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December 6, 2017

Attn: Mr. Jeffrey Teplitsky,

Real Property Appraisal Supervisor
Pima County Real Property Services
201 North Stone Avenue, 6th Floor
Tucson, AZ, 85701

File Number; 5KG Investments

Dear Mr. Teplitsky.
In accardance with your request, | have appraised the real property at:

15000 West Trico Marana Road
Marana, AZ 85653

The purpose of this appraisal is to develop an opinion of the defined value of the subject property, as vacant.
In my opinion, the defined value of the property as of December 5. 2017 is:
$5,000

Five Thousand Dollars

The attached report contains the description, analysis and supportive data for the conclusions,
final opinion of value, descriptive photographs, assignment conditions and appropriate certifications.

Respectfully submitted
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1100016953

Land Appraisal Report File No. 5KG Investments
The erpos ofthis sapraisal sepon 5 io :umi:h. the client with a credible opinion of the defined value of the subject praperty. g_ive.n the intended use of the appraisal.
Cipn Mamereeaded User Pima County Real Property Services £-mail Jeff.swango@pima.gov —_—
Client Address 201 North Stone Avenue, 6th Floor o Tucson State AZ Iip 85701

RPCS

Additignal Intended User(s) Pima Countz Reai Property Sarvices and all 338igns and dasignass thersol Plaase sea ths edracrdinary assumption in the 3ddanda poton ¢ s Farisd fagdetey IPG

iuended Use To determine the trail easement value based on the fee simple market value of the larger parcel.,

Propenty Address 15000 West Trico Marana Road iy Marana State AZ Iip 85653
Owner of Public Record SKG Investment Company. LLC County Pima
al Description See Attached Addendum
=] Assessors Parcel ¢ 208-12-013D (a portion thareor) Tax Year 2016 RE. Taxes $ 5.840.12 (2017)
Neighborhood Name Not applicable - rural area. Map Reference Pg: 20 / PR-210 Census Tract 44.08

Punpe med | |Fun Simte iteasehold X oter (describe) Easement value based on fee gimple market per acre,

My research |_idid did not reveal any prior sales or translers of the subject pr lor the three years prior to the effactive date of this appraisal,
Prior Sale/Transfer: _ Date N/A Price N/A Source{st N/A - no prior sale within past three years. _

Analysis of prior sale of transfer histary ofthe subject propanty (and comparable sales, if applicable) ~ As of the date of inspection there has been no prior sale of the
subject pareal within the three years prior.

Offerings, optiors and contracts as of the effective date of the appraisal  The subject purcel is not currently listed for sale:

Nelghhorhood Charactaristics One-UnitHousing Trands One.UnitHousing Franpawil | anil Line %
Location Urban Suburban [ X |Rural Propeny Values L % |Stable IDeclining FREE AGE Cra-Lim ~ 40%
Built-Up Over75% (X [25-75% Under 25% | Demand/Suppi' snuna& XJInBalance |:€r_£r Supgly | SHLE furs) 2.4 Unit 5%,
[Ragid Siughy St Markeing Time | |Uedpamhs [X[a0mns | |owersmee 50 Low  New |Muli-Fmik 5%
Neighhorhood Boundaries  See Attached Addendum: 250 High 45 | Commecial 10 %
. 150 Pred. 25 other Vacln 40 %

Nelghborhood Descripion  See Attached Addendum

Market Conditons (including suppon for (he above conclusions) _ Cucrently the market is stable to slow. Slow growth in the fourth quarter of 2016 is
expected to lapse into 2017, As indicated earller. time has litlle impact on values within this highly specialized market (open space
1

Dimensions Irregularly shaped parcel Arga 145,10 AC Approx. Shage Irregular-See Sketch view Desert/Neigh/Mins
Specilic Zoning Classificaion RH Zoning Description (Rural Homestead) 1 Resldence per 180,000 sf or 4.13 acres.
Zoning Complianca | X ]Legal Legal Nanconforming (Grandlathared Usa) | [No Zoni |_lwegal (doscrivel

Highest and best use of the subject propery  See Attached Addendum

Ll wn Fuslic rﬂm b Enkin Eupies Cothaj | demi) e e4)- mu ) preessrtanit —T g Dulille Prisdts
Electicity Eg i_| Tr-Co in area e 11 4] wells on site Suest Paved il 1
sns | | sSWGasinarea  Sanitery Sewer 1.3 Septic on site sy None I -
FEMA Special Fiood Hazad Aea[X]ves [ INo FEMAFlocd Zone AE ~ F:MAMap= 04019C1010L  FEMAMap Date June 16, 2011
Sie C See Aflached Addendum
ITEN | SUBIECT EORPARAOLE N Y COMPARABLE NI, ¢ COMPARSBLE N, 3

Address 15000 W Trico Marana Rd  |W Hermans Road, Adj N of 1355 South Sandario Road 21750 South Red Cloud Mine
Marana. AZ 85653 16600 W Quinlin: Frail Tucson AZ . |Road. Vail AZ
Priooiming o susjec) 25.13 miles SW 17.64 miles SE 55.33 miles SE
Salesprice |5  NA i 40.000 s 103.100 s 135000
PriceSt Acre a 937 ] 1.250 A54
Camforw  llnspection MLS 21700146 / Agenl MLS 21429352 / Agent MLS 21517883 / Agent
Date ol Sale and TESCER N EECRIETLS | () Adjust CESCRIPTIGH | +()Acjust DEICREE N |+ Adjust
TimeAdiusiment [ MiA 5/12/2017 [ _|4n15/2018 | 9/14/2015 |

1 Rural / Paved Road | Rural / Dirt Road | 80 [Rural / Pvd Rd Rural / Birt Road =]

] 14510 AC/ Farm (42,69 AC. Dsrt | 82.46 AC. Dsrt | 158 AC. Dsrt

Zoning AH RH | RH RH
Flood Designtn | 100%AE. EH: Stbek [72%A02.21%A | 46%A03,33%A02 | 1100% X 1 A0
Site Imprvmnts | Fencing Fencing | Fencing Fencing [ o
Utilities Elec.Ph.Wir. Seplic [None to site ] 80 | ElscPntiowir Mosap 50 |Etec.pnriowirSepinsud | a0
salesor Financing [ N/A A, | N/A N/A |
Conesshs () N/A W& = NIA
el A, {Taah x|« | L |s 160 [x%]s P |e 50 'Ef. E:E.:
|I1l.1|‘?-aI°i"-|'iJl.l:I NetAd.  17. 1% Net Adj. 2 0 Net Ad. 8.2°.n||

o Egbat  lowmes 174% 1087 |tomsey 2GS 1.300 |gmiadl  17.6%[% g24

Summary of Sales Comparrisan Approach See Attached Addendum s

;: the subjectof this reportas of December 5. 2017 which is the eﬂective date of this appraisal, is:
| . X| singlepoint $ §.000 i} LJ range s WS [:] Greater than D Lessthan §
b s appraisal is made asis” . subject (o the ing: See also Extraordinary Assumptions and Hypothetical Conditions seament ment In the the
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Land Appraisal Report

File No.

1100016953
5KG Investments

ITEM SUBJECT COMPARABLE NO. 4 COMPARASLE NO, & COMPARABLE NO. B
Address 15000 W Trico Marana Rd 17900 West Sunset Road,
Marana. AZ 85653 Marana, AZ 85653 (LISTINGY | e
Proximily 10 subject (10,70 miles SW_
Sales Price 1k NIA |4 295,000 ] Bl 5
Price s/ Acre ¥ 822 o L
Dala Source inspection MLS 21710131 / Agent e 1 —
Date of Sale and DESCRIPTIOY = OE5CEPTICN () Adjust BEACAIPTION +(-) Adjust. DESTRIFTICH +(-) Adjust.
Time Adjustment N/A Aetive Listing -20 |
Logatinn Rural/ Paved Road }Rural/Dirt Road. ] !
BiteVigw _|145.10 AC / Farm 320 AC, Desrt S _— ' 1 eyt
Zoning RH RH i =
Flood Designtn J100%AE EH Stbck JAO2.A02 A0 X
Site Imprvmnts |Fencing Fencing ==
Utilities Elec.Ph Wtr.Septic |None to Site ag| o —— =
[l Sales or Financing N/A N/A
e Concassiivs N/A N/A !
e NetAd] (Totaly X [ 1= 140 =) Ts o) [Xi- - | [
':: Wtdicatsd Yalup NatAdj. 15.2% | Nel Ad) 0.09% Net Adj. 0.0%
= [T GrossAdi,  19.5% % 1,062 [GrossAdi.  0.0% 0 [GrossAd 0.0uis n
T Summary ot Seles Comparrison Approach See comments regarding this listing in the narrative addenda portion of this report
ITEM :,IJEJEL_.T COMPARANLE NO. 7V COMPARABDLE NO. 8 COMPARABLE NO. ¥
Addrass 15000 W Trico Marana Rd
Marana, AZ 856853 . —
Praximiny 1o su —— P — " = "
Sales Price i N | L] 1 | &
Pice$/ Acre e o] 9 0 i
Tult Alnspeclion — 1
Date of Sale and GEECAIATION DESCRIPTION +() Adjust DESCRPTIAn | +{) Adjust. DESCRIPTION <) Adpuar
Tine gebsin = N/A = |
Lozation Rural/ Paved Road | s | <
145.10 AC / Farm - |
. R . : : 3
Flood Designtn |100%AE. EH Stbck | -
Site Imprvmonts [Fencing |
i Utilities Elec.Ph Witr.Septic | | =
7 Sales oc Financing NIA ]
;..l_‘ Corgssaeny N/A .. S—
= T 573 R T el [kl- T - [s of I~ [ I 0s g
=8 ndicated Value net Adj 0.0, Net Adj. 0.0% | NetAd). 0.0
& I gugssg 0,04 s 0 [crossadi  0.0% [s 0 |erossag  oE s a
Summary of Sales Compariison Approach - —
T =0 [24; I o T CRRyIgH S TSN ACL 3 s Amercan Comany. A TG Aesena
Aol Do tler {gPAR ') Ganeral Purpose Apprarsal Reporl 0“12016
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Legal Description

PTN LYG N & ADJ RD 572.46 AC AVID §72.46 AC
SEC 23-11-10

NOTE: regarding the larger parcel size, the assessor's record indicates a site size of 572.46 acres more or
less. However, for the purposes of this appraisal a smaller ‘larger parcel has been considered. It
encompasses the non-agricultural portion of the existing site that remains largely as natural desert. Most
of this area falls within the 500' erosion hazard setback of the Santa Cruz River and, as such, is not
developable. This s also the area in which the trail easement will be placed. The size of this modified larger
parcel was calculated 'in house' by the appraiser as being roughly 145.10 acres more or less. Important
however, no formal survey has been conducted of this smaller setback area,

Concerning the value of the larger parcel and the sales comparables used to determine the fee simple
market value per acre - it has been determined via regression analysis that the size of limited use parcels
(those impacted by erosion hazard setback requirements, severe flood zone restrictions, conservancy
easements) appears to have little impact on value. Likewise, location, and time do not affect value to the
extent that other more developable parcels might display in a typical market. Open space sales are unique
in that normal market considerations such as development potential or even agricultural production are
muted. Value resides in things such as; assemblage to protect a view shed, open space preservation,
parks, or perhaps grazing. Bearing this in mind, along with the scarcity of such comparable data, the sales
analyzed are from a wider than typical geographic area and are of a larger size range,

Neighborhood Boundaries

Considering the rural nature of the market area, and the unique nature of the sales data, geographic
boundaries are extensive as most potential buyers of the subject would be considering a wider
‘neighborhood' for open space. As such, the boundaries take in most of the Avra Valley Corridor west of
the Tucson Mountains. They include the Pinal County line to the north, Hermans Road to the south, Robles
Junction to the west and the western slopes of the Tucson Mountains to the east.

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
Air Field 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, 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.

5KG Investments Narrative Addenda



The majority of residential uses featured manufactured homes on relatively large sites for those wishing to
live 2 more rural lifestyle in the Sonoran Desert. 10-40 acre ranchettes or gentlemen's ranches were
common. Two major arroyo systems have continued to hinder much potential development.

The Black and Brawley Wash systems and their tributaries have contributed to sheet flooding during storm
events. Access to several areas remains a concern and is often seasonal. Pricing refiects not only access,
but also the presence of utilities and general site improvements. Parcels unaffected by FEMA flood zone
designations, and those with utilities readily accessible command higher prices than those that are more
remote and without such amenities.

The subject is at the northern end of this defined market area, which is agricultural, and to an extent
residential in nature with some feed grain and cotton production to the west and northwest (including the
bulk of the subject site). Intermittent development has occurred but not in a contiguous fashion.
Manufactured homes are typically sold has home and land packages and not planned area developments
as is common with site built homes

Highest and Best Use

In General as Vacant, (Description)

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

Physically Possible: Based on the physical characteristics of the site, what uses are physically
possible?
Financially Feasible: 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 - Specific to the Subject:

Legally Permissible: Legally the property is zoned as Pima County RH a rural designation that allows for
a variety of uses including; residences, manufactured homes, guest dwellings, crop production, apiary,
livestock raising, etc. Restricted uses include but are not limited to; feedlot, hog ranch, racetrack, feed store,
minor resort, tavern fairgrounds, museum, etc.

5KG Investments Narrative Addenda



In the case of the subject, though agricultural uses do exist, the immediate surrounding uses suggest
residential site built and manufactured homes. Minimum site size for general development purposes is one
dwelling per 180,000 sq. ft. or 4.13 acres. The area calculated by the appraiser for this assignmentis 145.10
acres more or less and is within FEMA flood zone AE where base flood elevations have been determined.
More importantly however, the area is within the 500" erosion hazard setback requirements of the Santa
Cruz River. No development is allowed within this particular zone due to the threat of severe erosion during
periods of severe flooding. Loss of significant portions of land has occurred in the past.

Physically Possible: The subject site (as calculated for this assignment) is 145.10 acres more or less and
thus could accommodate a several potential lots for residential consideration such as a subdivision or
manufactured housing development. Examples of merchant builders developing on a larger scale include
Gladden Farms. However, as noted above, the area falls within the erosion hazard setback and FEMA flood
zone AE. Development potential is limited to non-permanent structures and open space use. Note that the
current owner as well as others up and down the Santa Cruz River have not developed, either structurally
or via agricultural production within this 500" sethack area. Most owners recognize the damage potential
and leave such areas natural.

Financially Feasible: The feasibility of a particular use is largely dependent upon demand. A use may
indeed be physically and legally possible but there must be a demand for such to be truly feasible. Without
the development potential of higher economic uses such as residential subdivisions, manufactured homes
development, or even crop production - uses remain extremely limited. Non-permanent structures such as
would be evident in a nursery would still be threatened during major flood events. Grazing is a possibility
along with assemblage for protection of a view shed - these uses can add value although minimal to
surrounding adjacent parcels. In some instances, grazing leases provide a source of income to some users
based on the quality of the vegetation and general area.

Maximally Productive: The maximally productive highest and best use for the subject site is thus narrowed
between those involving non-permanent structures or to remain as an open space, buffer zone, or view
shed protection. In short, there are significant setback requirements eliminating development potential.
Equally, to be considered is the simple fact that inventory of vacant developable land remains strong and
potential buyers of the subject have many choices that do not entail the site preparation costs or setback
limitations. In addition, various studies that would be needed with no guarantee of permitting as an end
result. A market does exist, although somewhat limited, for grazing lands which can provide income to an
owner.

Considering the information above, with input from Pima County Flood Control District the highest and best
use is concluded to be open space, grazing, or perhaps assemblage to an adjacent owner to protect views
and as a development buffer. Of these, grazing has the potential to provide for an income stream thus
adding the greatest value to the land.

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.
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Site Comments

The site is located on the north side of Trico Marana Road, west of Luckett Road alignment. There is a
single-family residence on the site (that address of which applies elsewhere in this report) - shown at 15000
West Trico Marana Road. The home is roughly 2,508 sq. ft. and was builtin 1961. It features concrete block
walls, a carport, with a combination of vinyl tile and carpeting. There appears to be a heat pump and central
heating available. Overall, the home is in average condition. The majority of the site is used for agricultural
production (roughly 75% plus).

A small portion remains as natural desert (about 25% of the site) - and is within the erosion hazard setback
requirement area of the Santa Cruz River (this is the area within which the trail will be established).
Most of the surrounding uses to the north, east and south are also agricultural in nature. West of the subject

site, there exists a few residential subdivisions featuring a mix of manufactured homes and site built
detached single-family homes.

Note however, that the trail easement that this the focus of this assignment will be placed on the vacant
portion of the site and the value ascribed to the easements is based on the vacant land component only.
The trail will not affect the improvements.

Comments on Sales Comparison

At the estimated value of $1,100 per acre, the subject is within the range of both pre and post adjusted
values. Before adjustment, the values range from a low of $854 to a high of $1,250 per acre a variance of
46%. After the adjustment process, the range indicated a low of $924 and a high of $1,300 per acre, a
variance of roughly 41%. In effect, the adjustment 'tightened' this range. Emphasis placed on sale 2, which
had 4% net adjustment, the least of the three sales analyzed. Listing 4 was nearest to the subject. 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.

None of the sales has been adjusted for date of sale or for size, which may seem unusual in most cases.
However, it has been evident that flood influenced parcels or those with limited development potential for
any number of reasons are typically immune to changes in time or size. This is due largely to the fact that
the market for such affected parcels is relatively small as uses remaining are limited. As noted in the highest
and best use; open space, grazing, view shed protection, or mitigation bank is about all that may be
considered.

To this end, a regression analysis table has been included in the addenda as an exhibit. It demonstrates
that pricing is unaffected by variances in size as seen by the nearly flat line across the range of acreage
shown. The green dot represents the subject parcel in relation to the line of central tendency. The 'hinge-
point’ or average indicates around $1,095 per acre. Primary adjustments focused in on three areas; access,
utilities (especially water, and flood zone status (which affects the amount, if any, of the [and can be
developed).

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."

5KG Investments Narrative Addenda



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 manner in
which sales data may be confirmed using one or more sources as discussed above.

Sale 1 is southwest of the subject near Robles Junction. It sold 5/12/2017 for $40,000. The buyer was Pima
County Flood Contro! and the seller was Cornejo. This was an all-cash transaction with no financing. It was
appraised and sold at the estimated value. The report was prepared by this appraiser. Upward adjustment
included for the dirt road and more distant access compared to the subject, which is located on a paved all-
season road. Additional upward adjustment made for the total lack of any utilities to the site such as electric,
phone, septic, water, etc. all of which are at the subject lot line. Confirmed with agent Ms. Dana Hausman
on 11-29-2017 via in person conversation. Overall this comparable was adjusted upwards.

Sale 2 is fairly near to the subject to the southeast. It sold on 4/15/2016 and was valued by this appraiser.
It sold for the estimated value. Purchased by Pima County Flood Control from Mr. Avechuco. Primary
adjustment was made for the lack of most utilities such as no water or septic service. It does have electric
and phone to the lot line. Ms. Dana Hausman confirmed this sale on 11-29-2017 via in person conversation.
Overall, this sale was adjusted upwards

Sale 3 is southeast of the subject. Further, geographically it is the most similar in site size. This sale
occurred on ©/15/2015 for $135,000 with $47,500 down and the remainder via new conventional loan.
Timothy Rush sold to Timothy Yoder. Buyer and seller are not related. Adjustments were made for the lack
of apaved road like that of the subject. Downward adjustment for the superior flood zone designation, which
allows for development of the site. It is not within an erosion hazard setback as is the subject. Upward
amount considered for the lack of water to the site. It does have electric, phone and a septic system
installed. Sale confirmed with agent; John K. Glenn of Berkshire Hathaway Home Services at 520-577-
8333 on 11/30/2017. Overall, this sale was adjusted upwards

Listing 4 is southwest of the subject and closest in proximity. It has been on the market for a total of 463
days with no offers thus far. It has been included as it is larger than the subject and has similar hurdles
regarding development. Adjustments made for the list to final sales price. Typically, there is a slight
reduction from the listed price to the final agreed upon sales price. Upward amount considered for the dirt
vs. paved road access. In addition, adjustment also made for the fact that there are no utilities to this site
as there is with the subject. It is listed with Mr. Danny Roth of Keller Williams Southern Arizona at 520-490-
4000. It was put on the market on 9/10/2015 at $350,000, and has been on and off the market since with
price reductions of $340,000, to $325,000 and now at $295,000. The last reduction in price occurred on
10/19/2016. Since the initial offering, it has been on the market for 463 days. It is now active again at
$295,000. The parcel is owned by Floyd Morgan of Skull Valley Arizona

All sales recent encugh as to not warrant a time adjustment especially considering the relatively low rate of
appreciation in this particular market. Paired sales analysis did not indicate or recognize such an
adjustment. Location adjustments were not found to be applicable via paired sales.

Value of Larger Parcel: the per unit value, in this case, per acre ($1,100 per acre) is applied to the defined
larger parcel as calculated by the appraiser at 145.10 acres more or less. Hence, $1,100 per acre times
145.10 acres is $159,610 rounded up to $160,000.
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Easement Value:

- Permanent Trail Easement To Be Acquired: The land to be acquired will be purchased as a
permanent trail easement with 90% of the property rights transferring to Pima County. The
percentage used is based on county benchmarks, Arizona state guidelines regarding easements
and most importantly an analysis of the rights remaining with the owner. In this case a number of
rights will be acquired which will not allow the owner to further develop this segment. The property
may continue to be used, in the current state, for gross area calculations, setback requirements,
open space mitigation calculations, etc.

The following table summarizes the easement value ascribed to the proposed trail. Essentially the size of
the easement times the price per acre times the easement percentage applied (in this case 90%).

Value is thus based on $1,100 per acre and applied to the proposed trail dimensions of 50" wide by roughly
4,076.34' long. (203,817.24 sq. ft. or 4.679 acres) X 90% of Fee Value (as trail easement),

X Price per | X 90%

50' Wide Trail Easement In Acres Acre Easement

Sub-total Rounded Total

50' Wide X 4,076.34' Length 4,679 $1,100 80% ‘ $4,632 | $5,000

Additional Scope of Work/Assighment 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: December 5, 2017

6. Physical Characteristics: As described within report.

7. Assignment Conditions; As follows -

Extraordinary Assumptions Defined: 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 an analysis

The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute Press, 2015. PP 83-84

Extraordinary Assumptions Specific to the Subject: It is being assumed that the subject is notimpacted
by any environmental issues or concerns 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
same may or may not affect the value herein and the appraiser reserves the right to readdress the value
estimate when such results are available for review.
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Hypothetical Conditions Defined:

1. A condition that is presumed to be true when it is known to be false,

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

The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute Press, 2015. P113.

Hypothetical Conditions Specific to the Subject: No Hypothetical Conditions are being invoked in the
determination of the value estimate.

Scope of Work General Definition:
1. The type of data and the extent of research and analyses. (SVP)

2. The type and extent of research and analyses in an appraisal or appraisal review assignment. (USPAP,
2016-2017).

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:

1 properly identify the problem to be solved;
2 determine and perform the scope of work necessary to develop credible assignment results; and
3 disclose the scope of work in the report.”

The appraisal is intended to comply with the 2016-2017 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 Department of Transportation

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,
analyze 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 Xl 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 and/or
easement value interest of a specific property, which has been previously identified.

5KG Investments Narrative Addenda



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 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-StarTM, Tucson Multiple Listing Service (TAR/MLS), Loop-
NetTM, various brokerage offices that publish data, and various sources that publish data relevant to the
Tucson and Pima County real estate market. All of these sources may assist the appraiser in completing
the appraisal report. The subject property is vacant land only consisting of 145.1 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 included 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 salesliistings/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
fo 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 appraisa! does not include the Income Approach or Cost Approach methods of
valuation as these approaches are not applicable to this assignment as the subject is vacant land only. 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
Board and the Appraisal Institute. 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,

5KG Investments Narrative Addenda



1100016953
Land AppraisalReport File Ho. 5KG Investments

Scope of Work, Assum ptions and Limiting Conditions

Scops eflwork isdefined in the Uniform Standards of Frofesslanal Appralaal Prastice as ™ the lype and gxientafresearch and analyEes In an
assignment” Inahor, scepe of work is slmply whatte appraiser did and did notdo during the courss ofthe assignment, Mincludes, butis nat

fim [ed to: the extentts which the property is Identifisd and inspecied, the type and extentof data researched, thelype and extentol analyses appliad
to arrive atoplnions orconclusions.

The sgope of thisappraisalend @nsuing BISCUL31an in this repartat? spocilia tatheneeds ofthe cllent, other identifled intended users and to the
lgrondod wse althe reperl. This repnftwas preparet foc dhe sale and axefusve usa afthzclientand otheridentified Intended users for the identified
intended use and its use by any other parties s prohibited. The appraiserisnotrespon sible forunauthorized use ofthe report.

The appralacrs cestificntion appeatlngin this appraisalreportis subjeotiathe following conditions and to such other specific conditions as are
snttarth by the appraiver in the raperr, &llextraordinary azsupiplisn @ and bypath ntlexlconditions are stated in the reportand mighthave affected the
assignmentresults.

1, The appraiser assumes no responsibility for matters of & legal nature affecting the propesty apgraised ot tile thereto, nor does the appraiser render any opinion as to the title, which v\
assumed to be good and marketable. The property Is appraised as though under responsible ownership.

2. Any sketch In this report may show approximate dimensions and is included only to assistthe reader in visualizing the property. The appraiser has made no survey of the property

3. The appraises is not required to give testimony or appear in courtbecause ot having made the appraisal with reference to the property in question, unless arrangements have been
previously made thereto.

4 Walngs all, notany paM 6PN Sonlart ab s wpgn, Sy at oiar media L TUnGgiag snuElyang a5 o the prop ey vaue, o Moslly ¢ e oppraiser, prolessignal designatcns
A1 Lhe Bem s ieh whigh the appepiveria tennsdd), shall Be uead 1 any purpasns by seyoad buldie chantand other Tt nged nxors ob 2earilist o0 g tepan ang sholl i be ceovgyed by
anyone lo the public through advartlsing, public relatlans, news, sales, or other media, without the written consent ol the appraiser.

5. The appraiser will not disclose the contents of this appraisal report unless required by applicable law or as specifled In the Ualform Standards of Professional Appraisal Practice

@, Inlormation, eslimates, and opinions furnished to the appraiser, and cantained In the repart, were obtained from sources cansidered relinble and believed to be true and corract
However, no responsibllity for.accuracy of such itams turnished to the appralser Is assumed by the appraiser

T, The appediat assumen il there are a0 hidden or vaaioasn: continians gt he pragsdy, subissl §1 glucaires. wingwould render itmore or less valugble. The appraiserassumes
wn g spaagiilitg W such conhigng ur ke Enginaanng proigstag wiesh might be reilied 9 Piscover suck lactors  his appraiculisnot an environmental assessmentof the property and
should not be considered as such

8. This appraisal report should not be used to disclose the condition of the property as It relates to the presence/absence of defects. The clientis invited and encouraged to employ qualilied
experts to inspect and address areas of concern. |t negative conditions are discovered, the opinion ofvalue may be allectad.

9. Appraisals involsing hypothetica: condltions related to completion of new construction, repairs of alleration are based on the assumption that such campletion. alteration of repairs will
be competently performed

Additional Comments Related To Scope OfWork, Assumptlions and Limiting Conditlons
See Attached Addendum
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1100016953
Land Appraisal Report File No. 5SKG Investments

Appraiser's Certification
The appraiser(s)certifies that, to the bestofthe appraiser's knowledge and belief:
1. The statements of fact contained in this report are true and correct.

2. The reported analyses. opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are the appraiser’s personal, impartial, and unbiased
professional analyses, opinions. and conclusions

3. Unless otherwise stated. the appraiser has no present or prospective interestin the property thatis the subject ot this reportand has no personalinterest with respact to the parties
minivag

4. The appraiser has no bias with respect to the property thatis the subject of this reportor to the parties involved with this assignment.
5. The appralser's engagementin this assignment was not contingent upon developing or reporting predetermined results.

6. The appraiser's com pensation for ccmpleting this assignment is not coniingent upon the development or reporting of a predetermined value or direction in value that favors the cause of
the client, the amount of the value opinian, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appralsal.

7. The appraisers analyses, opinions, and conclusions were developed, and this report has been prepared, in confarmity with the Uniform Slandards of Protessional Appraisal Practice
8. Unless othenvise noted, the appraiser has made a personalinspection of the property thatis the subject of this report.

9. Unless noted below, no one provided signilicant real property appraisal assistance to the appraiser signing this certification. Significant real property appraisal assistance provided by:
No one else provided appraisal assistance to the appraiser signing this certification.

Aditilion i Cortification s:

Extraordinary Assumptions: It is being assumed that the subject is not Im pacted by any environmental issues or concerns 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 same may or may not impact the value herein and the appraiser reserves the right to readdress the
value estimate when such results are available for review.

No Hypothetical Conditions are being Invoked in the determination of the value estimate.

Deflnltion ofValue: [X]Markelvmue DOther Value I
Source of Definition: The Dictionary of Real Estate Appraisal. 6th Edition - 2016, pg 141 A
A type of value that is the major focus of most real property appralsal assignments. Both economic and legal definitton of market

value have been developed and refined, such as the following.

1. The most widely accepted components of market value are Incorporatad in the following definition: The most probable price. as of
a specified date, in cash, orin terms equivalent to cash. or in other precisely revealed terms, for which the specified property rights
should sell after reasonable exposure in a com petitive 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

ADDRESS OF THE PROPERTY APPRAISED:
15000 West Trico Marana Road
Marana. AZ 85653

EFFECTIVE DATE OF THE APPRAISAL: December 5. 2017
APPRAISED VALUE OF THE SUBJECT PROPERTY § 5,000

APEFRAISER g SHPERVISEQONRY SPPRAISER

e il

e I 1 i

Signature —_“:Eﬂ%«‘%/y&ﬁ_.{_ I,:— HH_-.-.___ o Signature:
wamie: Jeffrey ¥ S dngo. SH= ~£1FRRS. S A.RIW-AC —~ VT -
Sampany name./Pima County AealPropecty &ervices Company Name
Company 201 MNorth qupefAvenuef\&Lh Floor .~ —. Company Address
TucsgiArizona 85707 R : _
Telephone Number: 520-724-9089 = - . B i Telephone Number:
Emaii Acdress: Jeff.Swango@ Pima.Gov o Ermail 4edrasy
Swate Cenification = Az State Certified General: 31133 State Certification =
ot Lierse = _ of Liggnge »
or Qther (describe) T e _ St ——— e
State: Arizona Expiration Date of Certification or License:
Expiratior: Date of Cectification or License: January 31,2019 Date of Signature: e — _
Date of Signature and Report: December 6. 2017 N Date of Properny Viewing
Date ol Properly Viewing: December 5, 2017 =t Degree of property viewing:
Degree of property viewing: DDid personally view C]Did notpersonally view
X |Did personally view DDid not personally view

- T g i v 1
pal"‘"" Rigi3 3 5w | pagak Bl & SEra ke 2upar

Pima County
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DEPICTION OF EXHIBIT "A”
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PIMA COUNTY SURVEY

A PORTION OF THAT PARCEL RECORDED IN DOCKET 7770 PAGE 1177
LOCATED IN SECTION 23, TOWNSHIP 11 SOUTH, RANGE 10 EAST,
GILA AND SALT RIVER MERIDIAN, PIMA COUNTY, ARIZONA

Scale: 17 = 500 Date: 21 MARCH 2018 Drawn By: At Sheet 3 of 4




DEPICTION OF EXHIBIT "A”

Parcel Line Table Parcel Line Table

Line # [ Length (Direction Line # | Length | Direction

L1 28.12' (N69° 39" 48"W L12 159.03" | N44® 58" 43"W

L2 l| 206.74 [ N52° 36" 18"W L13 441.23 | N24° 55" 12"W

L3 ’: 271.97 { NE66° 05 217W L14 405.15" | N4Q® 58" 46"W

L4 153.46° || N79* 33" 58"W L15 233.72" | N13° Q5" 04"W

LS 313.85 |] N51* 25" 33"W L16 154.94° | N31° 14" 53"W

LG ‘| 60.34° (N77° 20" 38"W L17 127.30° | N10° 19" 05"W

[
L7 \113.10’ N38® 21" 40”W | L18 | 221.77 | N31° 06" 21"W

L8 (160.58’ N53° 01" 58"W L19 236.39" | N27° 51" 35"W

|

— |

L10 1238.68’ N49° 22" 02"W L21 ( 107.17° (N36° 06" 08"W

L9 ‘ 80.36" | N83° 45" 15"W L20 126.78’ g N19° 42" 47"W

L1 |I 235.68' | N53° 24" 20"W

PIMA COUNTY SURVEY

v A PORTION OF THAT PARCEL RECORDED IN DOCKET 7770 PAGE 1177
I'g| LOCATED IN SECTION 23, TOWNSHIP 11 SOUTH, RANGE 10 EAST,
i GILA AND SALT RIVER MERIDIAN, PIMA COUNTY, ARIZONA

=z

Scale: NA Date: 21 MARCH 2018 Drawn By: AJI Sheet 4 of 4




PIMA COUNTY 21 March 2018

Department of Transportation
Survey Section

EXHIBIT “A”
LEGAL DESCRIPTION

All that portion of that parcel as described in Docket 7770 at Page 1177 being a portion of Section
23, Township 11 South, Range 10 East, Gila & Salt River Meridian, Pima County, Arizona,
being a strip of land 50 feet wide, 25 feet on each side of the centerline more particularly
described as follows:

COMMENCING at the southeast corner of said Section 23, a brass cap survey monument
stamped “PCHD, 23,24,25,26, T11S, R10E”, to which the southeast comer of the northeast
quarter of the southeast quarter of said Section 23, 5/8” rebar, no tag bears North 00°19°49” West
a distance of 1321.50 feet;

THENCE along the east line of Section 23, North 00°19°49” West a distance of 2413.21 feet to
the POINT OF BEGINNING;

THENCE North 69°39°48” West a distance of 28.12 feet;

THENCE North 52°36°18” West a distance of 206.74 feet;
THENCE North 66°05°21” West a distance of 271.97 feet;
THENCE North 79°33°58” West a distance of 153.46 feet;
THENCE North 51°2533” West a distance of 313.85 feet;
THENCE North 77°20°38"” West a distance of 60.34 feet;

THENCE North 38°21°40” West a distance of 113.10 feet;
THENCE North 53°01°58” West a distance of 160.58 feet;
THENCE North 83°45°15” West a distance of 80.36 feet;

THENCE North 49°22°02” West a distance of 238.68 feet;
THENCE North 59°24°20” West a distance of 235.68 feet;

THENCE North 44°58°43” West a distance of 159.03 feet;

Pg. 1 of 4



THENCE WNorth 24°55°12” West a distance of 441.23 feet;

THENCE North 40°58°46” West a distance of 405.15 feet;

THENCE North 13°05°04” West a distance of 233.72 feet;

THENCE North 31°14°53” West a distance of 154.94 feet;

THENCE North 10°19°05” West a distance of 127.30 feet;

THENCE North 31°06°21” West a distance of 221.77 feet;

THENCE North 27°51°35” West a distance of 236.39 feet;

THENCE North 19°42°47” West a distance of 126.78 feet;

THENCE North 36°06°08” West a distance of 107.17 feet to the POINT OF TERMINUS of
said centerline on the north line of said Section 23 to which the northeast corner of said section, a
found 1/2" rebar with plastic cap marked “RLS 25573 bears North 89°41°58" East a distance of
3224,10 feet.

The sidelines of said strip to be lengthened or shortened to intersect with the east and north lines
of said Section 23.

Expires 31 March 2021
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Subject Aerial Photo Taken 2016

Client: Pima County Real Property Services

File No.: 5KG Investm gnis

Property Address: 15000 West Trico Marana Razd

City: Marana
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~ Case No.: 1100016953
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SUBJECT PROPERTY PHOTO ADDENDUM

File No.: 5KG Investments

Client: Pima County Real Property Services

Property Address: 15000 W est Trico Marana Raad Case N0.: 1100016953
Cily: Marana ~ State: AZ Zip: 85653

FRONT VIEW OF
SUBJECT PROPERTY

Appraised Date: December 5, 2017
Appraised Value: $ 5,000

REARVIEW OF
SUBJECT PROPERTY

STREET SCENE
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LOCATION MAP
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COMPARABLE PROPERTY PHOTO ADDENDUM

Client: Pima County Real Property Services File No.: 5KG Inwvesiments
Property Address: 15000 West Trico Marana Road Case No.: 1100016853
City: Marana Slate: AZ Zip; B5E53

COMPARABLE SALE #1

W Hermans Road, Adjacent North of
16800 W Quinlin Trail - 41.15 Acres
Sale Date: 5/12/2017
Sale Price: $ 40,000

COMPARABLE SALE #2

1355 South Sandarfo Road
Tucson AZ - 42,69 Acres
Sale Date: 4/15/2018

Sale Price:$ 103,100

COMPARABLE SALE #3

21750 South Red Cloud Mine
Road, Vail AZ - 152.55 Acres
Sale Date; 9/14/2015
Sale Price: $ 135,000
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COMPARABLE PROPERTY PHOTO ADDENDUM

Client: Pima County Real Property Services File No.: 5KG Invesimanis

Froperty Address: 15000 W est Trico Marana Road Case No.: 1100015853

 City: Marans State: AZ = Zin: 85853

COMPARABLE SALE #4

17900 West Sunset Road, 320 Acres
Marana, AZ 85653 (LISTING)

Sale Date: Active Listing

Sale Price: $ 295.000

COMPARABLE SALE #5

Sale Date:
Sale Price: $

COMPARABLE SALE #6

Sale Date:
Sale Price: $

CaProgram Files (x86)ACI22\REPORTSISKG aci



FLOORPLAN SKETCH

Client Pima GCounly Real Property Services File No.. 5KG Investments
Property Address: 15000 West Trico Marana Road Case No.: 1 10001.6953
City: Marana = State: AZ Zip: 85653
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PLAT MAP
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Property Address: 15000 West Trico Marana Road L Case Mo..1100016953
City: Marana State: AZ Zip: 85653 =

7 & rvEdia - = A e e B R [T TLL T R T 'r
\ =
\ IT . )
PNRAVALEY T S RO BV v PedesR il W BT AL W PesEAR u:&ﬂi-.l e,
! \ \; -
io0e ¢ Lna | SEY | 1008 !
AT AR 40,80 af | _ st LiAC T8 b
H \ \ ! .
i B i HETY
; \ |
: L i
A i
i \\ \ i
Y 4
A L
s T PO SRR TR TE S ST L T RTINS ""‘\ﬁ';\:\ f ) NENTT YR Ly e
sy \ !
| \ L NE
& : ] \ !
i “J
g {E ¥ \\_ " 5'[
] Ty . e
L G : N,
% | | L e M §
%—l" { : i H S \-“‘\\ i
: - £ R a— . SIEES I . s
. S R — 1 !- 1“\‘ E—I"‘\_
» ; : v ] = -
Ak : | =
S i i L
-5 'l H
3"" - ! | E
| i :
i : P
2 i -
g | 2
{ ! <
: &
|
— ! 1
'r H
| i
-4 o i |
| 4
gy
] i = i I
= T T g . — —Teere u__and
I (INCE I TR -1 -SRI ———

CProgram Files (CEBPACIIZREPORTSISKG Investments.ach

201 North Stone Avenue, 6th Floor, -T'Jcson An:iiona 85701




Subject Topographic Map (1,920 Above Sea Level)

Clent. Pima County Real Property Services File No.: 5KG Investments =
Proparty Address: 15000 West Trico Marana Road . Case N0.: 1100016953
| City: Marana i State: AZ Zip: 85653
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Subject Zoning Map- RH (Rural Homestead) Pima County, Residential

Clignt:  Pima County Real Property Services __File No.. 5KG Investments

Property Addrgss 15000 West Trico Marana Rozd Case No. 1109016053
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Subject Com prehensive Plan Map - LIR

Clien:; Pwma County Real Property Services

File No.. 5KG Investments

Frogerty Address: 15000 West Trico Marana Road

Case No.: 1100016953
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Subject Flood Zone Map

5KG Investments
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201 North Stone Avenue, 6th Floor, Tucson Arizona 85701
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CitiData - by Zip Code

Client; Pima County Real Property Services File No.: 5KG Investments
Property Address: 15000 West Trico Marana Road . B Case No.: 1100016953 _
City: Marana State: AZ i} Zip: 85653

Households by type
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Map of Proposed Trail Easement

5KG Investm ents
1100016953

File No
Case No.:

Zip: 85653

Pima County Real Properly Services

Property Address: 15000 West Trico Marana Road

City: Marana

Clent:

Slate: AZ

201 North Stone Avenue, 6th Floor, Tucson Arizona 85701
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Google Street Maps - 15000 W. Trico Marana Road View East

File No.:

5KG Investments

Client: Pima County Real Property Services

Property Address: 16000 West Trico Marana Road

Case No.: 1100016953

City: Marana

State: AZ

Zip: 85653
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201 North Stone Avenue, 6th Floor, Tucson Arizona 85701




Regression Table (Subject at 145.10 Acres)

Client;  Pima County Real Property Services

File No.: 5KG Investments

Property Address: 15000 West Trico Marana Road

City: Marana

_Stale: AZ

Case No.: 1100016953

Zip: 85653
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201 North Stone Avenue, 6th Floor, Tucson Arizona 85701
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