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A LIMITED APPRAISAL OF

THE FAIR MARKET VALUE OF
THE FEE SIMPLE ESTATE IN A

2.5 GROSS ACRE VACANT LAND PARCEL
BEING ACQUIRED FOR THE DESERT GREENBELT PROJECT (REATA PASS WASH)

IDEN'I'IFlED AS

ASSESSOR PARCEL NUMBER 217-14-Q26B

LOCATED

2,127± FEET SOUTH AND 330 FEET EAST OF
SOUTHEAST CORNER OF

BELL ROAD AND 961H STREET (ALIGNMENT)
SCOTTSDALE, ARIZONA

OWNED BY

JOHN M. THORNBURN

PREPARED FOR

MR. MARK G. LANDSIEDEL
DESERT GREENBELT PROJECT MANAGER

CITY OF SCOTTSDALE
7447 E. INDIAN SCHOOL ROAD
SCOTTSDALE, ARIZONA 85252

DATE OF VALUATION

MARCH 5,1996

PREPARED ON

NOVEMBER 14, 1997

PREPARED BY

GERALD N. ZADDACK, MAl, CRE
JOHNSON & ZADDACK, INC.

REAL ESTATE COUNSELORS AND APPRAISERS
2525 E. CAMELBACK ROAD, SUITE 770

PHOENIX, ARIZONA 85016



The value conclusion assumes a non-contingent, lias is", cash or cash equivalent transaction.

I have prepared the appraisal of the limited Fair Market Value of the Fee Simple Estate in the
referenced 2.5± acre parcel as of March 5, 1996.

This is a Self Contained Appraisal Report of a Limited Analysis which is intended to comply with the
reporting requirements set forth in the Uniform Standards of Professional Appraisal Practice
(USPAP). The value conclusion reported herein is Limited because I have not had the opportunity to
interview the property owner or his agents as to marketing efforts or analyze any prior written offers to
purchase the subject parcel; and, the value conclusion reported herein represents the unencumbered fee
simple value, whereas on the date ofvalue the subject property was encumbered by two Deed ofTrusts
totaling $129,OOO± (the balances on the date ofvalue were unknown).

The attached report sets forth the identification of the property, pertinent area and site factors, and, the
reasoning leading to my value conclusions. An Executive Summary immediately follows.

Thank you for this opportunity to have been of service. Should you have any questions, please call.

Sincerely,

~;-'~~~

1602) 381·6880

FAX 1602) 381-6890

EMAIL mapfaCl@pnrnenet.comNovember 14, 1997

JOHNSON & ZADDACK, INC.
CAMELBACK ESPLANADE

2525 EAST CAMELBACK ROAD, SUITE 770

PHOENIX. ARIZONA85016

REAL ESTATE COUNSELORS AND ApPRAISERS

Re: Limited Appraisal

DESERT GREENBELTPROJECT (Reata Pass Wash)
2.S±: Acres (Fee Simple Estate)
Owner: Thombum (Assessor Parcel Number: 217-14-026B)
Southeast of SEC BeD Road and 96th Street (Alignment)
Scottsdale, Arizona

Dear Mr. Landsiedel:

Mr. Mark G. Landsiedel
Desert Greenbelt Project Manager
CITY OF SCOTTSDALE
7447 E. Indian School Road
Scottsdale, Arizona 85252

GNZlrdp
96-053\04trans.ltr

'MEMBER. THE COUNSELORS

OF REAL ESTATE

PAUL G. JOHNSON. MAl. CRE'

GERALD N. ZADDACK. MAl. CRE'
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I have not, however, received any additional information regarding the subject's marketing or sales history and
reserve the right to amend my value conclusion in the event this information is made available to me.

As you know on June 9, 1997 I transmitted a preliminary appraisal report of the referenced property. A copy of
the Executive Summary from the report is attached. The value conclusions were preliminary and limited in part
because:final construction plans were not yet available, and, I had not had an opportunity to analyze the subject's
sales history or to fully define the "before condition" site development constraints.

Since then, I have reviewed updated design drawings for the DESERT GREENBELT PROJECT and have
discussed probable on- and off-site development costs for the subject property with a Civil Engineer, Mr. David
George. A copy ofMr. George's report is also attached_

Briefly, Mr. George has concluded that before the DESERT GREENBELT PROJECT on-site development costs
related to flood protection would have approximated $25,600. An additional $104,000 in off-site development
costs would be incurred extending streets and utilities to the subject property. The only difference between my
June 9, 1997 report and Mr. George's findings is that I estimated about two-thirds ofthe subject property as being
within the active channel, where as Mr. George estimates it may be closer to one-half of the property is within the
channel. Thus, Mr. George's estimates are consistent with the development assumptions in my June 9, 1997
appraisal. Accordingly, the $460,000 Fair Market Value conclusion reported on June 9, 1997 is still valid.

1602) 381-6880

FAX 16021 381-6890

EMAIL mapfaCl@primenet.com

JOHNSON & ZADDACK, INC.
CAMELBACK ESPLANADE

2525 EAST CAMELBACK ROAD, SUITE 770

PHOENIX. ARIZONA85016

November 24,1997

1) Executive Summary
2) David George Letter

REAL ESTATE COUNSELORS AND ApPRAISERS

96-DS2\trans.ltr

Enclosures:

Mr. Mark G. Landsiedel
Desert Greenbeh Project Manager
CITY OF SCOTTSDALE
7447 E. Indian School Road
Scottsrulle,~ 85252

Re: DESERT GREENBELTPROJECT (Reata Pass Wash)
Owner: Glover (Assessor Parcel Number: 217-14-008)
6,39± Acres (Fee Simple Estate)
Southeast Corner ofBeD Road and 96th Street (Alignment)
Scottsdale, Arizona

Sincerely,

Dear Mr. Landsiedel:

GNZlrdp

"MEMBER. THE COUNSELORS

OF REAL ESTATE

PAUL G . ..JOHNSON. MAl. eRE'
GERALD N. ZADDACK. MAl. CRE'
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PrOperty Type:

Assessor's Parcel Numbers:

Owner:

Location:

Purpose ofAppraisal:

Date ofValue Estimate:

Improvements:

Larger Parcel:

Parcel Size:

Interest to be Appraised:

Zoning:

Present Use:

Buyer Profile:

Highest and Best Use:

Appraisal Approach Used:

Marketing Period:

Valuation Conclusion:

Vacant Land

217-14-008

Robert K. Glover, Denise K. Glover, and J. Raeleen Dunn

Southeast comer of Bell Road and 96th Street (alignment),
Scottsdale, Arizona

To estimate the preliminary Fair Market Value of the Fee
Simple Estate in the6.39± net acre subject parcel

June 17, 1996

None

The owners of the subject parcel do not apparently own any
adjacent parcels, therefore, the larger parcel is also assumed
to be 6.39± acres.

7.22± Gross Acres
6.39± Net Acres (net ofBell Road right-of-way)

Fee Simple Estate

Rl-35 (One single family dwelling unit per 35,000 square
feet)

Vacant

Speculator/Investor

Hold for long-term investment/appreciation

Direct Sales Comparison

One year or less

$460,000



I) the Bell Road and 96th Street frontage for the parcel would be fully improvements
to the center line of the roadways,

I have also completed an estimate of probable development cost for off-site improvements which
would be required to develop Parcel 8. The $104,232.50 estimate assumes the site will be
developed for commercial use and that electrical and telephone utilities will be brought to the
parcel at the expense of the utility company. This estimate is based on the following criteria:

Suite 240

Phoenix. Arizona 85016

2929 East Camelback Road

•DAVID EVANS AND ASSOCIATES,~

The $25,600 is based on the building pad being located in the westerly half of the site. If
however the owner would want to place a building adjacent to the active channel, the
development cost would be considerably more due to the higher velocity of the active channel.
With potential velocities in the 10 to 15 FPS range, the cost per lineal foot of protection could be
in the $30 to $50 range. About 400 feet of this protection would be required costing in the range
of$12,000 to $20,000.

For the construction of any structures on this parcel prior to completion of the Greenbelt project,
the FEMA flood zone criteria will have.to be met which includes constructing the building pad a
minimum of one foot above the existing ground and providing erosion protection around the
perimeter of the pad to protect it from flow velocities of up to four FPS. From the enclosed work
sheet these costs are estimated at $25,600.

I have completed my review of Parcel 8 (Glover) of Section 5, Township 3 North, Range 5 East.
The parcel is completely located with in Zone AO as define in the FEMA FIRM 04013C1265 E,
dated December 3, 1993. This FIRM panel specifies a flood depth of one foot and a velocity of
four feet per second (FPS). This site also has an active channel traversing across it. The channel
enters at the northeast comer and exits at a point about 150 feet west of the southeast comer of
the site. The enclosed Exhibit A illustrates the Zone AO boundary and the active channel in
relationship to the parcel.

Dear Mr Zaddack,

RE: Reata Pass Wash
DEA Job NO GRHMOOOI

Gerald Zaddack
Johnson & Zaddack, MAL, CRE
2525 East Camelback Road
Suite 770
Phoenix, AZ 85016

November 13, 1997

Outstanding- Professionals . .. Outstanding Quality
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•DAVID EVANS AND ASSOCIATES,~

2) a 12 inch water line would be constructed from Bell Road south along the 96th Street
alignment for the westerly frontage of the parcel, and
3) an 8 inch sewer line will be constructed from the existing 15 inch sewer line in the
West World entry road, north along the 96th Street alignment to Bell Road.

I have enclosed a copy of the work sheet for the building pad development prior to the
completion of the Greenbelt project and my estimate for the off-site development cost. If you
have any questions, please call me.

Sincerely,
David Evans and Associates, Inc

&~G:gf9~

Outstanding Professionals . .. Outstanding.Quality
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Lower Reata Pass Wash
Parcel 8

Estimated Development Cost
Off-site Improvements

November 7, 1997

Item No. Item Description Unit Quantity Unit Cost Item Cost
1 Roadway Subgrade Preparation SY 2,300 $1.50 $3,450.00
2 6" Concrete Vert Curb &Gutter LF 850 $5.50 $4,675.00
3 Concrete Sidewalk SF 4,250 $1.25 $5,312.50
4 Cone Apron and Valley Gutter SF 280 $2.00 $560.00
5 Permanent AC Pavement Section SY 1,900 $10.00 $19,000.00
6 Sanitary Sewer Manhole EA 8 $1,100.00 $8,800.00
7 8" Dia Sewer Line, PVC LF 3,000 $7.00 $21,000.00
8 12" Valve, Box &Cover EA 1 $1,800.00 $1,800.00
9 Fire Hydrant Assembly Complete EA 1 $1,350.00 $1,350.00
10 Corp Stop with Flushing Pipe EA 1 $350.00 $350.00
11 12" Dia Water Line, PVC LF 400 $15.00 $6,000.00
12 Landscaping within Right-of-way SF 11,000 $0.80 $8,800.00
13 Pavement Marking LF 850 $0.10 $85.00
14 Sign with Base EA 1 $150.00 $150.00
15 Roadway Barricade LF 20 $5.00 $100.00
16 Water Service EA 1 $200.00 $200.00
17 Water Meter EA 1 $500.00 $500.00
18 Sewer Service EA 1 $100.00 $100.00

Sub-total of Constructed Items $82,232.50

19 City Review and Development Fees LS 1 $10,000.00 $10,000.00
20 Construction Documents LS 1 $8,000.00 $8,000.00
21 Construction Management LS 1 $4,000.00 $4,000.00

Total Cost $104,232.50

Sheet 1 of 1
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GRAHAM & ASSOCIATES, LTD.

FLOOD CO~TROL DISTRICT
Rft:fHfED

DEC 051997

ATTORNEYS

TELEFAX
(602) 224-4111

3602 EAST CAMPBELL
PHOENIX, ARIZONA 85018

(602) 224-4100

MICHAEL A. GRAHAM

CHARLES A. GROMBACHER

JANE NICOLETTI-JONES

STEVEN J. BROWN

Please return

Please call after review

Please call when signed and ready for
pick up.

Description

By. ~WfC
SusaI1LUft)CLA
Legal Assistant

Glover - Appraisal Update (11/24/97)
Thornburn - Appraisal (11/14/97) R
Brandeis - Appraisal 11/5/97)

Original

For your signature
(MUST BE NOTARIZED yes__ no~

Copy

THE FOLLOWING DOCUMENTS AND ITEMS ARE TRANSMITTED:

Richard A. Dickie
Flood Control District
2801 W. Durango
Phoenix, AZ 85009

December 3, 1997

RE: Desert Greenbelt Project - Lower Reata Pass

THE ABOVE ITEMS ARE SUBMITTED:

----.X.- For your records and information

At your request

For your review and approval

GRAHAM & AsSOCIATES, LTD.
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EXECUTIVE SUMMARY

Project: DESERT GREENBELT

Property Type: Vacant Land

Assessor's Parcel Number: 217-14-026B

Owner: John M. Thombum

Location: 2,127± feet south and 330 feet east of Southeast comer of
Bell Road and 96th Street (alignment), Scottsdale, Arizona

Purpose ofAppraisal: To estimate the Fair Market Value of the Fee Simple Estate
in the 2.5± gross acre subject parcel.

Date ofValue Estimate: March 5, 1996

Improvements: None

Larger Parcel: The owners of the subject parcel do not own any adjacent
parcels, therefore, the larger parcel is assumed to be 2.5±
acres.

Parcel Size: 2.5± Gross Acres

Interest to be Appraised: Fee Simple Estate

Zoning: Rl-35 (One single family dwelling unit per 35,000 square
feet)

Present Use: Vacant

Buyer Profile: Speculator/Investor

Highest and Best Use: Hold for long-tenn investment/appreciation

Appraisal Approach Used: Direct Sales Comparison

Marketing Period: One year or less

Valuation Conclusion: $131,000 ($1.20/sf, cash)
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INTRODUCTION

PROJECT IDENTIFICATION

The first step in preparing an appraisal for acquisition by a public agency is to identify the "project".
In this assignment, the "project" is the DESERT GREENBELT (REATA PASS WAS~

PROJECT, a 4.5± mile long channel that generally follows an alignment between 96th and 100
Streets from Pinnacle Peak Road on the north to the CAP canal on the south. At Bell Road, the
channel will be an approximate line just east of the 96th street alignment. (See map on following
page.)

Final construction drawings have not been completed; . however, preliminary design drawings
indicate the width of the drainage easement just south of Bell Road will approximate 500 feet.
South ofBell Road, east and west banks of the greenbelt will be protected by a soil cement levee
that will be approximately ten feet high. The approximate slope of the levee will be 3:1. Upon
completion, the peak water flow in the DESERT GREENBELT just south of Bell Road will
approximate 15,265 cfs (cubic feet per second).

Additionally, I have been instructed by the City of Scottsdale to assume that the Thompson Peak
Channel and dike is part of the DESERT GREENBELT PROJECT. This channeVdike begins at
the base of the McDowell Mountains (.25± miles north of Bell Road) and extends several miles
west to the confluence of the Reata and Beardsley Washes which is approximately the 96th Street
alignment. The channel and dike were built in conjunction with Bell Road Improvement District
No.1, a construction project that also included construction ofBell Road from Pima Road east to
McDowell Mountain Ranch.

This channeVdike effectively diverts run-off from the McDowell Mountains, north of McDowell
Mountain Ranch and into the Beardsley Wash and eventually into the Reata Wash where it crosses
beneath Bell Road, under a bridge at the 96th Street alignment. Based on my review oftopography
maps and aerial photographs, there appear to have been many active washes and arroyos crossing
Bell Road prior to constructing the Thompson Peak Channel and dike.

As ofthe date ofvalue, the Thompson Peak Channel and dike were completed; but construction of
the DESERT GREENBELT had not begun. Based on my research, the project did not impact the
marketability or sale price ofthe parcels used as sale comparables in this report.

Pagel
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PROJECT: Desert Greenbelt
Reata Pass Wash
PROJECT NO: F2711
TAX PARCEL NO: 217-14-0268
OWNER: .John M. Thornburn

AREA REQUIRED
108,900 sq. ft. or 2.5000 acres

'«sf 1/2 of Lot 26
Section 5, T.3N.~·R.5E.

FND. G.L.D.
BRASS .CAP

Sectfon. Corner

6 5

31 32

~-.lREQUIRED ROW
_---.l TEMP CONSTR ESMT
_---.l DRAINAGE ESMT
_---.l PUBLIC UTILITY ESMT
K S S SJ TOTAL ACQUISITION

1/4 Comer
FHD. G.L.O.
BRASS CAP

ACQUISITIONS
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PROJECf ENHANCEMENTIDEPRESSION

Any increase or decrease in the market value of the property prior to the date ofvaluation caused by
DESERT GREENBELT (for which the property is being acquired) or by the likelihood that the
property would be acquired for DESERT GREENBELT, has been disregarded in estimating the market
value ofthe referenced property.

PROPERlY IDENTIFICATION - PART ACQUIRED

The City of ScottsdalelFlood Control District is acquiring the Fee Simple Interest (Estate) in a 2.5±
gross acre parcel. A map ofthe parcel to be acquired is on the previous page. Photographs are attached
as Fxhibit A.

LEGAL DESCRIPTION

See ExhibitB.

ASSESSOR'S TAX PARCEL NUMBER

Book 217, Map 14, Parcel 026B

LARGER PARCEL

According to a review ofpublic records, the subject property owner apparently does not own any other
adjacent property; therefore, I have concluded that the larger parcel is 2.5± gross acres.

PURPOSE AND FUNCTION

To estimate the Fair Market Value of the Fee Simple Estate in a 2.5± gross acre parcel. It is my
understanding that this appraisal will be used in connection with acquiring right-of-way for the DESERT
GREEBELT PROJECT.

DATE OF VALUATION

March 5, 1996

OWNER CONTACfIDATES OF INSPECTION

On May 22, 1997, I wrote a letter requesting written confirmation ofall listings, offers, or agreements to
sell the subject property during the three years prior to the date ofvalue; No written or verbal response
was received. Accordingly, I have had no direct contact with the owner. Inspections of the subject
property were made on July 3, 1996, May 29, 1997, and November 6, 1997.
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DATES OF PREPARATION

This appraisal was prepared in November, 1997 based on information gathered in 1996 and 1997.

PROPERTY RIGHTS APPRAISED

Fee Simple Estate

DEFINITION OF FEE SIMPLE ESTATE

Fee Simple Estate is defined as:

"absolute ownership unencumbered by any other interest or estate subject only to the
limitations imposed by the governmental powers oftaxation, eminent domain, police power
and escheat".

DEFINITION OF FAIR MARKET VALUE

The highest price estimated in terms of money which land would bring if exposed for sale in the
open market with reasonable time allowed in which to find a purchaser, buying with knowledge of
all uses and purposes for which it was adapted and for which it is capable ofbeing used.2

There are numerous other definitions ofmarket value. All enforceable definitions assume:

• Seller receives all cash, or its equivalent.

• No undue duress.

• Knowledgeable parties.

• Reasonable market exposure.

• Property sold in its "as is" condition.

HAZARDOUS SUBSTANCES (WASTES)

The undersigned is not qualified to identifY or assess Hazardous Substances or conditions. All
values, recommendations, and other professional opinions offered assume that hazardous
substances do not exist. Ifsuch conditions are known or suspected, we reserve the right to provide
a conditional opinion of value or consultation; or, upon appropriate contractual and fee
modification agreements, coordinate with environmental experts to provide a qualified opinion of
value; or, upon authorization to conduct necessary additional research, provide an opinion of value
or consultation based on the environmental expertise of others that unconditionally expresses our
opinion ofvalue.

1 The Appraisal Institute, The Dictionary of Real Estate Appraisal. Third Edition (Chicago, Illinois: AI, 1993)
p.140.

2 Mandl vs. City of Phoenix, 41 Ariz. 351, 18 P.2d (1933).
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June 1996

June 1995

Februa 1995
November 1995

May 1995

Desert Greenbelt Project Phase I Design - General Conditions
and S ecial Provisions 80% Submittal
Ac uisition Ma sand Le al Descn tions for the Sub'ect Parcel

Desert Greenbelt Project Phase I Design - Memorandum - Draft 
Detention Basin 38R2

Title Re orts and Related Documentation for the Sub'ect Parcel

Desert Greenbelt Project Reata Wash/Beardsley Wash Preferred
Altemative Re ort

My partner, Paul G. Johnson, MAl, CRE, assisted in the collection and verification of sales data
presented in the Land Valuation section. Also, David George, Civil Engineer, provided assistance
in evaluating site development constraints/costs.

Project Related Documents

During the course ofthis appraisal assignment, I reviewed the following documents:

The value conclusion reported herein is limited because I have not had the opportunity to interview
the property owner or his agents as to marketing efforts or analyze any prior written offers to
purchase the subject parcel; and, the value conclusion reported herein represents the unencumbered
fee simple.value, where as on the date ofvalue the subject property was encumbered by two Deed
ofTrusts totaling $129,000± (the balances on the date ofvalue were unknown).

According to the February 3, 1995, Prelimincuy Title Report provided (see Exhibit C in the
Addenda), on April 27, 1994 (recorded July 12, 1994 in document number 94-535775), title was
transferred via Warranty Deed from Bessie Jurich to John M. Thombum. The recorded purchase
price was $151,000. Mr. Thombum made a $31,000 down payment and Ms. Jurich carried the
balance.

I recognize that my Fair Market Value conclusion herein of $131,000 is below Mr. Thombum's
1994 purchase price of$151,000. It is essential to understand that Mr. Thombum's purchase was
"on terms" and the Arizona Revised Statutes governing value assumes a cash or cash equivalent
value. Thus, the seller callY back terms appear to be the primcuy difference between Mr.
Thombum's terms purchase price and my conclusion ofmarket value.

I am unaware of any other sales, listings, agreements, or written offers to purchase the subject
property during the three years prior to the date ofvaluation.

::::::::::::::::::::::::::::::::::)::::::::;::::::::;::::::::::!:, :::::::::::::::::::::::::::Q~¢.u.mint.!Nim¢.::::::::!:::::::::::::: ::::rj::(:)?::'

Final Report Upper Indian Bend Wash Regional Drainage and
Flood Control Plan
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General Scottsdale Data

DC Ranch Community Potable Water System Study October 1995

1996

Various

1995

1996

1996
1996

December 1993

1996

1992
A ril1993

October 1995
Jul 1995

June 1994

June 1995

Jul 1991
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Bell Road 1m rovement District No.2 Conce tual Road Ma

Zoning Documents

Pima Outer Loo Freewa Fact Sheet

Transportation Documents

DC Ranch Community Wastewater Study October 1995
McDowell Mountain Ranch Master Wastewater Report December 1993
McDowell Mountain Ranch Master Water Report December 1993

Utility Documents

':.'.:::.:.:::.:.;:.'.i.:.:..'::..':'..':.'.:'::'.:':.'.:::.'.:::.'.:::.'.:':.'.:::.'.:':.'.:::.'.:::.'.:::'.:':.'.:::.'.:':.'.:':.:.:::.'.:':.'.:':.:.i::'.:':.'.;:.'.:::.'.:':.'.:::.'.;:.'.:':.'.::...:.. ':.'.:':.'.:':.'.:':.'.:':.'.:':.:.:':.:.:':.'.:::.'.:':.'.:':.'.:':.:.:'::.'.:.'..:.•..:.:'.:.'.:'.:.'.:::.'.:':.'.:::.'.:::·'.;.·.·'.;.·.·'.::.:.:.':'.;:·:.::·D:.·.•·.··.:.:.~.:~.::.::.'u·.::.::.::.·m::.::.::.::.::.:.;...::.::n::.::.::.~.··.':·:.':·N:.··:·:•. :.·.:.:a·.::.::.'·m·.::.::.::.::.':.e':.::.".·.'.. :::.·: ,,:,.. :::::::::::::::::::::::::::....:::::::....::.:.:.:.: ,::.,:>::,.:::
~~ ~:Il ::::::::::::::::::::::::.:;:;:;::::::::::::".."::::::;:::::::::;:::..:.:.:.:.:.:.:.:.:.:.:.;.;.:.:.;.:.: .

:.:.,.:::::::.::,::.:.::,:,:,:,:,::.:. :,.,.,:,:,:,:,:,:,:,:,:,:,:,:,:,:,:,:,:,:::,:,:,:::,:,:,:, .':.".'.' ·:·:·:·:·n:iii~~~:iiW;ljj;~:4::·:'IIILT~:;M;~:·:·:·:·:·:·: .:.:.::::,: .:,:,:,:,:,:. . :-:. ::.,:::,:,:,:::,:,: .:.'.:.'.:.'.:.'.:.': .'.'.:.'.:.'.:.'.'.'.:.'.:.'.:.'.'.'.'.'.'.:.:.:.'.": :-:·:·:·:·:···':':':':':':':':':':ni.:ii::if':':':':':' :.,.,: ,.,.:.,.,.,.:.,.,.:.:.:.::::
:{,::,::::,:\}::::::(::::(:,:,:",'::t,,~,:::,::,:,:::,::::: {,::. ·(:~~~~~~~"':::~"~~~lIB(:(Pt((:·:""":",,::::,:::,,,:, :(",tt:,:,'.. .. :"}{,:::,:,,(,:~~,,,~:: :)::(((()"
Bell Road Improvement District No. 2 (Sewer/Water System July 1995 and
Concept and Assessments) November 1995
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Mark G. Landsiedel Project Manager Project coordination

In addition, I conducted the following interviews:

Page 8

GIS-related files

General background information

Drainage and flood control
Bell Road Improvement District No. 1
and No. 2

Modeling Projects
Coordinator

Public Works Planner

Right-of-Way Agent

Finally, my partner, Paul Johnson and I, interviewed buyers, sellers and brokers involved in the
sales, listings and offers to purchase land parcels in the subject neighborhood. The data gathered
was correlated and analyzed to arrive at a conclusion ofthe value ofthe subject's fee simple interest
(estate).

Hoyt Johnson III

Collis J. Lovely

Kroy S. Ekblaw Development Coordination Potential legal development alternatives
Director for each subject parcel in before and

after condition (if applicable)

Dennis 1. Haley

Doug Cullinane
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AREA DATA

As shown on the opposite Area Map, the immediate neighborhood is bordered on the south by
Westworld, a nnmicipaIly-owned/privately-operated, equestrian-enterta fucility comprising over
640 acres and paralleling the CAP Canal. For many years, there have been rumors that West World may
someday also be the future home ofRawhide, a popular tourist attraction currently located on Scottsdale
Road just south ofPinnacle Peak Road.

The neighborhood is bordered on its immediate west by the proposed conidor right-of-way for the Pima
Freeway. The current plan is that the Pima Freeway will be completed to Bell Road by 2001. According
to Bob Brown, Transportation Planner with Scottsdale, an "interim" freeway will be completed to
Scottsdale Road by 1998 and to 1-17 by 1999.

The area next west ofPima Road includes the City of Scottsdale's TPC ''Desert'' Golf Course; office
and multi-family zoned land along the south side ofBell Road; and, a 260-acre mixed-use development
known as PERIMETER CENTER at the northwest quadrant ofPima and Bell Roads. As of March,
1996, parcels ranging in size from 5-12 acres had been sold to:

• TNT Bestway Transportation, a subsidiary ofTNT Freightways;

• Pace Setter, Inc., a division of St. Jude Medical, Inc. of St. Paul, Minnesota. Pace Setter
will house around 250 employees in a 60,000 square foot manufacturing, research, and
development building. Expansion plans contemplate as much as 400,000 square feet;

• Karl Ransberger of Munich, Germany acquired 17± acres and plans a mixed used
development to include hote~ office,r~ and condominiums; and,

• Princess Links, a 228-unit luxwy apartment, condominium, or time share development.

Further west between Hayden and Scottsdale Roads is the five-star Princess Resort, PGA Stadium Golf
Course and severalluxwy apartment projects.

The land use/area north ofBell Road is represented by state-owned land and the southern portion of a
state master-plan known as CORE NORm. CORE NORlH contemplates significant commercial
development including a future regional retail mall in the vicinity ofBeardsley and Hayden Roads.

The land uses to the east of the subject neighborhood are exclusively represented by MCDOWELL
MOUNTAIN RANCH, a 3,200-acre planned residential community originally developed by Newhall
Land and Farming Company who acquired control of the land in the early 1990's from the Herberger
Family, and, in 1996 sold the undeveloped acreage to Sunbelt Holdings (John Graham). Due to the
development of MCDOWELL MOUNTAIN RANCH, Bell Road has been improved (with the
exception of cwbs, gutters, and sidewalks) from Pima Road to the beginning of MCDOWELL
MOUNTAIN RANCH at the 100th Street Alignment. It is my understanding that the Bell Road
construction and corresponding water line extension was financed through the Bell Road Improvement
District No. 1.
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The nearest sewer line is a IS" line that extends east from Pima Road into Westworld. However,
Mr. Doug Cullinane, City of Scottsdale, reported that this sewer line is nearing capacity and an
additional sewer line will be needed in order to allow full build out ofthe immediate area.

While not specifically defined, the immediate neighborhood is partially impacted by noise cones
includingjet flight tracks from the Scottsdale Airport located southwest ofthe neighborhood.

The subject and surrounding terrain is natural desert flora with desert washes over relatively flat
terrain which generally slopes from north to south. Much of the area is currently in a FEMA
designated Flood Zone AO mandating flood insurance and development in accordance with
Scottsdale's flood hazard regulations.

Bell Road Improvement District No.2

In 1995, several land owners in the subject neighborhood (reportedly led by George Bell, Ed Kirk,
and Billy Gentry) were attempting to organize a second improvement district to construct roads,
sewer, water, and drainage. The following maps depict the parcels included in the proposed Bell
Road Improvement District No. 2 and their status as ofearly 1996 and the proposed alignments for
roads, sewer and water. There are approximately 56 parcels of which 21, or 37 percent, had
indicated approval as ofJanuary 1996~ as compared with 13, or 23 percent, which did not support
it~ and, 22, or 39 percent, which did not respond.

The subject parcel was not included in the improvement district because of its location within the
DESERT GREENBELT~ however, absent the DESERT GREENBELT PROJECT, it is
reasonable to assume that the subject parcel would have been included in the Bell Road
Improvement District No.2 discussions. Mr. Doug Cullinane, City of Scottsdale, reported that, as
ofthe date ofvaluation, the property owners east ofthe DESERT GREENBELT and the City had
mutually agreed to suspend planning on the Bell Road Improvement District NO.2.
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State Land

As shown on the preceding maps, the State ofArizona owns approximately 92 acres in the eastern
portion of the subject neighborhood between West World and Bell Road. According to Greg
Keller (542-2646) with the State Land Department, this parcel was rezoned in January 1996 to
allow multi-family residential, hotel, resort, convenience, commercial, event parking (under power
lines), and a dude ranch. According to Mr. Keller, the land plan was the State Land Department's
idea. West World is the planning permittee. The development plan was completed in 1996. As of
June 1997, Mr. Keller reported the State Land Department has not reached a decision on whether
to sell or lease the land. He reported it will be several years before a decision is made.

City of Scottsdale 1994 Land Use Plan

According to the City's most recent (1994) Land Use Plan, the west half of the neighborhood is
ear-marked for "minor employment". According to Kroy Ekblaw at the Scottsdale Planning
Department, minor employment includes the 1-1, I-G and C-4 zoning categories.

The easterly portion is designated as culturalfmstitutional. Most of the area is now part of the
MCDOWELL MOUNTAIN RANCH master-plan. The larger general plan is overlaid with a
regional use district which contemplates a commercial core along the Pima Freeway "elbow" as it
turns west towards Scottsdale Road and encompasses CORE NORTH and regional retail uses.

In 1984, the same planning area was designated as the SCOTTSDALE FOOTHilLS Plan. That
plan also designated the westerly half of the subject neighborhood as "minor employment". The
eastern-most portion was designated equestrian and resort. The master-plan for the 96-acre state
owned land conforms with this land use.

Summary

In summary, the subject neighborhood is in transition from raw desert to residential, employment,
and recreational/cultural uses. As of the date of value, activity has been mostly limited to
Westworld, McDowell Mountain Ranch and the area south of the C.AP. The first improvement
district in the neighborhood (Bell Road Improvement District No.1) has funded construction of
Bell Road as well as extension of water lines from Pima Road to McDowell Mountain Ranch.
However, land ownership in the immediate vicinity of the subject parcel is extremely fragmented
and planning for a second improvement district has been suspended. Given the land ownership
pattern, historic acquisition costs and supply of better serviced land in McDowell Mountain and
DC Ranch master planned developments, it will likely be several years before parcels near the
subject are developed.

Page 15



N

SeC"tfon S
T3N RSE

Semel l":LOcr

14-268.tad. Feb 96 5ht 2 of Z

Page 16

PROJECT: Desert Greenbelt
Rea-ra Pass Wash
PROJECT NO: F2711
TAX PARCEL NO: 217-14-0268
OWNER: .John M. Thornburn

AREA REQUIRED
108,900 sq. ft. or 2..5000 acres

'«sf 1/2 of Lot 26
SectIon 5, T.3N. ~·R.5E.

FND. G.L.D.
BRASS .CAP

Sectfon. Comer

6 5

31 32

1/4 Comer
FND. G.L.D.
BRASS CAP

'--'----..I REQUIRED ROW
'--J TEMP CONSTR ESMT
_---..I DRAINAGE ESMT
'----..I PUBLIC UTILITY ESMT
K S S '3 TOTAL ACQUISITION

ACQUISITIONS
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Assessor's Parcel No.:

Electricity:
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Location:

Site Area:

Shape:

Frontage:

Topography:

Flood Hazard:

Streets:

Access:

Utilities:

Gas:

Water:

Sewer:

Improvements:

SITE DATA - PART ACQUIRED

2,127 feet south and 330 feet north of the Southeast
corner of Bell Road and 96th Street (aligrunent),
Scottsdale, Arizona.

217-14-026B (See map on page 19.)

2.5± gross acres

Square

None along an existing street; 330± feet along the quarter
section line.

Undulating with the Old Verde Canal extending
northwest to southeast through the southern half of the
property.

According to Flood Insurance Rate Map No.
04013C1265E revised December 3, 1993, the entire
property is within Zone X, outside an AD flood hazard
area. (See map on page 20.)

None

No improved access

Arizona Public Service serves neighborhood; the closest
service is 2, 127± feet north ofsubject along Bell Road.

Not Available

City of Scottsdale - beneath Bell Road

Within the Scottsdale city limits; however, the closest
existing sewer line is south of the subject about one
quarter mile.

None
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Adjacent Uses:

NorthlEast & West:

South:

Signs:

Zoning:

RestrictionslEasements:

AssessmentstTaxes:

Tax Liens:

Site Developability:

Several vacant, 2.5-5± gross acre parcels zoned R1-35
ESL pennitting single-family residences on minimum
35,000 square foot lots, and requiring compliance with
the Environmentally Sensitive Lands Ordinance.

35+ acre vacant land parcel owned by the Arizona State
Land Department. A conceptual land use plan designates
the parcel as a Dude Ranch.

None

R1-35, a residential classification pennitting single-family
residences on minimum 35,000 square foot lots. (See
map on page 21.)

Right ofway not exceeding 33 feet in width, for roadway
and public utility purposes, to be located across said land
or as near as possible to the exterior boundaries.

The subject 1995/96 property full cash value and tax
amount were $125,000 and $2,295.40, respectively.

None

Although the FEMA maps depict the subject as being
outside of the 100 year flood zone, the Old Verde Canal
extending through the southern half of the property will
be a major constraint to developing the subject parcel.
The parcel will likely require extensive grading and
balancing including possibly needing imported fill dirt to
level the site prior to development.

Development of the subject property will also require
extension ofutilities and paved access.

Mr. David George, Civil Engineer, has analyzed the likely
ofl'site development costs for the subject property and
concluded that offsite development costs for the subject
parcel would approximate $146,000. A copy of his
analysis is included in the addenda as Exhibit D.
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IDGHEST AND BEST USE

While there are numerous definitions, in the final analysis highest and best use is that use which
attracts the highest price without undue limitations on marketability. The tenn "highest and best
use" can be misleading because it implies that a vacant property should be "used." In reality the
highest and best use of most vacant land is to hold vacant until development is economically
feasible. Important considerations in highest and best use analysis include neighborhood attributes
and trends, legally permitted uses, and the site's physical characteristics. The interplay of these
factors culminates in a possible, probable, and legal use which represents the highest price.

The subject neighborhood is part ofa larger submarket undergoing dramatic development pressure
and transition; primarily to commercial and regional uses.

If the larger area were divided into irregular quadrants with Pima Road being the Y-axis and the
CAP Canal being the X-axis, for the ten years or more preceding the date ofvalue, the southwest
quadrant which includes the Scottsdale Airpark has seen slow but steady industrial and office
development. The southeast quadrant, also known as HORIZON, was purchased at auction from
the State Land Department by Evans Withycombe in the early 1980's and is now under intensive
development with medium to high-density residential, and neighborhood commercial at the major
intersections.

The northwest quadrant, represented by the Princess Hotel, two golf courses, and PERIMETER
CENTER, is less developed than the southern quadrants, but obviously more developed than the
subject quadrant.

The subject's northeast quadrant is virtually undeveloped. An obvious question is, why? One
answer is that the subject neighborhood comprises 50 to 60 different owners and parcels, thus
frustrating any master plan or assemblage. Regardless, over time, market demand and
development pressure will encourage assemblage and development effort(s).

While zoned Rl-35, it is unlikely that low-density, single-family, will ever evolve. Far more
probable is its development along the lines of the uses anticipated by the 1984 and 1994 General
Plans, i.e. minor employment, commercial, industrial, research and development, and, high-density
residential.

The following map "Projected Change in Number of Employees 1995-2000" prepared by our
related corporation, Maps & Facts Unlimited, Inc., shows that the subject is part of a larger
neighborhood expected to experience above-average employment growth over the next four years.
There are few other submarkets in the Metro Phoenix area which share the subject's submarket
employment projections.
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500 to 1,000

1,000 to 1,500

1,500 to 2,000

2,000 to 3,500

100 to 250

250 to 500

Number

No Change

Less than 100

County Total

1995 = 1,100,082

2000 = 1,288,659

* Note: Projections made prior
to base closure.
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Long tenn, the subject neighborhood will likely develop primarily with employment-based uses.
However, as of the date of value, the supply of employment/high-density residential land in the
immediate submarket meets or exceeds demand. A review of Multiple Listing Service (MLS)
records revealed several parcels that had been listed for sale for six months to over two years. The
subject neighborhood's fractionalized ownership pattern fiustrates assemblage, land planning,
infrastructure, and therefore development. It is probable that the entire subject neighborhood will
never be developed as a single master-plan, as have some ofthe other quadrants. More likely, the
subject neighborhood will develop slowly with small assemblages, initially comprised of those
parcels fronting Bell Road.

There are also serious physical constraints to developing neighborhood parcels in general and the
subject parcel in particular. Prior to construction of the Thompson Peak Channel and dike, the
area was subject to run-off and flooding, as evidenced by the uneven terrain and numerous washes
and arroyos. Furthennore, other than Westworld there are no improved streets nor any municipal
sewer or water service south ofBell Road between Pima Road and McDowell Mountain Ranch.

Developing the subject property would require extending streets and electric and water service
nearly one-half mile south from Bell Road. Likewise, municipal sewer service must be extended
north from Westworld. Although this existing sewer line is nearing capacity, the owner of a parcel
as small as the subject would not likely be required to pay the cost ofbuilding new oversized sewer
lines. Also, the Old Verde Canal extending through the south half of the parcel may require
extensive site grading, balancing and possibly imported fill dirt to level the parcel.

Mr. David George, Civil Engineer, has estimated $146,000 in off-site development costs in order
to improve the subject on the date of value. These costs equate to $1.34 per square foot ofland
area. As will be discussed in the Land Valuation section, vacant land parcels superior to the
subject, closer the existing roads and utilities, were available for less than $2.50 per square foot.
Thus, near tenn development of the subject parcel was not economically justified on the date of
value.

In summary, the subject neighborhood will likely be the last neighborhood in the submarket to
develop, and development will probably be less conforming than typical of the submarket, and, of
North Scottsdale.

The highest and best use ofthe subject is to hold vacant for long-tenn investment/appreciation.
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BUYER PROFILE

Given the subject's locational, physical, and economic characteristics, the potential buyer would be
a land investor or speculator, speculating that demand for employment, commercial, and high
density residential uses will increase over time, and, that the immediate neighborhood will
ultimately transition in accordance with the City's long-tenn land use plan. This profile is shared by
the buyers and offerors to purchase the properties detailed within the Land Valuation section.
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LAND VALUATION

The market comparison approach often involves the analysis and comparison of recent sales
involving similar properties situated over an entire submarket or, in some cases, in other
submarkets with adjustments for locational differences, if any. The key comparison criteria are
highest and best use, economic magnitude, i.e. total dollars involved, and buyer profile. The
subject neighborhood is unique. There is no other similar neighborhood in the entire Metropolitan
Phoenix area. Therefore, I have focused exclusively on current and past purchases in the
immediate neighborhood, including broker interviews, owner interviews, and benchmark
transactions in the larger submarket near the subject neighborhood.

I have researched as far back as 1985 to track purchase histories in the immediate subject
neighborhood; 1985-1986 was an historic peak in land values. By December 1988, the Phoenix
real estate market "crashed" as evidenced by the Barron's article "Phoenix Descending" (see
Exhibit E attached). During 1989 and 1990, the market was virtually non-existent. By 1991,
some activity started to occur. The purchases, listings, and offers relied upon are summarized in
the following chart, plotted on the following map, and detailed in Exhibit F attached.
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$200,000 $.92

$500,000 $2.30

$330,336 $1.39

$315,428 $1.45

$325,806 $1.50

$805,860 $3.70

$315,000 $1.45

$133,333 $.61

$405,000 $1.86

$399,200 $1.83

$315,250 $1.45

$263,500 $1.21

$218,820 $1.00

$205,000 $.94

$275,000 $1.26

$270,000 $1.24

$151,000 $1.39

$272,950 $1.25

$250,000 $1.15

$710,000 $2.54

217-14-015 5.00

217-13-013 5.00

217-13-041B 5.47

217-14-001 5.00

217-14-014 5.00

217-13-013 5.00

217-14-001 5.00

217-14-015 5.00

217-14-015 5.00

217-14-019 5.00

217-14-031 5.00

217-14-024 5.00

217-14-013 5.00

217-14-015 5.00

217-14-015 5.00

LAND DATA SUMMARY

1 07/85

11* 07/85

4* 12/85

2 09/86

5* 09/86

3 09/86

4 12/86

5 04/87

11* 06/87

11* 11187

12* 11187

6 01189

7 05/90

8 05/91

11* 12/91

11* 12/91

9 10/93 217-14-002 5.00

10 Subject - 04/94 217-14-026B 2.50

11 05/95 217-14-0015 5.00

12 . 09/96 217-14-019 5.00

13 Listing 217-14-007A,007B 6.42

14 Date of Value Subject 2.50
03/05/96

* Indicates prior sales ofa parcel

1.,.::·Iw.::l:::'.: :~:::·:::::::~il@DI~':'::··:' : ::":·:;.::,':.::.:::':::::::::':'·111':.1·.:::":':::,':;::;:::·::::::'::::-".:':::11:::::::"::.::;·:::::::::::::::.;::::::~::::::::::::::.:::.~I::·:::::·:::::::::::::'~I~Ii,';;:::~:::'~~~::

217-13-015 5.00 $350,000 $1.61 Yes
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DATA DISCUSSION

With few exceptions, purchase prices per square foot, mostly on terms, have not varied
dramatically from mid-1985 to date (3/5/96). In those instances in which a parcel has changed
hands more than once, I tried to reflect the most recent sale in the sales summaries attached
hereto; however, when and where discoverable, I have also charted prior sales, thus, the
repetition in sale numbers. Considering the cyclical nature of the Metro Phoenix land market
experienced since the mid-1980's, those purchases prior to 1992 are included primarily for
historic perspective.

As shown, the subject is one of only a handful of 2.5-acre parcels in the immediate vicinity,
and was the only 2.5 acre parcel that sold during the time period analyzed. Five acre parcels
in the subject's immediate neighborhood sold from S.61 per square foot to S3.70 per square
foot during this time period. Eliminating the extreme -lows and highs, the range narrows to,
say, S1.00 to S1.50 per square foot, on terms. There were other purchases during this time
period within and above this price range. However, these purchases were on terms and, in
many instances, were never totally consummated (see Purchase No. 11).

The only transactions that closed within three years prior to the date of value, all on terms,
were Nos. 9, 10 (the subject), 11, and 12, ranging from S1.15 to S1.39 per square foot, with
the higher unit price representing the subject 2.5-acre parcel versus 5-acre parcels, and, with
no significant price differential between parcels purchased in October 1993 versus August
1996, suggesting that there has been no recent change in values. Although No. 12 did not
close until six months after the date of value, the sale is representative of prices on the date of
value.

CONCLUSION OF VALUE

Based on the preceding data, the highest per square foot value attributable to the subject, on a
terms basis, is SlAO per square foot. However, market value as defined must reflect a cash or
cash equivalent transaction. Thus, the data, and specifically Nos. 9, 10, 11 and 12, must be
adjusted downward to reflect cash or cash equivalent transactions.

While terms vary, the typical speculative land sale is 20-30 percent cash down with the
balance payable over ten years, fully amortized at ten percent interest payable quarterly. Ten
percent is too low to reflect the risks inherent in the secondary mortgage market for properties
such as the subject. In order to sell this "rate" in the secondary market, it must be discounted
to produce a yield greater than 10 percent. The probable market yield approximates 15 to 20
percent. The indicated cash equivalent value of the subject, assuming SIAO per square foot
purchase on the preceding terms is as follows:

Terms Purchase at SIAO/SF
25% Cash Down = .35/SF
Deferred Balance = S1.05/SF

Page 29



2.5 Acres x 43,560 SF/Acre x $1.20/SF =$130,680; rounded to $131,000

Thus, the cash equivalent value range of the subject property can be summarized as:

Page 30

$.35/SF $.35/SF

+$.86/SF +$.72/SF

. $1.211SF $1.07/SFCash Equivalent Value/SF

Cash Down

Present Worth of Seller Carryback

Quarterly Debt Service at 10% interest for 10 years = $.042/SF/QTR

Present Worth ofDebt Service Stream at 15% = $.86/SF
Present Worth ofDebt Service Stream at 20% = $.72/SF

At $1.20 per square foot the indicated discount from terms to cash equivalency would
approximate 17% ($1.20 vs. $1.40). Applying the $1.20 cash equivalent per square foot
value to the subject's 2.5± acres indicates the following value conclusion:

Accordingly, the highest all cash fair market value for the subject, as of March 5, 1996 was
$131,000.

I recognize that this conclusion is less than the $151,000 purchase price of the subject in
April, 1994; however, Mr. Thombum only made a 20%± down payment and the seller carried
the balance. Market value assumes a cash or cash equivalent purchase price. Accordingly,
Mr. Thombum's acquisition price also needs to be adjusted downward to calculate a cash
equivalent price. I was not provided with the terms of the seller·carryback; therefore, a
precise adjustment cannot be made. However, if the terms were typical and the same 17%
discount were applied to the subject April 4, 1994 purchase the indicated cash equivalent price
is $125,330 or $1.15 per square foot.
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DISCUSSION AND CONCLUSION OF VALUE

The purpose of this appraisal is to estimate the Fair Market Value of the Fee Simple Estate in
a 2.5± gross acre parcel located south and east of the southeast comer of Bell Road and 96th

Street (alignment) in Scottsdale, Arizona, as ofMarch 5, 1996. Briefly,

• Fair market value as defined dictates a cash or cash equivalent transaction;

• The subject is located in a sparsely developed area in northeast Scottsdale;

• Water and electrical services are available about one-half mile north of the subject
lot line, and, the subject is within the City .of Scottsdale municipal sewer service
area although there is no physical sewer line at the subject property line;

• The nearest municipal sewer line is about one-quarter mile south of the subject;

• The entire parcel appears to be within flood zone X, outside the limits of an AO
flood hazard zone;

• The subject parcel is zoned Rl-35 ESL, a residential classification permitting one
dwelling unit 35,000 square feet and subject to development in compliance with
the Environmentally Sensitive Lands Ordinance;

• Highest and best use is for investment/appreciation; and

• The best data available indicates a maximum cash fee value of $1.20 per square
foot.

Accordingly, I am of the opinion that as of March 5, 1996, the Fair Market Value of the
parcel generally, legally, and specifically defined herein was:

ONE HUNDRED THIRTY ONE THOUSAND DOLLARS

($131,000)

The value conclusion reported herein is Limited because I have not had the opportunity to
interview the property owner or his agents as to marketing efforts or analyze any prior written
offers to purchase the subject parcel; and, the value conclusion reported herein represents the
unencumbered fee simple value, whereas on the date ofvalue the subject property was encumbered
by two Deed ofTrusts totaling $129,OOO± (the balances on the date ofvalue were unknown).
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CERTIFICATION

I certify that, to the best of my 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 my personal, unbiased professional
analyses, opinions, and conclusions.

3. I have no present or prospective interest in the property that is the subject of this report
and I have no personal interest or bias with respect to the parties involved.

4. My compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value estimate,
the attainment of a stipulated result, or the occurrence of a subsequent event.

5. This appraisal was not based on a requested minimum valuation, a specific valuation, or
the approval of a loan.

6. My analyses, opinions, and conclusions were developed, and this report has been
prepared in conformity with the Unifonn Standard ofProfessioTUll Appraisal Practice.

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

8. No one, other than Paul G. Johnson, MAl, CRE provided significant professional
assistance to the person signing this report.

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

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

11. As of the date of this report, I have completed the requirements of the continuing
education program of the Appraisal Institute.

Certified General Real Estate Appraiser
Certificate No. 30279
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ASSUMPTIONS AND LIMITING CONDnlONS

1. The value conclusion reported herein is Limited because I have not had the opportunity to
interview the property owner or his agents as to marketing efforts or analyze any prior
written offers to purchase the subject parcel; and, the value conclusion reported herein
represents the unencumbered fee simple value, whereas on the date of value the subject
property was encumbered by two Deed of Trusts totaling $129,000± (the balances on the
date ofvalue were unknown).

2. This is a Self Contained Appraisal Report of a Complete Appraisal which is intended to
comply with the reporting requirements set forth under Standard Rule 2-2(a) of the
Uni/onn Standards of Professional Appraisal Practice for a Self Contained Appraisal
Report. As such, it describes the data, reasoning, and analyses that were used in the
appraisal process to develop the appraiser's opinion of value. Supporting
documentation concerning the data, reasoning, and analyses is retained in the appraiser's
file.

3. The information contained in this report is specific to the needs of the client and for the
intended use stated in this report. The appraiser is not responsible for unauthorized use
of this report. No other person or entity has a right to rely upon the appraisal, the
contents thereof, or any information, data, or conclusions contained herein without the
express written consent of Johnson & Zaddack, Inc. The appraiser and firm assume no
obligations, liability, or accountability to any third-party. If this report is placed in the
hands of anyone but the client(s), the client shall make such party aware of all the
assumptions and limiting conditions of this assignment.

4. No re8JX>nsibility is assumed for legal or title considerations. Title to the property is
assumed to be good and marketable unless otherwise stated in this report.

5. The property is appraised free and clear of any or all liens and encumbrances unless
otherwise stated in this report.

6. Responsible ownership and competent property management are assumed unless
otherwise stated in this report.

7. The information furnished by others is believed to be reliable. However, no warranty is
given for its accuracy.

8. All engineering is assumed to be correct. Any plot plans and illustrative material in this
report are included only to assist the reader in visualizing the property.
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9. It is assumed that there are no hidden or unapparent conditions of the property, subsoil,
or structures that render it more or less valuable. No responsibility is assumed for such
conditions or for arranging for engineering studies that may be required to discover
them.

10. It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless otherwise stated in this report.

11. It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless a nonconformity has been stated, defined, and considered in this
appraisal report.

12. It is assumed that all required licenses, certificates of occupancy, or other legislative or
administrative authority from any local, state, or national government, or private entity
or organization have been or can be obtained or renewed for any use on which the value
estimates contained in this report are based.

13. Any sketch in this report may show approximate dimensions and is included to assist the
reader in visualizing the property. Maps and exhibits found in this report are provided
for reader reference purposes only. No guarantee as to accuracy is expressed or implied
unless otherwise stated in this report. No survey has been made for the purpose of this
report.

14. It is assumed that the utilization of the land and improvements is within the boundaries
or property lines of the property described and that there is no encroachment or trespass
unless otherwise stated in this report.

15. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraiser that might suggest the possibility of the presence of such
substances should not be taken as confirmation of the presence of hazardous waste and/or
toxic materials. Such determination would require investigation by a qualified expert in
the field of environmental assessment. The presence of substances such as asbestos,
urea-formaldehyde foam insulation, or other potentially hazardous materials may affect
the value of the property. The appraiser I s value estimate is predicated on the assumption
that there is no such material on or in the property that would cause a loss in value unless
otherwise stated in this report. No responsibility is assumed for any environmental
conditions, or for any expertise or engineering knowledge required to discover them.
The appraiser's descriptions and resulting comments are the result of the routine
observations made during the appraisal process.
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16. Unless otherwise stated in this report, the subject property is appraised without a
specific compliance survey having been conducted to determine if the property is or is
not in conformance with the requirements of the American with Disabilities Act. The
presence of architectural communications barriers that are structural in nature that would
restrict access by disabled individuals may adversely affect the property's value,
marketability, or utility.

17. Any proposed improvements are assumed to be completed in a good workmanlike
manner in accordance with the submitted plans and specifications.

18. The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The separate
allocations for land and building must not be used in conjunction with any other
appraisal and are invalid if so used.

19. Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purpose by any person other than the party to
whom it is addressed without the written consent of the appraiser, and in any event,
only with proper written qualification and only in its entirety.

20. Neither all nor any part of the contents of this report (especially any conclusions as to
value, the identity of the appraiser, or the firm with which the appraiser is connected)
shall be disseminated to the public through advertising, public relations, news sales, or
other media without prior written consent and approval of the appraiser.

96-QS3\certific.gnz
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EXHIBIT A

Looking northwest from near southeast comer of subject property.

Looking southeast [rom near northwest comer of subject property.
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EXIllBITB

THORNBURN
217-14-026B

The East half of Lot Twenty-six (26), Section Five (5),
Township Three (3) North, Range Five (5) East of the Gila and Salt
River Base and Meridian, Maricopa County, Arizona.

EXCEPT all coal, oil, gas and other mineral deposits as
reserved unto the United States as set forth in Patent issued on
said land; and

EXCEPTING AND RESERVING unto the United States, pursuant to
the provisions of the Act of August 1, 1946, (60 Stat. 755), all
uranium, thorium or any other material which is or may be
determined to be peculiarly essential to the production of
fissionable materials whether or not of commercial value.





FORM T42 (REV. 1189)

Pee Simple

CITY 01' SCOTTSDALE, a Municipal corporation

CITY OF SCOTTSDALE, a Municipal corporation

DOWNTOWN
Linda Porrest

Amount $
Amount $
Amount $
Amount $

Preliminary
Title Report

2. The estate or interest in the land described or referred to in this repon is:

Owner Policy Applicant:

Mongagee Policy Applicant:

EXHIBITC

SCHEDULE A

1. Title to the estate or interest covered by this repon upon issuance of any policy or policies of title insurance will
be vested in:

UNITED TITLE Agency of Arizona, Inc.

United Title Agency of Arizona, an Arizona Corporation, (herein called the Company), as Agent for the company
designated hereinafter, has caused to be examined the title to the realpropeny described in Schedule A herein, and
upon compliance with all the requirements set forth herein to the satisfaction of the Company, providing no matters
adversely affecting the title arise or become known prior to such issuance, and upon payment of all charges and
disbursements, the Company recommends that FIRST AMERICAN TITLE :INSURANCE COMPANY
issues its policy in the form indicated above, insuring the title to said property as indicated in Schedule A herein,
subject to the usual printed Conditions, Stipulations and Scheduled exceptions contained in said policy, and also
subject to the specific encumbrances, reservations and exceptions set forth in Schedule B herein. This repon will be
void at the option of the Company if the policy or policies applied for have not been issued within one year from the
date hereof.

o ALTA Residential Owner's Coverage Policyo LTAA Standard Coverage Policyo ALTA Lender's Policyrn Other STANDARD OWNERS

Order No. 9517002125
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SCHEDULE A

LEGAL DESCRIPTION for file: 9517002125
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The land referred to in this rcpon is situated in the County of --.;;;M;.;;a;.;;r;.;;i;;.;c;;.;o;..lp;;..;a=-- _
State of Arizona, and is described as follows:

The Bast half of Lot Twenty-Six (26), Section Five (5), Township Three (3)
North, Range Five (5) Bast of the Gila and Salt River Base and Meridian,
Haricopa County, Arizona.

EXCEPT all coal, oil, gas and other mineral deposits as reserved unto
the United States as set forth in Patent issued on said land; and

BXCEPTnfG AND RESBRVING unto the United States, pursuant to the
provisions of the Act of August 1, 1946, (60 Stat. 755), all uranium,
thorium or any other mater~a1 w~ch is or may be determined to be
peculiarly essential to the production of fissionable materials whether or
not of commercial value.
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SCHEDULEB

ORDER NO.: 9517002125

1. Taxes for the year 1995, a lien but not yet payable.

2. Liabilities and obligations existing or which may arise against the said
land by reason of its inclusion within EAST VALLEY mSTXTOTB OJ' TECHNOLOGY
DJ:STRJ:CT.

3. The right to enter upon said land and prospl3ct for and remove all coal,
oil, gas and other minerals, as reserved in the Patent to said land,
recorded August 22, 1980 in Docket 14635, page 143.

4. The right to enter upon the land and prospect for. mine and remove a~~

uranium. thorium or any other material which is or may be determined to be
peculiarly essential to the production of fissionable material., as
reserved unto the United States, pursuant to the provisions of the Act of
August 1, 1946, (60 Stat. 755) as .et forth in Patent issued on said land
recorded August 22, 1980 in Docket 14635, page 143.

5. Right of way not exceeding 33 feet in width, for roadway and public
utilities purposes, to be located across said land or as near as
practicable to the exterior boundaries, as set forth in Patent issued on
said land recorded August 22, 19BC in Docket 14635, page 143.

I
Search made to _.....;;;J'...;;e;;;;;b;;;;;ru:...=.;:a:;;;ry~...;;3;;;;;RD=- , 19 95 at 7:45 A.M. BYr_---:~".....::::..-..=.-.--;=---~
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REQUIREMENTS

ORDER NO.: 951.70021.25

1.. PAYMENT of Taxes for the full year of 1994, plus interest.

2. FURNXSH legal description of property to be insured herein. The right is
reserved to make additional exceptions and/or requirements upon being
furnished same.

3. R.BCORD Release and Reconveyance of Deed of Trust executed by BESSI:E
JORI:CH, an unmarried woman, as Trustor, to HOWARD E. CLOUSE, an unmarried
man, as Beneficiary, and lJNI:TKD TI:TLK AGENCY OF ARI:ZONA, mc., an Arizona
corporation, as Trustee, dated July 8, 1.994, recorded July 1.2, 1.994 in
Document No. 94-535774. AMOUNT: $8,935.27.

". RECORD Release and Reconveyance of Deed of Trust executed by JOHN H.
THORNBTJRN, husband of Lynn H. Thornburn, a. hi••ole and separate
property, as Trustor, to BKSSI:E JORI:CH, an unmarried woman, as
Beneficiary, and ONI:TKD T:ITLK AGENCY OF ARI:ZONA, :INC., an Arizona
corporation, as Trustee, dated July 1.1., 1.994 recorded July 1.2, 1.994 in
Document No. 94-535777, thereafter assigned to GEORGI:A A. SCHORR, an
unmarried woman, as to an undivided 52.500% interest, by assignment
recorded July 1.2, 1.994 in Document No. 94-535778. AMOUNT: $1.20,000.00.

s. R.BCORD Deed from JOHN H. THORNBURN, husband of Lynn H. Thornburn, dealing
with his sole and separate property to CI:TY OF SCOTTSDALE, a Municipal
corporation.

NOTE: Taxe. are assessed in the total amount of $ 2,229.80 for the year
1994, under Assessor's Parcel No. 217-14-026B.

NOTE: I:n connection with Arizona Revised Statutes 1.1-480, as of January 1,
1.991., the County Recorder may not accept documents for recording that do
not comply with the following:

(a) Print must be ten-point type or larger.

(b) Margins of at least one-half inch along the left and right sides,
one-h&lf inch across the bottom and at least two inches on top for
recording and return address information.

(c) Each instrument shall be no larger that 8 1/2 inches in width and 1.4
inches in length.
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Continuation of Requirements
Order Number: 9517002125

J!'XVll: YEAR CBA.DI: 1. Disclaimer Deed executed by LYNN B. TBORNBlJ'RN to JOHN
K. TBORNBlJ'RN, dated J~y 8, 1994, recorded J~y 12, 1994 in Document No.
94-535776. 2. Warranty Deed executed by BKSS:IK JtJR:ICB, an unmarried
woman, to JOHN K. TBORNBlJ'RN, husband of Lynn B. Thornburn, as his sole and
separate property, dated April 27, 1994, recorded July 12, 1994 in
Document No. 94-535775. 3. Quit Claim Deed executed by N:ICBOLAS JtJRJ:CB,
an unmarried man, to BKSS:IK JtJR:ICB, an unmarried woman, dated October 13,
1989, recorded October 19, 1989 in Document No. 89-483445.

(See copies for remaining chain)





I have also completed an estimate of probable development cost for off-site improvements which
would be required to develop Parcel 26B. The estimate assumes the site will be developed for
commercial use and that electrical and telephone utilities will be brought to the parcel at the
expense of the utility company. This estimate is based on the following criteria:

I have completed my review ofParcel26B (Thomburn) of Section 5, Township 3 North, Range 5
East. The parcel is not located with in Zone AO as define in the FEMA FIRM 04013C1265 E,
dated December 3, 1993. This means that when Parcel26B is developed, it will not need to
comply with the FIRM Zone AO design requirements, however this site will have local drainage
issues to address when it is developed. One local issue is the Old Verde Canal which crosses the
site. The canal directs off-site flows to Parcel 26B and the grading of the parcel will need to
address these flows. I have enclosed an exhibit which illustrates the locations of the Zone AO to
Parcel 26B and the Old Verde Canal.

1) a temporary roadway consisting of a 20 ft wide AC pavement section would be
constructed from Bell Road south along the 96th Street alignment and east 330 ft to the
southwest comer of the parcel,
2) full roadway improvements would be constructed along the southerly portion of the
parcel,
3) a 12 inch water line would be constructed from Bell Road south along the 96th Street
alignment and east from 96th Street to the southeasterly comer of the parcel, and
4) an 8 inch sewer line will be constructed from the existing 15 inch sewer line in the
West World entry road north, along the 96th Street alignment and east from 96th Street to
the southeasterly comer of the parcel.

'"' t. M B E 1/
l'- SITIAIR Ok

Suite 240

Phoenix, Arizona 85016

2929 East Camelback Road

•ASSOCIATES, _DAVID EVANS AND

EXHIBITD

Dear Mr Zaddack,

RE: Reata Pass Wash
DEA Job NO GRHMOOOI

Gerald Zaddack
Johnson & Zaddack, MAL, CRE
2525 East Camelback Road
Suite 770
Phoenix, AZ 85016

November 13, 1997

Outstanding Professionals . .. Outstanding Quality
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•DAVID EVANS AND ASSOCIATES,~

I have enclosed a copy of my $146,124.50 estimate for the off-site development cost. If you
have any questions, please call me.

Sincerely,

?j;::J~sociates, Inc
David W George,p~

Outstanding Professionals . .. Outstanding Quality
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Lower Reata Pass Wash
Parcel26B

Estimated Development Cost
Off-site Improvements

November 7, 1997

Item No. Item Description Unit Quantity Unit Cost Item Cost1 Roadway SUbgrade Preparation SY 9,570 $1.50 $14,355.002 20' Temp Roadway AC Pavement Section SY 660 $7.00 $4,620.003 6" Concrete Vert Curb & Gutter LF 330 $5.50 $1,815.004 Concrete Sidewalk SF 1,650 $1.25 $2,062.505 40' Permanent AC Pavement Section SY 1,467 $10.00 $14,670.006 Sanitary Sewer Manhole EA 3 $1,100.00 $3,300.007 8" Dia Sewer Line, PVC LF 1,360 $7.00 $9,520.008 12" Valve, Box & Cover EA 6 $1,800.00 $10,800.009 Fire Hydrant Assembly Complete Eft. 4 $1,350.00 $5,400.0010 Corp Stop with Flushing Pipe EA 1". $350.00 $350.0011 12" Dia Water Line, PVC LF 3,300 $15.00 $49,500.0012 Landscaping within Right-of-way SF 5,940 $0.80 $4,752.0013 Pavement Marking LF 3,300 $0.10 $330.0014 Sign with Base EA 3 $150.00 $450.0015 Roadway Barricade LF 80 $5.00 $400.0016 Water Service EA 1 $200.00 $200.0017 Water Meter EA 1 $500.00 $500.0018 Sewer Service EA 1 $100.00 $100.00

Sub-total of Constructed Items
$123,124.50.

19 City Review and Development Fees LS 1 $5,000.00 $5,000.0020 Construction Documents LS 1 $12,000.00 $12,000.0021 Construction Management LS 1 $6,000.00 $6,000.00

Total Cost
$146,124.50

Sheet 1 of 1
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EXHIBIT E

real escaLe ud. bY Cll~lon. Ib~arClo'i
economy as a wbole. Illdeed. u1llniscak.
able .ip> o( a dClql LDd pnnraacd real·
CSULe bust are rapidly aocumula\ina.

The problem fenl surfaced a (ew
yean &10 ill the ofTlCC buildiJ1&, apan·
IDCDl aDd mail maU IClClDn wbcre \&ll.
shcl~ illvaUllC6l Wlieubed I
lOrTeDt of DeW OOIISU1ICtiollllCliYiry. or
r_ YacaIIC)' rala, ror c:umplc,~
put 2a. ill \he P.1IOCIIix area by 1916
lAd hlYe remailledllthallewdC\.Cl.
IiDcc. dapi1c \he 1916 Tall Rcform Aa.
w1Uch lOOk I_y Deally au l1lc.l&ll beD.c
fill rrom Iudl catqoria or raJ alate.,
The ablorplioD rate of DeW lpace limply
DeftI' materialized Il apcacd lewcla.,

The asecqjoa has only spread Us
I'CIlZIll _ths: AaxlrdiD& to Arir.oDa
SliLe UDiYeniry'1 IlIlboricauve Rca! Es
lite Cater.~I YKaIlcia 1lU'led
to a record 17' ill the MlCOIld qaancr.
Not _ Ille ICUOIlaI arrivll or winter
YisilOn (rom l1lc Nonb. Ille _1JCd
1DOWbircb. has a!lcYialCd the .ituatioll
much.

Home roredolura ill Maricopa
CowIry, u U'aClted by Foredoaure Up
dale Newslctter ill PbocDix. roM IOIDC
3~ ill \he third qaartel'. ~ 11M lOW
I year carlM:r. They curmSl!)' aalOWIl
rOf • I&IgCriq 41'Jo o( ail rcaicIca·
tial c:Ioainp ill the PbocDu area. EYCIS
IIIOf'C lc1IiDc. loredolura are occurriDl
with l1lc same (reqQCftey ill ·atnaan
pIKa like Salltldaic as ill bli&h1Cd
DCiPborhoocIa of Catral P1lcleIm. ac
alr'dill& to Foredaaare UpciaUl pIIb1islter
Ral9h Sbamac&. III like YCiD, AStrl
Rc&l E-laLe Cater atimala thal • rec
ord ~ 0( Maricape Cmmry'l siD&Ic
ramily boma are ncut because or
loredoaare or the iIlabiliry of the OWtlCf

to M1J or rctIl lbcm. Not .arprisiDJly,
lOlIl bousiD& ,WU (lpanmCDt IIDiu
pillS siD&Ic-(1IDi1y boma) have \lOIC.
diYed to lea lhu balC lhcir 6O.CXKl
UDwlcYd ofj~ three yean alO.

The ripple eITecu or Ille pow;lIl
bust raduLe ,.-CU bcyottd Ille bricIt LDd
IDOf1U or. ODe should say, IIua. lIeel
aad IDOd: ldobe. Ilready ill place. The
(rothy ID&J'kcu of \he mid·'Ei&h1ica U1'

duocd Iyndicaton. fllWlCi&l iDst.iIUIJOIIJo.
illsllraacc axDpaIlica. pcDSion (unds aad
private UsftS1Dn 10 pour billioas iato

-Idull- -coaunuailica like SUD City to No _yo Aller alL wbo CYCI' tins o( the raw lLDd. rtred b; l1lc vision 0( bUle
\!Ie nonbwcal ohoW1l. area'i CDdIcu 'lID~ed days aad atiud._ lIIUter.pluacd communi-

By the "Seventies. PbOCftU had abo stllflAia& dcacn visua? A1ao. l1lc ifili- lieL They harkcaed 10 !be old saw
~ed ID IluaCUll& a lIumber of IDCIIt nlDI, Pbocais has too diYcniflCd lI'OUad PboeDill. -You caa DCYCI' let
manu(&alIfUll opcrallOn&; iIIdudin& U CCIODOCIUc base to lua:umb 10 the ban ill dirt..
such hiah'lecb OrDamct1ca as InteL 1140- raisfonUDCI o( just ODe iDcIustry. ADd. EY1dcacc~ durilla I leisurely
toroIa ud MaDoaaeU Doullu HcUcop- perba", IDOI& imporwSl. panis.LDs iDsist c:u \rip arouad Maricopa CoUDry arlues
1Cr. Fonun,;!OO compUICI GreyhOUDd thal Pbocaix.has.bemlmc a ·,uburb of otherwise. lboaab- ODe is &RCICd peri.
alld Phelps Dodle CVCD saw tit to IIIOYC Loa Arl&eles. III mtqnl pan of Soulll- odicaUy by larae billboards IDiIcs br
Ihen cofllOralC h dqulncn to PbOCllu era CaJj(Ol1lII'1 prosperity. . .yond the peripberY of e¥slilla develop-
(rom the Nonh deaplte the clly', cowboy But wby stop there? As a .Ill·pale lDCDt. bcraidina tho Iod'rioD of yet 10'
,mile. ,~I advenisiq iascn stala ill a reo' otha (uture plallDCd communily. Some·

Mainly. Illoulh. Pboc:llU bu ~ ceDt lJoIue o( Fonullc.. '"There appear to timca. lucla as al Talum Raacb ill nonb
mOlcd iurl( as III ideal rqional ofT>ec. be several si&D&Js WI a merler o( lbe Pboc:lld. ODe fmds the -ameail)' pact
dlllnbullon and manu(aaunna CCDter. Pboea.is ICCODOIftyl with the West Coast &Ie· of aniflCia1lakes. a 10(( c:ounc and
The COSI o( lavlnl IS chea!, (Ihe aYCl'qe ceonomy- and. c:oasoquently, with Ihe iD(rUU\laure of s\RII:U already '0 place.
house rna: of SM.CXKl IS less than 1Ia1( boomlnl cconomy o( the entire Pactic BUllhcre are no bouae:s.
Ihal o( Los A"Iclesl and ~bor mo&tly Rim-is inrncable.- Taiwan aad Sinaa· More on.a.. lhoulh. lhe develop
non·llnlOft. Llkcw",,- the tlu&e SoutherTI pore beware. Hen: comes Mana:>pa mCDU axuis& of lIodti"l bUI V;~II des·
Cah(nmaa markel hes less Ihan a (ulI· Counly. en. preaidcd oyer by Ilanl caallSCS or
day"lruck nde awoy. PhoenIX'S (ulure may Indeed be as ro... upon row o( em!'IY rcaeallonal

As a result. Phoer". lOOked on wlltl a danlanl u many kxal dcvelof1cn aDd vehicle pad&. Oboal town&. '~ties·

measure of smulneu ,n Ihe rntd... rca1-escaLe broken would have one be· Slyle.
'E\&hlles wtlen 'IS all Palcll nelillbon. line. Bial. IaLely, an omInous cloud has Nnbo<ly can actually 'oil whal raw
lIouSlon. Dallas aDd DerIver. h.1 Ihe settled over the Valley o( Ihe Sun. cui· land pricea an: 00"11 Lhcae days. esre·
wall. 11 could never harpen In Pboenl1. illl a shadow over nearly cw:ry 1yt'C of cially iD I"CftIOU areas o( Ma~a

BARRON'S

Ph~enixDescendi~g.
I~ Boomtown U.S.A. Going Bust?

PHOENIX-Few. i( gy. Qua have
tlecn more dc:servUlI 0( lhe 1II1c

Boomlown USA thaD Pboellu.. Anz. 111
JIl>l I~ yean. Ille Pbomu MelrOJlOliWl
,"rea (MarlQ)J'll COUIlIY) bas cloublccl
In l"",u~lInn 10 IwO million IOU~ Alld
"'Cal, t'<'ll5len confidently rredlCt yet g.

,'lher doubhnl by urly In Ille lIelll ceD·
llll')" Cerulnly. srace impoocs no limil
"n uranslOn. Barely a qll&ner o( Man·
c"po ("ollnll"S one hundred·mlle.IOlII
Valin- ,,( Ihe Sun has vlelded 10 Ihe
hI• .Ie· ,,( deve\(lrmenl. .

Inmally. Phoenu's specucular
&"".·Ih was l'O"'ered by lounsm aDd the
"nv', hurln,n.nl I"",ul&oon o( rellrccs.
T\~.y. uruknt ··ranal Jaunauan- rc
" ..., \Iu.l Samsc1alc. Ihe Camelhock
Cnnu.!.." Jnd more rnI"M."c nu,hcn of
lhe I'boenu' aru. And. of alU"". nOlh·
Iftl IS more -final" ,n desllnallon Iban
r<uremenl-yUr In Pboen.. Jarlon.

By JONATHAN R.LAING
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Counly. New buyers have 1ar&dy disap- cIcICtric utilily. Several yean qo. it _I .. cpit: 3Mo of ita Iauts wftc _-pa"
pcared. The only lhiDl \hat is surely OD a divcnirteatiOD spree al\er rlDdiq (ormi!l& -(1DCaII.iq Ibcy wen marc UwI
risins. of oounc, an: lbe COIl bUca of Ihe iuclf witII UIqIIc IcacntiJt& capacity 9O-claya put d_ ill iIltaal or priDcipal
landholdcrs. while Ihcy uuiously a"ait ad S"t1l11l1illl ill me e:ua now. Amoa& paymmu).
Ihe arrival of homebuildcn. or "venical adler thiqs. the "tilily paid more UwI Jilt S6.2 biIJioD Watenl SAYiDp .t:
devclopcn.M U Ihey arc kllOWll iD P!loe- twice booIt ........ or 1426 miIlioD. ill laIC Lan of P'bcIctIm. Ari:rDDa',~ lat&.
nix. The Inelarable law of CllIIIpcNDdiDa 19&6 10 acq"irc Ariz.oDa', bigcst tltrift, as thrift. docrn:a spa:ia1lDCDlioL The
inlerCSI ud oIhcr opcratiq COIlI ...re McraBau. &ad iDYiIled MJIIIa I4SO tIIil- ltIrift is .. old acquaillWlCle of 11-'1.
Ihal. IioD ill IDO&I!y uDdcYcIopcd Pboatix- Ia July 1916. a IIGrY ill dliI dIapziDa .

Raw land upnuea· an:tl'1 alwaya· area Lutel. TIta timiDc _ aqlliait&. Tba _ a akqxica.l c,- a' the thea 1tiaIt-/ly
Invial either. A Lutdowacn IftlU1' CIlJIIIl'UIY caUPI the YCI'Y peak 01 t!Ie iDa WalCnI ill «*aibiDa ia Eye! Kaio
srandly called Ihe Sa Valley Owllcra PhOCftU~lCmana.. . vel IatdiD& aad itmsIiD& pnaiceI aad
AssoaallOn II on lbe boot fow a _tIy 11lc CDOI'IIIity of it all hit bomc dliI Alice Ia WODdertaDd _Iiq.
oomplelcci. m mimoe freeway aad October wbea the lltiliey', DCW boldiD& III fall froID p.- a- u.. has
e,shl·lane inlcrcbele that runs Ihrou&h ClDIIIJl&ay, Pimladc Was Capital Cor1t~ beat uythiq btl&. pretty. Loa delia
Ihelr 4A.OOG-acrc trael bebiad PhOCDix', sboctcd iIlftSlOn.by· &IIJIOIIacia& t!ta qanc:iea ud fOreclonra <_ dIaD
While Tut MOIIntaiftL T1Ie SVOA ea- likclihot»"'f a. CtI1 ill iu 7O-C-t quar. l.OOO airrc:atly ill· MariCIllpa Coaey
VISions a lOO,OQl).pcnoD. muter· terly dmdcad early DClIt year boca_ of alone) have jUJllllCld eo alwply tIIat.:iIl
planned cnmmunity sproutilll 01IC day inaclcqulC opcratiq cantiDp.. Two dliI yeu', r... aiDe 1DCllIl.ba,
from Ihll farbiddilll tnOODJC&pc. T1Ie _Ill later. PiDaadc reponed a 37... t!Ie.-iatiOD _ able 10
orsanlUllon 'CW1\ lOOt OUI a fuU-pale drD\l ill 1hinI-q1lUtcr eantiDp. The eke out jms ss:5 tIIilIioD. ow
ad in Ihe special fortaDC seaioft bu· maiD C11lprits were a S46 millioa al\er. 30 CCDU a Iharc. ill profits.
nenns thaI ~America', fUlCIt arowUt& tu write-cIowlt of real arate beld by by IClliD& oila major ponioll
CIIY can lrow ·oDly iD 01IC dircclioa- Piaude's dnelopmau anD, SDDCor, of iu bruIc:Itca ed a moacy
oun." ud a faU iD lou oriaiDatiotu ad a rise ma.k.iD& water COIIIllUy. Its

Pcrhaf\S so. BUI wheu? Far SUD Val- ia loan deliDqUCllcia al McraBlIlk. T1Ie sharcboIdcn' cq1Uly ~ ..
ley lies miles from civiliuuon ed probe slOCt feU like a IIOIMI from U'll'lUId S23 nIIisIl wen: the t.IIrift C'\'Cl' to
.bly won'l be developcd far decades before Ihc October dividCDd dildcalU'C value iu secar1tiD ill_
unless Ihe Chiracahu Apaeba happCD 10 SIS a 5harc late lui _th. Earlier lDCDU al martet.ruhcr thaa.
10 hll all and slIDultancously dnelop a Ibis year, Ihe shara had rcacbcd DCUIy coaL
rusioa for lolf ed S200,OOO traa $30. Clearly. din caD hun. ADd Ihc red ink is ClI
homcs. In lbe lDCUIUmc. Ibe »milc ABel. of counc. wllea blood Itana 10 pKl.ed 10 reaUy flow iD the
hl,hway IS· a road to \IOWbCTC, U1d ruD ill a rc&H:iuIC IIIaItet. local thritb foanh quana'. u a result of
...'me memhen of SVOA alrcady appear arc usuaUy the major doDon. ProbIaaJ a _tIy<OlDlllctedf~
I" be chCl&,nl Oft Ibe deb&. SeveraI·arc ia Ibe PhoC11is saviap ad Ioaa iIldusuy "- Loua BUlk.~-
dchnqucnl Oft Ihctt lalat pa)'IMD1I 10 arc IDOVDUIl& daily. Two SaltudUc-· tioo of Weac:na's SSSI aW- .
the h;pway baadboldcn, ed ODe baaed illltitutiou. Security SaviDp A' IiaD worUt or raw Lutd aad ocher dtnlCl
owner syndicate RlClClltIy filed for Chap- LoaD Auociatioa ad UDivcnal Saviqs rcal -,IC iIlYaUDCIII&. Al the ..
ter II. .t LoaD AsIociatioa, have t-a ~ u-.. three . _ben of ~atenI',

Publicly-traded ccmpaa)cs arc fccl· cratiq UDder fcOeni s~ for fClllDCliD& Dri&P family, wbid! 
Ins the Imllaet of P!lOCIIix's deepcuiD& some moaths. UDivenal,. far CUDllllc. _ thaa 20'1> of the stoet.. lacldcaIy
real-eslale debacle. Cue la paiDt: An- wu declared iAsolvctIl \his May a1\cr raiped their aeatllft JlOIIlXlIII two
zona Pubhe Semcc. Ihe SIaIC'S WICSI SUIC~I rqulaton dctcnDiDcd that e--.l ." '. JD
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Phoenix

Ihflfl~ hive Ilmosl Ihe same retial clerks. hospital employees
profile as Ihe Teus Inslllulions Ind Ihe hke an: requlRd 10
il Ie... yean alO.- R,ckmeler as· serve new amvals. Simantan
'>em Heallh Serv'ce. Circle K Corp_

The seeds of Phoenia's cur· Ind I number of finanaal insu-
ren' pmblems he In a dramal\( IUllons have all nude employ-
anJ ~ el ,uhlle shlfl In "l'lrallon menl cUlbaci.s. So has Ibe lIub-
"allem•. In Ihe 19114·87 slrelch. lisher of Ihe Araona Republic
nc' In·mllrillon 10 Manco!'. and Phocnla Guclle. AdvertIS-
e,","Iy averlled aboul 60.000 a Inl revenues are down. in pan.
~·ear. reaklnl al 68.000 In 1986. because of fewer real-cstale Ids.
\hn,' of Ihe new Imviis were More ominOUs. Phoenu's
reluiet:' from Ille Ihen-de· hiCh-lech sector seems 10 be
!,re..~d ~Idwesl Firm and shrinkin&- 100. MOlOrola reo
RU\l BellS who selected Phocnla cznlly Innounced plans 10 pare
In "reference 10 overcrowded 600.800 worken. Inlel hu cOn.
(' ~hr.lfnla and Ihe Oil PalCh. 50hdated 'IS Phoenu opera.
The m,~ran" were surrnslnCly uons. Mosl dislurbln&- Ihoulb.
3111uenl S"me were mlaale was IBM's deasion Iasl summer
milna!e.- (Mced ,nlo early reo 10 phase: OUI all manufaaunnc
lIremenl t<y cOfl'Orlle reslruc· opcrillons In Phoenu's nelch•
lunn" and d,".·nswncs. ThIS' bor 10 Ihe soulh. Tucson. resull.
r"'rulall,'n .urle. ,n lum. fueled . Inl In Ille transfer of 2.800
il ..,'n'-trual,'n Ina em!'loymenl_JUtllons. Much of Ihe proc1uc.
"'...'m . lIOn was moved 10 SIA DielO.

BUI Ihe r<>rulallon surle In a decided blow 10 Phocnu's
.l,e..t alm,"1 a. ~u,dly as II hid suburb-of-Soulhcm.CalifomLi
m4l.cn,lh.lC'tJ, nUl year. nn an- ufllrauon.
ml~rall,'n has rlummeled I" un· For all 'IS prelenslOn 10 ma.
Jer :0.001 The Rusl Beh IS Jor Clly Sialus. PhoenIX remaIns
humm,n& a,lln. and ap!'lrenlly a kClle arresled in developmenl
~ num""r "f M,..tweslemen pre· belween brash adolescence Ind
ler real manufactunnl JObs ,n aauhhood. The alY can be both
~h.. :-;,'nh 10 mlnlllnl charmlnc and Uurcrallnl. BUI

.f le\"eM ,n Ihe Sun Beh. Ihe one constanl Ihal bInds Vlt-
:'n..t rellrees and sn"wbltds lu.ally everyone In Ihe Irea IS an

..t.'n , arrear I" be laklnl up Ihe unshakeable flilh In Ihe fUlure
,lack Increaslnlly. lhey tce:m 10 eapanslon of Phoenu. Yel Illal
I"C "l'lIn8 1M m"re elevaled and CfOWlh IS. by no means. Ulurcd.
le-.'· ..,'n!C'le..t c1,mes hke Pres· TnnspotUllon. for eumple.
,,,'II alk! uke Ilavasu eilY ,n has becorrle an Increaslnl head.
'\nl,'na ilnd rellremenl com· ache as MiriCopa CounlY aas
mun,lln tn :'ol~w Melteo. AR~r mushroomea. Only now IS
.U. '" hal's the d,fTerencz be· Phoen... stanonl 10 meel Ibe IS'
I ween • r~\Ired renon hv,nl sue by bu,ldlnl some 150 miles
unller vlnual house arresl duro of parkways and hllhway loops.
,n& ChlClIO's 'ey w,nlen llr Intenlile 10 from Los AOleles
"",'<'nn', tumd and tnefeas· unly rcanlly was ulendcd 10
,n&ly hum..l summen' d"wnlown Phoenla. The cuy

Al Ihe same lime. lhe Ph"e· wdl never be a lransponalton
n.. cc"numy 1S.lan8u••h.n8 ae· hub hke. say, Allanta or IndIa.
'!,II~ 'Ironl economic Irowlh ,n narohs because of lIS remote.
m....' Olher areas or Ihe U.S. For nns from olher majOr popUli'
"n~ Itltn&- overbulld.nl has COSI lIOn cenlen.
I'h,,,,n.. .ame ~O.lXlO conslruc· [)ownlown. even wllb aU lIS
""n ,,,to. In Ihe !,as, IwO yean hotel ana office conSlntellon In
I'ewer 8uy~mmentalempluyccs. rCCll:1lI yean. proJccu a .ame·

whal seedy ambiance. Al ni&ht..
it'l aU ·bul dacncG.· Skepua
claim Iha& DOC CYCD the pla.anoc1
addition oi a lllinS -COUftDIioa
cIasa- boed. Maado shQppiq
maU ed IbcaICl' disuia wiU
mailer mucb. Meanwhile. Illc
s&alCly old Wc:stward Ho Hold
silS secmiD&Jy aloDc in ilS mem
ones of aU the swinl bands and
SCI'YlCCmCD wbo crowdoc1 il dur
inS WOC'ld War II. II's now a
KnIOl' cilizen flcilily.

Desplle aU Ille taUt of ilS
croWlol lIl&IIu{aaur1n& muscle.
Ibe Phoenix emtIOlIly remains
Iarlely scrvioc·orialloc1. depen
denl on the health of ilS rcson.
mlremenl and rc:tail mdustnes.
As a result. Pbomu bas 10 rein·
venl Itself CIODSIIJ1uy Ibrou&h
markulII& 10 keep' OIIlSidcn
poun1\& In 10 Manoopa CounIY.
The wk is dauntiq, For Ill«e's
notltiD& Utalt,distinsuisbea lIS
_mln8ly ubiqullOus sbopptn&
malls. boutiqtoes ed resort loll
courses from Ibose ID olber Sun
Bell areas. And inCTUltn& b\&·
cily problems like air poUUIIOD.
lraffic conlcsuon and humtdil¥
from all the new lolf courses
and anlftciallakea dOIl'1 help In
Ihe efTon 10 allna new blooc1.

In the end. Pbomu IS provo
Inl 10 be as much a one·Indus·
IlV lown as HouslOD or Denver.
th'OUlb Ihe locals are onIv now
waklnl up 10 Utal faa. The In
duslry ISD'I oil of COUrK. h's
lroWlh. For If one lotes up all
Ille conalntCUOn worken. real·
esllte broken and ayndicalOn.
inaurance salesmen. arcbllecu.
appraisen. banken and IhnR
O!'Crallvcs and 80vemmenl em·
ployees dlrCClly IDvolved In new
consuudion. the number comes
10 nearly 2a.. of the work force.
likewISe. CrowUt. more lban
any other element. create the
iUuslOD of pfO&JlenlY In Man·
copa Counly. In aauahly. per'
caPIII Income In the Phoc:nla
area has rarely matched and
usu.ally traIls Ihe nallOD&l aver·
ale for meuopolitan areas..

For the 511.1 billion Valley
Nauonal Corp_ holdinl com·
pany for Ibe oncz·venerable
VaUC} 1'1"101I&1 Bank. Ihe
Phocnla real-CSlate bUll has

been I little dIop of horrors. lIS
rc:aI"GtalC woa ban RSulted ill
bqe cbar&c"C1Ts iapiDst cant"
ines for~blc I9U IoacI over
the put lWO yqn. CUrTelItiy.
deliDq\lClll rcal-aa1C Ious ac
counl for $117 kDillion o{ Ille
S395 IIli11ioa lOCal of _-per
forminaloalls.

Elliot ROICD" VallC} Na
tional"s va prcaidcal for inves
lOr relations. wu decidedly U!>"
beal durina a reCenl telephone
,nlerview. NOI only have Val
1C}'s noa.pcrfonniA& rcal-CSl&le
loaDS -plalCauecl.- in his esti
malion. bul Illc IDSlilUlioa's
SI50 millioa domestic 1oan·1ou
reserve is IDOR lhaJIadequate 10
hlAdlc &IIy CIIrTel1l or antici·
pated problems. He eaplained
Utal ValJcy bad lODe t.brou&lf
an I&oaizin& ed call1anic rea!>"
pr&lSIl of its rcal-cstale loans.
IdjUSIiD& their valuea 10 the
~rnnl martet. -One musl re
member thai the potenlial lou
on a propcny or parcel o{ 1.I.lId
IS a IoIIcu lhan. say. the inven
lory o{ some company we may
have Ic1aI 10 whicb later weal
bankntpl.- be contended.

A 101 of Teus banks and
Ihrif\s mi&hl arsue Ihal potnl.
-Bul Phocau 110'1 Ihe ca>nomic
abvu Utal Teus became.- be
addoc1 slllOOlhly. anllClpaliD&
our canl.

However. Valley Nallonal",
real-cstale problems may be far
from over. The bank rolled inlO
Ille real-cstate lendin8 lame lale
In Ille cycle. aner pnca- and
lllerefOR 10&11 valtoes-had
been bid up 10 iafialed levels.
And Ozzae Ind Harriel home
Joana lAd pc:nnanenl atOM&&&es
on COIfIfIICI'Cial propc:nlCl repre
seal only aboul ballihe bank's
S2.1 billion rcal-cstate ponfolio.
The resl" some S1.1 biUioo
wonh. consUlS of far riskier
qmauuClioa and developmenl
loam on OtrlCC bUlldin8$. resl'
denlial lubdivislOns. retail
malls. apanmenll ana Ihe like.
Over hall of lhese: loans are
backed by vacant land or. in
one c:aac. JUII a hole where con
struction on a Iar8e office bUIld·
,nl has been hailed.
~ din loans are a

bu~ o( time bombs thaI are
aoiB& 10 teep deloGatinc W11eu
PIlocaix makes a miraalloua re
away IOOIl.~ claims a aouree
with ciC* kaowled«c of Val.
ley's lou operalioaL '"On m&Dy
0( Ihcm. Va1Iey made Ious al
I~ 0( iIll1atal appraased
..1_ ed Illrew ill a couple of
yean of iIlteft:n carry &lid u·
peascs on lOp. With {requently
lDIJIinsal imprmanCills 10 the
1aIId. l'c:IODYeries an: likely 10 be
Iousy.~

ValJcy alRady hu sulT«ed
aomc DUty .aploUoas. Usl
moath. the baDt Ulitiated fore·
closure proeudilles 00 7S aaes
ill.Tanpc: lbat bad been z.oned
{or'a 300.~sqaare-fOOl n:ull
callef. tnen·.1OI'y botel and
sneral mid-riJc OtrlOC build·
iap. The propc:ny ori&inaUv
wli appraised II &round SI5
million. and ValJey leal Ibe de·
velopcr. DoroIllea Walkins.
S2.2.2 million. Ac:mrdiD& 10 lo
cal press rcpons. Illc loan in·
dueled CO\'C'I'ICe for IWO yean of
inlCf'CSl paymenlS alld other u·
pc:nscs.' The PfOJCCI never 801
under way. lllou8b. &lid loan
paymelllS ocascd soon aRer Ihe
Inleresl carTY J"'f'1Od ran OUI.
The loan was claSSIfied as •
non-rcrformu .n Ihe sec:"nll
qi&aner.

Curnntly, Valley has clas.s,·
rted only S100 mIllion of lIS
S550 million laJtd and develop'
menl loans as non-pcrfonnen.
More hilS could pUla naslY denl
in lIS S607 mtllioa ou worth.

For Ille widows lAd orphans
wbo may have invested In Pin·
nacle Wesl Capital because of
the presumed eamiap and divi·
cIC1Id stabilily of its e1clClnc uIII·
ily unit. Arizona Public ServlOC.
one caD only hope Utal the
Phoenia rc:aI-eslate markel 1m·
proves. As matltoned above.
Ille poor rcrfomtaftCC of lIS
Ihn!\. Meraeank. and heRy
cbar8e-ofTi by liS SuC"r [X.
velopmeal &1m wiU foree PIn·
nacle 10 slash lIS quarterly div,·
lUnd early neat year.

John 08den. SunCor !'res,·
denl and CEO. ,nS1S1I thaI Ihe
S71 mtlhon !'re-taa cltarle Ihal

C"",-.i "" "1I~r H
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SlIIIIIIl&riJy dismiaacld by 5u'l IWIICId CIIarIa H.:' ~liD& Jr.
board beca_ or ita yquasaa. Kia baala with fedcril·rqula.
The nil« cIidD', bcIp bia cue IOn haft ben the'ltaff or Iq
IIlDdl wbca be &aid thallIWIiD end. EarUcr this year. lie UMd
C2lIa oa bia croa1"l aan'CIIt paU- U CXlIIIidcrable. poIiIical~c
tiaa __ bc&iAaiII& 10 piDch ~ 10 pl~ or LiDalIA
them __ Tbe .-a ... that - awitdIed I'nD 1M Federal
tn4iAc -u n... _pie or at- Lou Busk'. SaD Fma·
bacb bcIow their _ baiL ciacD Rqioa lD WuIIiDctoo.

But the IataI nriIt ill 1M D.C. Aa:Drdiq 10 pabliabed re·
Muaiatia Gtvap'I bijiDb ia, poe1;&- IIle rqioaai ladiIan. f~.
~ the _ a1Daaiq. Ear- 1DwUl& a ISIX1IlY noo-ycar atMlil,
licr this~ the pvII1I tI"llt- bd tried \0 fORle wri\6-dowDs
ted out. "biPJy amfldcDt" \ct. or UncoIA'I __ that _Id
ICr from the Chic:qo brokcn&c ~ft paahclC1 the thril\'1 capiui
bouse Blut EIIiIA Locwi. below rcqaired rqalalOr)'

We qaote: "Based ois cur· IcYcts. . .
reDt mana axulitiou. oar _ ·Oflate. Amencaa CoDWlCU-

dcmaAcliD& or Su State'. Ii· tarl rqulalOr)' problcrDa han
D&DCial OOIIditioD· IIId open-' ben the Icul of lIS womcs. The:
lioIU (rom n:ricwiq publicly company bas ben_ .OIDS
available doealllClua. aDd c:er. IDOIICY-somc 136 million~
l&iD &IIWIIplioDI aDd rcprc:sal' lIl.e ll~ IDOD~. CDdclC1 ScpL 30.
taUOGl tbe (Muaiatisl Group BIC EiPt alld'blll. fLml. Anhur
bas made rqardilla lIle value Youna A Co. quit lD a dlSl~' •
aDd dispoaitioa of ccnaill or lDCi't over a capital pill Amen'
Sun Stale'S real_tale uacu caD Continental tried 10 cla.m

. (whtcb UlWDptlODi and tct'f'C. lD booal' Ihird quancr rc:Iuhs.
SCIltaUOU we haft not IJIdcpett· The: company's !>alan« shC:C:1
delltly rcricwcd ex fot'l'OCd an ICICmS 10 let more: )CfT"f.buUt by
optnioa on &I 10 their reason· IIle quancr.. ncn by New Ale:
abl_I, we an: hicbly _fi· flDlDClll stancbrdl. JUil S9S.2
dent that luch a traDIIC\lOn caD million o( net wonlt holcb ur a
be ItnIClurcd." malnnl $6,9 billion in hi&h·

It WII tntly such boldncsa nak uacu. The: ltock hu been
lhat ClDDqucrcd Ibc Wcst aDd IIndrr moununl attack by shon
pul Man on the moon. scUers dcipite Ibe compaDy'S JI'

No IIOr)' about Phoenix had qalDll the bean.. .
would be coml'lele without ., Bat more thaD aD~luqe:~
some mention or Amc:nc:an III Ama>catl ConUDCDlI1 •
Conune:ntal Corp.. I Q)ftUOY'Cf. lDIIIlVI' real_talC c:spoaure In
lial filllDCial·lCOlCU company Iht: slid~ Pbocnlll _ketlhaL
based here. SiDc:c ilS \984 &C. pc:rItaps. 1& calUC for 0Dftc:crn.
qUl&ltion of Uncoln SaV1np.t Fex oa~ thin&-. 0ft1" half of
Loan AsaOCtation o( 1t'Vlne:. Ca. Lincoln. aW"Oumately SI b.l·
Iif.. &I has IUDDed thc Ihrift 10 lioa.n laad acquiaitK>n. dncl·
1Ile: very ("Id of thc finanaa! ""menl and conslruCU"" k",n.
ennlopc "y IISlIII Lincoln's ID· arc In the: I'hoc:nll area. Evcn
lUred dqlo5ilS for C\'CrythiDI IIl1C1c:r tbe besl of CU'C\IIDIl&nc:cs.
from l...d Il'CIC"lalion .nd rcal· Iltcsc loans are !'rone: 10 mhcr·
cstalC dcvclopmenl ,ft Junk ent rroblc:ms hke: faully .".
boclIla. LBO ftnnanll and fu· pralSl~ mnalruetlOft dclaY'.
IUrc:l lpoculauon. Ltnmln hu nqa"Ye cuh llow1.. IcaltnS
provtcled some 9ln- o( Amen· rmb1em. and dilT"lCUlncs In oh
ClD'I UIClS and l'C"enues. talnlnl rc:nnanenl mottIale fi·

The central ftlUr«: in Ihe: nancIDI· ....U Ihis .aDd more: ..
""mI"any u a lanky M·ye:ar-old C--.I _ "~r .111

C/oQrln H. 1C,1Zt~J,.

for pauible \au \c-a &Del
problema iIlllle lhrift'. ponfolio
or rcaHawc joiat _tara. 1A
the third quancr aJoDc. So
fOl'Cldolal OIl S47.7 lIIi1Iioa
wonIl of propcnica. 11laI'. a
bcf\y uxat for .. iulinllioa
with~ cqui1y or j_
S43.S mi11ioa.

More probIcma lII&y lie
abcad. ..... of ScpL 30. 1&IId _
quisitioll IIId dC'rc1opmal1
loans annpriMd I'DUIhIY a third
of SUD'. srn mi1Iioa lou ~.
folio. This riskier \au sqmCllI
slaDds al aD a SSK of
Det wonh. DOl CIlIIlfonmc in a
lumbliD& real-CSU1e manel.

CompouDdiD& ilS woes. the
thrift's stock IS UDder atl.ldr..
Last mouth. lIle sbon pclIlUOD
.n SUD was ODe of the !u&at
perceDtqe saIDen OD NuGaq.

Yet Wltb IU of this. .. would.
be while kDl&bt suddculy Ipo
pc.Ilrc4 lWO ITlODW &&0. iD the
J'C"OD c>f )3·ycar-01d OIV1d
Mantalll. The local syndicator.
wh" alonl Wllh frieDcb aDd rei·
IUYcs nWfts some 24~ of SUD
State Slock. IDDOUDCIIld aD SII·
I·share takCImU bid. The COD'

unlcncy·1adat offer was lhcn

mY'1 ooat basis is low ~&b
and ilS location ncar cnOu.&b 10
1·10 and IIle pc:nphcry of cur·
reDt dnelopmcut 10 lucceed.
Sucx:cu dqlcDds 00 whether
Pboenll conllnua 10 npaDd at
ilS hislOric pace. thoup. That'l
a bil if.

McraBank's fulure cantinp
oonlribullon also IS IUlflCICl. The:
Ihnft ICDenUy IS ooftSldered
-cU·run. BUilL like: vinuilly aU
,ts compclllon. has a Iol of
uoublcd real-ntale loans.

In any casc:. the syne:rn cn·
vlS.oned by Anzona Public
SCt'V1CIC )Ull two yean alo
SunCor dnc:l0pll\& hUIC
ml.cG·r1an communlUes lbat
..."uld hc>osl eleanc uUle and
rrcale: mOr\&ale: and 1<lID dc·
mand ror McraBank - wlll re
ma.n a dream de:fetTCd.

Phucnl. IS lhe Nakcd CII\"

when It CL'mcso Ie) unuloual ~nd
flSClnallnl lalcs ,'n the: Ihnft
Induslt'V fronl. F"r Ihnc Inlmu·
lion. ait: IllUnl In Ihc vcry eyc
"f tbe: devel"plnl rcal-estate
humane. BUI. rcrhaps. none: of
Ihc ,,"ncs qUllc malchcs thai o(
Sun SIIIC Savlnls .t Ulan.

Thc SauLwalc·basc:d .hnft
was a rnmc bcne:fiaary of lhe:
!'hoen•• rcal·cstalc boom of lbe
m.d.·E'lhll"'- Imwlnl lusllly 10
"Yef SI htlhon In ~1..\dS J\&It

ellhl .yean afler liS r"und.nl.
Thnulh a&l,css.ve: Ie:nden.
Sun's manasen alwayl wllched
COSI' c1n.e:ly. conlrollcd hablh·
lies wcll and aVOided Ihe rllfaU
"f rcll·mell branch caranllOn.
BUI unfnnunalely. thc IMlllu·
lInn I'" ClUIM ur In ,eal·cstale:
mania.

ThIS ycar. Ihe: re:d Ink "
.Iamnl 'n lush as a cc>nK'
\fucncc "r muununl rrnV1S10ns

!'Innacle took OD SunCor's S4S0
mllh"n PhOCDII real_tate
I'O"fol1o probably wiU be ade.
'luale. The aforementtoned
,.host 10Wft al Tatum Ranch iD
nonh Phocnlll will SOOll be
hunllnl wllh aCllYilY. says 01'
den. SlrCCIS and scwcn are now
','1nl In. Two homebuilders
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REAL-TIME QUOTES
J(f A LOCATION
NEARYOU•••

o=uriII& III \.be Valley of thc
SlllI. .•

.ADd lbal Iha'c" AmcncaD
CoatillcDl&1's S900 millio1l 'D
indin:lCl Ral-esl&Ie ill_IS.
much of wbd is raw Iud &c•
qUiRd for dcwcIopmCllI aad
spcculatioG. MOM of Ihis exp0
sure is abo ill-you :Iucucd
il-\.be I'IIocaix area.

TIle !DOll IIIUSiYe projca is
a 2Q,()OO.acre Iracl ill \he So
IIOR Dacn soalhwaa of Phoc·
Dis. ca1Ied &Ircl.\a. TIle com·
Jl&IIY" _ plaa _1Cm·
plalCl a _ullity or 200.000
raidcalS. sncral lOll' CDIII1CL a

~=========================================:;1 ~- raon. schools. shop-pille ma1IL a baIpiul aDd job-
produciq COIIUIICI'cial ad iD'
dlWria1 facililia a Wleful five
miles or so ...y. American
CODUDClIW owns up 10 havin&- .
laid OUI some $70 million (nr
buildiA& roacII. brici&cs. &mIa.
Iarac aniflCial Iakcs aDd a QJm·
muftilY cCIuer. 11Ic company
&cluUy baa speDt lwice lbat to
III some obIcrTcrs c:sUmalC.

Nnenlldcu. baildcn don't
seem lO be bcaliq a palll 'a
EsU'CUa. SaIa or iarlc parecls
haft plullUDCt.ed ill \.be Iasl

_ycu. IDliiYidual lou arc barely
memq. 1llcrc arc almoll no
sips of CllDSUUCIioa bcyoIId a
few Amcnc:&II CoauDCIllal
CI'CWS Iayiq cable. lD abon.
EsU'CUa is a Pol.aIWD ViUace.
where dCftIopmCllI coasisll of
jllSl sippClMl mIlcr thaD false
ff'OlllL
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liIlcaw's PlIocDis ill_IS
would baft lO be ill aew. 55"
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Kealiq spared DO CXpCllJC aD
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acre around&. 11Ie dca3r, a ccm
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LDuis Quinz.c. cu. ~haps.

best be dacribcd as AnzDDa
Post·Baroque. 11Ie ccmpaDy
advmisca Ihe COIl or the Phoc
Dic:ian ill ill bI'ochure al SJOO
million. thoqb the real fl&un: IS
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pa:ly's ~iorva pTCSidCllI and
Icnenl counsel. Keatin& cvm
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Charlie'l, aI\cr himxii'. sad the
a:lIIUDClIW n:s&auraaL Mary
E1aine'l, aI\cr his wofe:.
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abo¥c cspoclaUou. and ad
VIUlCC bookiDp for 1919 have
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otbCl' IUllury raoru In tbe area
like \lie Arizou Biltmore may
be hunllll ba:ausc of lIle na:DI

surae 'D new dclulle hotel ca·
pacity, bul DOl the PhoenlCln.
inslSlS Kiclly.

And indeed. IhinlS may Ix
l0lftl ,w,mmlnlly II the Phuc
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cin:umslana: lIlal "icily ..,me·
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who helrcd build IL but haven',
been raid. The tOlaI is moun',
inl daily.
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qUlf~ lOulh measures. •
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Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date: .

Instrument No.:

Land Size:

Zoning:

Sale Price:

Terms:

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

Buyer Profile:

COMMENTS:

Included in Improvement District.

EXHIBIT F

West side of 92nd Street Alignment, 1,093 feet south of
Bell Road

217-13-015

.. Lewis

Gentry

07/02/85

07/85

85-0311672

5 Gross Acres

RI-35

$350,000

Deed ofTrust for $310,000

$1.61

PGJ&GNZ

Public Records

03/96 & 05/97

Investor
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::::.1:·1':::;:111:::·1":'::::::::11.:'::.1:·::::·::.•"'1::'::1::11·':1:,:::::.::'1::::11:1:::;:':1:'.::::,::·:·::::::::I:::::::::I::I·::::::I;~::::··III::::::::I·[11:::..·.::::1::·:::,l:::::II:::·11111:;,:::::::.. I:i;I.:::1
217-14~15 85030 7344 07/85 D Hooper Bordonaro, Richard $200,000 $.92

217-14~15 87041 8562 06/87 D Rossel1e EW Bordonaro, Richard $133,333 .' $.61

217-14~15 87068 9852 11/87 D Bordonaro Elson, James $405,000 $1.86

217-14~15 92017 5236 12191 D Bordonaro Siler, Kenneth $205,000 $.94

217-14~15 92017 5237 12191 . D Siler Landmark Prop $275,000 $1.26

217-14~15 95031 1757 05/95 D Hooper &1199 $272,950 $1.25

As seen, the price seems to have gone up and down. Hooper acquired this parcel, possibly as a
homestead, 30+ years ago. Hooper sold it in July 1985 for S200,OOO, on terms. Subsequent sales
were subject to the Hooper lien and, according to Rene Kollinger, Mrs. Hooper's broker, Mrs.
Hooper had to sue in order to regain title. She then re-sold the parcel in May 1995 for $272,950;
on short terms.
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Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Tenns:

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

Buyer Profile:

.COMMENTS:

In Bell Road Improvement District.

West side of96th Street, 2,457 feet south ofBell Road

217-13-041B

. North Scottsdale Equestrian Park Investors L.P.

North Scottsdale Horsemans Park L.P.

09/08/86

09/15/86

86-496515

5.47 Gross Acres

R1-35

$330,336

$132,564.20; Seller Deed ofTrust

$1.39

PGJ&GNZ

Public Records

03/96 & 05/97

Investor



In Bell Road Improvement District. Public records indicate: 1) a Deed ofTrust for $71,064.96 on
08/13/96; 2) a 02/85 transaction, Thombum to North Scottsdale for $200,000; and, 3) a 02/84
transaction, McMillan to Thombum for $87,000.
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Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Tenns:

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

Buyer Profile:

COMMENTS:

West side of99th Street, 811 feet south ofBell Road

217-14-014

. North Scottsdale Equestrian Park Investors L.P.

North Scottsdale Horsernans Park L.P.

09/08/86

09/15/86

86-496511

5 Gross Acres

Rl-35

$325,806

See Comments

$1.50

PGJ&GNZ

Public Records

03/96 & 05/97

Investor



In Bell Road Improvement District. Public records indicate that on 12/11/85, parcel was
purchased by Bell for $500,000 ($2.30/SF) subject to a $250,000 Deed ofTrust.
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Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Terms:

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

Buyer Profile:

COMMENTS:

East side of91st Street, 432 feet south ofBell Road

217-13-013

Bell

RW.M.G.

12/29/86

01/09/87

87-013166 (courtesy recording)

5 Gross Acres

RI-35

$805,860

$564,120 Deed ofTrust (seller)

$3.70

PGJ&GNZ

Public Records

03/96 & 05/97

Investor



In Bell Road Improvement District. Public records indicate prior purchase by seller in 09/86 for
$315,428.
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Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Terms:

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

Buyer Profile:

COMMENTS:

West side of99th Street, 2,471 feet south ofBell Road

217-14-001

Bell

North Scottsdale Horsemans Park L.P. IV

04/01/87

02/26/88

88-089698

5 Gross Acres

RI-35

$315,000

Deed ofTrust (related 3rd party?), $128,633.34

$1.45

PGJ&GNZ

Public Records

03/96 & 05/97

Investor



Parcel 80 in Bell Road Improvement District No.2. Tax Parcel 15, 990 feet north, sold on terms
in May 1995 for $1.25/SF. Tax Parcels 17 and 19, 330 feet north, are listed for $1.42/SF
(expired?) and $1.26/SF, respectively.
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Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Tenns:

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

Buyer Profile:

COMMENTS:

East side of99th Street Alignment, 1,800 feet south ofBell
Road

217-14-031

• Kennedy

Scottsdale-Bell-loo Partnership (Thombum)

01/89

06/07/89

89-260657

5 Gross Acres

RI-35

$315,250

$22,250, cash down, new loan from seller

$1.45

PGJ&GNZ

Public Records

02/96 & 05/97

Speculator



This sale predated "Desert Greenbelt" by five years. Parcel will be acquired by City of Scottsdale
Desert Green.
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Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Terms:

Price/SF:

Confirmed By:

Confirmed With:

Confinnation Date:

COMMENTS:

East side of96th Street Alignment, 1,467 feet south ofBell
Road

217-14-024

Carlo Mormino

Alpha Partnership ofScottsdale

05/17/90

05/30/90

90-241363

5 Gross Acres

RI-35

$263,500

$100,000 cash; $163,500 Seller Deed ofTrust

$1.21

PGJ&GNZ

Public Records

02/96 & 05/97



Also known as Parcel 89 in Bell Road Improvement District No.2. Tax Parcel 15 adjacent east
sold in May 1995, on terms, for $1.25/SF. Tax Parcels 17 and 19, 330 feet south, are listed, or
have expired listings, at $1.26/SF to $1.42/SF.
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Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Tenns:

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

Buyer Profile:

COMMENTS:

West side of 99th Street Alignment, 481.26 feet south of
Bell Road

217-14-013

.. B&R Enterprises

Sovereign Investments, Inc.

05/08/91

05/17/91

91-223325

5 Gross Acres

R1-35

$218,820

$58,820, cash down, seller provided Deed of Trust for
$160,000 .

$1.00

PGJ&GNZ

Public Records

02/96 & 05/97

Speculator



No record ofprior sales since 1980.

Was listed for sale on 4/28/93 at $375,000 (presumably on tenns: 10 years, 8%, 15% down). On
market 196 days.

Parcel No. 76 in proposed Bell Road Improvement District No.2. Adjacent to western-most
boundary ofMcDowell Mountain Ranch.

-

10/20/93

11/10/93

5 Gross Acres

93-780712

RI-35

$270,000

$20,000 cash; $230,000 non-recourse note
($20,000 deferred?)

$1.24

PGJ&GNZ

COMPS, MLS, Todd Melcher (943-3003)

02/96 & 05/97

Speculator

West side of IOOth Street Alignment, 2,460.92 feet south
ofBell Road

217-14-002

.. Del Valle

Thornburn

Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Tenns:

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

Buyer Profile:

COMMENTS:
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According to public records, Jurich purchased this parcel in 10/83 for $40,000.

Parcel is in path ofthe proposed Desert Greenbelt (Beardsley Wash) corridor and adjacent north of
a state-owned parcel which may be included in a proposed expansion ofRawhide to include a hotel
and dude ranch.

I don't know whether these proposed projects were known as of the date of sale. The sale
predated the Desert Greenbelt Resolution by one year. It is not located in the proposed Bell Road
Improvement District No.2, presumably because of its proposed acquisition for the Desert
Greenbelt.
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Rl-35, HD

$151,000

$31,000 cash; seller carried $120,000

$1.39

PGJ&GNZ

COMPS and public records

02/96 & 05/97

Speculator

2.5 Gross Acres

04/27/94

07/12/94

94-535775

Jurich

Thombum

West side of 97th Street Alignment, 2,457 feet south of
Bell Road

217-14-026B

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

Buyer Profile:

COMMENTS:

Zoning:

Sale Price:

Terms:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Location:
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According to public records, this parcel has sold as follows since 1985:

Parcel 88 in proposed Bell Road Improvement District NO.2. Adjacent to the western-most
border of McDowell Mountain Ranch and a planned 36.92 gross acre commercial parcel zoned
P.C.C. According to Carol Baily, a sales representative with McDowell Mountain Ranch, the
adjacent site will soon be developed with a major grocery and related retail.

I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I

Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Terms:

Price/SF:

Confirmed By:

Confirmed WIth:

Confirmation Date:

Buyer Profile:

COMMENTS:

East side of 99th Street Alignment, 481 feet south of Bell
Road

217-14-015

.. Hooper

Bell 99 Partnership (Thomburn)

05/08/95

05131/95

95-311757

5 Gross Acres

Rl-35

$272,950

$43,050 cash (16%), seller financed (3 years)

$1.25

PGJ

Todd Melcher (943-3003), and
Rene Kollmyer w/Realty Executives (948-9450)

02113/96

Speculator



Parcel is rectangular in shape with a general downward slope from northeast to southwest. There
is no sewer or water service at the lot line.

According to MLS records, the property had been listed for sale since 09/15/95; the asking price
was $275,000 or $1.26 per square foot.
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II

Location:

Tax Parcel Number:

Seller:

Buyer:

Sale Date:

Recording Date:

Instrument No.:

Land Size:

Zoning:

Sale Price:

Tenns:

Price/SF:

Confinned By:

Confinned With:

Confumation Date:

Buyer Profile:

COMMENTS:

1,320' East of the 96th Street alignment, 1,087'± South of
Bell Road

217-14-019

Richard B. Kidwell

Sovereign Inv., Inc. (Stephen Weiss)

06/20/96

08/26/96

96-602033

5.0 Gross Acres

RI-35 ESL, Scottsdale

$250,000

$100,000 (40010) Cash; Seller Carned $150,000

$1.15

GNZ

COMPS and Public Records

06/97

Speculator



Public records indicate parcel was purchased by current owner in 1975.

660 feet ofBell Road frontage. Parcels 55 and 56 in Bell Road Improvement District No.2. Bell
Road is improved less curbs, sidewalks, and sewer.

Broker reported owner will not support Improvement District because it is premature, may
frustrate future assemblage, and is too costly vis a vis the value ofthe parcel.

660 feet on the south side ofBell Road between 97th and
98th Street Alignments

217-14-007Aand 007B

Davis, Richard

On market 346 days as ofO?J09/96

6.416 Acres Net ofBell Road right-of-way

RI-35

$710,000

2()OAJ cash, balance over 10 years @ 10% interest

$2.54

PGI

MLS and Bill Schuckert, Broker, Edge Real Estate
Services (922-0460)

O?J1?J96

Location:

Tax Parcel Number:

Owner ofRecord:

Listing Date:

Land Size:

Zoning:

Asking Price:

Terms:

Price/SF:

Confirmed By:

Confirmed With:

Confirmation Date:

COMMENTS:

Broker reported two offers have been received. One offer was at $2.00/SF on terms subject to
rezoning. Another offer was at $2.10/SF cash, subject to rezoning (officefmdustrial), but the

. offerors could not agree among themselves. Thus, both fell through.
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