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A three-unit apartment building totaling 1,544 square
feet, situated on a 6,749 square foot site, which wraps
the northeast corner of Washington Street and 84th

Avenue, Peoria, Arizona.

142-41-017A

Gibboney Charitable Trust

December 6, 2025

December 4, 2025

Market value

Fee simple interest

The client and intended user of this appraisal is the City
of Peoria. The intended use of this report is to assist
the client/intended user in possible negotiations to
purchase the subject property.

CCM, Commercial Core Mixed-Use, Peoria

Hold as an investment for future commercial and/or
residential oriented development

Six months, or less
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The subject property involves a three-unit apartment building, totaling 1,544 square feet,
which was constructed in 1948 and is situated on a 6,749 square foot site, wrapping the
northeast corner of Washington Street and 84th Avenue, Peoria, Arizona. The subject
property is legally described as:

The subject property may also be identified as Maricopa County Assessor’s tax parcel
numbers 142-41-017A. On the following page is an aerial photo from theMaricopa County
Assessor’s office, showing a zoomed-in view of the subject property, and an aerial photo
from Google Earth, showing a zoomed-out view of the subject property within the
surrounding area.

This Appraisal Report has been prepared to develop an opinion of the market value of the
fee simple interest in the subject property. The following terminology details the type of
appraisal prepared, the property rights being appraised, and the opinion of value to be
developed.

Appraisal is defined as, “The act or process of developing an opinion of value; an opinion
of value. Of or pertaining to appraising and related functions such as appraisal practice
or appraisal services.”1
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SUBJECT



Appraiser is defined as, “One who is expected to perform valuation services competently
and in a manner that is independent, impartial, and objective.”2

“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. Uncertain information might include physical, legal, or economic
characteristics of the subject property; or conditions external to the property, such as
market conditions or trends; or about the integrity of data used in an analysis.”3

Fee simple estate means “absolute ownership unencumbered by any other interest or
estate, subject only to the limitations of imposed by the governmental powers of taxation,
eminent domain, police power, and escheat.”4

“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 are 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.”5

Market Value means, “the most probable price estimated in terms of cash in United States
dollars or comparable market financial arrangements which the property would bring if
exposed for sale in the open market, with reasonable time allowed in which to find a
purchaser, buying with knowledge of all of the uses and purposes to which it was adapted
and for which it was capable.”6
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The client and intended user of this appraisal is the City of Peoria. The intended use of
this report is to assist the client/intended user in possible negotiations to purchase the
subject property.

An exterior inspection of the appraised property was conducted on December 4, 2025,
which represents the effective date of valuation.

The analyses, opinions, and conclusions were developed, and this report has been
prepared in conformance with, my interpretation of the guidelines and recommendations
set forth in the 2024-2025 edition of the Uniform Standards of Professional Appraisal
Practice (USPAP), the requirements of the Code of Professional Ethics and Standards of
Professional Appraisal Practice of the Appraisal Institute.

Various data sources were utilized such as, U.S. Department of Commerce and Bureau
of Census, Arizona Department of Economic Security, ABC Demographics, Realty Rates,
Arizona State University Center for Real Estate Theory, Phoenix Blue Chip Forecast, Co-
Star Realty Group, Vizzda, Apartment Insights, Annual and Quarterly studies from several
major brokerages (CBRE, Cushman & Wakefield, Colliers International, Marcus &
Millichap), Arizona Multiple Listing Service, RL Brown, Federal Emergency Management
Agency (FEMA), and government offices of the State of Arizona, Maricopa and Pinal
counties and localmunicipalities. These sources provided pertinent information pertaining
to demographic, economic, governmental, and environmental characteristics of the region
and the neighborhood in which the subject is located. Additionally, these sources provided
relevant information regarding historical and projected supply, demand, and absorption
trends affecting the metropolitan Phoenix real estate market and the subject’s submarket.
All market data were confirmed and information relating to the real estate market was
gathered via examination of public records, as well as interviews with market participants,
such as buyers, sellers, and real estate agents.

The description of the subject property is based on inspection of the property, a review of
public records and correspondence with a representative of ownership (Dean Gibboney).
Within the inspection and research conducted, attempts were made to become familiar
with the general neighborhood, and any future planned uses or developments which could
have an impact on the subject property and the immediate area.
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As mentioned, the subject is improved with a three-unit, one-story apartment building,
totaling 1,544 square feet, along with a 364 square foot attached storage building, which
were constructed in 1948 according to Maricopa County Assessor records. The
improvements are situated on a 6,749 square foot site and were observed to be in fair
condition, with a representative of ownership reporting that two of the three units were
occupied on a month-to-month basis, however, one of the existing tenants has reportedly
expressed an interest in renting the vacant unit. The remainder of the site is mostly
unimproved vacant land, with the exception of minimal landscaping situated between the
building improvements and the sidewalk alongWashington Street. Notably, the apartment
building improvements represent an atypically low site coverage ratio of only 23%, which
is considered a significant underutilization of the land, particularly considering the very
permissive CCM zoning (zero building setbacks, with a maximum of 10 foot front setback,
and maximum building height of 60 feet) along with desirable benefit provided from an
abundance of street parking available for subject use that allows for much higher than
typical utilization of land for building improvements. As a result, the existing building
improvements are not deemed to contribute any value to the property, and are considered
only useful on an interim basis to offset holding costs until the property is redeveloped. For
this reason, the subject property has been valued as vacant land, via the application of the
Sales Comparison Approach, with no deduction for demolition costs being applied as the
existing improvements appear to have some interim income generating capability, which
can serve to offset future demolition costs.

Standards Rule 1-5 of the Uniform Standards of Professional Appraisal Practice (USPAP)
states: “In developing a real estate appraisal, when the value opinion to be developed is
market value, an appraiser must, if such information is available to the appraiser in the
normal course of business:

The subject has been owned for over three years by Gibboney Charitable Trust, and
according to a representative, the subject is not currently listed for sale or subject to a
pending. Additionally, no recent offers to purchase were reported.
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1. Title to the property is assumed to be good and merchantable.

2. The legal description utilized in this report is assumed to be correct.

3. No responsibility is assumed for legal matters affecting the properties, such as title
defects, liens, overlapping boundaries, etc.

4. Responsible ownership and competent management exists for the property.

5. Full compliance with all applicable federal, state, and local environmental
regulations and laws, andwith all applicable zoning and use regulations, is assumed
unless non-compliance or non-conformity is stated, defined, and considered in the
appraisal report.

6. No liability is assumed on account of inaccuracy or errors in any information
furnished by others contacted at the site or elsewhere and which were used in
making this appraisal.

7. I have not made a survey of the property analyzed for purposes of this appraisal.

8. There are no hidden or unapparent conditions of the property, subsoil, hydrology,
chemical contamination or structures, which would render it more or less valuable.
Hidden defects withinmaterials of the structure, or in areas unaccessible at the time
of inspection, are not the responsibility of the appraiser.

9. 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, however, is not qualified to detect hazardous waste and/or toxic
materials. Any comment by the appraiser suggesting the possibility of the presence
of such substances should not be taken as confirmation of the presence of
hazardous waste and/or toxic materials. The presence, if any, of potentially
hazardous materials may affect the value of the property. The opinion of value is
predicated on the assumption there is no such material on or in the property which
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. The
appraiser’s descriptions and resulting comments are the result of the routine
observations made during the appraisal process. Should the client have concerns
over the existence of hazardous waste substances on the property, I consider it
imperative to retain the services of a qualified, independent engineer or contractor
to determine the existence and extent of any hazardous materials, as well as the
cost associated with any required or desirable treatment/removal thereof.
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10. The writer of the report will not be required to give testimony or appear in court
because of having made this appraisal, with reference to the property in question,
unless arrangements have been previously made.

11. The Client is the party or parties who engage an appraiser (by employment or
contract) in a specific assignment. A party receiving a copy of this report from the
client does not, as a consequence, become a party to the appraiser-client
relationship. Any person who receives a copy of this appraisal report as a
consequence of disclosure requirements that apply to an appraiser’s client, does not
become an intended user of this report unless the client specifically identified them
at the time of the assignment.

12. The opinion of value contained herein applies as of the date of this appraisal only.

None
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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 no bias with respect to the property that is the subject of this report or to the
parties involved with this assignment.

5. Myengagement in this assignment was not contingent upon developing or reporting
predetermined results.

6. 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.

7. The analyses, opinions, and conclusions were developed, and this report has been
prepared in conformance with, my interpretation of the guidelines and
recommendations set forth in the 2024-2025 edition of the Uniform Standards of
Professional Appraisal Practice (USPAP), the requirements of the Code of
Professional Ethics and Standards of Professional Appraisal Practice of the
Appraisal Institute.

8. Use of the report is subject to the professional requirements of the Appraisal
Institute relating to review by its duly authorized representatives.

9. I have currently completed the requirements under the continuing education
program of the Appraisal Institute.

10. I have made a personal inspection of the subject property.

11. No one provided professional assistance to the person signing this report.
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Since real estate is fixed in location, it is
important to analyze all forces affecting its value and marketability including social,
economic, governmental, and environmental. Potential demand for real estate is a product
of the growth and stability of its environs. For this basic reason, a synopsis of Maricopa
County is considered an important part of this analysis. On the following page is a map of
metropolitan Phoenix.

The following table shows the estimated population from 2005 through 2024 for
metropolitan Phoenix, alongwith projected population growth for 2025 and2026,according
to information published in the Phoenix Blue Chip Economic Forecast (Third Quarter
2025). Positive population projections are signs of economic vitality.

2005 3,885 -

2010 4,211 1.6%

2015 4,575 2.9%

2020 4,860 1.2%

2021 4,949 1.8%

2022 5,029 1.6%

2023 5,102 1.5%

2024 5,187 1.7%

The following table shows the estimated personal income from 2005 through 2024 for
metropolitan Phoenix, along with projected personal income growth for 2025 and 2026,
according to information published in the Phoenix Blue Chip Economic Forecast (Third
Quarter 2025).
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2005 132,292 -

2010 146,616 2.1%

2015 190,026 5.3%

2020 267,282 7.1%

2021 288,401 7.9%

2022 301,956 4.7%

2023 326,919 5.4%

2024 355,659 5.7%

The following table shows total retail sales from 2005 through 2024 for metropolitan
Phoenix, along with projected retail sales growth for 2025 and 2026, according to
information published in the Phoenix Blue Chip Economic Forecast (Third Quarter 2025).

2005 $35,466 -

2010 $29,864 -3.4%

2015 $43,482 7.8%

2020 $56,923 5.5%

2021 $68,437 20.2%

2022 $73,904 8.0%

2023 $76,008 2.8%

2024 $85,814 2.3%
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The economic base of thePhoenix-MesaMSA (Maricopa andPinal counties) is reasonably
diversified and is normally able to absorb changes in the economy due to its blend of
manufacturing, trade, service and government industries. The following table lists non-
agricultural employment in the Phoenix-Mesa MSA over the past four years The figures
shown are annual averages. The Phoenix Blue Chip Economic Forecast (Third Quarter
2025) projects an increase in employment of 1.5% and 1.8% in 2025 and 2026,
respectively.

Mining/Construction 137,900 154,900 12.3% 162,400 4.8% 175,100 7.8%

Manufacturing 136,100 147,300 8.2% 149,300 1.4% 147,400 -1.3%

TTU7 440,200 453,800 3.1% 453,900 0.0% 480,100 5.8%

Information 36,800 43,100 17.1% 41,600 -3.5% 40,800 -1.9%

Financial8 206,000 218,200 5.9% 220,700 1.2% 212,600 -3.7%

Services9 1,008,400 1,063,200 5.4% 1,096,600 3.1% 1,140,200 4.0%

Government 239,100 238,700 -0.2% 244,700 2.5% 258,300 5.6%

Historical unemployment figures for the Phoenix-Mesa MSA are summarized in the
following chart. As shown, the Phoenix-Mesa MSA area has traditionally followed national
trends in unemployment in terms of direction, but not with the same severity. Notably, due
to the adverse impact of theCovid-19 pandemic, unemployment in the Phoenix-MesaMSA
increased from 3.8% in February 2020 to a high of 12.5% in April 2020.

7

8

9
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1995 3.1% 5.1% 5.6%

2000 2.7% 3.9% 4.0%

2005 4.1% 4.7% 5.1%

2010 8.8% 9.6% 9.6%

2015 5.2% 6.1% 5.3%

2020 7.4% 7.8% 8.1%

2021 4.6% 4.9% 5.4%

2022 3.1% 3.6% 3.6%

2023 3.5% 3.9% 3.7%

2024 3.2% 3.6% 4.0%

Following the great recession in the late 2000s, there was a mostly steady annual increase
in single-family building permits in metro Phoenix up until 2021, when a peak of 37,782
permits was reached, however, due to a rapid rise in interest rates commencing in Second
Quarter 2022, annual permitting has subsequently declined. The Federal Reserve
discount rate increased to 5.50 basis points in mid 2023, and was reduced three times in
September, November and December 2024 to 4.5 basis points, with a fourth reduction of
0.25 basis points in September 2025 to 4.25 basis points, with most market analysts
anticipating further reductions in the discount rate as inflationary pressures are anticipated
to continue to ease throughout the remainder of 2025.

Since 2010, multi-family permitting has mostly been rising each year, with some
fluctuations. However, the increases have been much greater over the past few years, as
declining affordability in the single-family sector has once again created upward pressure
on rental rates and occupancy levels, as many potential home buyers have been priced
out of the market. Due to the dramatic increase in new construction, there has been some
increases in vacancy rates and a stabilization and/or slight decline in rental rates over the
past year, with a reduction in new construction. Regardless, the multi-family sector is
expected to remain moderately strong into the foreseeable future, as home mortgage
interest rates are anticipated to remain higher than typical over the next few years, while
the single-family sector also continues to struggle to meet demand for more affordable
housing.

16



Below is a chart showing the annual single-family and multi-family residential permitting in
metropolitan Phoenix (Maricopa and Pinal counties) since 2010.

2010 7,351 N/A 844 N/A 8,195 N/A

2011 7,440 1.2% 1,569 85.9% 9,009 9.9%

2012 11,596 55.9% 3,665 133.6% 15,261 69.4%

2013 12,837 10.7% 4,206 14.8% 17,043 11.7%

2014 11,836 -7.8% 8,439 100.6% 20,275 19.0%

2015 17,263 45.9% 5,683 -32.7% 22,946 13.2%

2016 19,098 10.6% 9,444 66.2% 28,542 24.4%

2017 21,055 10.3% 8,598 -9.0% 29,653 3.9%

2018 24,211 15.0% 7,132 -17.1% 31,343 5.7%

2019 25,767 6.4% 9,633 35.1% 35,400 12.9%

2020 32,589 26.5% 14,029 45.6% 46,618 31.7%

2021 37,782 15.9% 15,870 13.1% 53,652 15.1%

2022 28,621 -24.2% 18,748 18.1% 47,369 -11.7%

2023 26,705 -6.7% 18,932 1.0% 45,637 -4.2%

2024 31,938 +19.6% 13,577 -28.3% 45,515 -0.3%

Summarized in the following table are Third Quarter 2025 statistics for the metropolitan
Phoenix office, industrial, and retail markets, as provided by Co-Star Realty Group.

Office 9,025 194,773,959 31,553,060 16.2% $30.61 859,528 1,627,449

Industrial 12,141 507,785,991 62,893,755 12.4% $13.67 22,099,720 14,145,215

Retail 17,006 244,366,326 11,440,281 4.7% $19.97 2,585,329 1,412,841
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The inventory of office space has increased by 17million square feet over the past decade.
Over the past five years, near 4.3 million square feet of new office space has been added,
with the vacancy rate over this same time period gradually increasing from near 12% to its
current rate of 16.2%, which is mostly reflective of the adverse impact of the Covid-19
pandemic. Since mid 2020 at the onset of the pandemic, there has been negative
absorption of near 5.0 million square feet of office space, however, after mostly negative
quarterly absorption from mid 2020 thru third quarter 2024, there has been four
consecutive quarters of positive absorption. Over the past decade, office rental rates been
gradually increasing from $21.62 per square foot to $30.61 per square foot as of Third
Quarter 2025. Near 860,000 square feet of office space was under construction as of
Third Quarter 2025, with another 15.5 million square feet of office space being planned.
Co-Star is forecasting vacancy to remain relatively flat with a slight drop of less than 1%
over the next five years. Over the same time period, market asking rents are forecast to
gradually increase by near $5.00 per square foot.

The inventory of industrial space has increased by near 172 million square feet over the
past decade, with average vacancy rates gradually declining from near 10% to between
4% and 5% from mid 2021 to mid 2023, however, due to significant levels of new
construction (75million square feet sincemid 2023) exceeding relatively strong absorption
(near 32.6 million square feet), the vacancy rate has been increasing to its current level of
12.4% as of Third Quarter 2025. Since the onset of the Covid-19 pandemic, there has
been significant positive absorption of near 99 million square feet of industrial space, with
industrial rental rates increasing by near 75% from near $7.75 per square foot to just below
$14 per square foot as of Third Quarter 2025. Given extremely strong demand over the
past several years, a significant amount of new industrial space (just over 22 million
square) was under construction as of Third Quarter 2025, with another near 103 million
square feet of industrial space being planned. Over the next five years, Co-Star Realty is
forecasting vacancy to gradually decrease to near 10% and market asking rents to
gradually increase by near $4.00 per square foot.

The inventory of retail space has increased by near 14.5 million square feet over the past
decade, with the average vacancy rate mostly steadily declining from near 8.5% to just
below 5% over the past three years. Over the past decade, there has been overall positive
absorption of over 22 million square feet of retail space, or near 2.2 million square feet per
year, with absorption since the onset of theCovid-19 pandemic totaling approximately 11.2
million square feet, which is very similar to the overall 10 year annual average absorption
rate. Retail rental rates have been gradually increasing over the past decade from $14 per
square foot to near $20.00 per square foot as of Third Quarter 2025. Just below 2.6 million
square feet of retail space was under construction as of Third Quarter 2025, with another
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near 15million square feet of retail space being planned. Over the next five years, Co-Star
Realty is forecasting vacancy to increase slightly by near 0.5%, while the average market
asking rental rate is projected to steadily increase by near $4.50 per square foot.

Metropolitan Phoenix is home to several professional sports teams, including: the Phoenix
Suns (men’s basketball); the Arizona Cardinals (football); the Arizona Coyotes (hockey);
the Arizona Diamondbacks (baseball); and the Phoenix Mercury (women’s basketball).
There are also a number of minor league and semi-pro sports team throughout the state,
along with several college sports programs, including Arizona State University, University
of Arizona,GrandCanyonUniversity andNorthern ArizonaUniversity. Arizona periodically
hosts several major sporting events, including the NFL Superbowl, College Football
Playoffs/Championship, several college football bowl games, College Basketball March
Madness games. Due to the mild climate during the spring, Arizona is a popular location
for Major League Baseball spring training where several baseball teams participate in the
Cactus League, including the Chicago Cubs, Chicago Whitesox, Cincinnati Reds,
Cleveland Guardians, Kansas City Royals, Los Angeles Angels, LA Dodgers, Milwaukee
Brewers, Oakland Athletics, San Diego Padres, San Francisco Giants, Seattle Mariners
and Texas Rangers. Other annual sporting events include, the Phoenix Open professional
golf tournament, NASCAR and Indy races at the Phoenix International Raceway, horse
racing at Turf Paradise.

In addition, the Phoenix region offers ample cultural opportunities including numerous
museums and theaters, symphony/pop concerts, ballet, opera, the Phoenix Zoo and
Desert Botanical Gardens, restaurants, etc. Due to the warm climate, the area is heavily
oriented toward outdoor activities, such as golf, tennis, jogging, bicycling, hiking, swimming,
softball, volleyball, and basketball. The region has an excellent park system, which is
ranked as one of the largest in the nation. Located within one to two hour drive times from
this region are several lakes and streams for boating and fishing, and mountainous areas
for hiking, camping and snow skiing.

Metropolitan Phoenix is well served by numerous educational facilities from elementary
through doctoral degree programs. The Phoenix region is served by two, four-year
universities includingArizonaStateUniversity (ASU),which has four campus locations, and
Grand Canyon University. ASU had a Fall 2024 total enrollment at its four campuses of
near 181,000, making it one of the largest in the United States. The ASU Main Campus is
located in the city of Tempe, with three smaller ASU campuses including: ASU West
Campus in the northwest valley; the Polytechnic Campus in the southeast valley; and the
ASU Downtown Phoenix campus. Grand Canyon University is located in west Phoenix.
In addition, there are 10 Maricopa Community Colleges serving the metropolitan area.
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Additional educational alternatives are provided by numerous technical trade schools.
There are adequate medical facilities represented by numerous regional hospitals, the
Mayo Clinic, several 24-hour outpatient medical centers, and a myriad of private practices
throughout the entire region.

The Phoenix area is characterized by a dry arid climate with a wide range between
minimum andmaximum temperatures. June, July and August are the hottest months, with
average maximum temperatures ranging from 102 F to 104 F, while December, January
and February are the coldest months, with average minimum temperatures ranging from
41 F to 43 F. The average annual daily high temperature is 72 F, with near 300 days of
sunshine per year. Annual precipitation averages 7.5 inches. Topography of the general
area ranges from near level in the valley floor to steeply sloping in the scattered,
surrounding mountains, with a general elevation of 1,100 feet above sea level in the lowest
elevations and over 4,008 feet above sea level in the highest elevations. Climatic
conditions have been an important factor in attracting many permanent residents, as well
as temporary visitors to the area.

Much of the region had previously been utilized as agricultural land, which quickly gave
way to new development along the fringes of the metropolitan area in the late 1990s to mid
2000s, however, absorption of agricultural land has slowed significantly over the past few
years, due to the depressed housing market. Due to the level topography and soil
conditions, development is relatively uncomplicated, without significant site preparation
costs. For these reasons, infrastructure development has been relatively systematic with
most major arterial roadways running north/south, or east/west in a grid system. The
availability of water resources is important to continued population and economic growth
of the area. Water to Phoenix is provided from various sources including numerous
underground wells, the Salt River Project, and the Central Arizona Project, which is
comprised of several hundredmiles of canals diverting water from the Colorado River. The
present water supply is adequate to serve the needs of the region;

As a result, storage reservoirs
have been well below capacity during this extended time period, which prompted many
government planners to examine the future capacity of the water supply. Additionally,
issues of water conservation are generating increased publicity and water usage
regulations have begun to impact new single-family residential in areas where there is an
unproven 100-year assured water supply.

Due to the location of metropolitan Phoenix, it has become a regional transportation hub
for the Southwest. As a result, it is served by several major transportation linkages
including highway, air, and rail. Interstate Highways 10 and 17, U.S. Highway 60, along
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with State Highways 85, 87 and 88, connect themetropolitan Phoenix area with other cities
in Arizona, as well as several major metropolitan areas in the west and mid-western United
States. Due to the lack of a complete freeway system, much of the everyday traffic has
been carried by major, section-line arterial roadways, which have reached or are
approaching maximum capacity. The gradual completion of the planned freeways, such
as the Loop 101 Freeway, State Route 51, the Loop 202 Freeway, the Loop 303 Freeway,
and State Route 24 is slowly alleviating traffic congestion in several areas of the
metropolitan area. However, surface street transportation is likely to remain a problem,
particularly if future population growth takes place at it’s historically healthy pace.

Public transportation in the metropolitan Phoenix area has historically been limited to
municipal bus transit systems. Mass transit service is generally poor due to the
decentralization of retail and employment centers, rapid population growth and the
sprawling nature of the metropolitan area. The metropolitan Phoenix area is well served
by other forms of transportation including bus lines, various interstate truck lines, three
railroads (Santa Fe, Southern Pacific, and Amtrak), and nine airports, including the Sky
Harbor International Airport (Arizona’s largest). Historical passenger traffic counts at Sky
Harbor Airport are summarized in the following table;

2.9 6.6 21.7 36.0 41.2 38.6 44.0 21.9 38.8 44.4 48.9 52.3

Passenger traffic for SkyHarbor has mostly steadily increased over the pave five decades.
Other airports include Phoenix-Mesa Gateway, Luke Air Force Base, and the municipal
facilities of Mesa, Scottsdale, Chandler, Glendale, Goodyear, Deer Valley, and Buckeye.

A relatively new form of mass transit system for metropolitan Phoenix involves a light rail
passenger system,which commenced development in 2005, with the first 20-mile segment
extending from Phoenix SpectrumMall, south along 19th Avenue to Camelback Road, east
to Central Avenue, south toWashington Street in downtown Phoenix, east through the city
of Tempe/Arizona State University, east along Apache Trail to Dobson Road inMesa. This
initial segment was completed in 2008, with another six miles added to the system in 2016,
involving extensions into downtown Mesa and to northwest Phoenix. In 2019, another 1.9
miles was added to extend service further east into Mesa. Another northwest extension
was completed in January 2024, adding 1.6 miles to connect to the Metrocenter area.
Finally, work is currently underway to extend the light rail five miles south of downtown
Phoenix, along the alignment of Central Avenue, to Baseline Road. This extension of the
light rail system was completed in mid 2025. Two other projects planned for near term
construction including extending the light rail from downtown Phoenix to 79th Avenue,
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mostly along the alignment of Interstate 10. Additional studies are currently underway
regarding other potential extensions of the light rail system.

Real estate tax rates in the metropolitan Phoenix area are reasonable in comparison to
other areas and provide incentive for relocation. Liberal zoning requirements have not
created any unusual detriments to development. However, some development plans for
large, in-fill parcels have met with strong opposition from neighborhood groups. The
zoning requirements have promoted the development of compatible land uses, which has
contributed to enhancing property values. Adequate utilities, police and fire protection are
provided within the region.

The area’s favorable location in the Sunbelt, cultural and recreational amenities, and
relatively affordable housing, along with its economic advantages and potential, are
expected to result in above average population growth in comparison to the nation.
Continued diversification of employment is the key to the economy of the Phoenix area,
however, themost recent recession suggests that metro Phoenixmay be overly dependant
upon growth in population and households. While the economy is in a transition from basic
manufacturing to amore service-oriented base, Phoenix retains significant amounts of high
technology and finance jobs. The availability of developable land, an educated and young
work force, improving transportation system, adequate support services, steady population
growth, and modern infrastructure are positive factors impacting the real estate market.
Overall, relatively strong quality of life factors (e.g., climate, culture, sports, recreation) and
moderate levels of employment growth, should continue to attract new population and
business to the area over the long term.
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The subject is located in Old Town Peoria, Arizona. For further reference, the subject
property is located near 13 miles northwest of downtown Phoenix. The neighborhood
boundaries are generally described as Thunderbird Road on the north, 99th Avenue on the
west, Northern Avenue on the south, and 67th Avenue on the east. The neighborhood is
estimated to be near 80% developed with mostly residential oriented uses, followed by a
wide variety of commercial uses, with most of the undeveloped land currently under
agricultural use. A map illustrating the subject’s location within the neighborhood
boundaries is shown on the next page.

Single-family residential tract home subdivisions comprise the majority of land uses in the
neighborhood, with development spanning a relatively wide time frame from the 1940s to
present day, and involving fair to good quality housing, including a few pockets of higher
priced single-family residential housing located in small, custom home lot developments
(some with horse privileges). Notably, the majority of the oldest housing in the
neighborhood is located within, or in close proximity to, Old Town Peoria. Due to the
relatively limited remaining land supply zoned/designated for residential oriented
development, there currently are no active subdivisions within the neighborhood, nor are
there any known projects planned for near term development. The neighborhood also
includes numerous apartment, which have been built over the past several decades and
ranging from fair quality to luxury oriented. In contrast to single-family residential, there has
been a relatively considerable amount of new multi-family development, with five project
constructed over the past two years, totaling 1,265 units. Currently, there is another
project totaling 160 apartment units, which is currently under construction. Lastly, there
are several oldermobile homeparks, with townhome/condominium development being the
least prevalent within the neighborhood.

The neighborhood is adequately served by existing retail oriented development consisting
of neighborhood shopping centers, strip retail centers, free-standing stores, community
shopping centers, and gas station/convenience stores. The nearest regional mall is
Arrowhead Regional Mall, at the northwest corner of Bell Road and 75th Avenue, which
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includes a high concentration of additional retail shopping centers, involving mostly power
centers, located adjacent or very close to the mall.

The subject neighborhood is adequately served by the Peoria and Glendale elementary
and high school districts. The nearest colleges include, Glendale Community College
(northwest corner of 59th and Olive avenues), and Grand Canyon University (northeast
corner of Camelback Road and 35th Avenue).

Nearest major medical services include Maryvale Samaritan Hospital (northwest corner of
Campbell and 51st avenues), Thunderbird Samaritan Hospital (southeast corner of 59th

Avenue and Thunderbird Road), and theBannerEstrellaMedical Center (southwest corner
of 91st Avenue and Thomas Road). Additionally, Dignity Health recently opened the St.
Joseph Westgate Medical Center, a 24-bed facility, along the west side of 99th Avenue,
north of Glendale Avenue. Finally, a new 127,000 square foot, Valleywise Comprehensive
Health Center, has recently been constructed at the southeast corner of Cotton Crossing
and Grand Avenue.

Recreational amenities within, or near the neighborhood, include several small to large
municipal parks (Rio Vista and Pioneer) and golf courses. Just south of the neighborhood
is theWestgate City Center, situated at the southeast corner of the Loop 101 Freeway and
Northern Avenue, which includes the Gila River multi-purpose arena that recently served
as home to the Phoenix Coyotes, and the University of Phoenix stadium multi-purpose
facility serving as home to the Arizona Cardinals. Additionally, the Desert Diamond Casino
has recently been constructed, just east of the southeast corner of Northern Avenue and
the Loop 101 Freeway.

Located just north of the neighborhood is the approximate 250-acre Peoria Sports
Complex, which includes a Cactus League spring training facility (San Diego Padres and
Seattle Mariners professional baseball teams), along with other recreational and
entertainment events occurring at the complex throughout the year. The Peoria Sports
Complex is part of the larger P83 Entertainment District, which includes other
developments such as the AZ Ice skating facility, several restaurants, retail, hotels and a
movie theater.

Employment opportunities within the neighborhood are provided by a wide variety of
employers, including a considerable amount of retail, hotel, office and medical uses within
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the Loop 101 Freeway corridor (i.e., Westgate City Center, District at Zanjero, Agua Fria
Towne Center, Parke West, City of Peoria municipal offices, Arrowhead regional mall),
entertainment venues (Gila River arena, University of Phoenix stadium, multi-plex movie
theaters, Peoria Sports Complex), and industrial uses (Glendale Airpark and Grand
Avenue corridor). Other large employment centers are located along Interstates 10 and
17, located several miles south and east, respectively, of the neighborhood.

Primary north/south access within the neighborhood is provided by the section line arterial
roadways of 67th, 75th, 83rd, 91st and 99th avenues, while primary east/west access within
the neighborhood is provided by the section line arterial roadways of Glendale, Northern,
Olive and Peoria avenues, and Cactus and Thunderbird roads. Grand Avenue (U.S.
Highway 60) also serves as a primary arterial in the neighborhood, extending in a
northwest/southeast direction between the far northwest valley (Wickenburg) and central
Phoenix.

The Loop 101 Freeway extends north from Interstate 10, generally between the alignments
of 83rd and 99th avenues, then turns east along the alignment of Beardsley Road to a full
interchange with Interstate 17. The Loop 101 Freeway continues eastward through north
Phoenix and Scottsdale, where it turns south and extends to interchanges with the Red
Mountain, Superstition and the San Tan freeways. The Loop 101 Freeway has had a
positive impact on the subject neighborhood and the entire west/northwest valley by
enhancing accessability to othermetropolitan Phoenix locations. Of significance, there are
full diamond interchanges at all of the east/west section line arterial roadways in the
neighborhood, with the exception of Cactus Road.

Old Town Peoria is a near four square mile area bound by Olive Avenue, 75th Avenue,
Cactus Road and the Loop 101 Freeway, that is divided into five districts The Old Town
area is the historic townsite area at 83rd and Peoria Avenues and is the heart of the City
of Peoria. This original residential, commercial and civic area of the community contains
many historic structures and is the current location of the civic operations of municipal
government including City Hall, Police Station, Main Library, Community Center,
Performing Arts Center and other municipal uses and services. The character of this area
is a vibrant, walkable, mixed use area for civic, historic, residential, commercial and
employment uses. Due to the older age, outdated designs, declining physical condition,
and poor occupancy of many properties in this area, the City of Peoria has been
encouraging redevelopment/rehabilitation activity of older properties in this area, by
establishing a revitalization plan and a specific area plan for Old Town Peoria These
plans provide specific action plans for future development of the historic core area that
supports new and existing businesses and economic growth, pedestrian friendly urban
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designs, integrating new residential development, while preserving existing residential
neighborhoods. The City of Peoria has also been acquiring some of the properties, with
older dilapidated improvements that are not ideally suited for rehabilitation, in order to
demolish the improvements, with the intent to eventually make these properties available
for redevelopment. Additionally, the City has been gradually making improvements to this
area, such as beautification of several existing roadways, realignment and construction of
new roadways to improve circulation, reconstruction of Osuna Park, development of a
Performing Arts Center, and construction of a new fire station and a large municipal office
complex. In addition to the various improvements to the area by the City of Peoria, there
has been some relatively recent new development and redevelopment activity involving
private properties in Old Town Peoria.

Located at the south corner of Grand Avenue and Cotton Crossing is Peoria Place, a
mixed-use project being development on 126, which includes the aforementioned
Valleywise Comprehensive Health Center (2019), along with three distribution buildings
(2023), and three apartment projects (near completion).

In summary, the subject is located in a near fully built-out Peoria neighborhood,
characterized by a wide variety of older to newer residential and commercial development.
Access to employment, shopping, schools and other residential support facilities is
considered good. On the following page is an aerial photograph showing the location of
the subject within the neighborhood (outlined in blue).
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The subject site wraps the northeast corner of Washington Street and 84th Avenue, in
Peoria. The site has an L-shaped configuration, with 55 feet of frontage alongWashington
Street, 25 feet of frontage along 84th Avenue, and a total land area of 6,749 square feet,
per Maricopa County Assessor records. On the following page is a Maricopa County plat
map, with the subject highlighted in yellow. Washington Street is asphalt paved for three
lanes (one eastbound/one westbound/one center turn), and is improved with concrete
curbs, gutters and setbackdecorative sidewalks, landscaping and streetlights. Additionally,
in the immediate area, Washington Street is also asphalt paved for angle street parking.
In the area of the subject, Washington Street extends from 85th Avenue, to the Grand
Avenue frontage road. The western boundary of the subject is 84th Avenue, which is
asphalt paved for two lanes (one northbound/one southbound), and is improved with
concrete curbs, gutters and sidewalks, landscaping and streetlights. In the area of the
subject, 84th Avenue extends south from Grand Avenue to Monroe Street, where it
terminates into the a large City of Peoria municipal complex. The generally level site is at
grade with adjacent properties and roadways. The site is not located within a special flood
hazard area (Zone X; Flood Panel Number 04013C1705M; effective September 18, 2020)
and flood insurance is not required;

All customary utilities are available to the property including electricity,
water, sewer, telephone and natural gas. The City of Peoria provides police and fire
protection, and trash collection for residential uses. No adverse soil conditions were
observed or are known to exist. During inspection of the property, no apparent signs of
environmental contamination or hazardous waste storage were observed. No title report
or ALTA Survey was available to review by the appraiser. Based on inspection and review
of public records, the property does not appear to be adversely impacted by any
easements, encroachments, restrictions, covenants or conditions. Surrounding land uses
include several small vacant lots, a few small commercial buildings, a strip retail center, a
small church, a City of Peoria park and ride lot, the City of Peoria Osuna Park, and the
Peoria Center for Performing Arts.

As mentioned, the subject is improved with a three-unit, one-story apartment building,
totaling 1,544 square feet, along with a 364 square foot attached storage building, which
were constructed in 1948 according to Maricopa County Assessor records. The
improvements are situated on a 6,749 square foot site and were observed to be in fair
condition, with a representative of ownership reporting that two of the three units were
occupied on a month-to-month basis, however, one of the existing tenants has reportedly
expressed an interest in renting the vacant unit. The southern 1,246 square feet of the
apartment building is of concrete block construction, with a built-up roof. The remaining
400 feet of the apartment building is of wood frame construction, with a built-up roof. The
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apartment building is air-conditioning via a combination of evaporative cooling and window
mounted air-conditioning units. The attached storage building is of wood frame
construction, with a sloping asphalt shingle roof. The remainder of the site is mostly
unimproved vacant land, with the exception of minimal landscaping situated between the
building improvements and the sidewalk alongWashington Street. Notably, the apartment
building improvements represent an atypically low site coverage ratio of only 23%, which
is considered a significant underutilization of the land, particularly considering the very
permissive CCM zoning (zero building setbacks, with a maximum of 10 foot front setback,
and maximum building height of 60 feet) along with desirable benefit provided from an
abundance of street parking available for subject use that allows for much higher than
typical utilization of land for building improvements. As a result, the existing building
improvements are not deemed to contribute any value to the property, and are considered
only useful on an interim basis to offset holding costs until the property is redeveloped. For
this reason, the subject property has been valued as vacant land, via the application of the
Sales Comparison Approach, with no deduction for demolition costs being applied as the
existing improvements appear to have some interim income generating capability, which
can serve to offset future demolition costs. On the following pages are photographs of the
subject property.

The subject property is located in the Old Town Mixed-Use District, which is intended to
facilitate the revitalization of Old TownPeoria byencouragingamixture of appropriate uses
to be established within the same development or on the same lot. The design for the
mixtures of uses intends to promote pedestrian activities and to create economic niches
in the Old Town area. The Old Town Mixed-Use Districts are designed to direct
development in the Peoria central core area by allowing complimentary mixtures of
commercial, specialized retail, office, and various types of residential developments.
Development standards are modified to enhance the urban setting and to encourage
private investment. The Old Town Mixed-Use Districts encompass an area within the
original town plat of Peoria with Grand Ave to the east, Monroe Street to the south, 85th

Avenue to the west and Peoria Ave to the north. The Old Town Mixed-Use Districts are
compose of three zoning districts: Core Commercial Mixed-Use (CCM), Core Residential
Mixed-Use (CRM), and Park/Open Space (PO). The subject property is situated within an
area zoned Core Commercial Mixed-Use, which is a district designation that allows for
retail and service businesses mixed with residential, cultural, educational, community,
recreational, and entertainment uses. Architecturally enhanced parking structure, street
level office, business, or community uses that create a pedestrian friendly environment are
strongly encouraged. Included in the Addenda as Exhibit A is the Special Districts and
Designations section of the City of Peoria Zoning Ordinance, which provides additional
details regarding current zoning. Some of the permitted uses under the CCM zoning
district include, multi-family residential, professional and medical offices, restaurant and
bars, entertainment and recreation, general retail, art galleries, group homes, churches,
hotels and motels, retail/showroom, and various personal services. Notably, there are no
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minimumparking or on-site landscaping requirements in theOld TownMixed-UseDistricts.
Some of the development standards for the CCM zoning district include: zero rear, side,
interior, and front minimum building setbacks; front building maximum setback of 10 feet;
maximum building height of 60 feet; and landscape buffer abutting residential zone of 10
feet. On the next page is a copy of the City of Peoria zoning map, showing the location of
the subject property.

The subject is assessed underMaricopaCountyAssessor tax parcel number 142-41-017A.
This tax parcel have been assigned 2023, 2024, 2025 and 2026 Full Cash Values of
$150,000, $150,000, $209,500 and $233,100, respectively, with 2025 real estate taxes of
$1,220. According to the Maricopa County Treasurer’s Office, there are no delinquent real
estate taxes or special assessments owed on the tax parcel.
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Highest and best use is defined as that reasonable and probable use that will support the
highest present value, as defined, as of the effective date of the appraisal. Alternatively,
that use, from among reasonably probable and legal alternative uses, found to be
physically possible, appropriately supported, financially feasible and which results in the
highest land value. To derive conclusions regarding the highest and best use of the
subject property four criteria must be considered: 1) legally permissible; 2) physically
possible; 3) financially feasible; and 4) maximally productive.

As discussed, the subject is zoned CCM, Core Commercial Mixed-Use, which is a
designation that allows for retail and service businesses mixed with residential, cultural,
educational, community, recreational, and entertainment uses. Some of the permitted
uses under the CCM zoning district include, multi-family residential, professional and
medical offices, restaurant and bars, entertainment and recreation, general retail, art
galleries, group homes, churches, hotels and motels, retail/showroom, and various
personal services. Based on physical inspection of the property and review of public
records, the subject does not appear to be adversely impacted by any atypical easements,
encroachments, restrictions, conditions or covenants.

The subject contains 6,749 square feet, with an L-shaped configuration, level topography,
frontage along two collector roadways, and all customary utilities available. No hazardous
waste contamination or adverse soil conditions were observed, or are known to exist, and
the subject is not located in a special flood hazard area. Surrounding land uses include
several small vacant lots, a few small commercial buildings, a strip retail center, a small
church, a City of Peoria park and ride lot, the City of Peoria Osuna Park, and the Peoria
Center for Performing Arts.

Based on the physical and location attributes, and zoning, the subject would appear to
have greatest potential for small scale development of office, a variety of retail oriented
uses (e.g., general retail, personal services, bars, restaurants), and/or multi-family. The
timing for development of these uses are mostly tied to current economic and real estate
market conditions.
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Due to the Covid-19 pandemic, employment declined by 1.6% in 2020, but was followed
by an annual increases of 3.3%, 5.2%, 2.2% and 3.6% in 2021, 2022, 2023 and 2024,
respectively. The Phoenix Blue Chip Economic Forecast (Third Quarter 2025) projects an
increase in employment of 1.5% and 1.8% in 2025 and 2026, respectively. Also due to the
adverse impact of the Covid-19 pandemic, unemployment in the Phoenix-Mesa MSA
increased from 3.0% in February 2020 to a high of 12.5% in April 2020, but has been
slowly declining back to the 3% range over the past year. Some of the strengths of the
metropolitan Phoenix market include a diversified and growing workforce, with strong job
growth across most sectors. However, weaknesses include high interest rates, coupled
with other inflationary concerns, which are decreasing disposable income, and adversely
impacting affordability and new development in virtually all sectors.

On the next page is a summary of basic demographics, per Co-Star Realty, within three,
five and ten mile radii of the approximate center of the neighborhood (Peoria and 83rd

avenues). As shown, population and households are forecast to increase by near 8% over
the next five years, within the three and five mile radii of the subject, or by near 1.6% per
annum. The total population and households within a three mile radius in 2024 were
124,150 and 47,960, respectively. Median household income levels within the three and
five mile radii study area are near $62,000 and $60,000, respectively, which are well below
the median household income in Maricopa County of near $81,000. The lower household
income is due mostly to the study area including several RV and mobile home parks, as
well as housing within age-restricted master planned communities (i.e., Sun City, Desert
Harbor, Plaza Del Rio).

Summarized in the following table are Third Quarter 2025 statistics for the metropolitan
Phoenix office and retail markets, as provided by Co-Star Realty Group.

Office 9,025 194,773,959 31,553,060 16.2% $30.61 859,528 1,627,449

Retail 17,006 244,366,326 11,440,281 4.7% $19.97 2,585,329 1,412,841

The inventory of office space has increased by 17million square feet over the past decade.
Over the past five years, near 4.3 million square feet of new office space has been added,
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Radius 3 Mile 5 Mile 10 Mile

Population

2029 Projection 134,429 367,345 1,425,732

2024 Estimate 124,150 339,439 1,319,458

2020 Census 120,850 331,510 1,297,846

Growth 2024 - 2029 8.28% 8.22% 8.05%

Growth 2020 - 2024 2.73% 2.39% 1.67%

2024 Population by Hispanic Origin 40,558 123,962 566,557

2024 Population 124,150 339,439 1,319,458

White 72,214 58.17% 186,254 54.87% 642,051 48.66%

Black 7,811 6.29% 21,975 6.47% 90,238 6.84%

Am. Indian & Alaskan 1,999 1.61% 5,564 1.64% 24,788 1.88%

Asian 4,829 3.89% 12,697 3.74% 50,111 3.80%

Hawaiian & Pacific Island 185 0.15% 556 0.16% 2,408 0.18%

Other 37,111 29.89% 112,392 33.11% 509,862 38.64%

U.S. Armed Forces 323 579 3,255

Households

2029 Projection 51,996 139,349 500,952

2024 Estimate 47,960 128,540 462,603

2020 Census 46,911 125,796 455,548

Growth 2024 - 2029 8.42% 8.41% 8.29%

Growth 2020 - 2024 2.24% 2.18% 1.55%

Owner Occupied 30,492 63.58% 79,052 61.50% 274,850 59.41%

Renter Occupied 17,468 36.42% 49,488 38.50% 187,754 40.59%

2024 Households by HH Income 47,961 128,541 462,603

Income: <$25,000 7,884 16.44% 22,912 17.82% 75,370 16.29%

Income: $25,000 - $50,000 11,721 24.44% 30,788 23.95% 106,768 23.08%

Income: $50,000 - $75,000 9,047 18.86% 24,848 19.33% 88,317 19.09%

Income: $75,000 - $100,000 6,062 12.64% 17,023 13.24% 62,117 13.43%

Income: $100,000 - $125,000 5,335 11.12% 13,290 10.34% 48,924 10.58%

Income: $125,000 - $150,000 3,457 7.21% 8,162 6.35% 30,079 6.50%

Income: $150,000 - $200,000 2,259 4.71% 6,663 5.18% 27,008 5.84%

Income: $200,000+ 2,196 4.58% 4,855 3.78% 24,020 5.19%

2024 Avg Household Income $79,259 $76,300 $81,702

2024 Med Household Income $61,885 $60,018 $63,418



with the vacancy rate over this same time period gradually increasing from near 12% to its
current rate of 16.2%, which is mostly reflective of the adverse impact of the Covid-19
pandemic. Since mid 2020 at the onset of the pandemic, there has been negative
absorption of near 5.0 million square feet of office space, however, after mostly negative
quarterly absorption from mid 2020 thru third quarter 2024, there has been four
consecutive quarters of positive absorption. Over the past decade, office rental rates been
gradually increasing from $21.62 per square foot to $30.61 per square foot as of Third
Quarter 2025. Near 860,000 square feet of office space was under construction as of
Third Quarter 2025, with another 15.5 million square feet of office space being planned.
Co-Star is forecasting vacancy to remain relatively flat with a slight drop of less than 1%
over the next five years. Over the same time period, market asking rents are forecast to
gradually increase by near $5.00 per square foot.

The inventory of retail space has increased by near 14.5 million square feet over the past
decade, with the average vacancy rate mostly steadily declining from near 8.5% to just
below 5% over the past three years. Over the past decade, there has been overall positive
absorption of over 22 million square feet of retail space, or near 2.2 million square feet per
year, with absorption since the onset of theCovid-19 pandemic totaling approximately 11.2
million square feet, which is very similar to the overall 10 year annual average absorption
rate. Retail rental rates have been gradually increasing over the past decade from $14 per
square foot to near $20.00 per square foot as of Third Quarter 2025. Just below 2.6 million
square feet of retail space was under construction as of Third Quarter 2025, with another
near 15 million square feet of retail space being planned. Over the next five years, Co-Star
Realty is forecasting vacancy to increase slightly by near 0.5%, while the average market
asking rental rate is projected to steadily increase by near $4.50 per square foot.

According to Co-Star Realty, there is near 1.1 million square feet of office space in the
neighborhood, of which, near 3.6% was vacant as of the end of Third Quarter 2025, with
no new office space being under construction. However, a 20,000 square foot office
building is proposed for development. Over the past five years, there has been no new
office space constructed in the neighborhood, with near 25,000 square feet of office space
being demolished in 2021, resulting in a slight decrease in the vacancy rate from just over
5% to below 4%. Over this same time period, average rental rates have increased from
near $25 per square foot per annum, to approximately $28.50 per square foot in Third
Quarter 2025. Over the next five years, Co-Star Realty is forecasting office vacancy to
decrease slightly over the next year and remain between 2% to 3%, while asking rental
rates are projected to steadily increase by near $6.50 per square foot per annum.
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According to Co-Star Realty, there is near 4.2 million square feet of retail space in the
neighborhood, of which, 6.6% was vacant as of Third Quarter 2025, with near 35,000
square feet of new retail construction over the past five years, being exceeded by
approximately 120,000 square feet of retail building demolitions, which has resulted in a
decline in inventory of near 85,000 square feet. There currently is no new retail space
under construction, however, approximately 242,000 square feet of retail space is planned
for near term development. Over the past five years, there has been near 125,000 square
feet of absorption of retail space, which combined with the aforementioned new
construction and demolition, has resulted in the vacancy rate declining from just over 11%
to between 6% and 7% over the past three years. Over the past five years, asking rental
rates have fluctuated from a low of just over $12 per square foot per annum inn 2022, to
over $17.00 per square foot in 2024, with the average rental rate as of Third Quarter 2025
being $15.18 per square foot. Over the next five years, Co-Star Realty is forecasting retail
vacancy to gradually increase to near 8% along with a steady increase in rental rates by
near $4.00 per square foot per annum.

The vast majority of new multi-family construction activity over the past decade has
occurred within the upper-end apartment segment. Due to high occupancy rates,
increasing rental rates, and growth in both employment and population over the past, a
considerable number of new apartment projects have been constructed, as evidenced by
14,029, 15,870, 18,748, 18,932 and 13,577 permits in 2020, 2021, 2022, 2023 and 2024
respectively;

According to the Greater Phoenix Blue Chip forecast (Third Quarter 2025),
multi-family permits are projected to total 11,167, 12,833 and 12,006 in 2025, 2026 and
2027, respectively, however, absorption is projected to exceed permits in each of these
years (12,833, 12,006 and 11,619), resulting in a decline in vacancy from 8.4% at the end
of 2025, to 7.2% at the end of 2027.

The following is a summary of the metro Phoenix apartment market, which pertains to
projects of 50+ units, since 2020, according to Co-Star Realty. As shown, new
construction has consistently exceed absorption of units, resulting in a gradual increase
in the vacancy rate, which eventually has led to market rents beginning to decline over the
past two years.
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2020 11,341 10,553 5.9% $1.60

2021 14,796 12,154 5.9% $1.85

2022 20,618 2,149 6.4% $1.87

2023 25,684 9,772 10.4% $1.84

2024 30,196 19,042 11.8% $1.81

According to Apartment Insights, the Subject Larger Parcel is located in Submarket 5
(Peoria/Sun City). On the following page is a submarket map of metropolitan Phoenix,
showing the subject’s location in Submarket 5. The following are highlights from the Third
Quarter 2025 Statistics/Trends Summary, for metropolitan Phoenix 100+ Apartment
Properties, published by Apartment Insights: the inventory in Submarket 5 was 7,127
units, which represents near 1.9% of total metropolitan Phoenix inventory of 378,051 units;
1,514 units have been constructed in Submarket 5 since 2020, representing 1.7% of total
units constructed in metropolitan Phoenix of 88,619 units; there was absorption of 302
units in Submarket 5 over the past four quarters, which represents 1.8% of total absorption
in metropolitan Phoenix (16,616 units) over the same time period; stabilized units vacancy
rate was 7.04% in Submarket 5, compared to 7.23% in metropolitan Phoenix; average
rents in stabilized projects (unfurnished - no utilities) were $1.62 per square feet (average
unit size of 898 square feet) in Submarket 5, compared to $1.75 per square feet (average
unit size of 874 square feet) in metropolitan Phoenix; rental rates have decreased by 6.9%
over the past four quarters in Submarket 5, compared to a decrease of 3.8% in
metropolitan Phoenix over the same time period; there currently are 595 units in the
lease-up stage in Submarket 5, as of Third Quarter 2025; and 28,097 apartment units are
either under construction or scheduled for construction, with another near 40,658 units with
Final Plan approval in metropolitan Phoenix.

According toCo-Star Realty, there are 44 apartment projects in the neighborhood, with 50+
units and a total of 8,691 apartment units. Of that total, 10 apartment projects have been
constructed since January 2020, with a total of 2,381 units, which equates to near 400
units per year, with the total representing 27% of the neighborhood inventory. There
currently is one project totaling 160 units, which is currently under construction in the
neighborhood, with two more projects being planned for near term development, which
involve another 456 units. Since January 2020, a total of 1,327 units have been absorbed.
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The vacancy rate in the neighborhood was near 4% in mid 2021, however, given the
majority of the units constructed since January 2020 were completed between 2022 and
2025, the vacancy rate increased to near 20% as of mid 2025, with the Third Quarter
2025 vacancy rate being slightly lower at approximately 18%;

Effective
market rents increased from near $1.45 per square foot in First Quarter 2020 to near $1.80
per square foot in Second Quarter 2022, and subsequently fluctuated and declined to
$1.67 per square foot as of Third Quarter 2025;

Based on the physical and locational characteristics, zoning, current economic conditions,
and current residential and commercial real estate market conditions, the highest and best
use of the subject property is to hold as an investment, until there is sufficient demand for
development consistent with one or more of the allowable uses per zoning.
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The Sales Comparison Approach is, “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 propertiesbased 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 comparables sales is available.”10 The Sales ComparisonApproach is applicable
to all types of real estate interests when there are sufficient recent, reliable transactions
to indicate value patterns or trends in the market. When there are fewmarket transactions
available, the applicability of the Sales Comparison Approach may be limited.

The land sales are compared to the subject on the basis of
. This unit of comparison is typical of the market. Each sale comparison was related

to the site appraised in terms of the factors listed below.

An extensive land sales search was conducted to discover sales of similar parcels of land,
based on the location and physical characteristics, zoning/use potential, and highest and
best use conclusion for the subject. On the following pages are recitations of several
comparable land sales, which are followed by a land sales summary chart and land sales
location maps.
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Assessor’s Parcel Number(s): 142-41-051

Location: South side of Washington Street, 250 feet west of 84th

Avenue, Peoria

Grantor: L1 Arizona, LLC

Grantee: Habitat for Humanity

Sale Date: July 2022

Instrument: Warranty Deed

Instrument Number: 22/588660

Interest Conveyed: Fee simple

Conditions Of Sale: Arm’s-length transaction

Sale Price: $135,000

Terms: Cash

Unit Price: $19.29 per square foot of land area

Shape/Street Frontages: Rectangular configuration
Washington Street frontage - 50 feet
Depth - 140 feet
Alleyway frontage - 50 feet

Site Area: 7,000 square feet

Topography: Level; the site is not situated in a special flood hazard
area

Zoning: CCM, Core Commercial Mixed Use, Peoria
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Utilities: Electricity, water, sewer and telephone are available to
the property

There have been no other sales of this property in the
prior three years.

The site was acquired to develop a single-family
residence.

Surrounding land uses include several single-family
residences, small vacant lots, a few small commercial
buildings, and a City of Peoria park and ride lot.
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Assessor’s Parcel Number(s): 142-41-100

Location: Southwest corner of Madison Street and 84th Avenue,
Peoria

Grantor: Emilio Valdez Ramirez and Helen Olguin Ramirez

Grantee: Habitat for Humanity

Sale Date: August 2022

Instrument: Warranty Deed

Instrument Number: 22/655157

Interest Conveyed: Fee simple

Conditions Of Sale: Arm’s-length transaction

Sale Price: $135,000

Terms: Cash

Unit Price: $19.29 per square foot of land area

Shape/Street Frontages: Rectangular configuration
Madison Street frontage - 50 feet
Depth - 140 feet
Alleyway frontage - 50 feet

Site Area: 7,000 square feet

Topography: Level; the site is not situated in a special flood hazard
area

Zoning: CCM, Core Commercial Mixed Use, Peoria
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Utilities: Electricity, water, sewer and telephone are available to
the property

There have been no other sales of this property in the
prior three years.

The site was acquired to develop a single-family
residence.

Surrounding land uses include several single-family
residences, a few small vacant lots, a small church and
the Peoria Community Center.
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Assessor’s Parcel Number(s): 142-41-040

Location: South side of Washington Street, 50 feet east of 84th

Avenue, Peoria

Grantor: Peoria Oldtown Development Group, LLC

Grantee: Jerry Bordeleau

Sale Date: July 2023

Instrument: Warranty Deed

Instrument Number: 23/397356

Interest Conveyed: Fee simple

Conditions Of Sale: Arm’s-length transaction

Sale Price: $125,000

Terms: Cash

Unit Price: $17.86 per square foot of land area

Shape/Street Frontages: Rectangular configuration
Washington Street frontage - 50 feet
Depth - 140 feet
Alleyway frontage - 50 feet

Site Area: 7,000 square feet

Topography: Level; the site is not situated in a special flood hazard
area

Zoning: CCM, Core Commercial Mixed Use, Peoria
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Utilities: Electricity, water, sewer and telephone are available to
the property

There have been no other sales of this property in the
prior three years.

The site was acquired to assemble with the property
adjacent to the east. Notably, the buyer also acquired
another property from the same seller, which involves
a single-family residence situated adjacent west of this
sale parcel.

Surrounding land uses include several single-family
residences, small vacant lots, a few small commercial
buildings, a City of Peoria park and ride lot, and the City
of Peoria Osuna Park.
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Assessor’s Parcel Number(s): 142-14-072 and 073

Location: South side of Madison Street, 65 feet west of Grand
Avenue frontage road, Peoria

Grantor: Gustavo Adolfo Urias Aguero

Grantee: JJ & F Invesment, LLC

Sale Date: August 2023

Instrument: Warranty Deed

Instrument Number: 23/427246

Interest Conveyed: Fee simple

Conditions Of Sale: Arm’s-length transaction

Sale Price: $280,000

Terms: $80,000 down (29%), with seller financing of the
remainder at undisclosed terms

Unit Price: $20.00 per square foot of land area

Shape/Street Frontages: Rectangular configuration
Madison Street frontage - 100 feet
Depth - 140 feet
Alleyway frontage - 100 feet

Site Area: 14,000 square feet

Topography: Level; the site is not situated in a special flood hazard
area
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Zoning: CCM, Core Commercial Mixed Use, Peoria

Utilities: Electricity, water, sewer and telephone are available to
the property

There have been no other sales of this property in the
prior three years.

The site was acquired to hold for future development.

Surrounding land uses include several single-family
residences, a small church and a auto repair facility.
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Assessor’s Parcel Number(s): 142-41-124A

Location: South side of Madison Street, 125 feet east of 85th

Avenue, Peoria

Grantor: GC Irrevocable Trust

Grantee: Klaus H. Mehrens

Sale Date: January 2024

Instrument: Warranty Deed

Instrument Number: 24/49236

Interest Conveyed: Fee simple

Conditions Of Sale: Arm’s-length transaction

Sale Price: $80,000

Terms: Cash

Unit Price: $22.86 per square foot of land area

Shape/Street Frontages: Rectangular configuration
Madison Street frontage - 25 feet
Depth - 140 feet
Alleyway frontage - 25 feet

Site Area: 3,500 square feet

Topography: Level; the site is not situated in a special flood hazard
area

Zoning: CCM, Core Commercial Mixed Use, Peoria
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Utilities: Electricity, water, sewer and telephone are available to
the property

There have been no other sales of this property in the
prior three years.

The site was acquired to develop a single-family
residence.

Surrounding land uses include several single-family
residences, a few small vacant lots, a small church and
a large Peoria municipal complex.
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Assessor’s Parcel Number(s): 147-25-062

Location: East side of 56th Avenue, 100 feet north of Glenn Drive,
Glendale

Grantor: Osvaldo Pina Loyola, et al

Grantee: Manuela Alderete

Sale Date: November 2025

Instrument: Warranty Deed

Instrument Number: 25/660462

Interest Conveyed: Fee simple

Conditions Of Sale: Arm’s-length transaction

Sale Price: $140,000

Terms: Cash

Unit Price: $20.00 per square foot of land area

Shape/Street Frontages: Rectangular configuration
56th Avenue frontage - 50 feet
Depth - 140 feet
Alleyway frontage - 50 feet

Site Area: 7,000 square feet

Topography: Level; the site is not situated in a special flood hazard
area

Zoning: C-2, General Commercial, Glendale
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Utilities: Electricity, water, sewer and telephone are available to
the property

This site was acquired by the seller in March 2023 at a
price of $115,000 (Document No. 23/166179). There
have been no other sales of this property in the prior
three years.

The site was acquired to hold as an investment.

Surrounding land uses include several single-family
residences, a large parking lot, a few small vacant lots,
a few small office buildings, a few churches and a large
Glendale municipal complex.
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1 7/22 Downtown Peoria 7,000 $19.29 CCM, Core Commercial Mixed Use

2 8/22 Downtown Peoria 7,000 $19.29 CCM, Core Commercial Mixed Use

3 7/23 Downtown Peoria 7,000 $17.86 CCM, Core Commercial Mixed Use

4 8/23 Downtown Peoria 14,000 $20.00 CCM, Core Commercial Mixed Use

5 1/24 Downtown Peoria 3,500 $22.86 CCM, Core Commercial Mixed Use

6 11/25 Downtown Glendale 7,000 $20.00 C-2, General Commercial

Elements of comparison are defined as, “The characteristics or attributes of properties and
transactions that cause the prices of real estate to vary; including real property rights
conveyed, financing terms, conditions of sale, expenditures immediately after purchase,
market conditions, location, physical characteristics, and other characteristics, such as
economic characteristics, use, and non-realty components of value.”11 Any meaningful
differences between the comparable sales and the subject affecting value must be
identified and reconciled. Adjustments are applied to the comparable sales, as a result of
the differences, to derive more equal comparisons. These differences are reconciled as
of the effective date of appraisal. The following is a discussion of the various elements of
comparison.

The real property rights conveyed in all comparable sales were fee simple interests, which
is the same as the property rights being appraised. Therefore, no adjustments for property
rights conveyed are necessary.

66



The opinion of market value for the subject property is based on all cash financing. Cash
transactions typically sell for less than those sales which involve favorable financing terms
such as below market interest rates, buy downs, wraparound mortgages, interest only
loans, etc. Therefore, cash equivalency adjustments must be made to sales involving
favorable financing terms. All of the comparables, except Land Sale 4, were cash or cash
to seller transactions. Therefore, no adjustments are warranted to these sales. In
contrast, Land Sale 4 was acquired with a 29% down payment and seller financing of the
remainder at undisclosed terms. Typically, seller financing is beneficial to the buyer and
often times results in an above market price being paid. Based on the unit price paid, it
appears that seller financing had a favorable impact the price paid. Consequently, a
downward adjustment of 5% has been applied to Land Sale 4.

An adjustment for conditions of sale is used to reflect the motivations of buyers and sellers
in sales that are not arm’s-length transactions due to duress, special relationships, or
unusual circumstances. The comparables employed in this analysis do not appear to be
impacted by any atypical conditions of sale. As a result, no adjustments for conditions of
sale are deemed necessary.

All of the comparables were acquired with no expenditures required, immediately after
purchase. Notably, the unit price employed in this analysis for Land Sale 1 already reflects
an adjustment for demolition of former building improvements. As a result, no adjustments
were necessary for this factor.

The subject is being appraised as of a specific date; therefore, adjustments to the
comparables must be recognized for changes in market conditions between the sale dates
of the comparables and the date of valuation. The adjustment for market conditions is not
always related to “time”; changes in market conditions may be caused by inflation,
deflation, fluctuations in supply and demand, or other factors. The sales employed in this
analysis took place betweenmid 2022 and late 2025, with Land Sale 6 involving a sale and
resale within this time period. In March 2023, Land Sale 6 sold at a price of $16.43 per
square foot, and later sold in November 2025 at a higher price of $20.00 per square foot,
which is 21.7% higher or $3.57 per square foot higher than the first sale.

Office, retail and multi-family real estate market conditions have been generally positive
over the past several years in metropolitan Phoenix, as well as within the neighborhood,
which tends to positively impact underlying land values. A comparison of the unit prices
paid for Land Sales 1, 2, 3 and 4 ($17.86 to $20.00 per square foot), which are located in
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downtown Peoria and transpired between mid 2022 and mid 2023, with the unit paid for
Land Sale 5 ($22.86 per square foot), which is also in downtown Peoria and transpired in
early 2024, further suggests increases in land values over the past few years, however, a
portion of the unit price differential is deemed attributable to the much smaller size of Land
Sale 5.

Based on the available information, upward date of sale adjustments of 20% have been
applied to Land Sales 1 and 2, while upward adjustments of 15% have been concluded for
Land Sales 3 and 4. Finally, an upward adjustment of 7.5% has been made to Land Sale
5.

The subject has a central location in Old Town Peoria, adjacent to Osuna Park, just south
of the Performing Arts Center, and within very close walking distance to the Peoria
Community Center. Notably, the subject has two roadway frontages, with an abundance
of nearby street parking along both sides of Washington Street. Land Sales 1 through 5
are located in downtown Peoria, however, only Land Sale 3 is located within the
boundaries of Old Town Peoria. However, given Land Sale 3 has only one roadway
frontage, a slight upward location adjustment has been applied to this comparable.

Land Sale 1 is also located alongWashington Street, with availability of street parking, and
alleyway access. However, since this comparable is located just outside of Old Town
Peoria and has only one roadway frontage, a slight upward location adjustment has been
concluded.

Land Sale 2 also has dual roadway frontages, availability of street parking and alleyway
access, however, this comparable is located just outside of Old Town Peoria. As a result,
a slight upward location adjustment is deemed necessary to this comparable.

Land Sales 4 and 5 have only one roadway frontage alongwith alleyway access, no nearby
street parking and are located just outside of Old Town Peoria. Therefore, upward location
adjustments are considered warranted to both of these comparables.

Land Sale 6 is located adjacent to the Historic Downtown Glendale, and is situated along
a collector roadway, with available street parking, and additional access via an alleyway.
Similar to Old Town Peoria, downtown Glendale includes municipal offices, courthouse,
police and fire departments, civic center, chamber of commerce, and a public library. The
downtown area also includes parks, and numerous shops, restaurants and small offices,
with most being situated in former single-family residences that were converted for
commercial use. Overall, the downtown Glendale area is more build-out with various
commercial uses in comparison to Old Town Peoria. However, in consideration of the
subject’s superior central location within Old Town Peoria, along with additional roadway
frontage, an upward location adjustment has been applied to Land Sale 6.
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Adjustments for physical characteristics are necessary when the physical characteristics
of a comparable property are different from those of the subject. Factors analyzed include
site size, configuration, utilities, on-site development requirements and off-site
development requirements.

Typically, the smaller the parcel, the higher the per square foot price, which is due to
economies of scale, with smaller parcels being more affordable to a greater pool of
potential buyers, thus increasing demand and the per square foot price. The subject totals
6,749 square feet, which is near the same as Land Sales 1, 2, 3 and 6 (7,000 square feet).
As a result, no adjustments are necessary to these comparables. However, to account for
the much smaller size of Land Sale 5 (3,500 square feet), which sold at the highest unit
price, a downward size adjustment has been applied. In contrast, given Land Sale 4 is
near twice the size of the subject, a slight upward size adjustment is deemed necessary.

The subject has an L-shaped configuration, which is deemed inferior to themore functional
rectangular configurations of all of the comparables, except for Land Sale 5. Therefore,
slight downward adjustments for superior configurations are considered warranted to all
of the comparables, except for Land Sale 5. While Land Sale 5 also has a rectangular
configuration, it is very narrow, which negatively impacts its development potential.
Consequently, no adjustment for configuration has been concluded for Land Sale 5.

All customary utilities are available to the subject property and each comparable land sale.

All of the comparables involve vacant and level sites, with no atypical on-site development
requirements anticipated upon future development.

Therefore, no
adjustments have been concluded for this factor.
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There are no off-site development requirements anticipated upon future development of
the subject and the comparables.

As discussed, the subject and Land Sales 1 through 5 are zoned CCM, Core Commercial
Mixed-Use, which is a designation that allows for retail and service businesses mixed with
residential, cultural, educational, community, recreational, and entertainment uses. Some
of the permitted uses under the CCM zoning district include, multi-family residential,
professional and medical offices, restaurant and bars, entertainment and recreation,
general retail, art galleries, group homes, churches, hotels and motels, retail/showroom,
and various personal services. Land Sale 6 is zoned C-2, General Commercial, which
allows for a wide variety of commercial oriented uses, along with multi-family residential
uses. However, to account for the more permissive development standards and greater
allowable intensity of uses associated with the subject CCM zoning, an upward adjustment
for zoning/use potential has been concluded for Land Sale 6.

Several factors were considered in the land value analysis, including property rights
conveyed, financing terms, conditions of sale, expenditures immediately after purchase,
market conditions, location, physical characteristics, and zoning/use potential. The
adjustment grid on the next page summarizes the adjustments concluded for the
comparables. The adjusted unit prices range from $20.50 to $25.00 per square foot, with
most support for a mid-range conclusion.

Based on the location and physical characteristics of the subject site, zoning/use potential,
and current market conditions, a unit price of $23.50 per square foot was concluded. The
application of this unit of value to the land area involved, reveals a market value of the fee
simple interest in the subject property, as of December 4, 2025, of:

The valuation opinion expressed is subject to the underlying assumptions and limiting
conditions included within the contents of this report.

70



P
ro
p
er
ty
R
ig
ht
s

0
0

0
0

0
0

F
in
a
nc
in
g
T
er
m
s

0
0

0
-5
%
/-
$
1.
00

0
0

C
on
di
tio
ns
O
f
S
al
e

0
0

0
0

0
0

E
xp
e
nd
itu
re
s
A
fte
r
S
a
le

0
0

0
0

0
0

D
at
e
O
fS
a
le

+
20
%
/+
$3
.8
6

+
20
%
/+
$3
.8
6

+
15
%
/+
$2
.6
8

+
15
%
/+
$2
.8
5

+
7.
5%
/+
$1
.7
1

0

Lo
ca
tio
n

S
lig
ht
ly
In
fe
rio
r
(+
)

S
lig
ht
ly
In
fe
rio
r
(+
)

S
lig
ht
ly
In
fe
rio
r
(+
)

In
fe
rio
r
(+
)

In
fe
rio
r
(+
)

In
fe
rio
r
(+
)

P
hy
si
ca
lC
ha
ra
ct
er
is
tic
s

S
im
ila
r
(=
)

S
lig
ht
ly
S
up
er
io
r
(-
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
lig
ht
ly
S
up
er
io
r
(-
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
lig
ht
ly
S
up
er
io
r
(-
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
lig
ht
ly
In
fe
rio
r
(+
)

S
lig
ht
ly
S
up
er
io
r
(-
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
up
er
io
r
(-
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
lig
ht
ly
S
up
er
io
r
(-
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

Z
on
in
g
/U
se
P
o
te
nt
ia
l

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

S
im
ila
r
(=
)

In
fe
rio
r
(+
)



The estimated exposure periods has been based on the actual exposure periods of recent
land sales, current commercial and residential real estate market conditions, and
discussions with several real estate brokers and market participants active in the
metropolitan Phoenix real estate market. The comparables employed in this appraisal,
opinions from market participants, and current supply and demand factors in the
metropolitan Phoenix real estate markets suggest an exposure and marketing period for
the subject of six months, or less. Therefore, the market value is based on an estimated
exposure period of six months, or less. Additionally, if marketed properly, at a price
commensurate with the market value concluded within this appraisal, it is reasonable to
expect a marketing period of six months, or less.
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