
I Nominal Appraisal Waiver - Based on FHWA Uniform Act Title 49, Part 24 - Sub Part B, Section 24.102 (c). 

Sale-0158 - Rillito Portions 104-01- Size of Larger 
Size of Larger 2025 Taxes-

Total 2025 Full Cash 
Project: Gardens Portion of Tax Code : 0400 and 104-01 - Parcel in 2.58 112,341 S0.00 Value for Land N/A 

Lot 2 0420 Acres 
Parcel in Sq. Fl Land Only 

Component 

Address: 
1440-1470 W River 

Owner: Pima County Zoning SH Agent: Diana Valdez Utili ties 
All utilities to 

2483.00 
Terrace the property 

Property in Fee. 2,483 sq.ft. 

Zone X not flood Adjacent 
Commercial , 

Tw n/Rng/Sec T13S,R13E,Sec15 Date: 12/30/2025 Flood Zone Residential & Site Shape Irregular 
hazard Parcels 

civic uses 

Sale Address Zoning Price Noof Acres 
No of Square Feet 

Price per Sq. Ft. Data of Sa'8 Access FEMAZone Utilities 
Tax Parcel Relative Weighted 

Total 
Price per Acra 

Number Influence Av.,_ 

1 
3075 N. Valley Ranch SR S750,000 3.72 162,043 S201 ,613 S4.63 May.2024 Average X Not a flood hazard area All 109-25-002H, and -

30% S1 .39 
Drive, Tucson 002M 

2 
1441 & 1451 W. River SH S285,000 1.67 72,745 S170,659 S3.92 May.2024 Average X Not a flood hazard area All 

104-01 -0460 & -
35% S1.37 

Terrace Dr, Tucson 0470 

3 
1750-1760 W R-2 S125,000 103 44 ,780 $121 ,359 S2.79 July.2024 Average X Not a flood hazard area All 

115-17-033C, D, E, 
35% $098 

Riverview Blvd, Tucson and F 

Subject Larger 1440 W. River Terrace Paved Asphalt 
Portions 104~1-

SH NIA 2.58 112,385 NIA NIA NIA Zone X not flood hazard NIA 040D and 104-01- 100% NIA 
Parcel Drive, Tucson Road nnn 

Averaaas S16'544 S3.78 'i:3.74 

Note: The above sales/listing data was obtained from sources such as Real Estate Direct, TRW/REDI, MLS, etc. and from other sales data. Form does not ronstitute an appraisal. A weighted average has been applied based on the relative 
comparability of each larger parcel sale. 

T:t:E?:e of Interest: Proposed acquisition is for a nominal parcel inclusive, totalling 2,483 sq.ft. portion in fee. 

Highest and Best Use Discussion. As Vacant Land : Legally permissable. uses that might typ ically be indude under the current SH zoning (low-density Residential}, which can also be developed with civic uses. Surrounding 
uses inctude single fami ly residential and public uses adjacent north and west, and a commercvial use adjacent east. The Rillito River form the south boundary of the subject larger parcel for purposes of this valuation. Since Lots 
3 and 4 are bisected by River Road per Resolution 2024-63 and this is a different use, the 12,738 sq.ft. portion is combined with 4 parcels owned by River Outlook LLC adjacent south and east (aerial map below}, where this 
combined total is 99,604 sq.ft. , which comprises an economically viable use under SH zoning which has a minimum unit size of 36,000 sq.ft. Combining the 99,604 sq.ft. amount with the 12,738 sq.ft. portion yields a Larger Parcel 
size of 112,342 square feet. Parcel consists of 112,342 square feet which meets the definition of 1arger parcel' as follows: Physicalty possible • the larger parcel is irregular shaped and is developable with either civic or 
residential uses. Financially feasible - uses would most likely focus on either a residential or civic use. Maximally productive - residential or civic use development as if vacant land. 

Larger Parcel Considerat ion: the larger parcel consists of 112,342 square feet (2.58 acres}. The subject 2,483 sq.ft. portion is valued by the same amount per square foot as the larger parcel land value. 

Sales Considered : Sales data was selected on the basis of a prior appraisal of the larger parcel where comparables were selected for similarities in location, size, zoning, utility, access and use. Prices range from S2.79 to 
$4.63 per square foot. Prices were reflective of parcels with similar use potential. The per square foot value has been extracted in order to apply to the total 2,483 square foot in fee as this too is expressed in square footage. A per 
square foot amount of S3.80/sf rounded, was correlated from the data presented and found applicable to the subject larger parcel under consideration. 

Assumptions : No environmental survey has been conducted. It is being assumed that the parcel is free and clear of any environmental contamination. and that there are no douds on title. Should such be evident, the estimate 
may change. The Nominal Waiver assumes the property to be vacant land and available for development. 

Prior Sale: No prior sale was noted within the previous three years as of the date of this waiver estimate. 

Estimated price per 
Pri ce per Sq. Ft. of Percent of 

Offer Summary: 
site 

Sq. Ft. Acquisition Area Market Value Estimate 
Rounded Estimated Applied 

Property in Fee $3.80 2,483 100% $9,435 
Util itv Easement n/a $0.00 0.0 0% S0.00 

Sub-Total $9435 
Recommended Offer Amount Rounded $9,435 
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Basis for Appraisal Waiver and Guidelines : 
Title 49, Part 24, Sub Part - B, Section 24.102 Basic Acquisition Polic ies 

~2-1.102 Basic acquisi t ion pollctes. 
ta ) Erpeditiaus acquisition. The -~D­

ey shall make every rea..-ona.ble effort 
to acquire the real property expedi­
tlou.aly by negotiat1on. 

tb) .'iotice to owner . . '1.s soon as !ea­
a!ble. the .-\gency aha.ll not1fy t.he 
owner tn wrtt.ing or the Agency's inter­
est in acquiring the real property and 
the basic prote<:ttons provtded to tbe 
owner by !av.· and this pan;. /See 
12-1..203. ) 

u:) A1>1>raiia17iairiir11:ereof. and tni:f.l 
?auon to ou:r.er. 0 1 Be!ore--rbe in itfatfon 
of negodations the real property to be 
acquired shall be appraised. e.xcept aa 
pro\•tded. tn §24.I O'Z <c)l.2). and the 
owner. or the owner·s dei!ignated rep.. 
rettntattve, shall be given an oppor­
tunity to accompany the appra.15er dur­
ing the appraiser's inspection of the 
property..:..- _ 

fi;.-~:~~~S:1ts15 :::az~ 1~rop-
erty and releases the .¼ency from its 

j \~~:-f~:.:;~~:peu-~;-~~ 
upprail!a! 1.!!I unnecessary~ beca.u:ie the 
n1laatfon J)l'Oblem ts uncompl1cated 
and the a.ntictpated \'alue of the pro­
oosed aoo:u t~ttton ts estimated at. 
Sl0.000 or less. based on a re1r-tew or 
available data . ._ 

(.-\ ) Wb.en..an ®'.PraisalJs..du,~nntned.. 
ro~ be-tunnecesaar-y, tlle,:,\.g'Fticy abal 
prepare--a-wa.tver Yatuat1on. --

fB ) The l)erson performing the waiver 
.,-a]n.ation mwit ha,·e sufficient under­
.!!t.andtng o! t.be 1oca.l real e.!!tate mar­
ket to be Qualtned to make r.he wal~er 
t•aluation. 

,c, The Federal Agenc:r funding r.he 
project may approve exceeding the 
SI0.000 threshold. up to a maximum of 
S25.000. if the Agency a.cqu1r1ng c.he real 

A 
PTM A COUNTY 

lk partllH'III nfTno11~pN1 :1 liCM1 

S.nr:-'S.:-c-liRII 

10 N(l\Clllbcr. 2025 

EXHIBIT .. A .. 
I.E< :AL l)KSCHIPT ION 

All 1hm p.tr1ion of Loi 2 of··RILI.ITOfiARDENS (Lois I thru 11)-. a subdi,ision recorded in 
Boot 22 of Maps ;ultl l'lats ul l'agc 69. on record in the Onicc oflhc Pima Counly Rc..:ordc-r and 
locakd in the Southeast Quar1crofS.:ction 15. To\\11ship IJ South. Rani;c 131~. liila arKI Sall 
Ri\,cr ~h:ridian. Pinw County. Ari:r.nna. BOUNOL:D as follows: 

0111hc north hy the South ri~h1-of-\V.IY line of River Road as dc:lino.l in the l' irna Coumy 
lkp.inmcn1 vfTr.mspor1ation Rood lmprovcm..:nt l'lan: "'Ri"cr Ro.'ld: La Cholla lloulc\.ird to La 
Canada l)riV(:. l'roj,..--cl ,'/(l. 41lrWI.C": 

On 1he west by the l~sl lillCof l .01 3 of ~id "·RJ l.l..lTO OARDE,"(S": 

On 1hc south by the South line ofl.01 :! ofs.1id ··RILI.ITOUAIUJl.;.NS.,.. AND: 

On the cast by the W1.-st line of that p..1rcel n.-cord..:d in Scqui:ocC Nl>. 20250\ 30443. 

; 1 

LARGER PARCEL MAP SHOWN BELOW 

I . lll•:PIC'l'ION 
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