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This appraisal and report relies on an appraisal of the fee simple interest in the subject
property delivered to you on June 15, 2021, for Regional, Neighborhood, Site,
Improvement, Zoning and Real Estate Taxation Analyses.
During the course of the appraisal and analysis, I became thoroughly familiar with the
subject property and its location. Documented market data from the applicable market
segment to which the subject belongs were analyzed and I spoke with well-informed
persons familiar with current real estate rents, all for the purpose of estimating market
rent (value in use) for restaurant use.
Based on the information found in my investigation and coupled with my professional
analysis, my opinion of the market rent (value in use) for restaurant use of the subject
property, in the first year of the lease, as of the effective date of the appraisal, November
29, 2021, was:

TEN THOUSAND SEVEN HUNDRED FIFTEEN DOLLARS PER MONTH
$10,715/mo. or $28.00/s.f./yr. of gross building area, triple net
My opinion of market rent was subject to special limiting conditions stated on page 7.
The opportunity to assist you has been appreciated.
Respectfully submitted,

DLL:dll

TABLE OF CONTENTS

PART I - INTRODUCTION
Underlying Assumptions and Limiting Conditions ......................................................
Summary of Important Facts and Opinions ................................................................
Subject Photographs ..................................................................................................
Scope of Work ............................................................................................................
Special Limiting Conditions ........................................................................................
Property Identification ................................................................................................
Legal Description .......................................................................................................
Ostensible Owner .......................................................................................................
Ownership and Marketing History ..............................................................................
Owner Contact and Property Inspection .....................................................................
Leasehold Interest ......................................................................................................
Purpose of the Appraisal ............................................................................................
Definitions ..................................................................................................................
Date of Inspection ......................................................................................................
Effective Date of the Appraisal ...................................................................................
Date of the Report ......................................................................................................

1
2
4
6
7
8
9
9
9
9
9
9
10
10
10
10

PART II - ANALYSIS AND CONCLUSIONS
The Valuation Process ...............................................................................................
Estimation of Market Rent (Value in Use) .............................................................
Conclusion to the Analysis and Opinion of Market Rent (Value in Use) ...................
Exposure Time ..........................................................................................................

11
13
19
20

Reconciliation and Opinion of Market Value ...............................................................

21

Certification ................................................................................................................

22

Appendix
Qualifications of the Appraiser

UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS

1.

This report is the confidential and private property of the client and the appraiser.
Neither all nor any part of the contents of this report shall be conveyed to any
person or entity, other than the appraiser's or firm's client, through advertising,
solicitation materials, public relations, news, sales, or other media without the
written consent and approval of the authors, particularly as to valuation
conclusions, the identity of the appraiser or firm with which the appraiser is
connected, or any reference to the Appraisal Institute or the MAI and SRA
designations. Further, the appraiser or firm assumes no obligation, liability, or
accountability to any third party. If this report is placed in the hands of anyone but
the client, client shall make such party aware of all the assumptions and limiting
conditions of the assignment.

2.

Neither this report, nor any of its contents, may be used for the sale of shares or
similar units of ownership in the nature of securities, without specific prior approval
of the appraiser. No part of this appraisal may be reproduced in any promotional
materials without the permission of the appraiser.

3.

The information furnished by the property owner, agent, management or the client
is assumed to be correct as received.

4.

The appraiser is not responsible for the accuracy of the opinions furnished by
others and contained in this report, nor is he responsible for the reliability of
government data utilized in the report.

5.

The title to the property is assumed to be marketable and free and clear of all liens.

6.

The property is appraised as if owned in fee simple title without encumbrances,
unless otherwise mentioned in this report.

7.

The fee simple estate in the property contains the sum of all fractional interests
which may exist.

8.

The legal description obtained by the appraiser was assumed correct and
descriptive of the subject property. No responsibility is assumed for the legal
description provided or for matters including legal or title considerations. A survey
and title report should be obtained to verify its accuracy.

9.

No site survey was provided to the appraiser unless otherwise noted.
assumed that the sources for dimensions and size relied upon are correct.

It is
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10.

The utilization of the land by the improvements is assumed to be within the
boundaries or property lines described and that no encroachments exist unless
otherwise noted in the report.

11.

No hidden or unapparent conditions of the property, subsoil, or structures that
render it more or less valuable were assumed to exist. No responsibility is
assumed for such conditions or arranging engineering studies that may be
required for their discovery.

12.

Subsurface rights (mineral, oil, etc.) and their potential impact upon value were not
considered in this appraisal, unless stated otherwise.

13.

This appraisal assumes the subject property, as vacant or as improved, has no
historical or archeological significance. The value estimate is predicated on the
assumption that no such condition exists. Should the client have a concern over
the subject's status, he or she is urged to retain the services of a qualified
independent specialist to determine the extent of either significance, if any, and the
cost to study the condition or the benefit or detriment such a condition brings to the
property. The cost of inspection and study must be borne by the client or owner of
the property. Should the development of the property be restricted or enhanced in
any way, the appraiser reserves the right to modify the opinion of value indicated
by the market.

14.

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

15.

This appraisal assumes the subject property complies with the requirements under
the ADA, Americans With Disabilities Act. The appraisers are not qualified to
detect each and every item of compliance or lack thereof. The value estimate is
predicated on the assumption that there is no lack of compliance that would cause
a loss in value. No responsibility is assumed for any such conditions, or for any
expertise or engineering knowledge required to discover them.
Should the client have a concern over the subject's state of compliance, he or she
is urged to retain the services of a qualified independent ADA specialist to
determine the extent of compliance and the cost to bring the property into
compliance if needed. The cost of inspection, study and compliance must be
borne by the client or owner of the property. The cost could be deducted from the
estimate of market value of the subject property if indicated by the market.

16.

The subject property is assumed not to be in violation of any government
regulations or laws pertaining to the environment.
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17.

Unless otherwise stated in this report, the existence of hazardous material, which
may or may not be present on the property, was not observed by the appraiser.
The appraiser has no knowledge of the existence of such materials on or in the
property. The appraiser, however, is not qualified to detect such substances as
asbestos, PCB transformers, urea-formaldehyde foam insulation, or other toxic,
hazardous, or contaminated substances and/or underground storage tanks
(containing hazardous materials). Mold may be present in areas the appraiser
cannot see. The value estimate is predicated on the assumption that there is no
such material or growth on or in the property that would cause a loss in value. No
responsibility is assumed for any such conditions, or for any expertise or
engineering knowledge required to discover them.
Should the client have a concern over the existence of such substances, he or she
is urged to retain the services of a qualified independent environmental specialist
to determine the extent of the contamination, if any, and the cost of treatment or
removal. The cost of detection, treatment or removal and permanent storage must
be borne by the client or owner of the property. This cost can be deducted from
the estimate of market value of the subject property if requested by the client.

18.

Responsible ownership and competent management is assumed to exist for the
subject property.

19.

The values assigned to the improvements, if shown in this report, are in proportion
to the contribution they make to the value of the property as a whole. The
separate estimates of value for the land and building must not be used in
conjunction with any other appraisal and are invalid if so used, or if used
separately.

20.

All furnishings and equipment (or other personal property), except those
specifically indicated and/or typically considered as a part of real property (under
common accepted definitions) have been disregarded in this valuation. Only the
real estate, as permanently affixed to the subject site, has been valued herein.

21.

This report is not considered a legal document and the appraiser assumes no
responsibility for matters of a legal nature except for his obligations under the
contract to provide the appraisal and report.

22.

The appraiser is not required to testify regarding this report in deposition or in court
unless arrangements were previously made.

23.

The appraiser cannot predict or evaluate the possible effects of future wage or
price control actions of the government upon rental income or financing of the
subject property; hence, it is assumed that no controls will apply which would
nullify contractual agreements, thereby changing property values.
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24.

The appraiser did not base a conclusion or opinion of value on the following:
a.

Racial, ethnic, or religious homogeneity of the inhabitants of an area or of a
property

b.

Racial, religious, and ethnic factors as predictors of value trends or price
variance

c.

Neighborhood trends analyzed upon stereotyped or biased presumptions
relating to race, color, religion, sex, or national origin, or upon unsupported
presumptions relating to the effective age or remaining life of the property
being appraised or the life expectancy of the neighborhood in which it is
located.
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SUMMARY OF IMPORTANT FACTS AND OPINIONS

ASSIGNMENT:

Estimate market rent (value in use) for restaurant use

PROJECT NO.:

FD PM1677

TYPE:

Former fire station

OWNER:

City of Phoenix

ADDRESS:

1130 North 1st Street, Phoenix, Arizona

ASSESSOR’S PARCEL NOS.:

111-36-083A, 086

OWNER CONTACT AND
PROPERTY INSPECTION:

PURPOSE, INTENDED USE
AND INTENDED USERS:

SITE AREA:

APNs 111-36-083A, 086
Alley Abandonment

ZONING:

Ms. Julie Ebersol, City of Phoenix (623-229-2019),
was contacted for access into the property for
inspection. The property was inspected on May 19,
2021, accompanied by three city maintenance and
management employees.
The property was not
reinspected for this assignment.

The purpose of this appraisal was to estimate market
rent (value in use) for restaurant use as of the effective
date of the appraisal (date of valuation), October 19,
2021. The intended use of the appraisal is for
marketing purposes. I expect that the intended users
will be you (the client), FHWA and others involved in
the marketing of this property.
The property consists of two parcels of land divided by
City of Phoenix 20’ x 100’ alley right-of-way. The alley
is very likely to be abandoned and absorbed into the
subject property.
24,521 square feet, or 0.563 net acre
2,000 square feet, or 0.046 net acre
26,521 square feet, or 0.609 net acre
DTC, Downtown Gateway (west portion)
DTC-West Evans Churchill (east portion)
2

IMPROVEMENTS:

4,592 square foot (measured and calculated) fire
station and related site improvements built in 1951

LAND-TO-BUILDING RATIO:

5.78:1 (including alley abandonment)

SITE COVERAGE RATIO:

17.3 percent (including alley abandonment)

OPINION OF MARKET RENT
(VALUE IN USE) FOR
RESTAURANT USE:

$10,715/mo. or $28.00/s.f./yr. of gross building area,
triple net (first year)
My opinion of market rent (value in use) was subject to
special limiting conditions stated on page 7.

EXPOSURE TIME:

6 months

TYPE OF REPORT:

Appraisal Report

DATE OF INSPECTION:

May 19, 2021

EFFECTIVE DATE
OF THE APPRAISAL:

November 29, 2021 (date of valuation)

DATE OF THE REPORT:

November 29, 2021 (date of transmittal)

APPRAISER:

Dennis L. Lopez, MAI, SRA
Dennis L. Lopez & Associates, LLC
8631 South Priest Drive, Suite 103
Tempe, Arizona 85284
480-838-7332
dennis@lopezappraisal.com
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SUBJECT PROPERTY PHOTOGRAPHS
(May 19, 2021)

Subject Looking West and Southwest from 1st Street

1st Street Looking North and South – Subject on Left and Right

Margaret T. Hance (“Deck Park”) Looking North and Northeast from the Subject Property
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Front and Rear of Building

Rear Parking Lot Looking Southwest and West

Rear Parking Lot Looking North and Northeast
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INTRODUCTION

Scope of Work
Scope of work is defined by USPAP as follows:
The type and extent of research and analyses in an assignment.

This report leads the reader through the appraisal of a parcel of improved real property in
Phoenix, Arizona. I provided an “Appraisal Report” which provides all the introduction,
description, data, analysis and conclusions that the reader requires to understand the
opinion of market rent (value in use) for restaurant use along with an appraisal of the fee
simple interest in the subject property delivered to you on June 15, 2021. The previous
appraisal provides Regional, Neighborhood, Site, Improvement, Zoning and Real Estate
Taxation Analyses.
The appraisal and report adhere to requirements of the City of Phoenix Appraisal
Requirements 2020, Uniform Standards of Professional Appraisal Practice, 2020-2022
(USPAP) and the Uniform Relocation Assistance & Real Property Acquisition Policies
Act (“Uniform Act”) (49 CFR Part 24) and amendments, and the Arizona Department of
Transportation Infrastructure Delivery and Operations Division ADOT Right-of-way
Procedures Manual, Chapter 4, Appraisal Standards and Specifications, Federal
Highway Administration (FHWA) certified, July 16, 2018. Please note that the ADOT
manual is a complete set of appraisal requirements that was certified by FHWA for
Uniform Act compliance. The ADOT appraisal requirements have long represented the
most complete compilation and documentation of requirements for compliance. This
appraisal report has an accompanying workfile. A workfile is defined by USPAP as:
Documentation necessary to support an appraiser’s analyses, opinions and conclusions

Thus, where my description, data, analysis and conclusions are summarized in the
report, my workfile contains supporting documentation.
The scope of work included an analysis of the physical and legal characteristics of the
subject property, the influences of the surrounding region and neighborhood on the
property, and supply and demand in the subject's market segment. I studied recent
leases and current listings of comparable properties, and I spoke with knowledgeable
market participants who are familiar with properties like the subject. How the market
viewed the subject was critical to my supported opinion of market rent (value in use) and
a reasonable exposure time. Their comments also helped provide further support for
quantitative and qualitative sales adjustments.
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The appraisal documented in this report supported a final opinion of market rent (value in
use) for restaurant use by a portion of the Income Approach to Value. Sufficient data
were contained within this report for an adequate understanding of the data considered,
as well as the methodology and reasoning utilized to reach my opinion of market rent.
Assumptions and limiting conditions plus my certification set forth the boundaries in
which my opinion of market rent was contained.

Special Limiting Conditions
Extraordinary Assumptions
According to USPAP 2020-2022, an extraordinary assumption is defined as follows:
An assignment-specific assumption as of the effective date regarding uncertain
information used in an analysis, 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. My opinion of market rent was subject to the following
extraordinary assumption:
Condition – I assumed the condition of the subject property was the same on the
effective date of the appraisal as it was on the date of inspection, May 19, 2021.
Hypothetical Conditions
According to USPAP 2020-2022, a hypothetical condition is defined as follows:
A condition, directly related to a specific assignment, which is contrary to what is known
by the appraiser to exist on the effective date of the assignment results, but is used for
the purpose of analysis.

Hypothetical conditions assume conditions contrary to known facts about physical, legal,
or economic characteristics of the subject property; or about conditions external to the
property, such as market conditions or trends; or about the integrity of data used in an
analysis. My opinion of market value was subject to the following hypothetical condition:
Appraisal Conditions – A the client’s request, I assumed the following:
• You are to develop an opinion of a rental rate for a restaurant use (value in use),
including option periods; if applicable.

7

• Space will be in a “Vanilla Shell” condition, which could be utilized for a multitude of
commercial uses. However, for purposes of this analysis, assume a full-restaurant or
food/beverage operation. The facility will be redeveloped into a full-service restaurant.
Typically, it is the responsibility of the lessor/owner to rehabilitate the facility to said
vanilla shell condition. The rental rate you will be developing for the City of Phoenix will
be as if the building was in Vanilla Shell condition even though redevelopment initiatives
place that responsibility on the lessee.
• An alley abandonment could be required in support of the site/use. It is to be assumed
that the abandonment is an accomplished fact, and the area is available for use as part
of the parcel being evaluated.
• It is to be assumed that the facility will not be subject to a historic designation, even
though it may qualify for said designation.
• The property is impacted by both asbestos and lead based paint. The cost of
remediation will be borne by the City of Phoenix. Therefore, assume that the remediation
will be completed by the City of Phoenix prior to the tenant taking possession.
• There is no legal access to the site from 1st Street or Central Avenue. Access and
parking will be provided by the City of Phoenix to operate a full-service restaurant facility.
• It should be assumed that the alleyway will be abandoned and the PUE retained will
have a minimum, if any, impact of the functional utility of the site’s utilization as a fullservice restaurant.
• The Hance Park Redevelopment Plan requires that any rehabilitation comply with the
conception design already approved and available on the City of Phoenix’s RFP website,
which includes the firehouse facility. It stipulates any rehabilitation of the building must
maintain the basic integrity to “showcase the design of the existing structure”.
Additionally, the City of Phoenix has stated their intention to install solar panels on the
firehouse facilities roof, which will not benefit the user of the structure and could
potentially limit their use of a portion of the improvements (vents, roof deck, etc.). It is to
be assumed Vanilla Shell redevelopment does not require the presence of solar or
maintaining the design integrity of the existing structure, thus would not impact your
determination of rent. Additionally, it should be assumed the solar panels do not interfere
with proper placement of kitchen exhaust and plumbing vents.
The use of these special limiting conditions was necessary for reasonable and credible
assignment results. Their use may have affected the assignment results.

Property Identification
The property appraised consists of two parcels of land divided by City of Phoenix 20’ x
100’ alley right-of-way with an address of 1130 North 1st Street, Phoenix, Arizona. The
two parcels, APNs 111-36-083A, 086 include 24,521 square feet, or 0.563 net acre of
8

land. The 2,000 square foot alley is very likely to be abandoned and absorbed into the
subject property as the alley is truncated by Margaret T. Hance Park on the north and
has been absorbed into the property on the south. Thus, I have appraised the subject
property as a 26,521 square feet, or 0.609 net acre, parcel of land.
The land is improved with a former fire station 4,592 square feet (measured and
calculated) in size and related site improvements built in 1951. The fire station is no
longer used and in shell condition. The property was referred to the as the “subject” in
the report.

Legal Description
No legal description was provided for my review. I assume that the information and
exhibits provided in this report and in my previous appraisal report adequately describe the
subject property for the purposes of the appraisal.

Ostensible Owner
According to the information provided by the client and Assessor’s records, the subject
property was owned by the City of Phoenix.

Ownership and Marketing History
The City of Phoenix has owned the subject for over five years. No sales or other listings
were noted within the past five years.

Owner Contact and Property Inspection
Ms. Julie Ebersol, City of Phoenix (623-229-2019), was contacted for access into the
property for inspection. The property was inspected on May 19, 2021, accompanied by
three city maintenance and management employees.

Leasehold Interest
The subject property is not leased.

Purpose of the Appraisal
The written report is the vehicle which transmits the data and reasoning to the reader in
support of my opinion of market rent (value in use). The intended use of the appraisal is
for marketing purposes. I expect that the intended users will be you (the client), FHWA,
and others involved in the marketing of the property.
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Definitions
Market Rent
The most probable rent that a property should bring in a competitive and open market
reflecting all conditions and restrictions of the lease agreement, including permitted uses,
use restrictions, expense obligations, term, concessions, renewal and purchase options
and tenant improvements (TIs)1

Value in Use
The value of a property assuming a specific use, which may or may not be the property’s
highest and best use on the effective date of the appraisal. Value in use may or may not
be equal to market value but is different conceptually.2

Vanilla Shell
The term Vanilla Shell (White Box, Warm Shell) is a commercial real estate term that
refers to a landlord or seller delivering a space to a tenant with the basic finishings. The
finishings typically include fire taped walls ready to paint, electrical panel and outlets,
sealed concrete or finished floor, finished ceiling with interim lighting, HVAC including
duct work and controls, one finished staff bathroom, and sprinkler system. 3

Exposure Time
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 (Comment: a retrospective estimate based on an
analysis of past events assuming a competitive and open market.) 4

Date of Inspection
May 19, 2021

Effective Date of the Appraisal
October 19, 2021 (date of valuation)

Date of the Report
November 29, 2021 (date of transmittal)

1

Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition, (Chicago, Illinois: Appraisal Institute, 2015), page 140.

2

Ibid., page 245.
No formal source

3

4

Uniform Standards of Appraisal Practice 2020-2022, Appraisal Standards Board, Definitions, page 4.
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VALUATION PROCESS

The use of the Cost, Sales Comparison, and Income Approaches to Value depend on
the type of property, the use of the appraisal, and the quality and quantity of data
available for analysis. They are defined as follows:
Cost Approach: A set of procedures through which a value indication is derived for the fee
simple interest in a property by estimating the current cost to construct a reproduction of (or
replacement for) the existing structure, including an entrepreneurial incentive, deducting
depreciation from the total cost; and adding the estimated land value. Adjustments may then
be made to the indicated fee simple value of the subject property to reflect the value of the
property interest being appraised. 5
Sales Comparison Approach: The process of deriving a value indication for the subject
property by comparing sales of similar properties to the property being appraised,
identifying appropriate units of comparison, and making adjustments to the sale prices (or
unit prices, as appropriate) of the comparable properties based on relevant, market-derived
elements of comparison. The sales comparison approach may be used to value improved
properties, vacant land, or land being considered as though vacant when an adequate
supply of comparable sales is available. 6
Income Approach: Specific appraisal techniques applied to develop a value indication for
a property based on its earning capability and calculated by the capitalization of property
income.7
Reconciliation: The last phase in the development of a value opinion in which two or
more value indications derived from market data are resolved into a final value opinion,
which may be either a range of value, in relation to a benchmark, or a single point
estimate.8

All three approaches to value are based upon the Principle of Substitution. This is a
valuation principle that states a prudent purchaser would pay no more for real property
than the cost of acquiring an equally desirable substitute on the open market. The
principle presumes that the purchaser will consider the alternatives available to him or
her, that the buyer will act rationally and prudently on the basis of the information
available about these alternatives, and that time is not a significant factor. Substitution
may assume the form of the purchase of an existing property with the same utility and
income potential or the acquisition of vacant land and the construction of a structure
upon the land having the same general utility as the subject property.

5

Appraisal Institute, The Dictionary of Real Estate Appraisal, Sixth Edition, (Chicago, Illinois: Appraisal Institute, 2015), page 54.

6

Ibid., page 207.

7

Ibid., page 115.

8

Ibid., page 91
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Applied Method
Because the assignment calls for the estimation of market rent (value in use) for
restaurant use, I have applied only a portion of the Income Approach
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ESTIMATION OF MARKET RENT (VALUE IN USE)

The purpose of this appraisal was to estimate the market rent value for the subject
property. While such an estimate is a part of the Income Approach and is typically
applied in a valuation of income-producing improved real estate, in this instance it is the
only purpose of this appraisal.
Lease Structure
It is important to note that lease structures can vary widely between different property
types and even among similar property types. Specifically, most leases are structured in
one of three ways. These common leasing structures and the treatment of expense
items (i.e. paid by owner or paid by tenant) with each is described below:
Summary of Lease Structures
Full Service
Owner
RE Taxes
Insurance
Management
Utilities
Janitorial
Major Maint.
Legal/Audit

Tenant

Modified or Industrial Gross
Owner
RE Taxes
Insurance
Management

Tenant

Net
Owner

Utilities
Janitorial
Major Maint.
Legal/Audit

Tenant
RE Taxes
Insurance
Management
Utilities
Janitorial

Major Maint.
Legal/Audit

In the metropolitan Phoenix market, rentals rates for properties in this market segment
are commonly quoted on a triple net lease basis with the tenant paying all expenses
directly, or common area maintenance charge, to the owner to ensure that taxes,
insurance and common area maintenance cost are paid. I have estimated market rent
on a triple net basis of expense allocation.
Market Rental Data
For the purpose of estimating the subject’s market rent, similar properties in the subject’s
market segment were surveyed. Following is an analysis of comparable properties that
offer competition and substitution. The properties were offered for rent or rented prior to
the effective date of the appraisal, indicating acceptance of past rates and a testing of
the level of current rents. The comparables provided a range of rate from which the
subject’s market rent could be estimated after locational, physical and economic
differences that affect market rent were identified. Photographs of the rent comparables
are on the next pages:
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PHOTGRAPHS OF THE RENT COMPARABLES

817 North 1st Street

251 North 1st Avenue

14

5538 North 7th Street

1 North 1st Street

15

1001 North 3rd Avenue

705 North 1st Street
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RENT COMPARABLES MAP

North
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INCOME APPROACH (ESTIMATION OF MARKET RENT)
APN 111-36-086 (City of Phoenix) 1130 North 1st Street, Phoenix, Arizona
Effective Date of the Appraisal - November 29, 2021
File No. 210585
ITEM
Address
Date of Lease
Term
Assessor's No.
Proximity
Contract Rent/Mo.
Rent per S.F./Yr.
Escalations
Concessions
Effective Rent/S.F/Yr.
NNN Reimbursements
Effective Rent/S.F/Yr.
Percentage Rent
Marketing Time
Data Source & Confirmation

Sales History

ADJUSTMENTS
Property Rights Conveyed
Conditions of Lease
Market Conditions
Equipped/Furnished
Build-to-Suit
TI Allowance
General/Specific Location
Traffic & Pedestrian Count
Design/Appeal
Tenant Improvements
Age/Condition
Leasable Area (s.f.)
Patio Dining
Parking
Other
Net Adj. (total)
ADJUSTED RANGE

SUBJECT
1130 N. 1st St.,
Phoenix

COMPARABLE NO. 1
817 N. 1st St.,
Phoenix

COMPARABLE NO. 2
251 N. 1st Ave.,
Phoenix

COMPARABLE NO. 3
5538 N. 7th St.,
Phoenix

COMPARABLE NO. 4
1 N. 1st St.,
Phoenix

COMPARABLE NO. 5
1001 N. 3rd Ave.,
Phoenix

COMPARABLE NO. 6
705 N. 1st St.,
Phoenix

NA
5-10 years
111-36-086
Subject Property
NA
NA
3% per year (typical)
None
NA
None
NA
No
NA
Assessor, Inspection, Measurement

October 19, 2021
5 years
111-43-047
3 blocks south
$9,281
$27.00
3% per year
9 months free rent
$22.95
None
$22.95
No
Listed for 15 months @ $35.00/s.f.;
Brian Kocour, leasing broker,
Kocour Company
602-757-1319
No other leases or listing for lease
in the previous five years

May 15, 2021
10 years
112-21-089A
8 blocks southwest
$7,023
$28.00
3% per year
12 months free rent
$25.20
$6.00/s.f./yr.
$31.20
No
Listed for 27 months @ $28.00/s.f.;
Trent Goulette, leasing broker,
Southwest Retail Group,
480-946-6609
No other leases or listing for lease
in the previous five years

February 15, 2021
10 years
162-35-043L
5 miles north
$13,335
$28.00
10% in Year 5
8 months free rent
$26.04
$10.08/s.f./yr.
$36.12
Yes
Listed for 7 months @ $36.00/s.f.;
Sherri Fitch, Office Administrator,
Terry Brodkin Associates,
480-818-8692
Previously rented for an unknown
amount

November 15, 2020
5 years
112-28-067
11 blocks south
$9,662
$34.00
3% per year
6 mos. free offset by extended term
$34.00
$6.00/s.f./yr.
$40.00
No
Listed for 9 months @ $34.00/s.f.;
Ryan Leavitt, listing broker,
Ventana Commercial, LLC
602-810-0034
Previously rented for an unknown
amount

November 15, 2020
5 years
111-34-065
6 blocks southwest
$7,690
$30.00
3% per year
None
$30.00
$6.41/s.f./yr.
$36.41
No
Listed for 11 months @ $30.00/s.f.;
Ryan Amato, listing broker;
Eisenberg Company
602-468-6108
Previously rented for an unknown
amount

September 15, 2020
3 years
111-43-056
2 blocks south
$8,233
$26.00
3% per year
None
$26.00
$4.50/s.f./yr.
$30.50
No
Listed for 6 months at $26.00/s.f.;
Brandon Koplin, leasing broker,
Commercial Properties, Inc.
480-214-1103
Previously rented for an unknown
amount

No sales or listings in
previous five years

Leasehold
Typical
Nov-21
Unequipped/Unfurnished
No
None
Good/Parkside
Light/Light
Good/Good

Leasehold
Typical
Oct-21
No Equipment/Finished Bar
No
None
Similar/Inferior
Similar/Similar
Similar/Similar

$0
$0
$0
-$1
$0
$0
$2
$0
$0

Leasehold
Typical
May-21
Equipped/Partial
No
None
Similar/Inferior
Superior/Superior
Inferior/Inferior

$0
$0
$0
-$7
$0
$0
$2
-$2
$2

Leasehold
Typical
Feb-21
None/None
No
$25/s.f.
Similar/Inferior
Superior/Similar
Similar/Similar

$0
$0
$0
$0
$0
-$10
$2
-$2
$0

Leasehold
Typical
Nov-20
None/None
No
$35/s.f.
Similar/Inferior
Superior/Superior
Similar/Similar

$0
$0
$0
$0
$0
-$15
$2
-$2
$0

Leasehold
Typical
Nov-20
Equipped/None
No
None
Similar/Inferior
Superior/Superior
Similar/Similar

$0
$0
$0
-$4
$0
$0
$2
-$2
$0

Leasehold
Typical
Sep-20
Equipped/Furnished
No
None
Similar/Inferior
Similar/Similar
Similar/Similar

$0
$0
$0
-$5
$0
0
$2
$0
$0

"Vanilla" Shell
1951/Good
4,592

Superior
1935/Similar
4,125

-$2
$0
$0

Superior
1961/Similar
3,010

-$5
$0
$0

Superior
2005/Similar
5,715

-$1
$0
$0

Superior
1988/Similar
3,410

-$1
$0
$0

Superior
1935/Similar
3,076

-$3
$0
$0

Superior
1995/Similar
3,800

-$3
$0
$0

Yes
Ample
None

Yes
Street
None

$0
$5
$0

No
Street
None

$2
$5
$0

Yes
Similar
None

$0
$0
$0

Yes
Street
None

$0
$5
$0

No
Similar
None

$0
$0
$0

Yes
Street & Onsite
None

$0
$3
$0

$4

-$3

-$11

-$11

-$7

-$3

$26.99

$28.24

$25.16

$29.04

$29.45

$27.54
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Conclusion to the Analysis and Opinion of Market Rent (Value in Use)
My estimate of the market rent was based on the following terms and assumptions:
Term:
Rental Rate:
Allocation of Expenses:
NNN Reimbursement:
Property Taxes
Concessions:
TI Allowance:
Escalations:
Option to Renew:
Payment Schedule:
Finish:
Patio Dining:
Other:

5-10 years
Based on an “arm’s length” negotiation
Triple net
None
I have assumed a typical tax liability for estimating market rent.
None
None
3% per year
Yes, with lease rate set by reappraisal or renegotiation
Monthly, beginning of period
“Vanilla Shell”
Open to parkside
See special limiting conditions

Unadjusted, the six rental comparables indicated a range of effective market rent
between $22.95 to $34.00 per square foot per year, triple net. After the consideration of
differences between the comparables and the subject, an adjusted range from $26.16 to
$29.45 per square foot, per year, triple net.
Therefore, considering current market demand, my opinion of the market rent (value in
use) for the subject property for restaurant use of as the effective date of the appraisal,
November 29, 2021, was $28.00 per square foot, per year, triple net, or $128,576 per
year, or $10,715 per month. My opinion of market rent was subject to special limiting
conditions stated on page 7.
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Exposure Time
The exposure time for the subject depends on many factors including past and current
market conditions, the factors of supply and demand, pricing and professional marketing.
From my study of the exposure in the subject’s market segment, my opinion of market
rent assumed that the subject property had been exposed to the market for lease for six
months, priced at no more than 10 percent above the appraised value.
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RECONCILIATION AND OPINION OF MARKET VALUE

As described in the Valuation Process, a portion of the Income Approach was the only
applicable approach to estimate market rent (value in use).
The approach required me to make a comparison between recent comparable rental
properties and the subject property. A typical buyer would have considered them to be
good substitution for the subject property given their many similarities. Even so, as each
parcel of real estate is unique, some differences between the rentals and the subject will
exist. Trends in the market were studied as well as reliance placed on the opinions and
comments of knowledgeable buyers, sellers and brokers. After comparison, analysis
and adjustment, market rent was estimated based upon the conditions the client and I
have stated and a lease within a reasonable time.
Based on the information found in my investigation and coupled with my professional
analysis, my opinion of the market rent (value in use) for restaurant use of the subject
property, in the first year of the lease, as of the effective date of the appraisal, November
29, 2021, was:

TEN THOUSAND SEVEN HUNDRED FIFTEEN DOLLARS PER MONTH
$10,715/mo. or $28.00/s.f./yr. of gross building area, triple net
My opinion of market rent was subject to special limiting conditions stated on page 7.
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CERTIFICATIONS

Project No.:
Owner:
APNs:

FD PM1677
City of Phoenix
111-36-083A, 086

I hereby certify:
That I personally inspected the property herein appraised, and that I have afforded the property
owner the opportunity to accompany me at the time of inspection. I also made a personal field
inspection of each comparable relied upon in making said appraisal. The subject and the
comparables relied upon in making the appraisal were as represented by the photographs
contained in the appraisal.
That, to the best of my knowledge and belief, the statements contained in said appraisal are true
and the opinions, as expressed therein, are based upon correct information; subject to the
limiting conditions therein set forth.
That no hidden or unapparent conditions of the property, subsoil, or structures were found or
assumed to exist which would render the subject property more or less valuable; and I assume
no responsibility for such conditions, or for engineering which might be required to discover such
factors. That, unless otherwise stated in this report, the existence of hazardous material, which
may or may not be present in the property, was not observed by myself or acknowledged by the
owner. The appraiser, however, is not qualified to detect such substances, the presence of
which may affect the value of the property. No responsibility is assumed for any such conditions,
or for any expertise or engineering knowledge required to discover them.
That my analysis, opinions, and conclusions were developed, and this report has been prepared
in conformity with the ADOT ROW Procedures Manual, Chapter 4, Appraisal Standards and
Specifications (2018); the Federal Highway Administration (FHWA) Uniform Act, 49 CFR Part 24;
and the Uniform Standards of Professional Appraisal Practice (USPAP 2020-2022) guidelines.
That this appraisal has further been made in conformity with the appropriate State and Federal
laws, regulations, and policies and procedures applicable to appraisal of right-of-way for such
purposes; and that, to the best of my knowledge, no portion of the value assigned to such
property consists of items which are non-compensable under the established laws of said State.
That I understand this appraisal may be used in connection with the marketing of the subject
property with the assistance of Federal aid highway funds or other Federal funds.
That neither my employment nor my compensation for making the appraisal and report are in
any way contingent upon the values reported herein.
That I have no direct or indirect present or contemplated future personal interest in the property
that is the subject of this report, or any benefit from the acquisition of the property appraised
herein.
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That I have not revealed the findings and results of such appraisal to anyone other than the
proper officials of the City of Phoenix or officials of the Federal Highway Administration, and I will
not do so unless so authorized by proper State officials, or until I am required to do so by due
process of law, or until I am released from this obligation by having publicly testified as to such
findings.

I certify that, to the best of my knowledge and belief:
1.

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

2.

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

3.

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

4.

I have performed a service as an appraiser regarding the property that is the subject of this
report within the three-year period immediately preceding acceptance of this assignment.

5.

I have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

6.

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

7.

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

8.

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

9.

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

10.

No one provided significant professional assistance to the person signing this report with
inspection, data gathering, description, analysis, and report preparation.

11.

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

12.

As of the date of this report, I have completed the continuing education program of the
Appraisal Institute.
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My opinion of market rent (value in use) for restaurant use of the subject property as of
the effective date of the appraisal, November 29, 2021, was $10,715/mo. or
$28.00/s.f./yr. of gross building area, triple net. My opinion of market rent was subject to
special limiting conditions stated on page 7.
⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯⎯
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APPENDIX

Qualifications of the Appraiser

QUALIFICATIONS OF DENNIS L. LOPEZ, MAI, SRA

Education
Bachelor of Science Degree, Business Administration, Arizona State University, Magna Cum Laude,
December, 1978
Real Estate Principles, Arizona State University, 1977
Real Estate Law, Arizona State University, 1977
Real Estate Management, Arizona State University, 1978
SREA 101 (Real Estate Appraisal), Arizona State University, 1978
SREA 201 (Real Estate Appraisal), Arizona State University, 1978
Real Estate Land Development, Arizona State University, 1978
Real Estate Investments, Arizona State University, 1978
Urban Planning, Arizona State University, 1978
AIREA Course VIII, "Single Family Residential Appraising," Arizona State University, 1978
SREA "Marketability and Market Analysis", 1979
SREA Seminar "Basic Money Market & Economic Analysis", 1980
SREA "Market Abstractions Seminar", 1981
AIREA "Standards of Professional Practice", 1981
AIREA "Condemnation & Litigation Valuation", 1982
IRWA "Skills of Expert Testimony", 1983
SREA FHLBB Reg. R41- (b) Seminar, 1985
AIREA "Valuation Analysis and Report Writing" (Exam 2-2), March, 1986
AIREA "Case Studies in Real Estate Valuation" (Exam 2-1), March, 1986
AIREA "Highest and Best Use Analysis", April, 1986
"Eminent Domain Valuation-Procedures and Case Studies," Robert Helmandollar, Deputy Chief
Right-of-way Agent, Arizona Department of Transportation, November, 1986
"Arizona Condemnation and Zoning", Professional Education Systems, June, 1988
SREA "Environmental Waste As It Applies To Real Estate", December, 1988
SREA "Standards of Professional Practice and Conduct", December, 1988
AIREA "Rates, Ratios and Reasonableness", August, 1989
AIREA "Uniform Standards of Professional Practice", February, 1990
SREA "Income Property Valuation for the 1990's", July, 1990
AI "Reviewing Appraisal", June, 1992
IRWA "Easement Valuation" (Course 403), March, 1993
ADOT "Impact of Highway Construction on Real Estate", April, 1993
AI "Uniform Standards of Professional Appraisal Practice, Part A & B", February, 1994
AI "Advanced Income Capitalization, Course II510, ASU, February, 1995
AI "Fair Lending", October, 1995
AI "Subdivision Analysis", March, 1996
AI "New Industrial Valuation", May, 1998
Ted Whitmer, “Attacking & Defending an Appraisal in Litigation”, January, 2000
AI, “710 Condemnation Appraising – Basic Principles and Applications”, May, 2000
AI, “720 Condemnation Appraising – Advanced Topics and Applications”, May, 2000
AI "Uniform Standards of Professional Appraisal Practice, Part C", October, 2000
AI “Litigation Appraisal: Specialized Topics and Applications, Course 705, March, 2002
IRWA “Reviewing Appraisal in Eminent Domain”, May, 2005
AI "Subdivision Analysis", October, 2007
AI “Uniform Appraisal Standards for Federal Land Acquisitions (“Yellow Book”)”, December, 2009
AI “Fundamentals of Separating Real Property, Personal Property, Intangible Business Assets”, May, 2012
AI “2020-2022 Uniform Standards of Professional Appraisal Practice (USPAP) Update”, February, 2020
AI “Business Practices and Ethics”, November, 2020

Designations, Memberships, Licenses and Certifications
MAI - Member, Appraisal Institute, May, 1988, Certificate No. 7798
SRA - Senior Residential Appraiser, Appraisal Institute, August, 1980
Certified General Real Estate Appraiser, Certificate No. 30189
Licensed Real Estate Salesperson -

Professional & Civic Activities
Appraisal Institute, Admissions Committee, Experience Review, 1989-1997
Appraisal Institute, Review and Counseling Committee, 1991-2005
Society of Real Estate Appraisers, Phoenix Chapter #68, Chairman, Professional Practice Committee,
1989-1990
Society of Real Estate Appraisers, Phoenix Chapter #68, Chapter President and Supervisory Officer of the
Professional Practice Committee, 1987-88
College of Business Administration, Arizona State University, Guest Lecturer, Finance and Real Estate
Departments, College of Business
Mesa Community College, Scottsdale Community College, Desert Vista High School, Guest Lecturer, Real
Estate Appraisal
“Condemnation Summit”, Eminent Domain and Condemnation Law Conference, Guest Lecturer, April,
2012
CLE International, Guest Lecturer, Eminent Domain Conference, April, 2005

Awards
Awarded the "Employer of the Year, 2004", by the Phoenix Chapter 28, International Right-of-way
Association, September, 2004
Awarded the "Minority Consultant Firm of the Year", by the City of Phoenix Minority Business Enterprise
Affirmative Action Program, October, 1989
Awarded the "Phoenix Board of Realtors Outstanding Real Estate Student of the Year," by the Phoenix
Board of Realtors in conjunction with the College of Business Administration, Arizona State
University, 1978

Experience
Independent fee appraiser and consultant since June, 1978, with varied experience in appraising and
analyzing single-family residences, vacant land, multi-family residential properties, commercial,
retail, industrial and special use properties; specialization in eminent domain valuation and expert
witness testimony
Qualified as an expert witness in matters of real estate appraisal in Maricopa County, Pima County, Pinal
County, Coconino County, Yavapai County, Yuma County, Santa Cruz, and Mohave County
Superior Courts, and U.S. Bankruptcy Court
Currently self-employed with Dennis L. Lopez & Associates, LLC, Real Estate Appraisers and Consultants,
8631 South Priest Drive, Suite 103, Tempe, Arizona 85284-1912, 480-838-7332,
dennis@lopezappraisal.com, www.lopezappraisal.com
Vice President, Commercial Team Leader and Residential Manager with Sell, Huish & Associates, Inc.,
Real Estate Appraisers and Consultants, Tempe, Arizona, January, 1980 to July, 1988
Independent fee appraiser with Diversified Property Services Limited, Phoenix, Arizona, June, 1978, to
June, 1980
Licensed Real Estate Salesperson – 1981 to present

Geographical Area
State of Arizona

