the subject than sales 1 and 2. These were included 
however due to their date of sale (more recent) , similar flood zone designations, site size, and overall 
condition or upgrades. As well , potential buyers in this more rural locale understand that the 'neighborhood' 
is much broader geographically than might be typical in an urban setting. The greater distances generally 
appeal to a market willing to commute and/or have livestock for example. 



Sale 1 is at 17406 West Spur Bell Lane in Marana Arizona northwest of the subject parcel. This parcel 
sold on 6/7/2023 for $290,000 with $29 ,000 down and the remainder via new conventional loan from a 
financial institution. No additional financing or other concessions were noted at the time of sale. The seller 
was BDB Capital LLC and the buyer was Edward Port. 

Adjustments were considered for the following : positive or upward adjustments were made for the bedroom 
count and for the smaller improved square footage. Additional upward amounts made for the lack of any 
car storage facility and for a covered porch as noted for the subject. Downward amount included for the 
less severe FEMA flood zone. For example, less of the parcel is impacted by the erosion hazard setback 
as for the subject. Final upward amount considered for the lack of a workshop or corrals. 

Confirmed with Michael D. Rhodes of Realty Executives -Arizona Territory . Overall , this sale was adjusted 
upward . 

Sale 2 is at 17450 West Whitewing Way in Marana, northwest of the subject. This parcel was sold on 
11/30/2023 for $310,000 with $100,000 down and the remainder via a new conventional loan from a 
financial institution. No additional financing or other concessions noted at the time of sale. The seller was 
The Sciutto Family Trust and the buyer was Kevin J. Trapp. 

Adjustments were included for the following : A downward amount was included for the superior condition 
of this sale as several recent upgrades have been made including - painting, flooring, appliances, lighting , 
kitchen , and bathrooms. Positive adjustments were made for the bedroom count, and slightly smaller 
improved size. Negative amount for the heat-pump heating and cooling system which is considered more 
energy efficient. Positive amount included for the lack of any car storage, porches or additional site 
improvements. The FEMA flood zone designations are similar enough to the subject to warrant an 'offset' 
adjustment. 

Confirmed with Morgan McManus of Long Realty Company . Overall, this comparable was adjusted 
downward. 
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Sale 3 is at 4254 North Anyway Road, west of the subject parcel. It sold on 10/11/2023 for $290,000 with 
$10,150 down and the remainder via new conventional financing . No additional financing or other 
concessions noted at time of sale. The seller was Wyatt Ginn and the buyer was Clayton Casey. 

Adjustments were made for the following : negative amount considered for the larger improved square 
footage and the more energy efficient HTPP HVAC system relative to the subject parcel. Upward amounts 
included for the lack of any car storage and negative for the less severe FEMA flood zone designations. In 
short, the parcel is less restricted by flood zones than noted for the subject. Upward amount considered for 
the inferior site improvements. In this case the comparable has only a garden shed compared to the subject 
with workshop, corrals and garden shed . 

Confirmed with Pam Browning of Long Realty Company. Overall, this sale was adjusted downwards. 

Most potential buyers of the subject are seeking rural locations with building sites available on larger, 
affordable sites. Improved properties like the subject are influenced by differences in improved square 
footage with larger homes selling at lower package prices (a per unit value representing both the 
improvement and land) per square foot than smaller dwellings. 

► The value is thus $290,000 for 4.54-acre site and 1,848 sq. ft. affixed 
manufactured home. 

► The estimate value of $290,000 is above the initial sales price of $220,000 in 2020 
and recognizes a significant increase in values over the interim period. The current 
value estimate is about 32% higher than noted for 2020 or roughly 7. 95% per year. 
Considering the rate of appreciation in 2021-2022 this is not unusual. Prices have 
remained high despite mortgage rate increases due to ongoing demand and 
reduced inventory. 
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SCOPE OF WORK GENERAL DEFINITION: 

o The type of data and the extent of research and analyses. (SVP) 
o The type and extent of research and analyses in an appraisal or appraisal review assignment. 

(USPAP, 2024). 

The Scope of Work for an appraisal assignment is defined by the Uniform Standards of Professional 
Appraisal Practice (USPAP) as "the research and analyses that are necessary to develop credible 
assignment result" . 

For each appraisal and appraisal review assignment, an appraiser must: 

o Properly identify the problem to be solved . 
o Determine and perform the scope of work necessary to develop credible assignment results; and 
o Disclose the scope of work in the report." 

The appraisal is intended to comply with the 2024 USPAP. The findings are conveyed in an Appraisal 
Report as defined by USPAP. The appraisal assignment and report have been completed in response to 
a request for an appraisal of the subject property by the Pima County Flood Control Department. 

The appraisal assignment includes the appraisal of the property described and referred to as "the subject", 
"subject property", "subject parcel" or in other various ways meant to describe the subject property, and the 
preparation of an appraisal report. 

The appraisal report describes the subject property being appraised, analyzes data selected and compared 
to the subject property, and renders an opinion of the market value of the subject property as of the effective 
date of the report. 

The appraisal report is prepared and reported following the Uniform Standards of Professional Appraisal 
Practice published by the Appraisal Foundation, the Code of Ethics and the Standards of Professional 
Appraisal Practice of the Appraisal Institute, the standards of Title XI of the Federal Financial Reform, 
Recovery, and Enforcement Act of 1989 (FIRREA}, and to those standards and specifications dictated by 
Pima County. 

This appraisal report is only intended for use by Pima County Real Property Services and the designees 
and/ or assigns thereof. Use of this appraisal report by others not named is not intended by the appraiser. 

The purpose of the appraisal report is to provide the appraiser's opinion of the fee simple market value 
interest of a specific property that has been previously identified . This report is intended to be used to 
assist the intended user in the determination of the just compensation due to the property owner for the 
potential acquisition of the subject property. It is not intended for any other use. 

A statement and conclusion of the highest and best use of the subject property is given by the appraiser 
and is supported by various standards and resources related to land use, supply and demand, 
governmental requirements, site utility , environmental issues, availability of public utilities, access, and 
present and anticipated economic elements which might have an impact on the marketability of the subject 
property , 

FERNANDEZ NARRATIVE ADDENDA 
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The appraisal process includes the physical inspection of the subject property, the photographing of the 
subject property, the research of all pertinent information related to the subject property (zoning, flood, size, 
topography, etc.) the selection, review, analysis, and confirmation of recent market (sale/escrow/listing) 
data deemed comparable to the subject property. 

Further, it includes the collection of economic, demographic, and statistical data from published sources 
including any one or all of the following: Co-Star™, Tucson Multiple Listing Service (TAR/MLS), Loop-Net™, 
various brokerage offices that publish data, and various sources that publish data relevant to the Tucson 
and Pima County real estate market. Any or all of these sources may assist the appraiser in completing 
the appraisal report. 

The subject property is improved land (with 1,848 sf manufactured home) consisting of 4.54 acres 
more or less. The appraisal report concludes an opinion of the fee simple market value of the subject 
property using the Sales Comparison Approach. The Sales Comparison Approach process includes a 
thorough search of the real estate market for current data (sales, listings, and escrows) considered relevant 
and comparable to the subject property. The selected data has been confirmed, when possible, with one 
or more parties to the transaction, review of the deed (affidavit of value), and/or records of the Pima County 
Recorder and Assessor. 

The appraiser compared the sales/listings/escrows to the subject property and makes adjustments to the 
comparable data in terms of those factors deemed superior in comparison to the subject property, inferior 
in comparison to the subject property, or equal to or having offsetting factors in comparison to the subject 
property. The Sales Comparison Approach provides the basis and support of the final opinion of the market 
value of the subject property. The appraisal does not include the Income Approach or Cost Approach 
methods of valuation as these approaches are applicable but not necessary to this assignment. 

The development of the final opinion of value includes performing the appraisal process in conformance and compliance 
with the Uniform Standards of Professional Appraisal Practice as defined by the Appraisal Standards Board. This 
appraisal report is only a summary of the appraisal data, analyses, and conclusions that the appraiser performed for 
this assignment. The file retained by the appraiser includes all supporting documents for the concluded opinion of value. 
The work file and the appraisal report are what constitute the "appraisal" and both parts are considered integral to the 
final opinion of value. 

SCOPE OF WORK - ASSIGNMENT CONDITIONS 

Additional Scope of Work/Assignment Conditions Specific to this Assignment: 

1. Client: Pima County Real Property Services and all assigns and designees thereof 
2. Intended Use: To determine the fee simple market value of the subject as described. 
3. Intended Users: All assigns and designees authorized by Pima County Real Property Services. 
4. Type of Value: Fee simple market value. 
5. Effective Date of Value: January 25, 2024 
6. Physical Characteristics: As described within report. 
7. Assignment Conditions: As follows -
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EXTRAORDINARY ASSUMPTION - GENERAL DEFINITION: 

An assumption, directly related to a specific assignment, as of the effective date of the assignment results, which, if 
found to be false, could alter the appraiser's opinions or conclusions. 

Comment: Extraordinary Assumptions presume as fact otherwise uncertain information about physical, legal, or 
economic characteristics of the subject property or about conditions external to the property, such as market conditions 
or trends; or about the integrity of data used in the analysis. (USPAP. 2024 Ed.) 

Extraordinary Assumptions Specific to This Assignment: 

It is assumed that no environmental issues or concerns do not affect the subject as of the date of inspection. Should 
environmental issues be of special concern to the client it is recommended that an environmental survey be conducted. 
The results of the same may or may not affect the value herein and the appraiser reserves the right to readdress the 
value estimate w~en such results are available for review. It is also being assumed that the interior condition is 
commensurate with what is indicated on the owner provided interior photographs. For this report the condition is noted 
as being average/good for the market area. 

HYPOTHETICAL CONDITION - GENERAL DEFINITION: 

1. A condition that is presumed to be true when it is known to be false. (SVP) 

2. 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. Comment: Hypothetical conditions 
are contrary to known facts about physical, legal, or economic characteristics of the subject property; or about 
conditions external to the property, such as market conditions or trends; or about the integrity of data used in an 
analysis. (USPAP, 2024 Ed.) 

Hypothetical Conditions Specific to This Assignment: 

No hypothetical conditions are being employed. and the subject is being appraised ·as is' and as of the date of 
inspection. 

FERNANDEZ NARRA TI VE ADDENDA 



APPRAISER QUALIFICATIONS: 

Jeffrey D. Swango, SRA, AI -RRS, SR/WA, R/W-AC, R/W-NAC is a certified general, 
senior real property appraiser with the Real Property Services Dept of Pima County 
in Tucson. A third -generation appraiser, he earned a bachelor's degree from the 
University of Arizona in 1990 and has been appraising for 29 years, 11 of which were 
in private practice in a family run appraisal company. 

Beginning primarily with residential appraisal assignments Jeff expanded his 
practice to include land and commercial properties obtaining his general certification 
in 2003 after joining the appraisal section of Pima County Real Property Services. 

Regular assignments include right of way appraisals for a variety of properties throughout the county 
including single family residences , land, and commercial parcels, review appraising , license and fee 
settings, budget projections and various teaching engagements nationwide. 

Jeff has authored several articles that have appeared in Right of Way magazine and other related 
professional appraisal publications. He has been active with both the IRWA and the Appraisal Institute 
serv!ng in various capacities including that of president for each chapter. He is currently a certified instructor 
for the IRWA and teaches most of appraisal courses offered by that organization. 

He holds the SRA, and AI -RRS designations of the Appraisal Institute and the SR/WA, R/W-AC, and R/W­
NAC designations/certifications of the International Right of Way Association . Mr. Swango enjoys the 
tremendous variety within the field of eminent domain and the more difficult assignments where theory and 
methodology are often challenged. 
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Scop e of Work, A s sumption s and Limiting Conditions 

Sco p e o f w o rk i s d e fin e d in th e U n ifor m S ta n da r ds o f P ro fess iona l Appr a isa l Pr ac ti ce as" th e typ e a n d ex tent o f r esea rc h a nd a n a ly ses in a n 
ass ig n rn e n t." In s h o rt , sco p e o f w o rk i s s im ply wh a t th e ap pra ise r did a n cl d id n o t d o cl u rin g th e co ur se o f th e ass ignm e nt. It in c lu des , but i s n o t 
limited to : th e ex tent t o whi c h th e pro p e rt y i s ide n t i f ied a n d in spec te d, th e typ e a nd ex ten t o f d a ta resea r c h e d, th e ty pe a nd ex te n t o f a n a ly ses a ppli ed 
t o ar riv e a t o pini o n s o r co n c lu s io n s. 

Th e sco p e o f th i s ap pr a isa l a ,, d e n s uin g cl i sc u ssio n in th is r e p o rt a r e s p ec ifi c to th e n ee d s o f th e c l ie nt , o th e r id e ntified inte n d e el u se r s a n cl t o tl1 e 
in t e n cl ed u se o f th e r e p o r t. T t, i s r e p o rt w as pr ep a r e d for th e so le a n cl exc lu s iv e u se o f th e c li ent a n d o th er ide ntifi ed intend e d u se r s f o r th e id e ntifi ed 
int e nd ed u se and it s u se by a n y o th e r pa rti es i s p r o hibite d . T h e a ppra ise r i s n ot res p o n sible fo r u na uth o ri ze d u se o f th e r e p o rt. 

Th e appra i se r 's ce rtifi ca ti o n ap p ea ring in thi s ap pra isa l re p o rt i s s ubj ec t t o th e f o ll o win g co nd i ti o n s and t o s u e t, o th e r s p ec ifi c co n d iti o n s as a r e 
se t f o rth by th e a ppra ise r in th e r e p o rt. All ex tr ao r d in a r y assu m p ti o n s a n d hy po th e ti ca l co ndit io n s are sta te d in th e r e p o rt a n d mig ht h av e a ff ecte d th e 
ass ig nrn ent res ult s. 

1. The appraiser assumes no responsibi lity for ma tters of a lega l na tu re affecting the prope rty appra ised or title there to, nor does lhe appraiser render any opinion as to the title, which 1s 
assume d 10 be good and marke table . The property is appraised as though under responsible ownership . 

2. Any ske tch in this report may show approxima te dimensions and is inclu ded on ly 10 assis t the reader in visualizing the property . The appraiser has made no survey al the property . 

3 . The appraiser is no t required to give tes timony or appear in court because ol having made the appraisal with reference to the property in ques tion , unless arrangements have been 
previously made there to. 

4 . Ne ither all, nor any part ol the con ten t of lhis report , copy or other media thereof (inc luding conclusions as to the proper ty value. the iden tity of the appraiser, proless ional designa tions. 
or the firm wi th which the appraiser is connec ted). shall be use d for any purposes by anyone but 11,e clien t an d other in tende d users as iden tifie d in this report. nor sha ll ii be conveyed by 
anyone to the public through advertising , public re lations, news , sales, or other media, wi thou t the wri tten consen t of the appra iser . 

5 . The appraiser will no t disclose the con ten ts of this appraisal report unless re quirell by applicable law or as specified in the Unilorm Stan dards of Professiona l Appraisal Prac tice . 

G. Informa tion, es timates. and opinions lurn1shed to the appraiser , an d con taine d in the report. were obtaine d lrom sources consill ered reliable and believed to be true and correct. 
However, no responsibili ty for accuracy ol such items lu rni sl1ed to the appraiser is assume d by the appraiser . 

7. The appraiser assumes tha t there are no trnl den or unapparen t condi tions ol the prope rty, subso il, or structures, which wou ld ren der it more or less valuable . The appraiser assume s 
no res1l0nsibi lity !or such condi tions, or for engineering or tes ting , which migh t be re quire d to discover sucl1 !ac tors . This appraisal is not an environmen tal assessmen t of the prope rty an d 
should no t be considere d as such . 

8. The appraiser specializes in the va lua tion of real proper ty and is no t a home inspec tor, building con trac tor, struc tural engineer, or similar expefl, unless otherw ise no ted . The appraiser 
did no t conduct the in tensive type ol field ollservations ol the kind in tended to seek and discover prope rty de lec ts. The viewing ol the proper ty an d any improvemen ts is for purposes of 
developing an opinion of t11e defined value ol the prope rt y, given the in ten ded use of this assignment. Statemen ts rega rding cond ition are based on surface observa tions on ly. The 
appraiser claims no special expe rt ise regard ing issues inc luding , bu t no t limi ted to: foundation se tt lemen t, basemen t mois ture problems, woo d des troying (or othe r) insec ts. pes t in festation, 
ra don gas, lead based pain t, mold or environmen tal issues . Unless otherwise in dica ted, mechanical sys tems were no t ac tiva ted or tested. 

This appraisa l repor t st1ould not be used to disc lose the condition ol t11e property as it rela tes 10 the presence/absence of defects . Tile clien t is invi ted and encouraged to employ qualif ied 
expe rts to inspec t and ad dress areas of concern . II nega tive condi tions are discovere d, the opinion of value may he affec ted . 

Unl ess o th e rw i s e n ote d, th e a p 1>ra ise r ass um es th e co m pone nts th at co n s titut e th e s u b j ec t prope rty irn p rove m e 11 t( s ) a re fund a m e 11 t a lly so u n cl a n d in 
w o rkin g o r de r . 

Any viewing of the prope rty by the appraiser was lim ite d 10 readily observable areas . Unless otherwise no ted , all ies and crawl space areas were no t accesse d. The appraiser did no t move 
furn iture, floor coverlngs or other items tha t may res trict the viewing of the prope rly. 

9. Appraisals rnvolving hypothe tical condi tions rela ted to completion of new cons truc tion, repairs or al tera tion are lrnsed on the assump tion tha t such comple tion , al tera tion or repa irs will 
be compe tenlly perform eel . 

10 . Unless the inten ded use of 11lis appraisal specifically includes issues ol property insurance coverage, this appraisal should no t be used lor such purposes . Reproduc 1ion or 
Replacemen t cos t rigures use d in the cos t approacti are for valua tion purposes only, given the in tendecl use of the ass ignmen t. The Delinition ol Value used in this ass ignmen t is unlrkely 
to Ile consis tent with Ille clefin ilion of Insurable Value for property ins urance coverage/use . 

1 1. T h e A C I Ge n era l P urp ose Ap p ra i s a l Re p o rt (GP AR '"' ) i s n o t in t en cJ e d for u se in I ra n sac ti o n s th a t r equire a Fa nnie M ae 1 o O 4 /F r e cl d ie M ac 7 O f o rm , 
a lso kn o wn as th e Unifo rm Res id e ntia l App ra isa l Re p o rt (U R AR). 

Ad cl iti o n a l co mm en t s Re la te d To Sco p e O f W o rk , A ss umpti o n s a nd Limitin g co n cl i t io n s 

See Att ac he d Add endum 
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1100013249-FLAP 
Residential Appraisal Report File No . Acq-1212 0'12E t1 .54ac Fern 

Apprais e r's C erti fication 

The appra i se r(s) certif ies that, to t11 e be s t of the appraiser 's knowledge and b e li ef: 

1. The statemen ts ol lac t con tain ed in this report are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reporled assumpt ions and limiting con ditions and are the appraiser's personal, impa rt ia l, and unb iase d 
professional analyses, opinions, and conclusions . 

3 . Unless otherwi se stated, the appraiser t1as no present or prospec tive interes t in th e prope rty tha t is th e sub jec t al 1111 s report and has no personal in teres l with respec t to the parties 
involve d . 

4 . The appraiser tia s no bias with respec t to the proper ty that is the subjec t al th is report or to til e parties invo lve(! with this as signment. 

5 . The appraiser's engagemen t in lhis assignment was no l contingent upon developing or report ing pr ede termined results . 

6 . The appraiser's compensation lor comple ting this assignment is not contingent upon the developmen t or report ing of a predetermrned value or direc tion in value that lavors the cause of 
th e clien t. th e amount of the value opinion. th e attainmen t of a stipula ted result, or th e occurrence al a sub se qu en t even t direc tly related to the inten ded use ol th is appraisal. 

7. The appraiser's analyses, opin ions . an d conc lu sions were developed , and th is report has been prepared, in conformity with th e Un iform S1andartl s of Professional Appra isal Practice . 

8 . Unless otherwise note(!, th e appraiser has made a personal inspection of th e property th at is the subjec t of this report. 

9 . Unless noted below, no one prov ide d sign ifican t real property appraisal assistance to th e appraiser signing th is certification. Signilican t real property appraisal assislance provided by: 

No one provided additional appra isal assistance to th e app rais e r singing this report . I have performed no services, as an 
appraiser, or in any other capacity, regarding the property that is th e subject of this report within th e three (3) year period 
immediately preceding acceptance of this assignment. 

Additi o n a l Certifications: 

1 . The reported analysis, opinions, and conc lusions were developed, and this report ha s been prepared in con formity 
with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute . 

2. The use of this report is subject to the requirements of the Appraisal In stitute relating to review by its duly au thorized 
representatives. 

3. As of the date of this report , I Jeffrey D. Swango, SRA, AI-RRS, SR/WA, R/W-AC have comp leted the continuing 
education program of the Appraisal Institute . 

Definition o f V a lu e: (Z] MarketV a lu e O otherValue: 

so urceolDelin, tion : The Aooraisal of Real Estate 15th Edition Aooraisal Institute - 2020 Paae 48. 
Them ost 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 th e buyer and seller each acting prudently, knowledgeably, a nd for se lf- interest , 
and assuming that neither is und er undue duress . 

ADDRESS OF THE PROPER TY APPRA ISED : 
4335 North Avra Road 
Tucson AZ 85743 
EFFECT IVE DATE OF THE APPRA ISAL : J anuarv 25 2024 
APPRA ISED VALUE OF THE SUBJECT PROPERTY $ 290 000 -------------

APPRAISER SUPERV ISORY APPRAISER 

Signa ture : ~ __:"1.// /. ; 

Name : Jeffrev D./.S-wanao½ RA AI-R IKS 
State ~cer1,lica11o.n II C'e rtified tG' en era I R. lo.' Appraiser 31133 
or Licyi-s I / - / -

or 0-fH'e r (describe) : '--._./ ·-----~ -----------

Signa ture : 

Name : 

State Ce fl ifica tion 11 

or License JI 

State: 

State: Arizona Exp irat ion Date ol Ce rt ificat ion or License : 

Expiration Date olCertilica tion or License : January 31 , 2025 Date of Signature : 

Da te of Signa ture anu Report : ~J_a_n_u_a_r_y ~2_6~~2_0~2_4 ___________ _ 
Date ol Property v,ew ,ng : _J~a_n_u~a_r~v_ 2_5~_2_0_2_4 ___________ _ 

Da te ol Property View ing : 

Degree of property viewing : 

[ZJ Interior and Extenor 

BElC:~.,,, .. ,.,,o,,·a ,,, ... , 

OExter1or Only 

Degre e ol properly view ing : 

O 1n1erior and Ex terior 

Oo1d no t personally view 
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Pag e <I or ,1 
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0 Exterior On ly 0 Did no t per son al ly view 
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SUBJECT PROPERTY PHOTO ADDENDUM 

Client: Pim a Count Real Pro ert Services 
Property Addre ss : 4335 North Avra Road 
Cit : Tucson State: AZ 

File No .: A c - 12 12 042E 4.54a c Fernandez 

Case No .: 1100013249-FLAP 
Zi : 85743 

FRONT VIEW OF 
SUBJECT PROPERTY 

Appraised Date: January 25, 2024 
Appraised Value:$ 290,000 

REAR VIEW OF 
SUBJECT PROPERTY 

STREET SCENE 



LOCATION MAP 

Client: Pima County Real Property Services 
Property Address: 4 335 North Avra Road 
Cit : Tucson 
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COMPARABLE PROPERTY PHOTO ADDENDUM 

Client : Pim a Count Real Pro e rt Services 
Property Address : 4335 North Avra Road 
Cit Tucson State: AZ 

File No .: Ac -12 12 0/42E 4 .54ac Fernandez 

Case No .: 1100013249-FLAP 
Zi : 85743 

COMPARABLE SALE #1 

17406 West Spur Bell Lane 
Marana AZ 85653 
Sa le Date: 6/7/2023 
Sa le Pric e:$ 290,000 

COMPARABLE SALE #2 

17450 West W hitewing Way 
Marana AZ 85653 
Sa le Date: 11/30/2023 
Sa le Price:$ 310,000 

COMPARABLE SALE #3 

4 25 4 North Anway Road 
Maran a AZ 85653 
Sa le Date: 10/11/2023 
Sa le Pric e $ 290,000 



Client : Pim a Count Real Pro ert Services 
Prop erty Address : 4335 North Avra Road 
Cit : Tucson 

Extra Photo Page 2 

State : AZ 

Fil e No. : A c - 1 2 12 04 2E 4 .54 ac Fe rn a nd ez 

Case No .: 1100013249-FLAP 
Zi 85743 
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LVT Flooring 

Family Room 
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RFCD Memo 

Client: Pima Count Real Pro ert Services File No.: Ac - 12 12 042E 4 .54 ac Fern and ez 

Property Addres s: 4335 North Avra Road Case No: 1100013249-FLAP 
Cit : Tucson State: AZ Zi : 85743 

DATE: December 27, 202l 

TO: Tammy Jorde FROM: Eric Shepp 
Of!ice of tho Dil'ector nnd Chief Engineer floodplain Adm in istrntor 

SUBJECT: Fc1·111rndc~ 1uu·cd - Tax ID No. 213-28-042 E 

Thanks: for the opportunity to review this parcel for potential FLAP acquisition. 

The Fernandez parcel totals approximately 4.5 acres. From a Floodplain Management perspecti've, this 
parcel is a good FLAP candidate. It is in a severe flood and erosion hazard area, contains Important Riparian 
Area, and is near other District lands. These factors are described more thoroughly below: 

11 FEMA Zone AOl - The entire parcel Is within the Zone AOl floodplaill, a broad sheetflow floodplain 
associated with Brawley Wash with appro><imate flood depths of 1 foot. The accuracy of the of Zone 
A01 floodplain is questionable, as the topography sugsests that this parcel is pa rt of the broad 
bottomlands of Brawley Wash. 

21 Tribotarv flooding - The parcel may be irnpacted by flooding frC)m a CAP overshoot. The flood 
hazards associated with the culvert that cross the CAP canal just tipstream of this area have not 
beeri evaluated. It Is likely, though, based on the best available information that the tributary 
flooding would not prohibit residential development. 

3] Proximity to District and other public lands -This parcel is In close pro:dmity to District lands and i~ 
in an area of recent acquisitions. If the goal is to combine connect this parcels into a contiguous set 
of District parcels, this parcel would be appropriate for acquisit ion. 

4) Important Riparian Area -The entire parcel is designated as IRA, with underlying classification 
Xeroriparian and D. The acquisition, enhancement and conservation of IRA are Important elements 
in the SDCP and accordingly the MSCP. 

201 North Stone Avenue, 6th Floor , Tucson Arizona 85701 



Client : Pima Count Real Pro ert Services 
Pro ert Address:4335 North Avra Road 
Cit : Tucson 
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PLAT MAP 

Client : Pim a Co unt R ea l Pro e rt S e rvi c es File No.: Ac -12 1 2 042E 4 .5 4ac Fe rn an d ez 

Pro pe rty Address: 4 335 North Av ra Ro a d Case No .: 110001 32 4 9 -FLAP 
Cit : Tu cson State: AZ Zi : 8574 3 
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Client: Pima County Real Property Services 
Property Address: 4335 North Avra Road 
Cit : Tucson 

Aerial Map of Subject 

State : AZ 

File No .: A cg -1 2 1 2 04 2E 4 .5 4ac Fe rn and ez 

Case No.: 1100013249 - FLAP 
Zi : 85743 
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Client: Pima County Real Property Services 
Property Address : 4 335 North Avra Road 
Cit : Tucson 

Zoning Map 

State : AZ 
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Zi : 85743 
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Clie nt : Pima Count Re a l Pro ert Servi ces 
Prope rty Address: 4 33 5 North Avra Road 
Cit : Tucson 
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Compre he nsive Plan Map 
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Topography Map 

Clien t: Pima County Real Property Services Fi le No. : A cg- 12 12 042E 4 .5 4ac Fe rn a nd ez 

Property Address : 4335 North Avra Road Case No .: 1100013249-FLAP 
Cit : Tucson State: AZ Zi : 85743 
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Locational Data f rom City-Data .Com 

Client : Pima Co unt Real Pro e rt Services Fi le No .: Ac - 12 12 042E 4 .54ac Fe rn and ez 

Case No.: 1100013249-FLAP 
State: AZ Zi : 85743 
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Tucson M LS Sta tistical Data 

Client: Pima County Real Property Services 
Property Address : 4335 North Avra Road 
Cit : Tucson 

December 2023 
U.S. existing-home sales rose from a 13-year low, climbing 0.8% frorn the 
previous month and breaking a five-month streak in which sales declined, 
according to tho National Association of REALTORS® (NAR). DespltB th@ 
Increase, sales were down 7.3% compared to the same period last yoar, as 
affordability challenges continue to hinder prospective buyers. Most of this 
period's closed sales went under contract in October, when mortgage rates 
wf!re al a lwo-<Jecado high. With ratos having dropped more than a full 
percentage point since then, eidsting-home !Ulles may continue to pick up 
in the months ahead. 

Nm,, Listings decreased 1.1 percent for Single FamlJ~, but lncroaSfld 3.1 
percent for Townhouse/Condo. Pending Sale-$ increased 3.4 percent for 
Single Family but decreased 18.0 percent for Townhouse/Colldo. Inventory 
decreased 13.4 percent for Single Family and 14.4 percent for 
Townhouse/Condo. 

Median Salos Price increased 2.7 percent to $385,000 for Single Family bul 
decreased 0.4 percent to $248,500 fa, Townhouse/Condo. Days on Marl<et 
decreased 4.3 peroent for Single Family and 26.3 percent for 
Townhouse/Condo. Months Supply of Inventory decreased 4.0 percent for 
Sing le Family but Increased 5.6 percent for Townhouse/Condo. 

Low levels of inventory continue to impact U.S. tiome eales, offering few 
optiooo for aspirin,g buyers to choose from. Going into December thoro 
warn 1.13 million units for salo. down 1.7% from lhB previous month bot up 
0.9% from the same period la.st year, for a 3.5 months' supply al the current 
sales pace, As a result, sales prices remain high nationwide, with NAR 
reporting tho modlan existing-homo pflco rose 4% annually lo $367,600 as 
of last measuro, the fifth consecutive month of yeat-over-year price gains. 
Homebuyer demand is picking up, and without a significant increase in 
~ 1pply, e~perts believe home prices will likely remain elevated for some 
Un1e to como. 

File No .: A cq- 12 1 2 04 2 E 4 .5 4ac Fern a nd ez 

Case No.: 1100013249-FLAP 
State : AZ 

Quick Facts 

-12.2% 
Change in 

ClffedSalu 
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Zi : 85743 

+5.7% 
Change., 

Median Sale& Price 
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- 13.6% 
Change in 
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Single Family Market Overview 
Townhouse/Condo Market Overview 
New Listings 
Pending Sales 
Closed Sales 
Days on Market Until SaJe 

Median Sales Price 
Average Salas Price 

Percent of List Price Received 
Housing Affordability Index 
Inventory of Homes for Sale 
Months Supply of Inventory 

All Residential Properties Market Overview 
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t Rea l Pro ert Services 
Client : Pim a Co~~35 No rt h A v ra Road Property Add ress. 
Cit : Tucson 
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R eg res sion Graph 

Client: Pim a C o unt Rea l Pro e rt S e rvi ces File No.: Ac - 12 12 04 2 E 4. 54ac Fe rn a ndez 

Prope rty A dd ress: 4 33 5 North Avra Road Case No. : 110001 324 9- F LAP 
Cit : Tucson State: A Z Zi : 8574 3 
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