








 
A

T
T
A

C
H

M
EN

T
 1

 







 

  
 
 

DATE: June 3, 2014 
 
 
TO:  Tammy Jorde          FROM: Eric Shepp  

Office of the Director and Chief Engineer      Floodplain Administrator 
 
SUBJECT: St Demetrios parcels – Tax ID Nos. 108-26-016A and 108-26-015B and D    
_______________________________________________________________________________________ 
 
Thanks for the opportunity to review these parcels for potential FLAP acquisition. 
 
The St Demetrios parcels total approximately 7.9 acres.  
 
From a Floodplain Management perspective, these parcels are good FLAP candidates. They are in a severe 
and chronic flood hazard area, are close to other County and District lands, and provide a riparian 
restoration opportunity. These factors are described more thoroughly below: 
 
1) FEMA Zone A – These parcels are located within a FEMA Zone A Special Flood Hazard Area associated 

with the distributary flow area at the mouth of the Finder Rock Wash, where it enters the geologic 
floodplain of the Rillito River. Although the Zone A floodplains are considered approximate A zones. 
The Flood Control District has completed a study of the Finger Rock Wash. The results of the study 
conclude that flood depths on this property are between 0.5 and 2 feet during the base flood of the 
Finger Rock Wash. In addition, numerous tributaries discharge onto these properties from the lower 
foothills just to the north, increasing the frequency that flooding occurs. 

 
2) Adjacency to other County District lands – Although not immediately adjacent to any District or County 

parcels, these parcels are with areas of acquisition associated with the Rillito River Bank protection, 
the Loop linear park, the Binghamton Historic Landscape and Brandi Fenton Park. These parcels are 
with the historic landscape and within close proximity to the linear park and if the goal is to expand 
and connect this floodprone area into a contiguous set of District parcels, these parcels would be 
appropriate for acquisition. 

 
3) Riparian Habitat – Although regulated riparian habitat does not exist on this property, its location 

along the overbank of the Rillito River, in an area where there is frequent flows from tributaries, and 
within the rural historic landscape suggests great riparian restoration potential. 

 
For the reasons stated above, I would recommend the acquisition of this parcel.  

 
 Please let me know if you have any questions. 
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SUBJECT PROPERTY 

3232 East River Road 
South Side of River Road, East of Alvernon Way, 

Pima County, Arizona 

Boundmy lines are not to scale. 



r====;;;=~~===i P.O. Box 16156 

September 4, 2014 

Mr. Vince Gingras 
St. Demetrios Parrish Council 
1145 E. Ft. Lowell 
Tucson, AZ 85719 

TUCSON, ARIZONA 85732 

(520) 327-0000 

FAX (520) 327-3974 

REF: Appraisal report for 8.07 gross acres of land located at 3232 E. River Road, in 
Tucson, Pima County, Arizona. 
,Appraiser's File No.: 14-156-L 

Dear Mr. Gingras: 

At your request, we have provided our "as is" market value opm10ns for the subject 
property which is comprised of 8.07 gross acres of land located at 3232 East River Road, 
west of Alvernon Way, in Tucson, Pima County Arizona. The purpose of this appraisal is 
to provide a market value opinion for the subject property, as of August 19, 2014, the date 
of inspection of the subject property. 

The subject is located on the south side of River Road. It also has secondary access along 
its south boundary from Roger Road. River Road receives a relatively high volume of 
vehicular traffic, 28,841 vehicles per day. The subject is located in north-central Tucson. 

There is a 1,747 square foot house situated near the northwest corner of the 8.07-acre site. 
This is an older home in below average condition, built-in-1958, and does not represent the 
highest and best use of the subject property. As such this home would most likely be 
demolished and removed from the site. The site is level and slightly below grade of River 
Road. 

Tucson's land market was negatively impacted by the 2008-2009 recession which caused 
significant decreases in pricing, especially for commercial properties. However, market 
prices have not yet improved significantly. 

The subject is located almost entirely within a Zone A Flood Hazard area, with sheet 
flooding depths of 2 to 2.5 feet below the 100-year flood prone elevation. Only a small 
portion in the extreme northwest area of the subject adjacent to River Road is located in 
Zone X which is outside the 100-year flood area. According to a report prepared by JE 
Fuller Hydrology & Geomorphology, Inc. dated May 28, 2014, the subject property 
receives a discharge runoff across the subject property of 1,400 cubic feet of water per 
second during sufficient rainfall events. This discharge flow is from the Finger Rock 



Wash, upstream north of the subject site and flows through the subject to the Rillito River 
to the southwest. 

The subject is zoned SR, Suburban Ranch, Pima County, which permits low-density 
agricultural, residential and civic uses. The minimum site area is 144,000 square feet per 
dwelling, or 3 .3 acres. 

The subject is also encumbered by underlying land use intensities of LIU- 1.2, Low 
Intensity Urban, and RT, Resource Transition, per Pima County Comprehensive Plan. 
Approximately the north 1/3 of the subject is labeled LIU-1.2 and the remaining 2/3 is RT. 
Any likely rezoning of the subject property must comply with the permitted densities 
indicated in the comprehensive plan. The LIU-1.2 portion would allow possible rezoning 
to one residence per 36,000 square feet or 0.83 acre. However, the RT category 
encompasses land with environmentally sensitive characteristics such as wildlife corridors, 
natural washes, floodplains, and buffers to public preserves. The maximum allowed 
density for residential development is 0.3 residences per acre or one residence per 3 .3 
acres. Both the SR zoning and underlying Pima County Comprehensive Plan restrict the 
subject to low intensity uses. 

The intender users of the appraisal are Mr. Vince rnngras and the St. Demetrios Parrish 
Council, the client. The intended use of the appraisal is to value the property for a possible 
disposition. The date of market value opinion is August 19, 2014, the most recent date of 
inspection by the appraisers. 

The definitions of value, legal description, and ownership of the property are contained in 
the appraisal report to follow. This appraisal report is intended to comply with the 
reporting requirements set forth in Standards rule 2-2(a) of the Uniform Standards of 
Professional Appraisal Practice (USP AP) promulgated by the Appraisal Standards Board 
of the Appraisal Foundation. Since the subject is being appraised for land value, the Sales 
Comparison Approach to value is employed in the appraisal. The Cost and Income 
Approaches are omitted since they are inapplicable to the valuation ofland. 

Based upon the data, analyses, opinions and conclusions contained in this report, our 
market-value opinion, as of August 19, 2014, is as follows: 

"AS IS" MARKET VALUE OPINION FOR 
THE 8.07 ACRES THAT COMPRISE THE SUBJECT ..................................... $650,000 

$80,545 per Acre 
The estimated exposure period is 12 months or less. 

There are no extraordinary assumptions or hypothetical conditions associated with this 
appraisal. 

The subject parcel identified as Assessor's Number 108-26-016A, which has the single 
family residence, is to increase in FCV by 11.4% and LCV by 5.0% in 2015. The 
valuation of this parcel should be appealed in February 2015 when tax notices of FCV are 
mailed to property owners. 

Should the subject property be classified as religious use property, a tax exempt status 
should be pursued. 



We hereby certify that to the best of our lmowledge and belief, all statements and opinions 
contained in this appraisal report are correct. This transmittal letter is not valid for any 
purpose unless accompanied by the appraisal referred to herein. 

In order to guarantee the authenticity of this repmi, the designated appraiser has imprinted 
this letter of transmittal with an embossed seal. Any copy without same is not a certified 
copy and the appraiser assumes no responsibility or liability for such a report. 

Respectfully submitted, 

Southwest Appraisal Associates, Inc. 

By 
Steven R. Cole, MAI, SRA 
Certified General Real 
Estate Appraiser #30130 

By fi Lvl 
Thomas W. Kral, MAI, SRA 
Certified General Real 
Estate Appraiser# 30960 
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CONTINGENT AND LIMITING CONDITIONS 

The ce1ii:fication of the Appraisers appearing in the report is subject to the fo1lowing 
conditions, and to such other specific and limiting conditions as are set forth by the 
Appraiser in the report. 

This report is being prepared for our client. This report or any portion thereof is for the 
exclusive use of the client and is not intended to be used, sold, transferred, given or relied 
on by any other person than the client without the prior, expressed written permission of 
the author, as set forth within the Limiting Conditions contained in this report. 

The Appraiser assumes no responsibility for matters of a legal nature affecting the property 
appraised or the title thereto, nor does the Appraiser render any opinion as to the title, 
which is assumed to be good and marketable. No Owner's Title Policy has been furnished 
to the Appraiser. The property is appraised as though under responsible ownership, 
competent management and adequate marketing typical for that type of property. The legal 
description, if provided to me, is assumed to be correct. Unless otherwise noted, it is 
assumed there are no encroachments, zoning violations or restrictions existing in the 
subject property. 

The Appraiser has made no survey of the property. Any sketch or map in the report may 
show approximate dimensions and is included for illustrative purposes only. It is the 
responsibility of a certified engineer, architect or registered surveyor to show by a site plan 
the exact location of the subject property or any improvements or any proposed 
improvements thereon, or the exact measurements or calculations of estimated area of the 
site. In the absence of such a survey, the Appraiser may have utilized Tax Assessor's maps 
or other maps which may not represent the exact measurements of the subject property or 
other comparable infonnation utilized to determine the value of the subject property. Any 
variation in dimensions or calculations based thereon may alter the estimates of value 
contained within the report. 

When possible, the appraiser has relied upon building measurements provided by the 
client, owner, or-agents.~of-these parties. In their absence, the appraiser has relied upon his 
own measurements of the subject improvements. However, there are· some factors that may 
limit our ability to obtain accurate measurements. Professional building area measurements 
are beyond the scope of this appraisal assignment. 

In estimating the opinion of value of the subject property and in analyzing comparable 
information, the Appraiser has relied upon information from public and private planning 
agencies as to the potential use of land or improved properties. This information may 
include, but is not limited to, Area Plans, Neighborhood Plans, Zoning Plans and 
Ordinances, Transportation Plans and the like. To the extent that these plans may change, 
the value opinions of this report may also change. 

The dates of value to which the opinions expressed in this repo1i apply are set forth in this 
report. The appraiser assumes no responsibility for the economic or physical factors 
occurring at some point at a later date, which may affect the opinions stated herein. The 
forecasts, projections, or operating estimates contained herein are based on current market 
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conditions and anticipated short-tenn supply and demand factors. These forecasts are 
therefore, subject to changes with future conditions. 

In the absence of a professional Engineer's Feasibility Study, infonnation regarding the 
existence of utilities is made only from a visual inspection of the site. The Appraiser 
assumes no responsibility for the actual availability of utilities, their capacity or any other 
problem which may result from a condition involving utilities. The respective companies, 
governmental agencies or entities should be contacted directly by concerned persons. 

The Appraiser is not required to give testimony or appear in court because of having made 
the appraisal with reference to the property in question, unless prior arrangements have 
been made and confirmed in writing. 

Any allocation of the valuation in the appraisal report between land and improvements 
applies only under the existing program of utilization. The separate valuation for land and 
improvements must not be used in conjunction with any appraisal and are invalid if so 
used. 

The Appraiser assumes that there are no hidden or unapparent conditions of the property, 
subsoil, potential flooding hazards, hydrology or structures which would render it more or 
less valuable. The Appraiser assumes no responsibility for such conditions or for 
engineering which might be· required to discover such factors. 

Unless otherwise stated within this report, the existence of hazardous materials, which may 
or may not be present within or on the property, will not be considered by the appraiser. 
The Appraiser assumes, and the client warrants, that no such materials adversely affect the 
utility, usability or developability of the property to the best of their knowledge. The 
Appraiser is not qualified to detect such substances. The value opinion has been predicated 
on the assumption that there is no such material on or in the property that would cause a 
loss in value .. No responsibility will be assumed for any such conditions or for any 
expertise or engineering knowledge required to discover them. The client is urged to retain 
an expert in this field, if desired. 

The presence of barriers to the disabled, which may or may not be present within or on the 
subject property, wm not be considered by me. I have not performed a compliance survey 
to determine if it is in conformance with the AD.A (Americans with Disabilities Act). The 
Appraiser assumes, and the client warrants, that no such barriers adversely affect the 
utility, usability, or developability of the property to the best of their knowledge. The 
Appraiser is not qualified to analyze such barriers. The value opinion has been predicated 
on the assumption that there are no such barriers on or in the property that would cause a 
loss in value. The client is urged to retain an expert in this field, if desired. 

Infonnation, estimates and opinions furnished to the Appraiser and contained in the report 
were obtained from sources considered reliable and believed to be true and correct. 
However, no responsibility for accuracy of such items furnished to the Appraiser can be 
attributed to the Appraiser. 

2 
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Disclosures of the contents of the report by the Appraiser are governed by the By laws and 
Regulations of the professional appraisal organizations with which the Appraiser is 
affiliated. 

On all reports which are undertaken subject to satisfactory completion of, alterations of or 
repairs to improvements, the report and value conclusions contained in it are contingent 
upon completion of the improvements or of the repairs thereto or alterations thereof in a 
workmanlike manner and consistent with the specifications presented to the Appraiser. 

Prospective value opinions are intended to reflect the current expectations and perceptions 
of market participants. They should not be judged on whether specific items in the 
forecasts are realized. The appraiser cannot be held responsible for unforeseeable events 
that alter market conditions after the effective date of the report. Any income and expense 
estimates contained in the appraisal report are used only for the purpose of estimating 
value and do not constitute prediction of future operating results. Furthennore, it is likely 
that some assumptions will not materialize and that unanticipated events may occur that 
will affect actual performance. 

The appraiser has not made a specific survey of the subject property to determine whether 
or not it has any plant or wildlife which is identified as an endangered or threatened species 
by the U.S. Fish and Wildlife Service. While not observed and while no information was 
provided to confirm or deny the existence of any endangered or threatened species on the 
subject property (unless expressly stated herein), it is emphasized that the appraiser is not 
qualified to detect or analyze such plants and wildlife. Any such conclusions must be based 
upon the professional expertise of persons qualified to make such judgments. Thus, any 
person or other entity with an interest in the subject property is urged to retain an expert if 
so desired. 

Possession of this report, or a copy thereof, does not carry with it the right of publication. 
Neither all, nor any part of the content of the report, or copy thereof (including conclusions 
as to property value, the identity of the appraiser, professional designations, reference to 
any professional appraisal organization or the firm with which the appraiser are 
connected), shall be disseminated to the public through advertising, public relations, news, 
sales, or other media without prior written consent and approval from Southwest Appraisal 
Associates' President. 

This appraisal was prepared for the sole and exclusive use of the client. Any party who is 
not the client or intended user identified in the appraisal or engagement letter is not entitled 
to rely upon the contents of the appraisal without express written consent of Southwest 
Appraisal Associates. We claim no expertise in areas such as, legal description survey, 
structural, or environmental, engineering mechanical or electrical systems and the like. We 
assume such data is accurate and such systems functional unless otherwise noted in the 
appraisal. 

This appraisal shall be considered in its entirety. No part thereof shall be used separately or 
out of context. 

This appraisal does not guarantee compliance with building code and life safety code 
requirements of the local jurisdiction. It is assumed that all required licenses, consents, 
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certificates of occupancy or other legislative or administrative authority from any local, 
state or national governmental or private entity or organization have been or can be 
obtained or renewed for any use on which the value conclusion contained in this report is 
based unless specifically stated to the contrary. 

This appraisal is not intended to be used in connection with a real estate syndicate or 
syndicates. A real estate is general or limited partnership, joint venture, unincorporated 
association or other organization formed for the purpose of, an investment from an interest 
in real property. It includes but, is not limited to a sale, exchange, trade or development of 
such real property. It may or may not be registered with the United States Securities and 
Exchange Commission or a state regulatory agency which regulates public offerings. 

This appraisal applies to the land and building improvements only. The value of trade 
fixtures, furnishings, and other equipment, or subsurface rights, (mineral, gas, and oil), 
were not considered in this appraisal unless specifically stated to the contrary. 

If any claim is filed against Southwest Appraisal Associates, its officers or employees, or 
the finn providing this report, in connection with, or in any way arising out of, or relating 
to, this report, or the engagement of the firm providing this report, then ( 1) under no 
circumstances shall such claimant be entitled to consequential, special or other damages, 
only for direct compensatory damages, (2) the maximum amount of such compensatory 
damages recoverable by such claimant shall be the amount actually received by Southwest 
Appraisal Associates to provide this report. 

All disputes shall be settled by binging arbitration in accordance with the commercial 
arbitration rules of the American Arbitration Association. 

The use of this report or its analysis and conclusions by the client or any other party 
constitutes acceptance of all the above limiting conditions. 

Hypothetical Condition: 
A hypothetical condition1 is defined as follows: 

None. 

A hypothetical condition is that which IS contrary to what exists but IS 

supposed for the purpose of analysis. 

Extraordinary Assumption: 
In accordance with the Uniform Standards of Professional Appraisal Practice (USP AP), 
the definition of Extraordinary Assumption is as follows: 

None. 

"An assumption, directly related to a specific assignment, which, if found to be 
false, could alter the appraiser's opinions or conclusions. Extraordinary 
assumptions presume as fact otherwise uncertain information about physical, legal, 
or economic characteristics of the subject property; or about conditions external to 
the property, such as market conditions or trends; or about the integrity of data used 
in an analysis". 

1 Uniform Standards of Professional Appraisal Practice, 2012-2014 Ed., Appraisal Foundation, P U-3 
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SUMMARY OF IMPORTANT CONCLUSIONS 

Location of Property Appraised: 3232 East River Road, Tucson, Arizona 85718. 
The subject is located on the south side of River 
Road, west of Alvemon Way, in Pima County, 
Arizona. 

Property Type: Vacant land 

Intended Users of the Appraisal: Mr. Vince Gingras and the St. Demetrios Parrish 
Council. 

Intended Use of the Appraisal: The intended use of the appraisal is to value the 
property for a potential sale. 

Assessor's Parcel Numbers: 108-26-01 SB; -01 SD; and -016A 

Site Data: 

Improvements Data: 

Flood Insurance Zone: 

Zoning: 

Highest and Best Use: 

Market Value Opinion: 

Southwest Appraisal Associates 

An irregular shaped parcel comprised of 
8.07acres. 

A Portion of the Southwest Quarter of the 
Southwest Quarter of Section 21, Township 13 
South, Range 14 East, G&SRB&M, Pima 
County, Arizona. 

The site is level and slightly below grade of River 
Road. 

A 1,747 square foot home in poor condition, built 
in 1958, which does not represent the highest and 
best use of the subject property. As such this 
home would most likely be demolished and 
removed from the site. 

Zone A, a flood hazard zone, FIRM Map Panel 
Nos. 04019C1695L and 04019C1695L, dated 
June 16, 2011. 

SR (Suburban Ranch), low density residential 
and agriculture use, Pima County. Also pennitted 
are public and quasi-public uses such as churches, 
parks, and schools. 

Church or civic use. 

$650,000 
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THE APPRAISAL PROCESS 

An appraisal is an opinion based upon research, judgment, and an analysis of 

factors influencing real estate value. These factors consider the four major forces at work 

in the economy: physical, legal/pobtical, social and economic forces. 

The sections comprising the first portion of the report include: Date, Function and 

Purpose of the Appraisal, Property Identification, Scope of Work, Neighborhood Data, Site 

Analysis, and Highest and Best Use. The highest and best use of the subject property is the 

basis upon which market value is determined. 

The second portion of the report contains the approaches used to detennine an 

opinion of market value of the fee simple interest in the subject property. The three 

traditional approaches to value are considered. Since the subject is vacant land, the Sales 

Comparison Approach is the only applicable approach to value. The Cost and Income 

Approaches are omitted since they do not apply to valuation ofland. 

In the Sales Comparison Approach, retrospective sales of similar properties, known 

as "comparables," are analyzed and adjusted to the subject property. This approach best 

represents the actions of buyers and sellers in the market for this type of property. The 

degree of similarity between the comparables and the subject property determines the 

reliability of this approach. 

6 
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PROPERTY IDENTIFICATION 

The subject property is identified as an 8.07-acre parcel comprising a portion of the 

southwest quarter of the southwest quarter of Section 21, Township 13 South, Range 14 

East, in Pima County, Arizona. The property is further identified as Assessor's parcel 

numbers 108-26-0lSB; -015D; and -016A. No title report was provided to the appraisers. 

Lacking a title report, the legal description from the Assessor's records, pertaining to each 

tax code parcel, is as follows: 

108-26-01 SB 

West 238' East 332' North 308.07' South 650.2' W2 SE4 SW4 SW4 1.69 Acres, Section 

21, Township 13 South, Range 14 East, Gila and Salt River Base and Meridian, Pima 

County, Arizona 

108-26-015D 

Southeasterly Portion SW4 SW4 Lying South of River Road 5.46 Acres, Section 21, 

Township 13 South, Range 14 East, Gila and Salt River Base and Meridian, Pima 

County, Arizona 

108-26-016A 

North 233' Portion West 238' East Half of the SW4 SW4 Lying South of River Road 

0.93 Acre, Section 21, Township 13 South, Range 14 East, Gila and Salt River Base 

and Meridian, Pima County, Arizona 

PROPERTY IDENTIFICATION PLAT 

I --·• ruc•T111• "" 

Southwest Appraisal Associates 
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PURPOSE OF THE APPRAISAL 

Purpose of the Appraisal: The purpose of the appraisal is to provide a market 
value opinion of the fee simple interest for the 
subject property. 

Intended Users of the Appraisal: Mr. Vince Gingras and the St. Demetrios Parrish 
Council, the dient. 

Intended Use of the Appraisal: The intended use of the appraisal is to value the 
property for a potential sale. 

Date of Value Opinion: The date of the value opinion is August 19, 2014, 
the date of the most recent inspection of the 
subject property. 

Date of the Appraisal Report: The date of the appraisal report is September 3, 
2014. 

DEFINITIONS 

Definition of Market Value: 

"Market Value" means the most probable price which a property should bring in a 

competitive and open market under a11 conditions requisite to a fair sale, the buyer and 

seller each acting prudently and knowledgeably, and assuming the price is not affected by 

undue stimulus. Implicit in this definition is the consummation of a sale as of a specified 

date and the passing of the title from seller to buyer under conditions whereby: 

1. 
2. 

3. 

4. 

5. 

Buyer and Se11er are typica11y motivated; 
Both parties are well infonned or well advised and acting in what they 
consider their own best interests. 
A reasonable time is a11owed for exposure to the open market. 
Payment is made in terms of cash in U.S. dollars or in term of financial 
arrangements comparable thereto; and 
The price represents the nonnal consideration for the property sold 
unaffected by special or creative financing of sales concessions granted by 
anyone associated with the sale. 

Valuation Premises: 

"As ls" Valuation Premise: 

"As Is Market Value" is defined as follows: 

8 
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"The estimate of the market value of real property in its current physical 
condition, use, and zoning as of the appraisal date." 

The Dictionmy of Real Estate Appraisal, Fifth Edition, 2010, Page 12 

Exposure Time: 

Exposure time is defined as follows: 

The estimated length of time the property interest being appraised would 
have been offered on the market prior to the hypothetical consummation of 
a sale at market value on the effective date of the appraisal. 

The Dictionmy of Real Estate Appraisal, Fifth Edition, 2010, Page 7 3. 

Interest To Be Appraised: 

The interest to be appraised is that interest ansmg from fee simple estate 

ownership. The Dictionmy of Real Estate Appraisal, 51
h Edition, by The Appraisal Institute 

defines the fee simple estate as: 

Absolute ownership, unencumbered by any other interest or estate, subject 
only to the limita6ons imposed by the governmental powers of taxation, 
eminent domain, police power, and escheat. 

OJVNERSHJP HISTORY 

Title to the subject property is vested in St Demetrios Greek Orthodox Church, 

Inc., through an Affidavit Succession recorded on February 6, 2008, in Document 

Sequence Number 20080250598, and in Docket 13237 at Page 2658. This recording 

represents the sale of the subject property for $1,250,000. The seller was the George 

Masek Revocable Trust. 

The subject is not listed for sale or under any contract for sale, as of the valuation 

date of August 19, 2014. 

SCOPE OF WORK 

The scope of work for an appraisal is the extent of the process of collecting, 

confirming, and reporting data, and the methods used to support the value opinions. All 

three traditional approaches to value have been considered in this appraisal. 
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In accordance with Uniform Standards of Professional Appraisal Practice 

(USP AP), effective January l, 2014, the scope of the appraisal includes, but is not limited 

to, the following: 

• Inspection and analysis of the subject property, market factors, and government and 
other restrictions that affect value; and 

• Research, analysis, inspection and confirmation of comparable market data; and 
• Consideration of the three approaches to value which include the Cost, Sales 

Comparison and Income Approaches to support my market value opinion for the 
subject property. 

In the preparation of the appraisal, the appraiser has conducted a field inspection of 

the subject property and surrounding neighborhood, collected and considered pertinent 

demographic, economic, governmental and environmental data, analyzed supply, demand 

and absorption trends and the effect of these forces on the subject property. Pertinent 

market data has been collected, confinned and analyzed to support the value conclusions. 

Information in the Area, City and Neighborhood Data and other sections of the report, 

were compiled from many sources. These include Arizona Economy newsletters, Arizona 

Community Profiles and statistical data from the Site Do To Business website. 

Since the subject property is for land value, the only applicable approach to value 

is the Sales Comparison Approach. The Cost and Income Approaches are omitted. Market 

data including land sales and statistical infomrntion was obtained from published sources 

that include real estate brokerage finns, CoStar Comps, Tucson Association of Realtors' 

Multiple Listing Service (MLS), Pima County Assessor's records and interviews with 

market participants. 

10 
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REGIONAL ANALYSIS 

Geographic Location: 

The subject property is located along fuver Road, west of Alvemon Way, about 5 

miles northeast of downtown Tucson which is the second largest city in the state of 

Arizona. Metropolitan Tucson is part of Pima County, the 68th largest county in the nation. 

It is located 100 miles south of Phoenix and 70 miles north of the Mexican border. 

Population Data: 

The population m Pima County has been growmg since 1978. Even during 

economic recess10ns, population bas increased from the prior year until 2008. The 

following chart displays historical, current, and projected populations for Pima County 

through 2012, the most current publication year to date. 

Population and Personal Income 

Population - Pima County, Arizona 
1000 ,---;----,---.,--,----.---,----c=-, 

.. -~j----l~ :-11 
g BOO 

i::: I I H I I I 

500 -J-----;----+_J I I I I 
1978 1982 1987 1993 1997 2003 2008 2013 

Date 

Per Capita Personal Income in Tucson, Al (MSA) 

40-,-----,----1 ~------,-----,.---------.-!, 

to I ! ; I -i 
~20o--~-,_____, _ ___, ~~ I __ \ 

~ I I ii I 
010-<--r-i -~l i \ I _Ji 

o _J_j I : L-~ 
1967 1973 1979 1985 1991 1997 2003 2009 2015 

Date 

------ltmlllllll Arizona Otfi.u o[.Emrz.lo'l.ment and Poe.ulution Statistic.s 

Tucson MSA !Pima County) 959,474 977,258 984,032 984,274 981,168 986,081 

%Chg from Prior 2.07% ii 1.85% ii 0.69% ~ 0.02% il -0.32% (} o.s% II 

Mafi!na 30,775 32,686 34,226 34,737 35,051. 35,858 

Oro Valley 38,809 40,821 41,220 41,263 40,984 41,153 

Sahuaritl! 17,705 20,658 22,621 24,280 25,347. 25;645 

South Tucson 5,854 5,858 5,862 5,884 5,672 5,655 

Tucson· 521,728 525,837 526,373 523,860 520,795: 522,815 

Uninoorporat ed Pima 344,605 551,3:97 353,731 554,250 353,319 354,957 

~~-11&111~~~~ 
Bureau of Economic Analysis 

Total pem>nal inrnme (5000) 

% Chg frnm Vear Ago 

33,069,716 35,067,SG!! 32,9Tl,6l!O 33,277,952 

5.66% 6.~% -5.%~t G.91% 

Source: University of Arizona Eller School of Management 
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The most recent population estimate for the Tucson MSA from the University of 

Arizona in 2014, Arizona's Economy is 1,003,542. This represents a 0.75% increase 

from 996, 046 persons reported for 2013 and a 1. 3 3 % increase from 990, 3 80 persons in 

2012. The 2015 forecast is for an increase in population growth by only 1.1 % to 

1,014,709, and for 2.55% to 1,029,091 persons in 2016. 

Throughout its history, Tucson's econorrUc growth has primarily been driven by 

population growth with a high percentage of retirees relocating here from the northern 

climates. The collapse of the housing market nationwide had stifled the ability for people 

to be able to sell their homes in order to relocate. However, the slow improvement in the 

national economy bas helped Tucson's housing market. The median borne price in 

Tucson as of April 2014 is $164,900, which is up 5% from 12 months ago in 2013 when 

the median sale price was $157,000. 

Median Horne Sale Price In Tucson 

2:.0000 

200000 

1:.0000 

100000 

50000 

1 2 4 t: -· 6 7 g 9 HJ 11 12 

The Chart above includes 12 years from 2003 (1) to 2014 (12) 

Source: Tucson Association of Realror 's Multiple Listing Service 

Another factor that has adversely affected Tucson's population growth is 

Arizona's recent immigration laws which compelled many existing residents to relocate. 

Marshall Vest, Senior Economist for the University of Arizona, Eller College of 

Management, stated that population growth will drag as long as housing is weak. 

Following is a table showing the single family residential permits issued in Pima 

County since 2005. The table indicates the dramatic decline in housing starts over the last 

10 years from a high in 2005 to the lowest number of permits in 2010. However, 
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residential housing permits for new construction rose during 2011 through 2013 to 2, 101 

permits, but based on 2014 figures year-to-date, projected 2014 permits may see another 

decline. 

SINGLE FAMILY RESIDENTIAL PERMITS - PIMA COUNTY 

YEAR CONSTRUCTION COST #UNITS 

2005 $1,963,290,883 11,150 

2006 $1,458,687,148 8,069 

2007 $792,679,088 4,271 

2008 $570,487,131 2,738 

2009 $367,546,676 1,824 

2010 $289,316,458 1,181 

2011 $359,289,437 1,384 

2012 $468,737,724 1,722 

2013 $549, 724,366 2,101 

2014* $142,224,237 498 

* - 2014 year to date through April 

SOURCE: Jmp:l/cens1a1s.census.gov 

Employment and Labor Force Data: 

The following chart displays the Southern Arizona top ten public and private 

employers in 2013. As is evident from this table, Tucson and Southern Arizona are 

heavily dependent on government jobs with only three of the top ten employers from the 

private sector. 

Southern Arizona Top 10 Major Employers -2013 
2013 

Rank Company Name Industry FTEJobs 

1 University of Arizona Higher Education 10,846 

2 Raytheon Missile Systems Military and Defense 10,300 

3 Davis-Monthan Air Force Base Military and Defense 9,100 

4 State of Arizona Government 8,807 

5 Wal-Mart Stores Inc Retailers 7,450 

6 Tucson Unified School District Education 6,790 

7 Pima County Government 6,500 

8 University of Arizona Healthcare Health Care 6,099 

9 U.S. Customs and Border Protection Homeland Security 6,076 

10 Freeport-McMoRan Copper & Gold Mining 5,463 

Source: Economic & Business Research Center, E//er College of Mgt. 
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According to the most recent Arizona's Economy2 newsletter, "Arizona is still 

working its way out of the hole created by the Great Recession, but we are making 

progress. The state is generating growth in jobs, income, retail sales and population. But 

we are not out of the bole just yet. For instance, while state jobs are growing at a faster 

pace than nationally, we have replaced just 49% of the jobs lost in the downturn." 

The forecast calls for Arizona to continue growing, and to outpace national growth 

for most indicators. In particular, the forecast implies that the state will replace all of the 

jobs that were lost in Great Recession by 2015. If that turns out to be the case, it will have 

taken eight years for the state to get back on even terms. That is a testament to the severity 

of the downturn and the painful recovery. 

Although housing permit activity increased statewide, both the Phoenix and 

Tucson market experienced some deceleration of activity during the summer of 2013. 

Phoenix house prices, measured by the Case-Shiller house price index were up 41 .2% from 

their bottom in September 2011. Even so, they are still 37.8% below the peak .of June 

2006. 

The outlook for the national economy is for it to gradually recover from the 

weakness experienced through the end of 2013 due to the sequestration and government 

shutdown. Growth is expected to accelerate only slightly in 2014 and 2015 as the federal 

fiscal drag diminishes. Expectations are for non-residential fixed investment (business 

equipment and structures) to rebound and the housing recovery will continue as world 

growth picks up momentum. 

Dr. George Hammond, with the Eller College at the University of Arizona, 

forecasts for Tucson calls for gains in all economic measures for 2014 and beyond, 

assuming Davis-Monthan retains the A-10 fighter squadrons. However, Dr. Hammond has 

also found that the Arizona economy is still expanding at a slow rate. 

2 Dr. George Hammond, "Still in a Hole, But Improving: 4lh Quarter Forecast Update" Arizona's Economy, 
University of Arizona, Eller College of Management, December 1, 2013. 
Dr. George Hammond, "Clearing, but Still a Bit Cloudy Second Quarter 2014 Forecast Update" June 1, 
2014. 
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Personal Income {$ mil) 237,512_6 244,010.1 254,392.5 269,017-3 285,585.8 303,777.9 

% Chg from Year Ago 3.6% 2.7% 4_33 5.7% 6.2% 6_4% 

R~ii Sales {5 mii) 81,341-26 85,9igcl9 SB,979.99 92,696:05 97,391.74 102;139 
_.,-::.:::.)--- _. 

5:63% :% Cliftrom Year Ago 4.66% 356% 4,18% 5.07%. 4_87% 

Total Norrfarm Emplovment (OOOs) 2,463-4 2,514.1 1,574.5 2,655_1 2,74~L5 2,840 

% Chg from Year Ago 1-1% 1-1% 2.4% 3.1% 3_6% 3_'5% 

Popu)ation.. July 151 ei;timates 6,468,374 6,539,~12 6,627,075 6,734,317 .. 6,856,959 u,985,869 

% Cl}g from Year Ago 0.75% 1.1% 1.33% 1.62% 1.82% 1.88% 

Resiclential Housing (units) 21,726 23,765 18,672.77 44,502.07 51,409.03 53,054.63 

% Chg from Year Ago 57.03% 9_39% 20.65% 55.56% 15.25% 3_2% 

As shown in the preceding table, improved growth is forecast in personal incomes, 

retail sales, employment, population, and housing permits. These forecasts are, of course, 

dependent on a national economic recovery, which is still uncertain. 

Projections of Employment: 

Projections for employment growth in the Tucson metropolitan area, however, 

remain modest with Pima County projected to add only 3,900 in 2014. The civilian labor 

force according to the Arizona Department of Administration for the Tucson MSA was 

reported in March, 2013 to be 456,312. Thus, the increase in jobs is projected to be 7110 of 

1 %. This is about half of the increase projected by the University of Arizona. 

University of Arizona: 

Funding for the University of Arizona continues to decline. According to Eileen l. 

Klein, president of the Arizona Board of Regents, "Arizona's public universities still lack a 

clear funding path for the future." 3 The UofA receives funding from the state and the 

students. Thus, students are paying more for tuition and fees to make up for the reduction 

of state funding. Despite increasing tuition, student enrollment has continued to increase 

annually. 

3 "Senate budget would trim UA funds", The Daily Wildcat, March 31, 20 l 4 
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Raytheon Missile Systems: 

In 2013, Raytheon reported that they had 10,300 full-time local employees. Some 

salaried employees were laid off in October, 2013, however, the company would not say 

how many. Previously, Raytheon moved several hundred jobs to Huntsville, Alabama 

stating that the Tucson location did not have adequate room for expansion. Pima County 

and Tucson International Airport are cooperating to move Hughes Access Road to the 

south thereby increasing the area available to Raytheon for expansion. 

Potential Changes in Employment at Davis-Monthan Air Force Base: 

Davis-Monthan Air Force Base is Southern Arizona's third largest employer with 

9,100 military and civilian workers, not including contractors. The D-M Base serves two 

key functions for the Air Force. The primary function is the Air Force Maintenance and 

Regeneration Group (AMARG) which maintains, stores and recycles retired military 

aircraft from all of the nation's military forces. The other key mission is as the nation's 

primary training facility for the A-10 Thunderbolt II "Warthog" ground support aircraft. In 

February 2014, Defense Secretary Chuck Hagel announced that the Pentagon's current 

budget plans included a phased retirement of the 83 A-1 O's that are currently assigned to 

Davis-Monthan by 2019. Recent upgrades to the A-10, including the expenditures of over 

one billion dollars, were intended to extend service life of the A-10 until 2028. However, 

a more recent June 2014 proposal by the Air Force is to retire the entire fleet of nearly 300 

A-lO's, including more than 80 at Davis Monthan, by 2019. 

As reported by the Arizona Daily Star,4 four major Washington think tanks agreed 

with the Defense Department that the A-10 fleet should be ret1red. However, Congress 

rejected the A-10 retirement proposal last year, and the 2014 Na ti on al Defense 

Authorization Act prohibits the Pentagon from retiring the A-10 until a comparable 

replacement has been developed and certified. 

Sentiments regarding the potential retirement of the A-10, have created strong 

bipartisan backlash at the national and local level. MacKenzie Eaglen, resident fellow at 

the AEI's Marilyn Ware Center for Security Studies, stated that, "It's tough to say which 

way this is going to go." 

In May 2014, the House Armed Services Committee (HASC) passed an 

amendment to forbid the USAF from retiring the plane unless it can assure legislators it 

4 "A-JO retirement plan won't fly for critics," Arizona Daily Star, March 30, 2014 
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has other ways of providing "adequate" close-air support to ground troops. Meanwhile, the 

Senate Anned Services Committee is working on a plan to shift funding from other 

programs to cover the cost of the A-10. The uncertainty of the A-1 O's future in Tucson 

directly impacts an estimated 2,000 Davis-Monthan military and civilian jobs and could 

cost the region tens of millions of dollars per year. 

Impact on Value of Regional Analysis: 

Traditionally, Tucson has enjoyed a stable economic base provided by the 

University of Arizona, Raytheon and the Davis-Monthan Air Force Base. The region's 

mild climate and recreational opportunities have established Tucson as a major resort 

destination. In the past, Tucson has gained some manufacturers, which bring high-paying 

jobs to the region. However, such gains have diminished over the last few years. Before 

the announcement of the potential decommissioning of the A-10 fleet, the long term 

outlook was for slow improvement in the fundamental economic conditions for the area. 

With the announcement, there is uncertainty about the economic future for the 

Metropolitan Tucson Area. 
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NEIGHBORHOOD MAP 

NEIGHBORHOOD ANALYSIS 

The value of any property is not solely detem1ined by the physical characteristics of 

the site. The environmental, social, economic and govenunental forces in the immediate 

area must also be analyzed as they can have direct and indirect effects on value. 

The subject property is located along the south side of River Road, west of 

Alvemon Way. River Road and the Rillito River represent a dividing line between the 

affluent Catalina Foothills north of River Road, and City limits of Tucson south of the 

Rillito River. The Catalina Foothi11s are characterized by low-density custom homes on 

acre-sized or larger lots. The City of Tucson is characterized by higher density residential 

subdivision, apartments, and commercial uses along major traffic corridors. 

Detailed information about the area within a 1 mile and 3 mile radius of the subject, 

is presented below. 
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2013 Demographics 
Source: STDB Online 

2013 Population: 
Estimated 2018 Population: 
Annual Rate of Increase 2013-2018: 
Number of Households in 2013: 
Estimated Number of Households in 2018: 
Annual Rate of Increase in Households 
In 2013 to 2018: 
Median Household Income: 
Median Home Value: 

$182,295 

6.9% 

2.8% 

2013 Income Statistics: 
Less than $15,000 
$15,000 to $24,999 
$25, 000 to $34, 999 
$35,000 to $49,999 
$50,000 to $74,999 
$75,000 to $99,999 
$100,000 to $149,999 

$150,000 to $199,999 

$200,000 + 
Average Household Income: 

1-Mile Radius 

5,355 
5,531 
0.65% 
2,757 
2,863 

0.76% 
$40,444 
$193,394 

16.1 % 
11.7% 
14.5% 
17.2% 
17.6% 

5.8% 
8.3% 

3.7% 

5.2% 
$63,759 

3-Mile Radius 

90,167 
92, 118 
0.43% 
42,758 
43,733 

0.45% 
$33,062 

21.8% 
15.3% 
15.2% 
14.6% 
14.5% 

5.8% 

3.0% 
$52,526 

The data above suggests that the subject neighborhood and surrounding area will 

experience only moderate growth in the next 5 years. Home values, income levels and 

income distribution will also experience only moderate growth. 

As the subject lies at the boundary of two major neighborhood divisions, 

boundaries, but is more closely aligned to the unincorporated Catalina Foothills 

neighborhood adjacent north, these neighborhood boundaries will be considered. 

Neighborhood Boundaries: 
North: 
South: 
East: 
West: 

General Description: 

Southwest Appraisal Associates 

Sunrise Drive 
Ri11ito River 
Swan Road 
Campbell A venue 

The area is more than 90% built up. Much of this area 
represents the "Old Foothills" portion of the larger 
Catalina Foothills skirting the south side of this 
mountain range. Most homes in this area are custom 



Governmental Forces: 
Police Protection: 
Fire Protection: 

Environmental Forces: 
Predominant District Use: 

Social Forces: 
Transportation Linkages: 

built or luxury homes ranging from $400,000 to well 
over $1,000,000 in value. Most access roads are 
winding through hilly terrain. Primary access roads are 
Campbell A venue, Hacienda Del Sol, Pontatoc Road 
and Swan Road traversing north to south, with only 
Sunrise Drive and River Road being primary east-west 
corridors. 

Pima County Sheriffs Department 
Rural Metro Fire Department 

The predominant land use in the immediate vicinity 
low-density single family Tesidences on acreage lots. 
There are no major commercial developments in the 
area other than St. Philips Plaza at Campbell and 
River Road, and La Paloma along Sunrise Drive. 
Residents travel south to Tucson for shopping and 
employment. 

The area along River Road has several parks and 
community centers. Parks include Brandi Fenton 
Memorial Park, George Mehl Foothills Park, and 
Rillito River Park which borders the Rillito River 
with walkways and bikeways. Community centers 
include Vision Quest, Khalsa Montessori School, The 
Tucson Jewish Community Center and the Tucson 
Hebrew Academy. 

The subject is wen- located along the south side of 
River Road, west of Alvemon Way. Current average 
traffic along this portion of River Road is 28,841 
vehicles per day. This portion has greater traffic than 
that portion of River Road east of Alvernon Way, 
which is 20,736 vehicles per day, per Site To Do 
Business. This appears to be a function of more 
commuters traveling east to get to Alvemon Way into 
Tucson, where residents further east prefer using 
Swan Road to travel into Tucson. 

Most access roads in the subject neighborhood are 
winding through hilly terrain. Primary access roads 
are Campbell Avenue, Hacienda Del Sol, Pontatoc 
Road and Swan Road traversing north to south, with 
only Sunrise Drive and River Road being pnmary 
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Schools: 

east-west conidors. 

Tucson Unified School District 1 south of the 4800 
North address alignment. This is the school district the 
subject property is located within. 

Catalina Foothills School District 16 is to the north of 
the 4800 North address alignment, about one mile 
north of the subject property. 

NEIGHBORHOOD AERIAL PHOTOGRAPH 

Southwest Appraisal Associates 



Location: 

Shape/Topography: 

Access: 

Traffic Count: 

Surrounding Uses: 

Utilities: 

Electric: 
Telephone: 
Gas: 
Water: 
Sewer: 

Southwest Appraisal Associates 

SITE ANALYSIS 

South sjde of River Road, west of Alvemon Way, 
Tucson, Pima County, Arizona. 

The subject is irregular in shape as it is comprised of 3 
adjoining tax code parcels and also contours to River 
Road along its north boundary. The topography is flat 
and slightly below grade of River Road. 

River Road provides direct access to the subject 
property via a curb cut to the existjng residence bearing 
the street address of 3232 E. River Road. There is 
secondary access to the south side of the subject 
property along Roger Road which is a gravel road 
accessed from River Road. 

Average of 28,841 vehicles per day in 2013 at the 
subject location along River Road, per STDB. 

North: River Road and custom homes built on acre
sized, or larger lots. 
East: Single family residence with horse facilities on an 
acreage site. 
South: Single family residence with horse facibties on 
an acreage parcel. 
West: Single family residences on acreage lots. 

All utilities are to the subject property as follows. 
There are also a water well and septic system on site 
associated with the existing residence. The service 
providers are as follows: 

Tucson Electric Power 
Xfinity, or private carrier 
Southwest Gas 
City of Tucson 
City of Tucson, a sewer map is shown below. 
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Floodplain Status: The subject property straddles two FIRM Map Panels. 
FIRM Map Panel 04019Cl 695L dated June 16, 2011 
encompasses the portion along River Road. FIRM Map 
Panel 1693L dated June 16, 2011 encompasses most of 
the subject property. These FIRM panels show the 
subject to be located almost entirely within a Zone A 
Flood Hazard area. 

Following are floodplain maps of the subject, 
delineated in an upper and lower portion. 

FLOODPLAIN MAP 

~ STDB I • (~\ C9NLINE.com ~. 
\:::..J FLOODSOURCE{*'-. 

FLOODSCAPE"''~ 

PROPERTY ADDRESS: 
3232+E+River+Rd%2C+Tucson%2C+Arizona%2C+8571B 

o· 608' 1200' 1 BOO' 2400' 

FLOODSCAPE"' 

Flood Haz.ards Map 

Mapllumbe1 
04019C1695L 

Effective D.ne 
J\Ele 16, 2011 

fl<><>d Legend 

(;] ligh 11ood risk 

II] Moderate flood risk 

0 Low flood risk 

This report makes no 
represenrai.ions or warrans ies 
concerning it.s corrt~nt. 

1. accuracy or comrleteness. 

STDBonline.corn ' l 469.574.1234 

Powered by Flood Source 
977.77.FLOOD 
11.1WU1 .floodsource .com 

Cil !OQ!'Ol-:W14 S01.JTt:vPros11r Corpor.nion. Pll righls: f1iS"Q!"ll"d. Protected by U.S. P.i."nl Uumbe!"i" 66313:16, 6679613, 68416QB, :and 7039681. 
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I'\ STDB<bNLINE~com /0f 
\;;,.} FLOODSOURCE~" 

FLOODSCAPE"'~r 

PROPERTY ADDRESS: 
3232+E+River+Rd%2C + T ucson%2C+Arizona %2C-tB5718 
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North 

Rood Legend 

l'2 High 1\ooo risk 

II Moderate flood risk 

0 Low flood risk 

This repon makes no 
representations or warramies 

( :=~~~~~~o:~~:~ess. 
STDBonline.com 

,469.574.1234 

As shown above, the subject is located almost entirely 
within a Zone A Flood Hazard area, with sheet flooding 
depths of 2 to 2.5 feet. Only a small portion in the 
extreme northwest portion of the subject adjacent to 
River Road is located in Zone X which is a low flood 
risk. 

According to a report prepared by JE Fuller Hydrology 
& Geomorphology, 1nc. dated May 28, 2014, the 
subject property receives a discharge runoff across the 
subject property of 1,400 cubic feet of water per second 
during sufficient rainfall events. This discharge flow is 
from the Finger Rock Wash, upstream north of the 
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Environmental Conditions: 

Archeological Conditions: 

Soil & Subsoil Conditions: 

Restrictions & Easements: 

Site Improvements: 

Southwest Appraisal Associates 

subject site and flows through the subject to the Ril1ito 
River to the southwest. A copy of this report is included 
in the addenda of this report. 

The appraisers have not been provided any 
environmental studies. Although the entire acreage was 
not inspected, no adverse odors, soil stains or di stressed 
vegetation was observed. Lacking an environmental 
assessment report, this appraisal assumes that there are 
no environmental conditions on or around the subject 
property that adversely affect its market value. 

The appraisers were provided with an Archaeological 
survey prepared by SWCA Environmental Consultants 
dated March 2014. According to this report, the subject 
lies within the National Registry of Historic Places 
(NRHP) listed Binghampton Rural Historic Landscape, 
identified on the NRHP Nomination Fonn as Parcel 12 
- The Spessard Pecan Orchard and Torse11 Well. 
Recommendations are that development plans include 
measures that are consistent with the qualities of the 
Binghampton Rural Historic Landscape. No additional 
evidence of prehistoric archaeological resources were 
discovered. A copy of this archaeological survey are 
included in the addenda of this report. This appraisal 
assumes there are no environmental or archeological 
conditions that would adversely affect the value of the 
subject property. 

No published reports were provided to the appraisers. 
Based on the existing uses to the south and east of the 
subject parcel, this appraisal assumes that the soil 
conditions are adequate for similar uses. 

No title report was provided for review by the 
appraisers. No adverse easements or encroachments 
were observed. Lacking a title report, this appraisal 
assumes that the subject is encumbered by typical 
easements that do not adversely affect value. 

The subject property is improved with an existing single 
family residence built in 1953, per Archaeological 
report. According to the appraiser's hand measurements 
of this home, the improvements contain 1, 7 4 7 square 
feet as shown in the APEX generated sketch below. 
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SKETCH/AREA TABLE ADDENDUM 
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Construction is burnt adobe masonry construction, on a 
concrete foundation. The roof is built-up. Condition is 
below average. 
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ZONING 

The subject property is zoned SR, Suburban Ranch, Pima County. This low-density 

residential zone allows a minimum lot size of 3 .3 acres. The purpose of the suburban ranch 

zone is to provide for low density single-family residences, commercial agricultural, and 

associated conditional uses on large lots. A wide range of agricultural and ranch uses is 

permitted. The large minimum lot size requirement insures a considerable reservation of 

open space. Also permitted are public and quasi-public uses such as churches, parks, and 

schools. 

Comprehensive Plan: The subject is also encumbered by underlying land use 

intensities of LIU-1.2, Low Intensity Urban, and RT, Resource Transition, per Pima County 

Comprehensive Plan. Approximately the north 1/3 of the subject is labeled LIU-1.2 and the 

remaining bottom 2/3 labeled RT. Any potential rezoning of the subject property must 

comply with the permitted density indicated in the comprehensive plan. The LIU-1.2 

portion would allow possible rezoning to one residence per 36,000 square feet or 0.83 acre. 

However, the RT category encompasses land with environmentally sensitive characteristics 

such as wildlife corridors, natural washes, floodplains, and buffers to public preserves. The 

maximum allowed density for residential development is 0.3 residences per acre or one 

residence per 3 .3 acres. 

The Zoning Map and Comprehensive Plan Map follows. 
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PIMA COUNTY ZONING MAP 

PIMA COUNTY COMPREHENSIVE PLAN MAP 
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ASSESSED VALUATION & TAX DATA 

Methodology 

In Arizona, property tax is based on a full cash value, (FCV) and a limited property 

value, (LPV). Fu]] cash value is presumably equal to market value. There are certain 

exceptions (agricultural property, golf courses, and shopping centers). 

Limited value is detennined by statute and cannot exceed full cash value. The 

assessment ratio is based on the subject's classification into one of nine categories. The most 

common categories and their ratios are: residential property (10%); vacant land (16%); and 

commercial property 19.0% for 2014. This ratio for commercial property declines by 0.5% 

per year to 18%. For the subject property, it is 18.5% 

Assessed Values 

The subject is identified by the Pima County Assessor as three Assessor's Parcel 

Numbers 108-26-015B, -015D and -016A. These are delineated as follows. 

Limited Property 
Full Cash Value Value 

Parcel 2014 2015 2014 2015 
APN: 108-26-
015B $219,702 $84,502 $219,702 $84,502 
$Per 
S.F. $2.98 $1.15 $2.98 $1.15 

Change -61.5% -61.5% 

Limited Property 
Full Cash Value Value 

Parcel 2014 2015 2014 2015 
APN: 119-18-
0930 $709,805 $273,005 $709,805 $273,005 
$Per 
S.F. $2.98 $1.15 $2.98 $1.15 

Change -61.5% -61.5% 
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Limited Property 
Full Cash Value Value 

Parcel 2014 2015 2014 2015 
APN: 119-18-
0930 $125,871 $140,210 $125,871 $132,165 
$Per 
S.F. $3.14 $3.50 $3.14 $3.30 

Change 11.4% 5.0% 

Totals: $1,055,378 $497,717 $1,055,378 $489,672 

As shown above, the FCV and LCV is to decrease by 61.5% in 2015 for parcel numbers 

108-26-0ISB and -015D, which are taxed as vacant parcels. The third, parcel number 108-

26-016A, which has the single family residence, is to increase in FCV by 11 .4% and LCV 

by 5.0% in 2015. The valuation of this parcel should be appealed in February 2015 when 

tax notices of FCV are mailed to property owners. 

Property Taxes 

The subject's current and projected taxes for 2013 and 2014 are below, as delineated 

by its three separate tax code parcels. Projected 2014 taxes are based on the 2013 taxes plus 

3% per year for inflation. 

Parcel 2013 2014 

108-26-015B 

Total Tax $5,068.46 $5,220.51 

Per S.F. $0.07 $0.07 

Change N/A 3.0% 

Parcel 2013 2014 

108-26-015D 

Total Tax $16,375.00 $16,866.25 

Per S.F. $0.07 $0.07 

Change N/A 3.0% 

31 
Southwest Appraisal Associates 



Parcel 2013 2014 

108-26-016A 

Total Tax $1,762.89 $1,815.78 

Per S.F. $0.04 $0.05 

Change N/A 3.0% 

Totals: $23,206.35 $23,902.54 

According to the Pima County Treasurer, the subject's taxes were paid as o:f the date 

of value. 

Should the subject property be classified as religious use property, a tax exempt 

status should be pursued. 

These taxes appear to be reasonable based on a comparison with similar properties, 

or based on the relationship of Full Cash Value to our estimate of market value. 
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SUBJECT PHOTOGRAPHS 

View of the subject property from River Road, looking southeast. 

Single family residence on the property, looking south from River Road. 
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SUBJECT PHOTOGRAPHS 

View of subject land, looking south. 

View of subject land, looking southeast. 
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SUBJECT PHOTOGRAPHS 

River Road, looking west, subject property to the left. 

River Road, looking east, subject property to the right. 

. ' .-. i .. 
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SUBJECT PHOTOGRAPHS 

Vjew of south boundary of the subject land, looking nmih from Roger Road. 

Roger Road, looking east, subject to the left. 
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HIGHEST AND BEST USE 

According to The Appraisal of Real Estate, l 41
h Edition, published by the 

Appraisal Institute, highest and best use is defined as: 

The reasonably probable and legal use of vacant land or an improved 
property, which is physically possible, appropriately supported, 
financially feasible, and tbat results in the highest value. (Page 333) 

The highest and best use of the property as vacant and as improved must meet four 

criteria. The highest and best use must be: 

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

2) Physically Possible: Based on the physical characteristics of the site, what uses 
are physically possible? 

3) Financially Feasible: Which uses meeting the first two criteria will produce a 
positive return to the owner of the site? 

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

Legally Permissible: 

The legally permissible use of a site considers the existing zomng, other 

government regulations and deed restrictions, if any. The subject is zoned SR, Suburban 

Ranch, Pima County. This low-density residential zone allows a minimum lot size of 3.3 

acres. The large minimum lot size requirement insures a considerable reservation of open 

space. Also permitted are public and quasi-public uses such as churches, parks, and 

schools. 

Comprehensive Plan: The subject is also encumbered by underlying land use 

intensities of LIU-1.2, Low Intensity Urban, and RT, Resource Transition, per Pima 

County Comprehensive Plan. Approximately the north 1/3 of the subject is labeled LIU-

1.2 and the remaining 2/3 is labeled RT. Any possible rezoning of the subject property 

woulod likely comply with the permitted density indicated in the comprehensive plan. The 

LIU-1.2 portion would allow possible rezoning to one residence per 36,000 square feet or 

0.83 acre. However, the RT category encompasses land with environmentally sensitive 

characteristics such as wildlife corridors, natural washes, floodplains, and buffers to public 
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preserves. The maximum allowed density currently allowed by the SR zonrng for 

residential development is 0.3 residences per acre or one residence per 3.3 acres. 

Given the existing SR zoning and low density underlying Comprehensive Plan, 

coupled with flood prone issues, the apprmsers contacted Pima County Planning and 

Zoning Department to get an indication of a probability of any re-zoning. According to 

Mr. Artemio Hoyos, planner (724-9000), the compatibility of surrounding properties 

affects the probability of rezoning. Given the subject's existing low-density area, and 

underlying Comprehensive Plan, the probability of any potential rezoning to a higher 

intensity use is low. Mr. Hoyos also indicated that Pima County Flood Control would also 

weigh into the decision-making process due to the subject's flood prone status. 

The appraisers also contacted Mr. Mike Grassinger, CEO of The Planning Center 

(623-6146), who has extensive experience with planning and zoning issues. Mr. 

Grassinger indicated that the eJcisting- SR zoning has precedence over the Comprehensive 

plan. However, should a rezoning be pursued, the Comprehensive Plan would have to be 

amended in order to allow a higher density than the current LIU-1.2 and RT uses would 

allow for. In particular, the RT underlying use is difficult to have amended. If the plan 

could be amended, this process could take from 1;2 to one year and cost $50,000 or more to 

plan and engineer the proposed change. Further, neighbors along this stretch of the River 

Road corridor are diligent and opposed to higher density development. Annexation of the 

subject into the City of Tucson would also be difficult. Mr. Grassinger agrees that the 

probability of any potential rezoning to a higher intensity use is low. 

We believe that a buyer would not consider a possible change in the comprehensive 

plan and a possible rezoning worthy of a premium in pricing. 

Of the potential uses, development for residential uses would be unlikely as under 

the current SR zoning, only two residences would be permitted. Given the subject's 8.07 

acre site, there would not be enough land area to develop a third site under the 3.3-acre 

minimum site size as8.07 acres minus 6.6 acres leaves only 1.47 acres remaining. The 

existing home which is in poor condition, does not fully utilize the 8.07 acre site, and 

would be best demolished. Of the remaining uses, only a church or other civic use would 

fully utilize the site. According to Mr. Mike Grassinger, any zoning type will 

accommodate a church. 
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The legally pennissible use for the subject is for agricultural, residential, c1v1c, 

church, or public uses that conform to the zoning regulations. 

Physically Possible: 

The subject is comprised of 8.07 acres. The site has level topography. The subject 

is located almost entirely within a Zone A Flood Hazard area, with sheet flooding depths 

of 2 to 2.5 feet in a 100-year flood. All utilities are available to the subject site. The 

subject has good access along River Road, and has secondary access along its south 

boundary at Roger Road. 

Based on the foregoing, the physically possible use for the subject for residential 

use, or a civic, church, or public use. 

Financially Feasible: 

The subject is located on the south side of River Road. River Road receives a 

rela6vely high volume of vehicular traffic. The subject is located in north-central Tucson. 

There is a 1, 747 square foot house in below average condition. It was built in 1958 and 

does not represent the highest and best use of the subject property. As such, this home 

would }jkely be demolished and removed from the site. 

The subject is located almost entirely within a Zone A Flood Hazard area, with 

sheet flooding depths of 2 to 2.5 feet. Due to these flood depths, any new improvements 

would have to be raised 3 to 3.5 feet above the base elevation with earth fill for 

construction. Retention basins would also have to be engineered to mitigate the water flow 

displaced by raising any pads for improvements. Only a fractional portion in the extreme 

northwest portion of the subject adjacent to River Road is located in Zone X which is not a 

flood prone area and would not require this type of engineering. According to a report 

prepared by JE Fuller Hydrology & Geomorphology, Inc. dated May 28, 2014, the subject 

property receives a discharge runoff across the subject property of 1,400 cubic feet of 

water per second during sufficient rainfall events. This discharge flow is from the Finger 

Rock Wash, upstream north of the subject site and flows through the subject to the Rillito 

River to the southwest. 

Given the existing SR zoning and low density underlying Comprehensive Plan, 

coupled with flood prone issues, the appraisers contacted Pima County Planning and 

Zoning Department to get an indication of a probability of any re-zoning. According to 

Mr. Artemio Hoyos, planner (724-9000), the compatibility of surrounding properties 

affects the probability of rezoning. Given the subject's existing low-density area, and 
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underlying Comprehensive Plan, the probability of any potential rezoning to a higher 

intensity use is low. Mr. Hoyos also indicated that Pima County Flood Control would also 

weigh into the decision-making process due to the subject's flood prone status. 

The appraisers also contacted Mr. Mike Grassinger, CEO of The Planning Center 

( 623-6146), who has extensive experience with planning and zoning issues. Mr. 

Grassinger indicated that the existing SR zoning has precedence over the Comprehensive 

plan. However, should a rezoning be pursued, the Comprehensive Plan would have to be 

amended in order to allow a higher density than the current LIU-1.2 and RT uses would 

allow for. In particular, the RT underlying use is difficult to have amended. If the plan 

could be amended, this process could take from Yi to one year and cost $50,000 or more to 

plan and engineer the proposed change. Further, neighbors along this stretch of the River 

Road corridor are diligent and opposed to higher density development. Annexation of the 

subject into the City of Tucson would also be difficult. Mr. Grassinger agrees that the 

probability of any potential rezoning to a higher intensity use is low. 

Of the potential uses, development for residential uses would be unlikely as under 

the current SR zoning, only hvo residences would be permitted. Given the subject's 8.07 

acre site, there would not be enough land area to develop a third site under the 3.3-acre 

minimum site size as 8.07 acres minus 6.6 acres leaves only 1.47 acres remaining. Of the 

remaining uses, only a church or other civic use would fully utilize the site. According to 

Mr. Mike Grassinger, the SR zoning will accommodate a church. 

Given the weak economic recovery, flood prone designation, zoning and the low 

density comprehensive plan, coupled with the central location of the subject, the 

financially feasible use of the subject is to develop as a chuTGh property. 

Maximally Productive: 

The maximally productive use for the subject property is the use that is. legally 

permissible, physically possible and financially feasible. The maximally productive use of 

the subject is to develop as a church property. 

Conclusion: 

Based on the foregoing analysis, the highest and best use of the subject is for use as 

a church property, or other compatible civic use. 

Southwest Appraisal Associates 
40 



SALES COMPARISON APPROACH 

In the Sales Comparison Approach to value, sales of similar improved properties 

are analyzed and adjusted to the subject property. This approach applies the principle of 

substitution, which affinns that, when a property can be replaced, its value tends to be set 

by the cost of acquiring of an equally desirable substitute property without undue or costly 

delay. 

Adjustments to the comparable sales are made for each of the following elements 

of comparison: real property rights conveyed, financing terms, conditions of sale~ market 

conditions, location and physical characteristics. The most appropriate unit of comparison 

for this type of property is the sale price per acre. This unit of comparison is calculated by 

dividing the sale price by the total acreage of the comparable sale. 

Here follows a map showing the location of each sale relative to the subject 

property, land sale data sheets, and photos. The adjustment matrix that summarizes the 

adjustments as they apply to the comparable sales precedes the conclusion of the analysis. 

COMPARABLE LAND SALES MAP 
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COMP ARABLE LAND SALE 

COMPARABLE: 

LOCATION: 

LEGAL DESCRJPTION: 

TAX CODE NUMBER: 

RECORDS: 

Instrument: 

Date Recorded: 

Affidavit of Fee No: 

SELLER: 

BUYER: 

SALE PRJCE: 

INTEREST CONVEYED: 

TERMS: 

CONDITIONS OF SALE: 

SITE SIZE IN ACRES 

SALE PRICE PER ACRE: 

PHYSICAL DESCRIPTION 

General Location: 

AccessNisibility: 

Topography I Shape: 

Flood Zone: 

UTILITIES: 

Southwest Appraisal Associates 

SALE 1 

8200 E. Speedway Boulevard 

Tucson, Arizona 

Easterly Portion of the NE4 NW 4 12.5 Acres, Section 
9, Tl4S, RISE, G&SRB&M, Pima County, Arizona 

133-24-001 G 

Warranty Deed 

August 23, 2013 

20132350284 

The Jane Robb Trust, Wells Fargo bank, NA 

East Speedway Development LLC 

$820,000 

Fee Simple 

$220,000 down; remainder institutional financed 

DireGtSale 

12.50 

$65,600 

Average 

Good I Good 

Level/Irregular 

ZoneX 

Al1 Available 
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ON-SITE IMPROVEMENTS: 2,686 sq.ft. house buj]t in 1942 

ZONING: RX-1, City of Tucson 

INTENDED USE: Hold for Investment 

THREE YEAR HISTORY: No prior sales within 3 years prior to the sale date. 

MARKETING TIME: Direct Sale; No broker involved. 

CONFIRMED WITH: CoStar Comps, Public Records 

DATE CONFIRMED: 8/1/2014 

COMMENTS: 

This represents the sale of low density residential land with an existing home m poor 
condition. 

14-156-L.1 

SECTION 9. ToWNSHlP 14 SotrrH, RANGE 1.5 EAs 
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COMP ARABLE LAND SALE 

COMP ARABLE: 

LOCATION: 

LEGAL DESCRIPTION: 

TAX CODE NUMBER: 

RECORDS: 

In strum en t: 

Date Recorded/Contract Date: 

Affidavit of Fee No: 

SELLER: 

BUYER: 

SALE PRICE: 

INTEREST CONVEYED: 

TERMS: 

CONDITIONS OF SALE: 

SITE SIZE IN ACRES: 

SALE PRICE PER ACRE: 

PHYSICAL DESCRIPTION 

General Location: 

Access I Visibility: 

Topography I Shape: 
Flood Zone: 

Southwest Appraisal Associates 

SALE2 

3131 N. Pantano Road 

Tucson, Arizona 

Central Portion of the N2 NE4 10.89 Acres in 
Section 32, Tl 3S, Rl SE, G&SRB&M, Pima 
County 

114-46-006E 

Warrant Deed 

9/23/2013 

2013 2490570 

Harris Bank 

Donald Brooks & Shirley Anne Leavitt Living 
Trust 

$575,000 

Fee Simple 

Cash 

Market 

10.89 

$52,801 

Average 

Average I Below Average 

Level, Irregular 

ZoneX 
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UTILITIES: 

ON-SITE-IMPROVEMENTS: 

ZONING: 

INTENDED USE: 

MARKETING TIME: 

CONFIRMED WJTH: 

DATE CONFIRMED: 

COMMENTS: 

All Available 

An 813 sq.ft. home built in 1964, 11 animal 
shelters and one stable 

SR, Pima County 

Redevelopment with a new 4,492 square foot 
residence 

161 DOM 

Tucson Multiple Listing Service, Public 
Records 

8/1/2014 

This sale represents the purchase of an equestrian boarding facility, which has smce 
been redeveloped. 

l.D. : 14-156-L.2 
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COMPARABLE LAND SALE 

COMP ARABLE: 

LOCATION: 

LEGAL DESCRIPTlON: 

TAX CODE NUMBER: 

RECORDS: 

Instrument: 

Date Recorded: 

Affidavit of Fee No: 

SELLER: 

BUYER: 

SALE PRICE: 

lNTEREST CONVEYED: 

TERMS: 

CONDITIONS OF SALE: 

SITE SIZE IN ACRES: 

SALE PRICE PER ACRE: 

PHYSICAL DESCRIPTION 

General Location: 

Access I Visibility: 

Topography I Shape: 

Flood Risk: 

UTILITIES: 

Southwest Appraisal Associates 

SALE 3 

732 W. Roger Road 

Tucson, Arizona 

Portion S529.99' W523.58' E2 SW4 SE4 L YG N & 
ADJ Roger Road 6.32 Acres Section 23, T13 S, Rl3E, 
G&SRB&M, Pima County 

104-09-131 c 

Special Warranty Deed 

August 12, 2012 
2014 

Scott Brandy 

Schoolhouse Tucson LLC 

$500,000 

Fee Simple 

Cash 

Market 

6.36 

$78,616 

Average 

Good I Good 

Level/Rectangular 

ZoneX 

All Available 
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ON-SITE IMPROVEMENTS: 

ZONING: 

INTENDED USE: 

THREE YEAR HISTORY: 

MARKETING TJME: 

CONFIRMED WITH: 

DATE CONFJRMED: 

COMMENTS: 

2,500 sq.ft. house, demolished after the sale 

MU, Pima County 

Charter School 

No prior sales within 3 years prior to the sale 
date. 

237 days 

Pat Welchert with Cushman & 
Wakefield/PICOR, selling broker 

8/1/2014 

A 35,225 square foot charter school that accommodates 500 pupils has since been built 
on this site. 

l.D. : 14-156-L.3 
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COMPARABLE LAND SALE 

COMP ARABLE: 

LOCATION: 

LEGAL DESCRJPTION: 

TAX CODE NUMBER: 

RECORDS: 
Instrument: 

Date Recorded: 
Docket I Page: 

SELLER: 

BUYER: 

SALE PRICE: 

INTEREST CONVEYED: 

TERMS: 

CONDITIONS OF SALE: 

SITE SIZE IN ACRES. 

SALE PRICE PER ACRE: 

PHYSICAL DESCRIPTION 

General Location: 

Access I Visibility: 
Topography I Shape: 
Flood Risk: 

UTILIT1ES: 

Southwest Appraisal Associates 

SALE4 

9000 E. Canyon Overlook Place 

Tucson, Arizona 

Bear Canyon Overlook ,Lots 1-15 and 
Common Areas A & B, 62/98 

114-19-3410 plus 16 additional 

Warranty Deed 

May 12, 2014 
20141320682 

First American Title Trust 9250 

Scotia Joint Venture LLP, AF Sterling 
Homes 

$1,055,000 

Fee Simple 

Cash 

Market 

14.27 

$73,931 

Good 

Average I Average 
Level I Irregular 
Zone X, Zone A (42%) 

All Available 
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ON-SITE IMPROVEMENTS: 

ZONING: 

INTENDED USE: 

MARKETING TIME: 

CONFIRMED WITH: 

DATE CONFIRMED: 

COMMENTS: 

Raw Land, platted as a 15-lot subdivision 
site 

CR-], Pima County 

Develop as a residential subdivision 

Not actively marketed 

Randy Agron, with AF Sterling Homes 

August. 2014 

This represents the sale of a platted 15-lot residential subdivision site. Lots are 
clustered into approximately 24,000 square foot lots with the flood prone remainder 
retained as open space. This subdivision was rezoned from SR to CR-1 as part of the 
Agua Caliente Plan and added 15% to the land value of this transaction. 
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SALES COMPARISON ANALYSIS 

Four closed land sales are included in the analysis to support a value op:illion for 

the subject through the Sales Comparison Approach. Research for data focused on sales of 

land that have existing improvements such as old homes that were demohshed/removed 

after the sale. The sales occurred between August 2013 and May 2014. Overa11, the sales 

were the best avaj]able and they provide an adequate basis of comparison for the subject. 

Adjustments are considered for differences in property rights conveyed, financing tem1s, 

conditions of sale, market conditions, location, and physical characteristics. 

Property Rights Conveyed: 

The interest being appraised for the subject property is the fee simple interest. All 

of the sales involved the transfer of the fee simple interest. Adjustments are unnecessary. 

Financing Temzs: 

In accordance with the definition of market value, adjustments for financing terms 

assume a11 cash or cash to the seller with the buyer obtaining new conventional financing 

at prevailing interest rates. 

The transactions for Sales One through Four were cash to their respective sellers. 

No adjustments are made. 

Conditions of Sale: 

An adjustment for conditions of sale is made when the transaction was influenced 

by outside factors such as financial duress, lack of a sales commission, or related-party 

transaction. The sales were typical arms-length transactions between knowledgeable 

buyers and sellers. Except for Sale One, no extraordinary conditions of sale were reported. 

Adjustments are unnecessary for Sales Two, Three and Four. Sale One was a direct sale 

between the buyer and seller with no commission paid. An upward adjustment of 6%, 

representing a typical broker's commission is made. 

Market Conditions: 

An adjustment for market conditions is necessary when a net change in property 

value has occurred from the date of the oldest sale to the effective date of valuation of the 

subject property. The sales occurred between August 2013 and May 2014. The date of 

value for this appraisal is August 19, 2014. Market conditions have generally flattened 

with little or no change in land prices over the last 2 years. Thus, no adjustments are made 

for market conditions. 
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Location/Visibility/Access: 

The subject has a good locatlon along River Road, which has an average daily 

traffic count of 28,600 vehicles in this location. This area is also more affluent as 

evidenced by the higher median home values in this area. Visibility is also good due to the 

subject's direct frontage along River Road. 

Sale One is located along Speedway Boulevard and has a daily traffic count of 

27,146 vehicles. However, this area is less affluent as the median home values are lower 

than that of the subject location due to most of the housing here being homes in tract 

subdivisions. The general location is considered average and inferior to the subject's good 

general location. An upward adjustment is made to general location. Visibility is good 

due to direct frontage along Speedway Boulevard. No adjustment is made for access and 

visibility. 

Sale Two is an interior parcel located at the end of a gravel road from Pantano 

Road, which does not have significant traffic. This area is also less affluent as the median 

home values are lower than that of the subject location due to most of the housing here 

being homes in tract subdivisions. The general location is considered average and inferior 

to the subject's good general location. An upward adjustment is made to general location. 

Visibility is poor as is the gravel road access to this property. An upward adjustment is 

made for location, inferior access, and visibility. 

Sale Three is located along Roger Road and has a daily traffic count of 

approximately 15,000 vehicles. This area is less affluent as the median home values are 

lower than that of the subject location due to most of the housing here being homes in tract 

subdivisions. The general location is considered average and inferior-to the subject's good 

general location. An upward adjustment is made to general location. Visibility is average 

due to significantly lower traffic count along Roger Road. An upward adjustment is made 

for location and inferior visibility. 

Sale Four is located along an interior residential street with no traffic count. 

However, this area is similar in affluence. Median home values are similar to those of the 

subject location. Housing here is primarily custom homes on acre lots. The general 

location is considered good and similar to the subject's good general location. No 

adjustment is made to general location. Visibj]ity is poor due to being located on a 

residential collector street. An upward adjustment is made for access and visibility. 
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Physical Characte1istics: 

Site Size: 

The subject is 8.07 acres and the comparable sales range from 6.36 to 14.27 acres. 

The market frequently recognizes that a smaller parcel ofland tends to sell at a higher price 

per acre. Conversely, a larger parcel of land tends to sell at a lower price per acre. No 

paired sale data was discovered to support adjustments for size. All of the comparables 

have similar sized parcels in terms of use and economies of scale. No adjustments are 

necessary. 

Soil/Topography/Shape: 

The subject is flat and has an irregular shape. However, the shape is not so 

irregular that it would constrain development. Comparable sales One, Three and Four are 

similar. No adjustments are made to these comparables. Remaining Comparable Two has 

very irregular shape with a portion of its site forming a narrow access strip which would 

not be developed with improvements. This comparable is adjusted upward for irregular 

shape. 

Utilities: 

All utilities are available to the subject. The comparable sales have similar 

availability of utilities. No adjustments are made. 

On-Site Improvements: 

The subject has a 1, 7 4 7 square foot home situated on its site. All utilities are 

available to the subject. This is an older home in poor condition, built in J 958, and does 

not represent the highest and best use of the subject property. As such this home would 

most likely be demolished and removed from the site. Comparables One, Two and Three 

also sold with similar improvements that will be demolished and removed. No 

adjushnents are made. Remaining Comparable Four sold as vacant land with no 

improvements. Using an estimated demolition cost of about $8,800, or $5 per square foot, 

to remove the subject's house, a downward adjustment is applied to Sale Four. 

Floodplain Status: 

According to the FIRM Map, the subject is located almost entirely in Zone A, 

within a floodplain. Except for Sale Four, the comparable sales are outside of the flood 

plain. These sites would not require additional engineering or raised pads to support 

improvements. Downward adjustments are made to each of these sales. Remaining 

Comparable Four has 42% of its site within a floodplain, with this portion retained as open 
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space as part of a subdivision plat. A lesser downward adjustment is made for the p01iion 

of this site that is not flood prone and shall be improved with finished lots. 

Zoning/Intended Use: 
The subject is zoned SR, Suburban Ranch which allows one home per 144,000 

square feet. It is also encumbered by the underlying Comprehensive Plan which would 

limit any potential to rezone to a higher density. Comparable Two is also zoned SR and is 

not adjusted for zoning. Comparable One is zoned RX-1 which allows individual site sizes 

of 36,000 square feet which is a superior zoning. It is adjusted downward. Comparable 

Three is zoned MU, Multiple Use which also allows higher density, depending on use. A 

downward adjustment is warranted. Comparable Four was rezoned from SR to CR-1 under 

the Agua Caliente plan and platted into a 15-lot subdivision site. Due to the superior 

rezoning and plat, this comparable is adjusted downward. 

The zoning, density, and permitted uses can greatly affect a land parcel's price per 

acre. Less than one mile to the west of the subject at 2720 East River Road, is a 7 .91-acre 

parcel that sold for $2,623,000 or $331,606 per acre on October 3, 2012. This parcel was 

zoned TR, Transitional, which allows high density residential, office, and some 

commercial uses. This property was also located outside of a flood zone. A 6.33-acre 

portion was used to develop an assisted living facility and a 1.77-acre portion was sold for 

$650,000 for development of a medical office building. This sale was not utilized as a 

Comparable due to the significantly higher sale price resulting from different zoning, 

developability, and intended use. 

The adjustments that ar-e-applied to the comparable sales are summarized on the 

following matrix. 
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LAND SALES ADJUSTMENT MATRIX 

SALE 1 SALE 2 SALE 3 SALE 4 -
8200 E. Speedway Price I Acre 

3131 N. Pantano Road Price I Acre 732 W. Roger Road Price I Acre 9000 E. Canyon Overlook Pl Price I Acre 
Adiustments Adjustments Adjustments Adiustments -

$820,000 $65,600 $575,000 $52,801 $500,000 $78 616 $1,055,000 $73 931 

Fee Simple Fee Simple Fee Simple Fee Simple 

' 0%1 $0 0% $0 0% $0 0% $0 
$65,600 $52,801 $78,616 $73,931 

er Cash lo seller Cash Cash Cash 
0% $0 0% $0 0% $0 0% $0 

$65,600 $52,801 $78,616 $73,931 
Direct Sale Market Marlie! Marlie\ 

6% $3,936 0% $0 0% $0 011/u $0 
$69,536 $52,801 $78,616 $73,931 

August 23, 2013 Seplember 23, 2013 March 26, 2014 May 12, 2014 
. 0% $0 0% so 0% $0 0% $0 

-· $69 536 $52,801 $78 616 $73 931 

Average Average Average Good 
25'/, $17,384 25'k $13,200 25% $19,654 0% $0 

·~ Good/Good Average/Below Average Good I Good Average I Average 
0% $0 20% $10,560 5% $3,931 20% $14,786 

12.50 10.89 6.36 14.27 
0'/, $0 0% $0 QD/11 $0 O'/, $0 

" Level/Irregular Level, Irregular Level/Rectangular Level/ Irregular 
0% $0 10% $5,280 0% $0 0% $0 

' All Available All Available All Available All Available 
0% $0 0% $0 {)"/, $0 0% $0 

use i 2,686 sq.It. house 813 sq.It. house t bldgs 2,500 sq.It. house Raw Land 
0% $0 0% $0 0% $0 ·1.4% -$1,035 

-0 Zone X, Minimal Risk Zone X, Minimal Risk Zone X, Minimal Risk Zone X, Zone A (42%) 
i -1011./11 -$6,954 -10% -$5,280 -10% -$7,862 -5% -$3,697 

nty RX-1, City of Tucson SR, Pima County MU, Pima County SR to CR-1, Pima County 
Investment Redevelop Redevelop/ charter school Platted Subdivision 

-1511
/11 -$10,430 0% $0 -10% ·$7,862 -15% ·$11,090 

:t:ii>.i::R.i=. $69,536 $76,561 $86,478 $72,896 

' " ·' - ',. ·:. :~,.: ' 
_-,-_; . .... ;: . .. 

···.-·. -.·· /~:-- ·'.\ .. :·,: '.>:"< -·;:·;:--:--.. ~. ·.'--
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Summm11 and Conclusion: 

Prior to adjustments, the comparable land sales provide value indicators in the 

range of $52,801 to $78,616 per acre. After adjustments for the appropriate elements of 

comparison, the estimated value range for the subject property is from $69,536 to $82,547 

per acre. Based on the foregoing, it is our opinion that the market value for the subject, as 

of August 19, 2014, is $80,000 per acre, calculated as follows: 

$80,000/ACRE X 8.07 ACRES = $645,600 

Rounded to: $650,000 

"AS IS" MARKET VALUE OPINION FOR 
THE 8.07 ACRES THAT COMPRISE THE SUBJECT ..................................... $650,000 

EXPOSURE TIME 

Exposure time is defined as: "The estimated length of time the property interest being 

appraised would have been offered on the market prior to the hypothetical consummation of 

a sale at market value on the effective date of the appraisal; a retrospective estimate based on 

an analysis of past events assuming a competitive market."5 

The reported marketing times from the comparable sales and other market data are 

analyzed to support the estimated exposure time for the subject property. There was no 

marketing time for Sale One as it was a direct sale with no broker involved. The marketing 

time for Sale Two was reported to be about 5.4 months. The marketing times for Sale Three 

was undisclosed. Sale Four was not actively marketed although there was broker 

involvement. Based on the data and interviews with local participants, the exposure time for 

the subject property is estimated to be 12 months or less. 

5 The Dictionmy of Real Estate Appraisal, 5'h Ed., Appraisal Institute, 2010, p 73 
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CERTIFICATION 

THE APPRAISER CERTIFIES TO THE BEST OF MY KNOWLEDGE AND BELIEF: 

The statements of fact contained in this report are true and correct. 

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. 

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. 

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

My compensation is not contingent upon the development or reporting of a predetennined 
value or direction in value that favors the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event 
directly related t the intended use of the appraisal. 

My analyses, opinions, and conclusions were developed, and this report has been prepared 
in accordance with the standards and reporting requirements of the Uniform Standards of 
Professional Appraisal Practice of the Appraisal Foundation and any governmental 
authorities referenced within the appraisal repmi, including but not limited to the FDIC, 
OCC, FHLBB, and RTC. 

I have not made a personal inspection of the property that is the subject of this rep01i. 

No one provided significant professional assistance to the person(s) signing this 
certification, except as stated in the report. 

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

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

1 certify that, to the best of my knowledge and belief, 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 and the Standards of Professional Practice 
of the Appraisal Institute. The use of this report is subject to the requirements relating to 
review by its duly authorized representatives. 
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I hereby certify that I am competent to complete the appraisal assignment. The reader is 
referred to appraisers Statement of Qualifications. 

No change of any item in the appraisal report sha]] be made by anyone other than the 
Appraiser, and the Appraiser sha11 have no responsibility for any such unauthorized 
change. 

The "Opinion of Market Value" in the appraisal report is not based in whole or in part 
upon the race, color, or national origin of the prospective owners or occupants of the 
property appraised, or upon the race, color, or national origin of the present owners or 
occupants of the properties in the vicinity of the property appraised. 

As of the date of this report, Steven R. Cole has completed the continuing education 
program of the Appraisal Institute. 

Date: September 4, 2014 

Southwest Appraisal Associates 

Steven R. Cole, MAI, SRA 
Certified General Real 
Estate Appraiser #30130 
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QUALIFICATIONS OF STEVEN R. COLE, MAI, SRA 

FORMAL EDUCATION: 

Bachelor of Arts Degree with high honors, University of California, 
Santa Barbara, 1971 

Masters Degree in Business Administration, University of California, 
Los Angeles, 1973. Concentration: Urban Land Economics 

PROFESSIONAL EDUCATION: 

Successful Completion of Examinations for the following courses given by the 
Appraisal Institute: 

"Real Estate Appraisal Principles" and "Basic Valuation Procedures" 
"Capitalization Theory & Techniques", Parts 1, 2, and 3 
"Case Studies in Real Estate Valuation" 
"Introduction to Rea] Estate Investments Analysis" 
"Litigation Valuation" 
"Standards of Professional Practice", Part A, B & C 
"Market Analysis" 

Attendance at Numerous Educational Seminars: 

"2003 Real Estate Update/Forecast - March, 2003 
"Fair Housing in America - The Basics, February, 2002 
"Conservation Easements, June, 2001 
"2001, A Tucson Odyssey, February, 2001 
"State of the Valuation Profession", February, 2001 
"Residential Econometrics", May, 2000 
"Attacking & Defending an Appraisal in Litigation", January, 2000 
"Partial Interest Valuation - Undivided", March, 2000 

PROFESSIONAL MEMBERSHIPS: 

Member, Appraisal Institute (MAI), Certification Number 6080. The institute 
conducts a voluntary program of continuing education for its designated members. 
MAis and RMs who meet the minimum standards of tllis program are awarded 
periodic educational certification. As of this date, I have completed the requirements 
under the continuing education program of the Appraisal Institute. I am currently 
certified through December 31, 2017. 

Senior Residential Appraiser (SRA), of the Appraisal Institute 
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Qualifications of Steven R. Cole, MAI, SRA ...... . 

Arizona Certified General Real Estate Appraiser Number 30130. Currently certified 
through August 31, 2014 

EXPERIENCE: 

Includes valuation of most types of urban real property: single and multi-family 
residential, commercial, industrial, and vacant land. Experience also includes special 
purpose properties, feasibility studies, leased fee and leasehold interest, counseling, 
and appraisal for condemnation since 1975. 

ADDITIONAL EDUCATIONAL AND PROFESSIONAL ACTIVITY: 

Publication of articles in Professional Journals: 

"A New Methodology for Estimating Highest and Best Use", 
Real Estate Appraiser and Analyst, Summer, 1987 

"Estimating the Value of Proposed Developments by Discounting 
Cash Flow", Real Estate Review, Summer, 1988 

Formerly a Certified Instructor with the Appraisal Institute for "Highest and Best 
Use Applications", "Feasibility Analysis and Highest and Best Use- Nonresidential 
Properties", and "Principals and Procedures of Real Estate Appraisal" 

Associate Faculty, Pima Community College for "Real Estate Appraisal Principals" 
and "Basic Valuation Procedures", 2000-2004 

Instructor for Tucson Board of Realtors, American Bar Association, Brodsky School 
of Real Estate, and Hogan School of Real Estate 

President of Southern Arizona Chapter #116, Appraisal Institute, 1983-84 

President for the Arizona State Chapter #41, Appraisal Institute, 1990 

Chairman, Pima County Real Estate Council, 2003-2004, Director 1989-2002. 

APPROVED APPRAISER: 

With most major commercial banks and mortgage companies in Arizona. 
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CERTIFICATION 

THE APPRAISER CERTIFIES THAT: 

The statements of fact contained in this report are true and correct. 

The reported analyses, opinions, and conclusions are limited only by the reported 
assumptions and limiting condihons, and is our personal, unbiased professional analyses, 
opinions, and conclusions. 

l have no present or prospective interest in the prope1iy that is the subject of this report, 
and I have no personal interest or bias with respect to the parties involved. 

I have perf01med no services, as an appraiser or in any other capacity, regarding the 

property that is the subject of this report within a three-year period immediately following 

preceding acceptance of this assignment. 

The appraisal assignment was not based on a requested minimum valuation, a specific 
valuation, or the approval of a loan. Our 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 opinion, the attainment of a shpulated result, or the occurrence of a 
subsequent event. l have performed this appraisal without instructions or pressure from 
anyone who desires a specific value conclusion or value conclusions within a given range. 

My analyses, opinions, and conclusions were developed, and this report has been prepared 
in accordance with the standards and reporting requirements of the Uniform Standards of 
Professional Appraisal Practice of the Appraisal Foundahon and any governmental 
authorities referenced within the appraisal report. 

l made a personal inspection of the property that is the subject of this report. 

The "Opinion of Market Value" in the appraisal report is not based in whole or in part 
upon the race, color, or national origin of the prospective owners or occupants of the 
property appraised, or upon the race, color, or national origin of the present owners or 
occupants of the properties in the vicinity of the property appraised. 

I certify that, to the best of my knowledge and belief, 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 and the Standards of Professional Practice 
of the Appraisal Institute. The use of this report is subject to the requirements relating to 
review by its duly authorized representatives. 

l hereby certify that l am competent to complete the appraisal assignment. The reader is 
refened to appraiser's Statement of Qualifications. 
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All conclusions and opinions concerning the real estate that are set forth in the appraisal 
report were prepared by the Appraiser whose signature appears on the appraisal report, 
unless indicated as "Review Appraiser". 

No change of any item in the appraisal report shall be made by anyone other than the 
Appraiser, and the Appraiser shall have no responsibility for any such unauthorized 
change. 

Thomas W. Kral, MAI, SRA 
Certified General Real 
Estate Appraiser #30960 

Southwest Appraisal Associates 

Date: September 4, 2014 
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QUALIFICATIONS OF THOMAS W. KRAL, MAI, SRA 

State of Arizona Certified General Real Estate Appraiser, Certificate #30960 (913012014) 

PROFESSIONAL EXPERIENCE 

2014 - Present Southwest Appraisal Associates, Inc., as a Real Estate Appraiser and 
Valuation Analyst, Tucson, Arizona 

2002 - 2014 AXIA Real Estate Appraisers, as Commercial Real Estate Appraiser and 
Valuation Analyst, Tucson, Arizona 

2000 - 2002 Baker, Peterson, Baker, & Associates, as Staff Appraiser in Commercial 
and Residential valuation, Tucson, Arizona 

1993 - 1999 Mahoney & Associates, as Staff Appraiser in Commercial and Residential 
Valuation, Tucson, Arizona 

1997 Central Arizona Realty ·Educators, as Real Estate Instructor teaching 
broker and pre-licensing courses in real estate appraisal princ:iples, new 
construction, and environmental issues, Tucson, Arizona. 

1993 - 1997 ERA Gem Realty, as Real Estate Salesperson and in-house instructor, 
Tucson, Arizona. 

PROFESSIONAL AFFILIATIONS AND MEMBERSHIPS 

Member #399162 of the Appraisal Institute MAI and SRA. The Appraisal Institute conducts a 
voluntary program of continuing education for its designated members. MAl's and SRA's who 
meet the minimum standards of this program are awarded periodic educational certification. Mr. 
Kral received his designations in 2012. 

Registered Real Estate Instructor, State of Arizona. 

FORMAL EDUCATION 

Bachelor of Science Degree, Business Administration with a maJor in Real Estate with an 
accounting background, University of Arizona, Tucson, 1993 

Bachelor of Science Degree, Business Administration with a major in Finance, University of 
Arizona, Tucson, 1991 

PROFESSIONAL EDUCATION 

"Real Estate Principles", University of Arizona 
"Federal Tax Accounting", University of Arizona 
"Real Estate Finance", University of Arizona 
"Corporate Finance", University of Arizona 
"Corporate Financial Investments", University of Arizona 
"Financial Banking Investments", University of Arizona 
Qualifications of Thomas W. Kral, MAJ, SRA (Continued) 
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"Real Estate Appraisals", University of Arizona 
"Urban Growth and Development", University of Arizona 
"Real Estate Law", University of Arizona 
"Location Analysis", University of Arizona 

APPRAISAL INSTITUTE (courses and examinations) 

All required classes to obtain both MAI and SRA Designations and in conformance with the 
Appraisal Institute's requirements for continuing education. 

SCOPE OF PRACTICE 

Experience in appraisal of all types of real estate, including right-of-way condemnation, residential, 

residential income, commercial, industrial, acreage, subdivision, planned communities and special 

purpose properties. Appraisal assignments have been completed in Pima, Cochise, Santa Cruz, 

Pinal, Graham, Greenlee, Maricopa, Navajo, Coconino, Yavapai, and Yuma Counties within the 

State of Arizona. 

QUALIFIED APPRAISER FOR 

1 ST Bank Yuma 
AEA Federal Credit Uillon 
ALC Financial Corporation 
Alliance Bank 
Bank of America 
Bank of Tucson 
Business Development Finance Corp. 
Canyon Commuillty Bank 
Commerce Bank of Arizona 
Compass Bank 
Conseco Finance 
Cottonwood Properties 
Diamond Ventures 
GMAC-Mortgage 
John Wesley Miller Company 
JPMorgan Chase 
Key Bank National Association 

M&IBank 
National Bank of Arizona 
National Church Residences 

Northern Trust Bank of Arizona 
Property Reserve, Inc. 
Sharpe & Associates 

Southern Arizona Community Bank 
Sunstate Bank 
Washington Federal Savings 
Wells Fargo Bank 
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Existing Conditions Floodplain Modeling Report for 
Pima County Parcels 108-26-015D, 108-26-016A & 108-26-0lSB 

Submitted: 
May 2014 

Location: 
The site is located within a portion of the southwest 

quarter of Section 21, Township 13 South, Range 14 East 
Gila and Salt River Meridian, 

Pima County, Arizona 

Prepared For: 
Saint Demetrios Greek Orthodox Church Inc 

Attn: Dr. Angela Zerdavis 
1145 E Fort Lowell Rd. 

Tucson AZ 85719-2116 

Prepare By: 
JE Fuller Hydrology & Geomorphology Inc. 

40 East Helen Street 
Tucson, Arizona 85705 

520-623-3112 
http://www.jefuller.com 

Contact: Ian P. Sharp, P.E., CFM 
ian@j efuller. com 
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May 28, 2014 

Saint Demetrios Greek Orthodox Church Inc 
Attn: Dr. Angela Zerdavis 
1145 E Fort Lowell Rd. 
Tucson AZ 85719-2116 

RE: Project Summary Report for Task 1 

Dr. Zerdavis: 

JE Fuller/Hydrology & Geomorphology, Inc., (JEF) has prepared trus report 
to document floodplain modeling for your properties along River Road. We 
discussed the preliminary findinfs with representatives from Saint 
Demetrios in a meeting on May 22n . This letter memorializes our findings 
and the methods used to determine the extent of flooding on your property. 

The work we perfonned included modeling the 100-year, regulatory flood 
across the property with flooding coming primarily from the Finger Rock 
Wash and secondarily from several smaller watercourses from the north of 
the wash. This model defined the flow depths and velocities across the 
property as well as the discharge, or rate of flow across the property. We 
have used the model results to prepare the maps included within the report 
to show the extent of flooding withiri the area and the subject property. 

The regulatory discharge for the Finger Rock Wash is 5,590 cfs at Alvemon 
Way, upstream of the site. This flow disperses as it flows west and south 
towards the Rillito Creek. With the addition of some inflow from the north, 
the discharge across your property is reported by the model to be 1,400 
cubic feet per second (cfs). For reference, this is equivalent to about 
630,000 gallons per minute, or over 400 fully open residential fire hydrants. 
The depths reported by the model vary across the site but are around 2 feet 
deep on average, up to 2.5 feet in the middle of the site. 

Thls letter concludes our effort under Task 1 of our current agreement. We 
will not proceed with Task 2 unless otherwise directed by your organization. 

Sincerely, 

JE Fuller/Hydrology & Geomorphology, Inc. 

~PY1 
Ian P. Sharp, P .E., CFM 
Project Engineer 

.JE Fuller/Hydrology & Geomorphology, Inc. 
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1 INTRODUCTION 
1.1 Project Overview 
Saint Demetrios Greek Orthodox Church currently owns a mostly vacant but previously 
disturbed prope1ty within the Finger Rock Wash floodplain, between River Road and the Rillito 
Creek. Due to the complexity of the floodplain, JE Fuller/Hydrology & Geomorphology, Inc., 
(JEF) was retained to prepare a two-dimensional flood routing model to determine the extent and 
magnitude of flooding within the subject property. 

The project site, shown on Figure 1, is composed of 3 contiguous properties that are within a 
FEMA Zone A floodplain, see Figure 2. JEF prepared a FL0-2D model for the Finger Rock 
Wash using an inflow hydrograph obtained from the Finger Rock Wash Letter of Map Revision 
(LOMR). Additional direct rainfall runoff was modeled for the tributaries entering the Finger 
Rock Wash complex from the north, between Alvernon Way and the Rillito Creek. This report 
summarizes the results of the analysis. 

1.2 Project Location 
The project site is located along the south side of River Road, just east of the Rillito Creek. The 
project includes Parcels 108-26-0lSD, 108-26-016A & 108-26-015B. These parcels are located 
within Section 21, Township 13 South, Range 14 East of the Gila and Salt River Meridian, and 
within unincorporated Pima County, Arizona. 

1.3 Objectives 
The objectives of this task were to model the flow depths and velocities at the project site due to 
flooding from the Finger Rock Wash. 

1.4 Model 
One model has been prepared for this project to model the 100-year, 3-hour storm for the Finger 
Rock Wash through the project site. A copy of this model has been retained by JEF and can be 
provided to the client if requested. 

JE Fuller/Hydrology & Geomorphology, Inc. 
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2 Reconnaissance and Data Gathering 
A field visit was perfonned on May 14, 2014 to document conditions around the site. Some of 
the photographs from that visit are included within Appendix 2. In addition to conducting a field 
visit, the following information has been gathered for this project. 

• Flood Insurance Rate Map (FIRM) panels were obtained from the Pima County Regional 
Flood Control District (District). These panels show that the site is vvithin a Zone A 
floodplain which designates it as an area detennined by approximate methods (no 
detailed model) to be subject to inundation (flooding) by the 1-percent-annual-chance 
(100-year) flood. 

• The as-built plans for River Road were obtained from Pima County. These show the 
drainage structures that have an impact upon the site, and these structures have been 
included in the model prepared for this project. 

• The Letter of Map Revision (LOMR) for the fjnger Rock Wash and its hydrology model 
were obtained from the District. 

• Rainfall data was obtained from the National Oceanic and Atmospheric Administration 
(NOAA). 

• Elevation data was obtained in digital fonnat from the Pima Association of Governments 
(PAG)_ 

JE Fuller/Hydrology & Geom01phology, Inc. 
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3 Floodplain Model 
A flood routing model was prepared using the FL0-2D Flood Routing Model. This program is a 
numeric model which models a flood wave across a floodplain, in this case the hydro graph of the 
Finger Rock Wash from Alvemon Road to the Rillito Creek. In addition, the FL0-2D model can 
simulate direct runoff, or the runoff that occurs within a given watershed_ For th:is project, direct 
runoff was modeled for several tributary watersheds that enter into the Finger Rock Wash 
floodplain downstream of Alvemon Road and which impact the subject property_ 

3.1 Model MethodoJogy 
A FL0-2D model was prepared using the follO\ving steps. 

1- The model domain was determined by inspection of the watershed on aerial and 
topographic maps and from identification of the location of the Finger Rock Wash 
hydrograpb in the Finger Rock Wash LOMR. The model domain is roughly bounded on 
the east by the Alvernon Way alignment, on the west and south by the Ril1ito, and on the 
north by the watershed limit 

2. Digital Elevation Data (DEM) was obtained from the Pima Association of Governments 
(PAG)_ The 2008 DEM was used in conjunction with 2008 and 2011 PAG aerjal maps 
and 2013 NAIP aerial mapping. 

3_ A FL0-2D grid was developed with a 20 foot grid spacing and a total of 102,076 grid 
elements modeling an area of 937 acres_ 

4_ The Finger Rock Wash LO:MR HEC-1 model was obtained from the Disirict in digital 
format This model has a concentration point labeled C0-1 related to the limit of sub
basin FR-1. This is the most dovmstream point in the model and combines all flow in tbe 
watershed at Alvernon Way_ The 100-year, 3-hour storm produces a discharge of 5,590 
cfs with a peak at 1.33 hours_ This bydrograph was extracted from the HEC-1 model and 
imported into the FL0-2D model. 

5_ Direct rainfall runoff was modeled for the entfre FL0-2D model to determjne inflow 
fron:\the northern tributary watersheds. The 100-year, 3-hour rainfall depth was obtained 
from NOAA (Atlas 14, Volwne 1, Version 5) for the upper bound of the 90% confidence 
interval_ The depth at the watershed centroid is 3-22 inches for the 100-year, 3-hour 
storm event No other return intervals were modeled because the Finger Rock Wash 
LOMR used only the 100-year, 3-hour interval. 

6_ Infiltration parameters were obtained and/or developed to compute the SCS curve 
number for each grid element The soils data was obtained from Pima County while the 
impervious area and land use data were developed for this project using normal 
parameters. 

7 _ Significant buildings located within the valley were identified and included in the model 
. as obstructions_ In addition, the existing wall along the River Road frontage, south of 
Roger Road, was modeled using an assume width reduction (blockage to flow) of 95%_ 

8_ The as-builts for River Road were used to model the culverts along River Road within the 
model domain_ In addition, the elevations for the hydraulically important channels and 
basins were modified in the model to reflect as-built conditions_ 

9. Models were run with the FL0-2D Pro Model, Build 14.03.07. 

JE Fuller/Hydrology & Geomorphology, Inc. 
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3.2 Overview of Finger Rock Wash and Tributary Watersheds 
The flooding of the Finger Rock Wash was modeled from Alvernon Way to the Rillito Creek. 
The model shows that the Finger Rock Wash floodplain is contained \vithin a narrow valley east 
of Alvernon Way. At this location, the 5,590 cfs regulatory discharge quickly disperses into a 
broad, distributary floodplain that drains into the Rillito Creek at various locations. The LO:t:vIR 
for the Finger Rock Wash limited modeling of hydrology to upstream of Alvemon Way, 
therefore rainfall runoff for the area downstream of Alvernon Way wa~ ·inodeled within -the FL0-
2D model. This additional watershed area extends over 3 miles north of Roger Road and 
includes apprmcimately 500 acres of drainage area from a handful of sub-watersheds. These sub
watersheds drain into the Finger Rock Wash Floodplain near the River Road and Roger Road 
alignments and impact the flow into the subject property. 

' 3.3 Overview of Flooding Near the Site 
While the peak discharge associated with the entire Finger Rock Wash floodplain is 5,590 cfs, 
attenuation and distribution of flow yields a discharge of about 1,600 cfs within the main thread 
of the Finger Rock Wash (the Roger Road alignment). This flow crosses partly under River 
Road but mostly over the road as shallow flooding and enters the basins (the depressed area) 
between River Road and the River Road frontage. The basins discharge a small portion of the 
total flow, roughly 40 cfs, through a stonn drain to the Rillito. The remaining flow exits the 
basins as sheet flow and continues onto the Rillito. 

3.4 Flooding on the Project Site 
Flow directions on the property are generally to the west and northwest. Approximately 1,000 
cfs enters the property from the east. Additional flow leaves the Roger Road alignment and 
enters the southern portion of the site, draining northwest. The total flow exiting the site at the 
west boundary is 1,400 cfs. This discharge represents a combination of flood flow from the 
Finger Rock Wash, the tributaries north of the Finger Rock Wash, and direct runoff from the 
project area. Flow patterns and discharges are shown on Figure 3. 

3.4.1 Flood Depths 

Flood depths on the site are shown on Exhibit 2 and Figure 4. The depths range from 0.5 feet 
along River Road to 2 feet within most of the property. There is a small area with a depth of 2_5 
feet within the west side of the property. 

3.4.2 Flood Directions and Velocities 
Flow velocities are relatively low due to the flat terrain. Velocities, shown on Figure 5, are Jess 
than 2 feet per second for most of the property; however the southwest comer exhibits velocities 
over 3 feet per second as a result of flow moving around existing structures nearby. Velocities 
less than 3 feet per second are generally considered to be non-erosive. 

JE Fuller/Hydrology & Geomorphology, Inc. 
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4 Conclusions and Recommendations 
The project site is situated within an area prone to flooding from the Finger Rock Wash and to a 
smaller extent from smaller drainage areas north of the site. FEMA has delineated a regulatory 
Zone A flood zone wlUch encompasses the property but gives little detail about actual flood 
risks. A FL0-2D model was prepared to better define fue flood risks on the site. This model 
gives the following information: 

Discharges: The 100-year, regulatory discharge exiting the site is 1,400 cfs. Shallow, broad, 
flood flow enters the site from the east and from along Roger Road. Additional but less 
significant concentrated flow impacts the site at culvert outlets located at both the northwest and 
northeast corners of the project. 

, Flood Depths: The 100-year flood depths are generally between 1.5 and 2 feet, but depths 
greater than 2 feet exist near the west side of the site. 

Flood Velocities: Flow velocities are relatively slow at around 2 feet per second for most of the 
site. It is probable that the flow will drop sediment at this location resulting in the need for 
sediment removal following a flood. 

Pima County regulates any discharge above 100 cfs, therefore this property is subject to 
requirements set forth in the Pima County Floodplain Ordinance. The rules set forth in this 
ordinance impact this site as follows: 

Elevation: Habitable structures must be elevated 1.0 feet above the regulatory flood. Any 
strncture on this site would therefore have a finished floor elevation of around 3.0 feet above the 
natural grade. 

Adverse Impacts: Development on this site encroaches into the floodplain and must not 
adversely impact adjacent properties. Like an object displaces water in a tub of water, an 
elevated structure will force flow onto adjacent lots. Pima County requires that development not 
increase the deptb of flooding by more than 0 .1 feet ( 1.2 inches) at the propert-y line. 
Furthermore, velocities cannot be increased by more than 10 percent or 1.0 feet per second 
(whichever is more stringent). 

The task performed by JEF excluded analysis of proposed conditions. The following comments 
are included based upon previous experience, however they are not conclusive and may be 
superseded by more detailed analysis of design alternatives. 

• Complying with the encroachment standards set forth by Pima County generally requires 
construction of drainage improvements to compensate for the loss of flow conveyance 
caused by the development. For example, a channel may need to be constructed to 
capture flow at the property line, convey it through the site, and release it at the project 
limit, or possible some point downstream. 

• Development within a broad, shallow flow system such as this is quite often limited to a 
fraction of the total site. 

e Considering the discharges present on the site, any fill and any channelization would 
require slope protection such as rock rip-rap which extends at least 3 feet below grade. 

JE Fuller/Hydrology & Geomorphology, Inc. 
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5 References 
Federal Emergency Management Agency, Flood Insurance Rate Map Panels 04019CJ693L and 

J695L, 2011 

FL0-2D Software, Inc., FL0-2D Pro Model Build No. 13.07.05, 2013. 

NOAA ATLAS 14 Precipitation-Frequency Atlas Volume 1 Version 5.0: Serillarid Southwest,, 
2011, <http://hdsc.nws.noaa.gov/hdsc/pfds/index.html> 

Pima county Regional Flood Control District, Finger Rock JiVash Letter of Map Revision, 
Technical Data Notebook, Prepared by CMG Drainage Engineering, Inc., 2010 

Pima County Department of Transportation, As Built Plans: River Road, Campbell A venue to 
Alvernon Way, 2011 (as-built). 

JE Fuller/Hydrology & Geomo1phology, Inc. 



Project Summary Report I St Demetrios Existing Conditions Flooding 

Appendix l. Exhibits 

Two exhibits are submitted with this report 

• Exhibit 1 shows the total area included in tbe floodplain model (left view frame) along 
with the velocities developed during the 100-year event, thus showing overall drainage 
patterns. 

• Exhibit 1 also shows flood depths and flood discharges in the vicinity of the project site 
(right view frame). Because direct rainfall runoff is modeled, nearly all of the modeled 
area is flooded or wet to some extent, therefore depths below 0.2 feet are excluded from 
the reported flood depth symbology. 

• Exhibit 2 displays flood depth contours and flow directions within the subject property. 

IE Fuller/Hydrology & Geommphology, Inc. 
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Appendix 2. Field Photos 

Some of the field photographs which influenced the modeling effort are shown below_ 

Facing south within the River Road Basins_ lnJet to the Roger Road storm drain is in the middle 
right and the outlet of the main Finger Rock Wash culverts is in the top center. 

The photos above show walls along the west side of the River Road frontage_ These walls were 
included in the model. 

JE Fuller/Hydrology & Geomorphology, Inc. 
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Photo faces west, upstream of River Road. This is the channel that drains the Finger Rock Wash 
towards River Road along Roger Road. 

Photos show the site from Roger Road. 

JE Fuller/Hydrology & Geomorphology, Inc. 
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PROJECT ABSTRACT 

Report Title. An 8.02-Acre Archaeological Survey of St. Demetrios Greek Orthodox Church Property 
at 3232 East River Road, Tucson, Pima County, Arizona 

Report Date. March 2014 

Agencies. Pima County 

Project Description. St. Demetrios Greek Orthodox Church (the Church) proposes development of 
8.02 acres of Church property located south of River Road, in unincorporated Pima County. The property 
currently comprises three parcels of private land with Pima County Assessor's Numbers 108-26-0l 5B, 
108-26-0l5D, and 108-26-016A, and the street address 3232 East River Road, Tucson. In order to 
develop the property, these three parcels would be combined. The property is located within the 
boundaries of the National Register of Historic Places (NRHP)-listed Binghampton Rural Histonc 
Landscape, and the development plans will be subject to review by the Pima County Office of 
Sustainability and Conservation, Cultural Resources and Historic Preservation Division; and the State 
Historic Preservation Office. The Church contracted SWCA Environmental Consultants (SWCA) to 
conduct a Class I records search and Class Ill archaeological survey of the project area in order to 
evaluate the known cultural resources within the project area, identify any previously unrecorded cultural 
resources within the project area, and to assist them in meeting Pima County cultural resources review 
requirements. 

Land Status. Private 

Project Location. The project area is located in the SW 1/,i of the SW 1/,i of Section 21, Township 13 
South, Range 14 East, Pima County, Arizona, Gila and Salt River Baseline and Meridian, U.S. Geological 
Survey Tucson North, Aiizona, 7.5-rninute quadrangle 

Number of Acres Surveyed. 8.02 acres of private land 

Dates of Field Survey. March 4, 2014 

Number of Cultural Resources. Two 

NRHP-Listed Properties. Binghampton Rural Historic Landscape 

NRHP-Eligible Properties. One: AZ BB:9:238(ASM)-Binghampton site 

NRHP-lneligible Properties. None 

Recommendations. The project area is within the NRHP-listed Binghampton Rural Historic 
Landscape and the NRHP-eligible Binghampton archaeological site AZ BB:9:238(ASM). These two 
historic properties are essentially the same entity; however the Binghampton Rural Historic Landscape 
has a specific period of significance (A.D. 1898-1953), while the archaeological site AZ BB:9:238(ASM) 
includes prehistoric artifacts-and specifically a Hohokam Classic Period component-which are not 
identified as contributing to the NRHP-listed property. 

There are two previously recorded contributing properties of the NRHP-listed Binghampton Rural 
Historic Landscape within the project area, identified on the NRHP Nomination Form as Parcel 12-
the Spessard Pecan Orchard and Torsell Well; and Parcel 13-3232 East River Road. These properties 
currently exhibit qualities which contribute to the eligibility of the Landscape. Development of the parcel 



Binghampton Rural Historic Landscape Properties 

The project area is located in the northwest corner of the Binghampton Rural Historic Landscape. 
The NRHP nomination inventory completed in 2003 (Parkhurst 2003) iden6fies two parcels which jointly 
constitute the project area (Figure 5). These are Parcel 12, characterized as a Landscape Unit/field; and 
Parcel 13 characterized as a Field plus residence. NRHP Parcel 12 comprises the Pima County Assessor's 
parcels 108-26-015B and 108-26-015D. NRHP Parcel 13 is the Pima County Assessor's parcel 108-26-
016A (see Figure 3). 

NRHP Parcel 12-Spessard Pecan Orchard; Torsell Well 

The NRHP nomination form describes Parcel 12 as follows (Parkhurst 2003:7.11): 

This shaded, 7 .8-acre property along the south side of River Road is ]mown for its 
horticulture, a pecan orchard set out by the Spessard family in 1936. On pastures to 
the east and south of the grove, the cunent owners also graze horses. The orchard 
contains several vaiieties of pecan trees, some original, and is flood-inigated in rows 
of trenches from a well. A histmic well in concrete casing, d1illed in 1950 when the 
Torsell family owned the orchard, has an old pump, tank and pipes and is located near 
River Road on the upper northwest comer of the property. 

The previously described features are all present, although not all in good condition. The parcel is divided 
into several fields by recently built fences composed on metal T-posts, rail road ties, and metal pipe. 
The pecan grove has been cleared; no trees remain, although the stumps are in situ (Figure 6). Regressing 
the historical imagery available on Google Earth suggests the pecans were felled 2007-2008. As a result 
of this, the parcel is no longer shaded. The abandoned inigation system is also in poor condition, although 
it is possible to trace partially filled segments of the ditches. The best-preserved segments are along the 
north edge of the parcel south of Parcel 13 (see Figure 5; Figure 7), and along the eastern edge of the 
pasture in the south of Parcel 12 (see Figure 5; Figure 8). Concrete and metal pipe control gates from the 
irrigation system are visible throughout the parcel. The Torsell Well can also be found, but is cunently 
visible as a metal well-cap marked SNOW MFG CO LA CALI l 1/8B /PAT NO 1287127 I lDEAL ALFALFA 

VAL VE (Figure 9). Any associated tanks, pumps, or pipes have been removed. 

NRHP Parcel 13-3232 East River Road 

The NRHP nomination form describes Parcel 13 as follows (Parkhurst 2003:7.15): 

This 1.15 acre parcel includes a Contemporary style, burnt adobe house built in l 953 
and probably designed by owner/architect, Torsell (first name unknown). The house 
features both flat and gabled roofed sections. The parcel lies in the flat, floodplain 
area south of River Road and is the residential zone for the pecan orchard next door, 
under the same ownership. The current owner engages in horse culture as well as the 
seasonal sale of pecans. Included on this site are an early frame tack room, a recent 
pecan processing shed, horse shelters and conals with pipe fencing. The designed 
landscape is green and lush, including a lawn, mature trees and other plantings. 
Natural vegetation with mesquites can be seen along River Road. 
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Figure 5. Project results. 
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Evaluation of Survey Results 

The survey results conformed to pre-survey expectations. The cultural resources recorded were previously 
inventoried as contributing properties of the Binghampton Rural Historic Landscape. Some of these 
features are in poor condition-the pecan grove has been cleared and the inigation system is in disrepair. 
However the surveyed parcels do generally retain the "rural" feeling which characterizes the Historic 
Landscape. 

SUMMARY AND RECOMMENDATIONS 

The project area is within the NRHP-listed Binghampton Rural Historic Landscape and the NRHP
eligible Binghampton archaeological site AZ BB:9:238(ASM). These two historic properties are 
essentially the same entity; however the Binghampton Rural Historic Landscape has a specific period of 
significance (AD. 1898-1953), while the archaeological site AZ BB:9:238(ASM) includes prehistoric 
artifacts-and specifically a Hohokam Classic Period component-which are not identified as 
contributing to the NRHP-listed property. 

There are two previously recorded contributing properties of the NRHP-listed Binghampton Rural 
Historic Landscape within the project area, identified on the NRHP Nomination Form as Parcel 12-
the Spessard Pecan Orchard and Torsell Well; and Parcel 13-3232 East River Road. These properties 
currently exhibit qualities which contribute to the eligibility of the Landscape. Development of the parcel 
has the potential to adversely affect these properties. No additional resources were discovered during the 
archaeological survey, and there is no evidence of prehistoric archaeological material within the project 
area. SWCA recommends that development plans include measures such as landscaping, preservation, or 
re-use of existing properties consistent with the qualities of the Binghampton Rural Historic Landscape. 

In the event that human remains and/or ceremonial objects and funerary objects are found during 
development of this property, ground-disturbing activities must cease in the immediate vicinity of the 
discovery. Arizona Revised Statutes §41-865 applies to the discovery of human remains and associated 
funerary objects on private land. The law requires that the Arizona State Museum be notified of the 
discovery so that cultural groups who claim cultural or religious affinity to them can make appropriate 
arrangements for the repatriation and reburial of the remains. 
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