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RE: For an appraisal report communicated in narrative appraisal format as defined 

by USPAP Standards 2-2(a). We have been asked to provide the Current “as is” and 

Hypothetical “as is” market value of the property identified by the physical address 

of 2801 Highway 95, Lake Havasu City, Mohave County, AZ 86406. The property 

can also be identified by the Mohave County Assessor Parcel Number:106-28-

050A.This is a REVISED version of the original report dated 6/29/2023. We have 

been asked to revise the original report due to a terms and conditions of sale with 

the subject property that was recently provided to the appraiser after the original 

appraisal report date. This additional information was not provided to the 

appraiser for the original appraisal. Other additional site information was also 

found and updates made. The terms and conditions of sale is detailed in the report 

(see Addendum for full details. This additional information (from additional 

interviews and the terms and conditions of sale) changes the HBU of the site (the 

zoning and the land sales change as well). Also, after a recent interview with LHC 

Planning and Zoning, a zoning change to remove the PD is also under 

consideration. For this reason, a hypothetical ‘as is’ value (assuming the PD is 

removed with a C-2 zoning change) has also been included in the analysis. The 

value conclusions HAVE changed as a result. 

 

Dear Jeff:  

In response to your request and authorization, Michael G Harlow has prepared an appraisal 

report utilizing all applicable approaches to value with the conclusions and supporting data 

reported in an appraisal report format.   

The purpose of this appraisal is to estimate the Current 'as is' and Hypothetical 'as is' Market 

Value for the subject property. The intended use of this appraisal will be for the client to use 

for internal decision making regarding the potential sale of the subject property, and the 

appraisal will assist in this matter. The client is identified as Lake Havasu City, Attn: Jeff 

Thuneman, C.B.O., Development Services Director for Lake Havasu City. The client is the 

only identified user of this appraisal. No additional assignees have been identified. Any use 

of the appraisal by a third party, or for a use other than the use stated above, is an unintended 

and unauthorized use.  

Please reference the scope of work section of this report for information regarding the scope 

of research and analysis employed for this appraisal, including property identification, 

inspection, highest and best use analysis, and valuation methodology. We certify that we 

have no present or contemplated future interest in the property beyond this estimate of value. 

Your attention is directed to the limiting conditions and general assumptions section of this 
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report. The acceptance of this report constitutes an agreement with these conditions and 

assumptions.   

The analyses, opinions, and conclusions were developed based on, and this report has been 

prepared in conformance with, our interpretation of the guidelines and recommendations set 

forth in 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.  

The definition of market value is provided in the definitions section of the appraisal.  The 

summary of support for our estimate of a reasonable exposure and marketing period is 

provided in the summary of salient facts. 

The client has requested an appraisal report which will include all applicable approaches to 

value, a discussion of significant data, analysis and support of assignment results, and an in-

depth market analysis.  The reporting option for the conclusions reached is considered an 

Appraisal Report per USPAP Standards 2-2(a). The report has been prepared based upon the 

intended use and intended user. There is enough supporting data provided in the report for 

the intended user to understand the property and improvements, market area conditions, 

highest and best use and the reasoning for the conclusions reached. Additional supporting 

documentation is retained in the work file for the interested reader. 

We have completed the appraisal presuming the subject is free and clear of any 

encumbrances and/or adverse easements. We were not provided with a title report and found 

no other evidence of adverse encumbrances or easements.   

We have not been provided with an environmental assessment or study pertaining to the 

appraised subject parcel. For the purposes of this report, we have employed several 

assumptions including the presumption that environmental and/or any other unknown 

conditions do not exist or adversely affect the subject property. We have not been informed 

of any adverse environmental soil, mineral, or otherwise adverse conditions.  Please refer to 

the Limiting Conditions and General Assumptions sections for more details.  
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Based on the data summarized in this report and retained in our workfile, and taking into consideration 

the limiting conditions and general assumptions reported as part of this analysis, we have provided a 

supported opinion for the Hypothetical Current “as is”, Fee Simple market value for the subject property 

as of May 25, 2023 to be as follows:   

TWO MILLION SIX HUNDRED THOUSAND DOLLARS 

$2,600,000*** 
*Rounded to the Nearest $10,000 

**See Extraordinary Assumption 

***See Hypothetical Condition 

 

Based on the data summarized in this report and retained in our workfile, and taking into consideration 

the limiting conditions and general assumptions reported as part of this analysis, we have provided a 

supported opinion for the Current “as is”, Fee Simple market value for the subject property as of May 25, 

2023 to be as follows:   

ONE MILLION SEVEN HUNDRED FORTY THOUSAND DOLLARS 

$1,740,000** 
*Rounded to the Nearest $10,000 

**See Extraordinary Assumption 

 

Thank you for giving us the opportunity of appraising this property for you.  If there are any questions 

concerning this appraisal report, please do not hesitate to contact us. 

 

Respectfully submitted, 

 
 

Michael G Harlow 

Certified General Appraiser 

Arizona General Certification #32236 

Expires 08/31/2025 
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 

 

GENERAL 

SUBJECT: 
 
 

2801 Highway 95, Lake Havasu City, Mohave County, AZ 86406 

APN: 106-28-050A 

OWNER: 
 

Lake Havasu City 

LEGAL 
DESCRIPTION:  
 

 

LOT 19 AND ABANDONED CUL DE SAC'S FOR DEEPWATER 

DR AND CACTUS WREN LN PER ABANDONMENT 7182/906 

RES #08-2277, BLK 2, TRACT 2277, SEC 3, T13N, R20W, LAKE 

HAVASU CITY, MOHAVE COUNTY, AZ (See addendum for full 

Mohave County Assessor details).  

 

ORIGINAL REPORT 
DATE: 
 
INSPECTION DATE: 
 

June 29, 2023 
 

 

 

May 25, 2023 

 

EFFECTIVE DATE: 
 

May 25, 2023 

REVISED REPORT 
DATE: 
 

 

November 13, 2023 

INTENDED USE: The intended use of this appraisal will be for the client to use for 

internal decision making regarding the potential sale of the subject 

property, and the appraisal will assist in this matter.  
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INTENDED 
USER(S): 
 
 

 
 
 

 

 

 

 

 

 

 

 

 

 

 

PURPOSE OF 
APPRAISAL: 
 

The client, Lake Havasu City, Attn: Jeff Thuneman, 

C.B.O., Development Services Director, Lake Havasu 

City. The appraisal report is written specifically for the 

client. Any use of the appraisal by a third party, or for a 

use other than the stated below, is an unintended and 

unauthorized use. We note the previous appraisal listed 

Luke Morris, AICP as an intended user; however, Luke 

has since retired and Jeff Thuneman, C.B.O. has taken 

over his position as the intended user of this revised 

appraisal report. The client remains the same, Lake Havasu 

City. No other users are intended by Appraiser.  

 
The purpose of this appraisal is to estimate the Current 'as is' 

Market Value and Hypothetical 'as is' Market Value for the 

subject property. 

There was additional information that was not previously 

provided to the appraiser for the original appraisal. The 

terms and conditions of sale is detailed in the report (see 

Addendum for full details) and changes to the HBU of 

the site (zoning changes and updated land sales as well) 

were warranted. Also, after a recent interview with LHC 

Planning and Zoning, a zoning change to remove the PD 

is also under consideration. For this reason, a 

hypothetical ‘as is’ value (assuming the PD is removed 

with a C-2 zoning change) has also been included in the 

analysis. The value conclusions HAVE changed as a 

result. 

 

2022 ASSESSMENT:              Taxes are currently exempt due to government ownership. 

 

SALE HISTORY: The subject has not sold, and no prior transfers were found in 

the last three years according to Mohave County and recorder 

record. We note the subject did go to auction on 8/7/2023. Per 

an interview with the client, there was only one bid for 

$2,100,000 and the terms and conditions of sale was in place at 

that time. Given the limited demand at the auction for the 

subject property (only one bid) this bid price is given little 

consideration in the analysis but is one indication of a floor 

value indication for the subject property.  

 

CURRENT 
LISTING/CONTRACT(S): 
 

Subject is not currently listed and no listing history was found 

within the last 12 months, per our search of FlexMLS and 

LoopNet.  
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LAND: 

Parcel ID Gross Land 

Area 

(Acres)

Gross Land 

Area (Sq Ft)

Usable Land 

Area (Acres)

Usable Land 

Area (Sq Ft)

Topography Shape

106-28-050A 10.29 448,232 10.29 448,232 SlopingRectangular

Notes:

Land Summary

See Planned Development Ordinance for details regarding the additional setbacks being 

located near SFR type uses. This decreases the overall net usable area of the site.
 

 

ZONING: C-1/PD; Limited Commercial, Planned Development 

Overlay. C-2 PD zoning is a likely zoning change per 

LHC. See HBU and Zoning Section for more details. 

 

TYPE OF VALUE: 
 

Current 'as is' Market Value 

Marketing and Exposure Time: There have been limited sales over the past 12-18 months 

for similar larger vacant land parcels within the Lake Havasu market area. Based upon the limited 

number of sales, interviews with market participants, and an analysis of current supply we have 

concluded a reasonable exposure time for the subject property is 6-12 months (for the 'as is' 

condition and the hypothetical 'as is' condition). Market conditions in this segment have been 

improving, and most market indicators support an average exposure and marketing period of 6-12 

months (for the ‘as is’ condition and the hypothetical ‘as is’ condition) if marketed aggressively 

near the value conclusion opined herein. 

 

Marketing and exposure times will be similar due to a forecast of relatively stable market 

conditions over the next 12 to 18 months. 

 

VALUE INDICATIONS        

Land Value: $2,600,000*** $1,740,000**  

Cost Approach: NA NA  

Sales Comparison Approach: $2,600,000*** $1,740,000**  

Income Approach: 

 

NA 

 

NA 

 

 

 

Reconciled Value(s): Hypothetical As Is Current As Is  

Value Conclusion(s) $2,600,000*** $1,740,000**  

Effective Date (s) May 25, 2023 May 25, 2023  

Property Rights 
*Rounded to the nearest $10,000 

**See Extraordinary Assumption 

***See Hypothetical Condition 

 

Fee Simple Fee Simple  
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 
Acceptance of and/or use of this report constitutes acceptance of the following limiting conditions 

and assumptions; these can only be modified by written documents executed by both parties. 

 
1. This appraisal is to be used only for the purpose stated herein.  While distribution of this 

appraisal in its entirety is at the discretion of the client, individual sections shall not be 

distributed; this report is intended to be used in whole and not in part. 

 
2. No part of this appraisal, its value estimates or the identity of the firm or the appraiser(s) may 

be communicated to the public through advertising, public relations, media sales, or other 

media. 

 
3. No responsibility is assumed for the legal description provided or for matters pertaining to 

legal or title considerations.  Title to the property is assumed to be good and marketable 

unless otherwise stated. 

 
4. All files, work papers and documents developed in connection with this assignment are the 

property of Harlow Appraisal Services. Information, estimates and opinions are verified 

where possible, but cannot be guaranteed. Plans provided are intended to assist the client in 

visualizing the property; no other use of these plans is intended or permitted. 

 

5. No hidden or unapparent conditions of the property, subsoil or structure, which would make 

the property more or less valuable, were discovered by the appraiser(s) or made known to the 

appraiser(s). No responsibility is assumed for such conditions or engineering necessary to 

discover them.  Unless otherwise stated, this appraisal assumes there is no existence of 

hazardous materials or conditions, in any form, on or near the subject property. 

 
6. Unless otherwise stated in this report, the existence of hazardous substances, including 

without limitation asbestos, polychlorinated biphenyl, petroleum leakage, or agricultural 

chemicals, which may or may not be present on the property, was not called to the attention 

of the appraiser nor did the appraiser become aware of such during the appraiser’s inspection. 

The appraiser has no knowledge of the existence of such materials on or in the property 

unless otherwise stated. The appraiser, however, is not qualified to test for such substances. 

The presence of such hazardous substances may affect the value of the property. The value 

opinion developed herein is predicated on the assumption that no such hazardous substances 

exist on or in the property or in such proximity thereto, which would cause a loss in value. No 

responsibility is assumed for any such hazardous substances, nor for any expertise or 

knowledge required to discover them.  

 

7. Unless stated herein, the property is assumed to be outside of areas where flood hazard 

insurance is mandatory.  Maps used by public and private agencies to determine these areas 

are limited with respect to accuracy.  Due diligence has been exercised in interpreting these 

maps, but no responsibility is assumed for misinterpretation. 

 

8. Good title, free of liens, encumbrances and special assessments is assumed. No responsibility 

is assumed for matters of a legal nature.  
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9. Necessary licenses, permits, consents, legislative or administrative authority from any local, 

state or Federal government or private entity are assumed to be in place or reasonably 

obtainable. 

 

10. It is assumed there are no zoning violations, encroachments, easements or other restrictions 

which would affect the subject property, unless otherwise stated. 

 

11. The appraiser(s) are not required to give testimony in Court in connection with this appraisal.  

If the appraisers are subpoenaed pursuant to a court order, the client agrees to pay the 

appraiser(s) Harlow Appraisal Services regular per diem rate plus expenses. 

 

12. Appraisals are based on the data available at the time the assignment is completed.  

Amendments/modifications to appraisals based on new information made available after the 

appraisal was completed will be made, as soon as reasonably possible, for an additional fee.  
 

13. I acknowledge that any intentional or negligent misrepresentation(s) contained in the 

appraisal report may result in civil liability and/or criminal penalties including, but not 

limited to, fine or imprisonment or both under the provisions of Title 18, United States Code, 

Section 1001, et seq., or similar state laws. I understand that a substantial or gross valuation 

misstatement resulting from an appraisal of the value of property that the appraiser knows, or 

reasonable should have known, would be used in a connection with a return or claim for 

refund, may subject the appraiser to a civil penalty under §6695A. 
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The appraisal report has been made with the following general limiting conditions: 

1. Any allocation of the total value estimated in this report between the land and the 

improvements applied only under the stated program of utilization.  The separate values 

allocated to the land and the buildings must not be used in conjunction with any other 

appraisal and are invalid if so used. 

2. Possession of this report, or a copy thereof, does not carry with it the right of publication. 

3. The appraiser, by reason of this appraisal, is not required to give further consultation or 

testimony or to be in attendance in court with reference to the property in question unless 

arrangements have been previously made. 

4. Neither all nor any part of the contents of this report (especially any conclusions as to value, 

the identity of the appraiser, or the firm with which the appraiser is connected) shall be 

disseminated to the public through advertising, public relations, news, sales, or other media 

without the prior written consent and approval of the appraiser. 

5. Any opinions of value provided in the report apply to the entire property, and any pro-ration 

or division of the total into fractional interests will invalidate the opinion of value, unless 

such pro-ration or division of interests has been set forth in the report. 

6. Only preliminary plans and specifications were available for use in the preparation of this 

appraisal; the analysis, therefore, is subject to a review of the final plans and specifications 

when available. 

7. Any proposed improvements are assumed to have been completed unless otherwise 

stipulated, so any construction is assumed to conform to the building plans referenced in the 

report. 

8. The appraiser assumes that the reader or user of this report has been provided with copies of 

available building plans and all leases and amendments, if any, that encumber the property. 

9. No legal description or survey was furnished, so the appraiser used the county tax plat to 

ascertain the physical dimensions and acreage of the property.  Should a survey prove this 

information to be inaccurate, it may be necessary for this appraisal to be adjusted at possible 

additional expense to the client. 

10. The forecasts, projections, or operating estimates contained herein are based on current 

market conditions, anticipated short-term supply and demand factors, and a continued state 

economy.  These forecasts are, therefore, subject to changes with future conditions. 

11. The Americans with Disabilities Act (ADA) became effective January 26, 1992.  The 

appraiser has not made a specific compliance survey or analysis of the property to determine 

whether or not it is in conformity with the various detailed requirements of ADA.  It is 

possible that a compliance survey of the property and a detailed analysis of the requirements 

of the ADA would reveal that the property is not in compliance with one or more of the 

requirements of the act.  If so, this fact could have a negative impact upon the value of the 

property.  Since the appraiser has no direct evidence relating to this issue, possible 

noncompliance with the requirements of ADA was not considered in estimating the value of 

the property. 
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Appraisal Definitions 

Market Value: As defined by the Office of the Comptroller of Currency (OCC) under 12 CFR, 

Part 34, Subpart C-Appraisals, 34.42 Definitions, the Board of Governors of the Federal Reserve 

System (FRS) and the Federal Deposit Insurance Corporation in compliance with Title XI of 

FIRREA, as well as by the Uniform Standards of Appraisal Practice as promulgated by the 

Appraisal Foundation, is as follows. 

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

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

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

affected by undue stimulus.  Implicit in this definition is the consummation of a sale 

as of a specified date and the passing of title from seller to buyer under conditions 

whereby, 

1. Buyer and seller are typically motivated; 

2. Both parties are well informed or well advised, and acting in what they 

consider their own best interest; 

3. A reasonable time is allowed for exposure in the open market; 

4. Payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; and 

5. The price represents the normal consideration for the property sold 

unaffected by special or creative financing or sales concessions granted 

by anyone associated with the sale. 

 

A Fee Simple interest is defined0F

1 as: 
Absolute ownership unencumbered by any other interest or estate, subject only to 

the limitations imposed by the governmental powers of taxation, eminent domain, 

police power, and escheat. 

 

A Leased Fee interest is defined1 as: 
An ownership interest held by a landlord with the rights of use and occupancy 

conveyed by a lease to others. The rights of the lessor (the leased fee owner) and the 

leased fee are specified by contract terms contained within the lease.  

 

Marketing Time is defined1 as: 

1. The time it takes an interest in real property to sell on the market sub-sequent 

to the date of an appraisal. 
 

2. Reasonable marketing time is an estimate of the amount of time it might take to 

sell an interest in real property at its estimated market value during the period 

immediately after the effective date of the appraisal; the anticipated time 

required to expose the property to a pool of prospective purchasers and to allow 

appropriate time for negotiation, the exercise of due diligence, and the 

 
1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010) 
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consummation of a sale at a price supportable by concurrent market conditions. 

Marketing time differs from exposure time, which is always presumed to 

precede the effective date of the appraisal. (Advisory Opinion 7 of the Appraisal 

Standards Board of The Appraisal Foundation and Statement on Appraisal 

Standards No. 6, "Reasonable Exposure Time in Real Property and Personal 

Property Market Value Opinions" address the determination of reasonable 

exposure and marketing time.)  

 

Exposure Time is defined1 as: 
 

1. The time a property remains on the market. 

 

2. The estimated length of time the property interest being appraised would have been 

offered on the market prior to the hypothetical consummation of a sale at market value on 

the effective date of the appraisal; a retrospective estimate based on an analysis of past 

events assuming a competitive and open market. Exposure time is always presumed to 

occur prior to the effective date of the appraisal. The overall concept of reasonable 

exposure encompasses not only adequate, sufficient and reasonable time but also 

adequate, sufficient and reasonable effort. Exposure time is different for various types of 

real estate and value ranges and under various market conditions. (Appraisal Standards 

Board of The Appraisal Foundation, Statement on Appraisal Standards No. 6, 

"Reasonable Exposure Time in Real Property and Personal Property Market Value 

Opinions")  

 

Market value estimates imply that an adequate marketing effort and reasonable time for 

exposure occurred prior to the effective date of the appraisal. In the case of disposition 

value, the time frame allowed for marketing the property rights is somewhat limited, but 

the marketing effort is orderly and adequate. With liquidation value, the time frame for 

marketing the property rights is so severely limited that an adequate marketing program 

cannot be implemented. (The Report of the Appraisal Institute Special Task Force on 

Value Definitions qualifies exposure time in terms of the three above-mentioned values.) 

See also marketing time. 

 

Gross Building Area (GBA) is the total floor area of a building, including below-grade space 

but excluding unenclosed areas, measured from the exterior of the walls. Gross building area for 

office buildings is computed by measuring to the outside finished surface of permanent outer 

building walls without any deductions. All enclosed floors of the building including basements, 

mechanical equipment floors, penthouses, and the like are included in the measurement. Parking 

spaces and parking garages are excluded.1  
 

Rentable Area (RA) is the amount of space on which the rent is based; calculated according to 

local practice.1  

 

Gross Leasable Area (GLA) the total floor area designed for the occupancy and exclusive use 

of tenants, including basements and mezzanines, and measured from the center of interior 

partitioning to outside wall surfaces; the standard measure for determining the size of shopping 

centers where rent is calculated based on the GLA occupied. The area for which tenants pay rent.1 
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As Is Value  
The value of specific ownership rights to an identified parcel of real estate as of the effective date 

of the appraisal; relates to what physically exists and is legally permissible and excludes all 

assumptions concerning hypothetical market conditions or possible rezoning. 1  

 

Stabilized Value 
1. A value opinion that excludes from consideration any abnormal relationship between 

supply and demand such as is experienced in boom periods, when cost and sale price may 

exceed the long-term value, or during periods of depression, when cost and sale price 

may fall short of long-term value. 

 

2. A value opinion that excludes from consideration any transitory condition that may cause 

excessive construction costs, e.g., a bonus or premium for material, the abnormal 

inefficiency of labor, the cost of delay or an excessive sale price, e.g., a premium paid 

due to a temporary shortage of supply.1 

 

In layman’s terms, stabilized value is the prospective value of a property after 

construction has been completed and market occupancy and cash flow have been 

achieved.1F

2  

As Complete Value 
The prospective value of a property after all construction has been completed. This value reflects 

all expenditures for lease-up and occupancy that may be expected to have occurred at that point in 

time, which may or may not put the property at stabilized value. 1  

 

 

 

 
2 Narrative1.com. Thomas W. Armstrong, MAI 
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Scope of Work 
According to the Uniform Standards of Professional Appraisal Practice, it is the appraiser’s 

responsibility to develop and report a scope of work that results in credible results that are 

appropriate for the appraisal problem and intended user(s). Therefore, the appraiser must identify 

and consider: 

 
       ● the client and intended users; 

       ● the intended use of the report;        

       ● the type and definition of value;        

       ● the effective date of value; 

       ● assignment conditions; 

       ● typical client expectations; and       

       ● typical appraisal work by peers for similar assignments. 

 

This appraisal is prepared for Lake Havasu City, Attn: Jeff Thuneman, C.B.O., Development 

Services Director, Lake Havasu City. The problem to be solved is to estimate the Current 'as is' 

Market Value for the subject property. 

The intended use of this appraisal will be for the client to use for internal decision making 

regarding the potential sale of the subject property, and the appraisal will assist in this matter.  

This appraisal is intended for the use of the client, Lake Havasu City, Attn: Jeff Thuneman, 

C.B.O., Development Services Director, Lake Havasu City. The appraisal report is written 

specifically for the client. Any use of the appraisal by a third party, or for a use other than the 

stated below, is an unintended and unauthorized use. No other users are intended by Appraiser.  

The appraiser has not performed any prior services regarding the subject within the previous three 

years of the appraisal date. 

I have completed multiple appraisal assignments for similar property types, and I am competent 

to complete this assignment. I have an extensive experience level in the market area and retain a 

comprehensive current and historical database of sales. 

SCOPE OF WORK 

Report Type: This is an Appraisal Report as defined by Uniform 

Standards of Professional Appraisal Practice under 

Standards Rule 2-2(a). This format provides a summary of 

the appraisal process, subject and market data and valuation 

analyses.  

 

Property Identification:  The subject has been identified by the legal description and 

the assessors' parcel number. 

 

Inspection:  A complete exterior inspection of the subject property has 

been made, and photographs taken. Michael G. Harlow has 

inspected the above-referenced property. 
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Professional Assistance: James Cosmas, a registered trainee in the state of Arizona 

(RTA # 1026627), has provided professional assistance 

with the completion of this appraisal. Mr. Cosmas assisted 

with the viewing of the subject, neighborhood, and sales 

used. He also completed research regarding the subject 

property, market analysis data specific to the subject 

property, comparable data searches, and he conducted some 

of the market participant interviews. Mr. Cosmas assisted 

with the write up of our conclusions and was under the 

direct supervision of the general certified appraiser, 

Michael G Harlow, throughout the appraisal process. The 

conclusions reached are based upon the opinion of the 

general certified appraiser. 

 

Market Area and Analysis of 

Market Conditions: 

 

A complete analysis of market conditions has been made. 

The appraiser maintains and has access to comprehensive 

databases for this market area and has reviewed the market 

for sales and listings relevant to this analysis. 

 

Highest and Best Use Analysis: 

 

A complete as vacant highest and best use analysis for the 

subject has been made. Physically possible, legally 

permissible and financially feasible uses were considered, 

and the maximally productive use was concluded. 

 

Type of Value: Current 'as is' and Hypothetical 'as is' Market Value 

Valuation Analyses  

Cost Approach: 

 

 

A cost approach was not applied as the subject is vacant 

land and the cost approach is not relevant. 

 

Sales Comparison Approach: 

 

 

A sales approach was applied as there is adequate data to 

develop a value estimate and this approach reflects market 

behavior for this property type. The sales approach is given 

some consideration in the final reconciliation of value.  

 

Income Approach:  

 

 

An income approach was not applied as the subject is not 

an income producing property and this approach does not 

reflect market behavior for this property type given the 

current condition of sale in place for the subject site. 
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Hypothetical Conditions: 

 

The hypothetical 'as is' market value is based upon the 

hypothetical condition that the zoning ordinance (PD) from 

LHC is NOT in place and the zoning code has been 

changed to C-2 (no PD in place). Per an interview with the 

client, LHC is also considering allowing a zoning change to 

C-2 with no PD in place if the future owner of the site 

requests such a zoning change. This would affect the 

development costs and overall building pad area of the site. 

These changes are taken into consideration and 

significantly affect the overall market value of the site. If 

this hypothetical condition was not in place, the 'as is' value 

would be the Current 'as is' value also detailed herein (PD 

would be in place). If this is found to be false, or the zoning 

change (PD) is different than described herein, the value is 

subject to change. The use of these hypothetical conditions 

and extraordinary assumptions may have affected the 

assignment results. 

 

Extraordinary Assumptions: 

 

We have made the extraordinary assumption the overall 

building pad area for the subject site is as detailed herein. 

This overall building pad area is based upon the setbacks 

provided within the Planned Development Zoning 

Ordinance detailed herein. If the zoning ordinance, 

setbacks, or the overall building pad size is different than 

described herein, the value is subject to change. The use of 

these hypothetical conditions and extraordinary 

assumptions may have affected the assignment results. 

Information Not Available:  No Title Information Was Provided. We have completed 

the appraisal presuming a free and clear title.  

No legal descriptions were provided. I have relied upon 

previously recorded documents for the legal description. 

Please see Extraordinary Assumptions.  
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SCOPE OF WORK SUMMARY 
The scope of work performed for this analysis summarized in the following bullet list: 

➢ Received engagement letter and reviewed purpose and intended use of the report 

along with client requirements. 

➢ Researched previous appraisal files, Assessor records, Recorder records, the GIS 

system, the local MLS and interviewed brokers and developers to assemble primary 

and secondary market information.  We were able to confirm each of the sales used 

with a primary source when possible. 

➢ Viewed the neighborhood, listings, and sales.   

➢ Completed the highest and best use analysis. 

➢ Completed all applicable approaches to value. 

➢  Reported our conclusions in this appraisal format per USPAP 2-2(a). 

 

SUMMARY OF CRITICAL APPRAISAL PROBLEMS 
The term “appraisal problems” is referred to in the text of the Uniform Appraisal Standards for 

Federal Land Acquisitions (USFLA) as a description of the principal problems presented in 

estimating the market value of the property under appraisal.  

The definition also suggests that the appraisers describe the estate (i.e. property rights). The 

estate, as mentioned previously, is the Fee Simple estate.  There are no land leases in place and 

the subject is in the Fee Simple estate. 

The most critical problem for the subject property is finding similar sales that are relatively 

current due to the limited supply of similar properties in the market area, and estimating a 

reasonable marketing and exposure time. We were able to find several recent sales and dated 

sales in the larger market area and market condition adjustments have been supported and used 

for the dated sales.  

To the best of our ability, we have attempted to reflect the best expectations of the market in our 

attempt to handle the requirements of USPAP in the Scope of Work Rule “Problem 

Identification” section. We recognize that the limited competitive product available creates 

difficulty in supporting our conclusions with a large level of comparative data. We have analyzed 

all data available to us that the appraisers considered necessary and applicable in the formulation 

of our value opinions herein, however, limited the applicable data may be. 
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FIGURE 1 MOHAVE COUNTY CENSUS TRACT MAP 
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FIGURE 2 NEIGHBORHOOD OVERVIEW 
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SUMMARY OF KEY ECONOMIC INDICATORS 
 

REGIONAL ECONOMIC ANALYSIS 
 

INTRODUCTION 

 
Our macro-economic analysis focuses on the Lake Havasu City-Kingman MSA (hereafter 

referred to as “Havasu-Kingman MSA”), the fourth-largest MSA in the state of Arizona, with a 

population of 207,200 (2018 estimate). It is one of seven MSAs in the state of Arizona, which 

include: 

 
 

 MSA Population (2021) Median HH Income 

1 Phoenix-Mesa-Chandler MSA 4,998,484 $68,676 

2 Tucson MSA 1,077,673 $55,823 

3 Prescott MSA 251,413 $51,749 

4 Lake Havasu City-Kingman MSA 226,707 $50,624 

5 Yuma MSA 220,253 $45,761 

6 Flagstaff MSA 152,262 $57,404 

7 Sierra Vista-Douglas MSA 134,407 $46,860 

 

SOURCE: STDB Online 

 

Note that while the Havasu-Kingman MSA has the fourth-largest in terms of population and 

ranks 5th in terms of median household income, indicative of its large senior community, many of 

whom are on a fixed income.  It is critical to point out, many seniors within Lake Havasu have 

substantial net wealth; which is not reflected in the median income numbers (based upon 

employment).  

POPULATION TRENDS 
 

The historical and projected population trends for the Havasu-Kingman MSA and Arizona 

are charted in the table below: 

Population Growth 

Area 2000 2010 

% 

Change 

2000-

2010 

2015 

% Change 

2010-

2015 

2020 
% Change 

2015-2020 

MSA 155,037 200,188 29.1%  206,685 3.3%  225,628 9.2% 

Arizona 5,130,652 6,392,014 24.6%  6,802,693 6.4% 7,404,282 8.8% 

Source: Alteryx Analytics 
 

The population of the Havasu-Kingman MSA increased by 3.3% from 2010-2015, compared to 

the growth in Arizona of 6.4%. Looking ahead, the Havasu-Kingman MSA and Arizona are 

anticipated to experience continued growth. For the period 2015-2020, the populations of the 

Havasu-Kingman MSA and Arizona are expected to change by an average of 9.2% and 8.8%, 
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respectively. The number of retirees has seen an increase of roughly 4.75% per year; however, the 

employment base has seen a slight decline over the last 12 months. 

Please refer to the figure on the following page for a visual illustration of historical 

population growth in Lake Havasu City.  

INCOME TRENDS 
 

Pertinent income data is as follows: 

Income Levels 

Area 2021 Average HH 

Income 

2021 Median HH 

Income 

2021 Per Capita Income 

Havasu-Kingman MSA $63,715 $50,624 $26,508 

Arizona $85,728 $61,580 $31,944 

Source: STDB Online 

Current MSA income levels are below the statewide average in all three income categories. 

CONCLUSION 
 

The Havasu-Kingman MSA economy, based to a large extent on the tourist and leisure sectors, 

appears fairly stable, with government, health and trade sectors adding diversity to the 

employment portfolio. That said, income numbers do lag both state and federal averages, but this 

can be largely explained by the high percentage of senior residents in the market, many on a fixed 

income.  When looking at net wealth, Lake Havasu is by far the most affluent area of Mohave 

County.  Much of the affluence is not dependent upon jobs.  

 

LAKE HAVASU CITY ECONOMIC OVERVIEW  

The Lake Havasu City market has been steadily increasing in most segments since the bottom of 

the market in 2011/2012. Retail and professional office segments have been slightly lagging other 

sectors of the market; Residential, medical office, industrial, and industrial flex type uses are at or 

near stabilization and have seen steady increases over the past several years. We expect most 

segments to remain relatively stable to slightly increasing through 2019 and into 2020.   

The following section will detail key economic indicators and macro factors, followed by a more 

specific demographic study from STDB online.  Key economic indicators for Lake Havasu City 

are summarized in the following figures with a discussion following.  These key indicators lead to 

conclusions regarding the health of the market and provide good support for forecasting 

conditions looking forward.  
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FIGURE 3 POPULATION GROWTH  
  

    

 

 

 

 

 

 

 

 

 

 

 

Since 2000, Mohave County had one of the largest population growths per capita in the state 

of Arizona.  Arizona has been the 2nd fastest growing state.  The growth rate of Lake Havasu 

City and Mohave County has been relatively similar since the year 2000.  Both have 

increased by nearly 33% since 2000, while the state of Arizona has experienced an increase 

of roughly 28%.  The 2010 Census estimate for Mohave County is 200,186 persons, slightly 

lower than what was estimated from the previous source, but still nearly a 30% growth rate 

over the prior decade.  

 

AGE DISTRIBUTION 

The average age of a resident in Lake Havasu City is just over 52 years.  This is higher than 

the average for Arizona and significantly higher than the average for the nation.  Lake 

Havasu City has experienced a large portion of the growth in the older demographic groups.  

Lake Havasu City is known for seasonal users, and as being a destination for retirees.  As 

baby boomers continue to retire, the population growth of Lake Havasu City is anticipated to 

continue to increase, but the average age of residents will likely also increase.  
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FIGURE 4 AGE DISTRIBUTION 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: City-Data.Com 

HOUSING 

Based upon an STDB Online survey, the total number of housing units in Lake Havasu City 

was at 33,714.  Roughly 71.1% were owner-occupied.  Please refer to the figure below for 

estimates and forecasts for key housing variables.  

FIGURE 5 HOUSING UNIT TRENDS AND FORECASTING 

   
 

The rate of change in housing units from 2000 to 2008 was 3.99%.  The overall ten-year rate 

was lower, as record low building permits were recorded in 2008 and 2009.  The rate of 

change looking forward (over the next five years) is slightly lower over the previous five 

years, primarily based upon the large increase in construction from the bottom of the market 

in 2012/2013 to 2017, but a steady rate of increase in projected for the next few years.  We 

expect building permits to exceed the expectation of .74% average growth over the next five 

years, but the norm near 4% annually (2000-2006) is now considered overly optimistic. 
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Lake Havasu has historically had a higher percentage of vacant housing due to seasonal use 

from snowbirds and summer water recreation users.  STDB online projects the percentage of 

vacant housing to remain relatively stable over the next five years. Given the fact that future 

trends are anticipated to see even a higher percentage of growth from the retirees, a higher-

than-average vacancy in housing is expected and considered normal for the market.  This 

market has always had a high percentage of vacant housing, and this is not expected to 

change significantly looking forward.  
 

MEDIAN INCOME 

Pertinent income data is as follows: 

Income Levels 
 

Area 

2019 Average HH Income 2019 Median Household 

Income 

2019 Per Capita Income 

PMA $68,414 $50,376 $30,448 

Arizona $81,141 $57,771 $30,141 

Source: STDB Online 
 

Current PMA income levels are below the statewide average for average household income 

and median household income, while slightly above the average for per capita income. 

EMPLOYMENT 

Recent unemployment figures show a slowly decreasing rate over the past several years.  One 

of the larger employers relocated to Henderson in 2014 and there have been no major new 

employers moving to the area since that time.  The primary reason for the increase in 

unemployment from 2006/2007 was the lack of construction activity in the market area, 

slower retail sales, and a general slowdown in the national economy.  New construction is 

beginning to improve again and has been steadily increasing since the bottom of the market 

around 2012/2013.  With each new building permit, an estimated 2.25-2.30 permanent jobs 

are created. The unemployment rate has been decreasing   due to the increase in building 

permits and the overall improvement of the market area. 
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FIGURE 6 HISTORICAL UNEMPLOYMENT RATE        

https://lhcaz.gov/docs/default-source/department-documents/comprehensive-annual-

financial-report-2018-(cafr).pdf?sfvrsn=cd9e87c_4 

 
FIGURE 7 EMPLOYMENT PROFILE 

Total Businesses 2,897

Total Employees 20,030

Employment Profile

 

As of 2017, the occupational distribution of the employed population is: 

1. 54.4% White Collar Jobs (compared to 60.5% of the US employment) 

2. 23.9% Service Jobs (compared to 18.5% of the US employment) 

3. 21.7% Blue Collar Jobs (compared to 21% of the US employment)  

The average travel time to work in 2017 was 19 minutes in Lake Havasu City compared to 

the US average of 25.5 minutes.  Those trends have not changed significantly in the past 5 

years. 

http://www.lakehavasu.org/demographics2013AA.pdf 

https://lhcaz.gov/docs/default-source/department-documents/comprehensive-annual-financial-report-2018-(cafr).pdf?sfvrsn=cd9e87c_4
https://lhcaz.gov/docs/default-source/department-documents/comprehensive-annual-financial-report-2018-(cafr).pdf?sfvrsn=cd9e87c_4
http://www.lakehavasu.org/demographics2013AA.pdf
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FIGURE 8 EMPLOYMENT BY OCCUPATION 

 

http://lakehavasu.org/demographics.html 

 

http://lakehavasu.org/demographics.html
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HTTPS://WWW.LHCAZ.GOV/DOCS/DEFAULT-SOURCE/DEPARTMENT-DOCUMENTS/ANNUAL-

COMPREHENSIVE-FINANCIAL-REPORT-2022.PDF?SFVRSN=DE3BF7C_11 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.lhcaz.gov/docs/default-source/department-documents/annual-comprehensive-financial-report-2022.pdf?sfvrsn=de3bf7c_11
https://www.lhcaz.gov/docs/default-source/department-documents/annual-comprehensive-financial-report-2022.pdf?sfvrsn=de3bf7c_11
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FIGURE 9 TAX REVENUE TREND ANALYSIS 

 

Source: LHC Financial Department:  

https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---

april-23.pdf?sfvrsn=a7109e7c_3 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
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FIGURE 10 TAX COLLECTED COMPARISON BY FY 

 
Source: LHC Financial Department: https://www.lhcaz.gov/docs/default-

source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3 

 

https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---
april-23.pdf?sfvrsn=a7109e7c_3 

https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
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https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---

april-23.pdf?sfvrsn=a7109e7c_3 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
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FIGURE 11 SALES TAX COLLECTED BY INDUSTRY 

 
Source: LHC Financial Department:  

https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-

23.pdf?sfvrsn=a7109e7c_3 

 

 

 

https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
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FIGURE 12 HISTORICAL FISCAL YEAR REVENUES 

 

https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-

23.pdf?sfvrsn=a7109e7c_3 

Local sales tax is the City’s largest General Fund revenue source and is second only to utility 

revenues citywide. Overall Transaction Privilege Tax (TPT) collections increased 25.3% 

from fiscal year 2020 to 2021. This is a continuing trend of recovery for the City, which has 

experienced steady growth in sales tax revenue since fiscal year 2010. The City’s 3% 

hotel/motel tax (bed tax), increased 115.1%, and the restaurant and bar one-cent tax increased 

38.1% from fiscal year 2020. This was largely driven by the vacation rentals, as previously 

discussed. Restaurant and Bar TPT decreased in February thru April of 2020 as a direct result 

of State-mandated Covid-19 closures; in 2021, the same three months contributed 27% of the 

year-over-year increase. Restaurant and Bar TPT exceeded prior year revenue in 11 of 12 

months. Most recent overall data from FY2021-2022 Transaction Privilege Tax (TPT) 

collections increased 10.71% from fiscal year 2021 to 2022. This most recent year represents 

a stable upward trend for the City, which has experienced steady growth in sales tax revenue 

since fiscal year 2010. The City’s 3% hotel/motel tax (bed tax), increased revenues 12.4% 

from fiscal year 2021 to fiscal year 2022 and this steady upward trend is expected to 

continue. 

Residential permits saw an overall increase of 21% over the prior year, with single-family 

housing permits up by 35% and multi-family housing permits increasing 100%. Residential 

valuations increased 32%, from $106 million in fiscal year 2020 up to $140 million in fiscal 

year 2021. Although there was a slight decrease overall of 5% in commercial permits, new 

commercial projects increased 143%, and commercial valuations were also up 4% over the 

previous year. Revenue generated from residential and commercial building permits 

increased 26%, from $1.9 million in fiscal year 2020 up to $2.4 million in fiscal year 2021. 

Residential and commercial growth has been promoted by rezones and general plan 

amendments such as allowing high-density residential near Victoria Farms Road and 

https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
https://www.lhcaz.gov/docs/default-source/department-documents/sales-tax-report---april-23.pdf?sfvrsn=a7109e7c_3
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allowing mixed-use development on a 12-acre property across from AZ State Park’s Windsor 

boat launch. 

The building industry in Lake Havasu has continued to thrive. The Foothills development is 

on track, with several subdivisions in Phases I and II completed or in process, to include The 

Arroyos, The Villas, The Enclaves, Ladera South, and Ladera North, and Phase III is now in 

the beginning planning stages. The Havasu Riviera development also continues to grow with 

subdivisions Black Rock and The Ridges. 

LAKE HAVASU CITY BUILDING PERMITS 

Building permit figures have continued to improve since the bottom of the market with a total 

of 9 commercial construction permits pulled in the 2011/2012 fiscal year.  There have been 

several commercial property developments over the last 12-24 months, for medical & 

professional office, RV/boat storage, multi-family type projects, and assisted living. There 

remains some external obsolescence for retail type uses; however, most segments are 

showing signs of recovery with feasible new uses. Most segments of the commercial market 

are at or near stabilization with some markets showing signs of feasibility. 

SFR permits began increasing relatively significantly for the first time since the 2009/2010 

fiscal year.  For the 2019/2020 FY, there have been 327 SFR permits pulled and 440 pulled in 

2020/21. I estimate there will be roughly 350-400 total permits pulled for the 22/23 FY, a 

slight increase from the previous FY. 

The strong growth in new residential construction demand suggests external obsolescence in 

the residential segment of the market has been eliminated.  Increasing prices and inventory 

levels below 6 months are further evidence of this fact.  The continued increase in the number 

of building permits pulled will have a positive impact on other segments of the market.  Each 

new construction permit is anticipated to create 2.3 permanent jobs in the local market.  If the 

market reaches 500 building permits in the next two years it would correlate to a substantial 

improvement in the construction employment and that would flow into other segments of the 

market including population growth.  

Historically, Lake Havasu City has been driven by the construction segment of the market.  

The Wall Street Journal reported Lake Havasu City as having one of the top ten construction 

based economies in the United States, factoring in the housing boom from 2004-2006.  As a 

result, the increase in building permits will have a substantial impact on new employment, 

and indirectly on other segments of the employment market due to the increased need for 

other services.  As a result, I expect population growth to increase more substantially as new 

construction activity continues to grow to add jobs to a market that has not had increases in 

the total number of jobs for several years.  

Please refer to the following figure for historical building permits in Lake Havasu City 

 
FIGURE 13 BUILDING PERMITS  
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I note there have been 177 SFR building permits from FY 21/22 YTD (thru December 2021), 

which equates to roughly 15 permits per month and is projected to reach 354 SFR building 

permits by the end of the 21/22 fiscal year. This is a decrease of -19.55% from the previous 

year, but is within the range found over the last seven years (300+ permits since FY15/16). I 

expect a steady increase moving forward through 2022 and into 2023. 

 

 

FIGURE 14 NET ASSESSED VALUE COMPARISON 

 

https://lhcaz.gov/docs/default-source/department-documents/comprehensive-annual-

financial-report-2022-(cafr).pdf?sfvrsn=cd9e87c_4 

https://lhcaz.gov/docs/default-source/department-documents/comprehensive-annual-financial-report-2022-(cafr).pdf?sfvrsn=cd9e87c_4
https://lhcaz.gov/docs/default-source/department-documents/comprehensive-annual-financial-report-2022-(cafr).pdf?sfvrsn=cd9e87c_4
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Total net assessed property values in the City have not yet reached the level of values prior to the 

Recession, but have been increasing since 2012. Total net assessed property values in the City 

have not yet reached the level of values prior to the Recession but have been increasing since 

2012. Total primary property values are $786 million in 2021, an increase of 10%, and $802 

million in 2022, an increase of 6%. The City is statutorily allowed to set the primary property tax 

rate at a 2% annual growth in revenues plus new construction. 

 

SUMMARY OF CONCLUSIONS FOR ECONOMIC OVERVIEW 
Overall SFR average and median sale prices stabilized around 2011 and most segments of the 

residential market have experienced increases since the bottom of the market near 2012/2013. 

Supply levels have dropped from 12 to 15 months from the bottom of the market down to around 

6-10 months--near equilibrium around 2014/2015 and given the current supply and the average 

per month homes sales of roughly 160 (as noted on the previous SFR trend page), the current 

supply level is under 6 months, an indication from historical trends that prices will be higher in 

the following year. Foreclosures are now a small portion of inventory available.  

Some of the paired and extracted data from the $250,000 and less category of housing are 

showing 60% to 90% increases since the low of 2010 (roughly 5-8% annually). The lower level 

of foreclosures is a positive sign that LHC has recovered from the recession and have been 

stabilizing over the past several years. Overall, commercial occupancy levels have been steadily 

improving in the past 12 months as well.  

 

For the general commercial market, occupancy levels appear to have bottomed out in early 2011-

2012 with steady improvements since that time; steady improvements are expected to continue 

for the next 12 to 24 months given current demographic and supply/demand characteristics.  

Sales activity and leasing activity have improved in last several years but using demand from the 

past 12 months, and with current supply levels, RV storage units and medical office space have 

the lowest vacancy levels and the smallest change in vacancy over the past seven years (they have 

still decreased, but to lesser degrees than other segments). These are two financially feasible 

segments and I have seen professional office spaces and multifamily developments within the 

past 24 months (retail space is currently not feasible unless it has excellent location appeal with 

high traffic counts; but it is getting closer). I would expect feasibility for the subject property 

given the low vacancy rates and increased rental rates over the last 12-24 months.  

 

Future new development within City limits includes the Havasu Foothills with 373 residential lots 

at the beginning of 2017 (several additional Havasu Foothills phases are currently under 

construction and Havasu Foothills Phase II has plans for development within the next 12-18 

months. The Lizards Trail development will start infrastructure improvements in 2017 and 97 

residential lots in 2018. The Window Rock development will start construction of infrastructure 

in 2017 and 118 residential lots in 2018. The View Point Estates will have roughly 298 sites. The 

Havasu Riviera residential development has begun selling several phases. The North Pointe 

Estates subdivision recently added an additional 42 lots as well. A 124-room Homewood Suites is 

also in the pipeline. A continuing care retirement community with 79 independent senior-living 

units was previously finished back in 2019, which also consisted of 50 assisted-living units and 

13 memory care units.  

 

I note the catalyst project funded by the City and Lake Havasu City Planning and Economic 

Development is in the pipeline (actual time of construction is not yet determined) and will be 

some type of retail/restaurant uses adjacent to the west of the subject property. I would expect this 

project to be underway within the next 1-3 years, although it is still uncertain. Another parcel 

within the Uptown McCulloch District is anticipated to be developed as some type of co-op 
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(professional office with some retail uses). The actual time of development for this project is also 

unknown, although it appears the project may begin construction within the next 12 months. 

 

The overall LHC market area has been steady increases over the past several years for the 

residential and commercial sectors with several new commercial construction projects and 

subdivision projects underway. From a micro economic standpoint from the recent data over the 

last 12-18 months detailed on the previous pages, I expect the LHC market area to continue to 

steadily increase for the foreseeable future. The LHC market area has seen market increases and 

overall employment rates and City revenues have remained stable to slightly increasing and 

building permits also remain increasing year over year. I expect relatively stable to slightly 

increasing market conditions within the overall LHC for the foreseeable future. 
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MARKET AREA ANALYSIS 

Area Description & Boundaries

 
Area & Property Use Characteristics

Up Dn

Location Urban X Suburban Rural Population Trend X
Build Up X Over 75% 25% to 75% Under 25% Employment Trend X
Built  Up Fully Dev. Rapid Steady X Slow Personal Income Level X
Property Values X Increasing Stable Declining Retail Sales X
Demand/Supply Shortage X In Balance Over Supply New Construction X
Vacancy Trend Increasing X Stable Declining Vacancy Trend X
Change in Economic Base Likely X Unlikely Taking Place Rental Demand X

Land Use Trends

Present Land Use Under In Bal.O ver Vacancy

65% 1 Family X 5%
8% Retail X 8%
5% Multifamily X 5%
7% Office X 8%

10% Industrial X 8%
5% Vacant X

100%

Change in Land Use Likely

Not Likely X
Taking Place

 
Adjacent Property Use

Adjacent property uses include single family residential uses to the south and west of subject and a RV retail use (C-2/PD 

RV) to the immediate north of subject. To the east are industrial flex type uses. There are no characteristics that would 

negatively affect the marketability of the subject property. The subject site conforms well within the LHC market area.

The subject is located in the northwestern part of Lake Havasu City. The larger market area is the LHC market. Based upon 

the different geographical areas within the city as def ined by the MLS, this is a northern Lake Havasu City neighborhood. 

The immediate neighborhood boundaries extend from Kiowa Blvd to the north, Industrial Blvd to the south, London Bridge 

Rd to the west, and Lake Havasu Ave to the east. The neighborhood trends and characteristics are summarized below and 

are based upon the larger Lake Havasu City market area over the past 12-18 months.

Stbl

Supply/Demand

Land uses in the neighborhood consist of primarily industrial   

f lex, retail, warehouse, storage properties as well as single 

family residential uses to the south and west. The subject 

parcel has good traffic exposure and visibility located on the 

LHC market area's major arterial (HWY 95). There are no 

external conditions that would have an adverse impact on the 

marketability of the subject property.

65%
8%

5%

7%

10%
5%

Land Use

1 Family Retail Multifamily

Office Industrial Vacant
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FIGURE 15 SUBJECT AERIAL MAP 
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Property Description 
The following description is based on our property inspection, assessment records, MLS and 

LoopNet data, and interviews with property owners and market participants. 

SITE 

Location: 2801 Highway 95, Lake Havasu City, Mohave County, AZ 86406 

Current Use of the 

Property: 

Vacant Land 

Site Size: Total: 10.29 acres; 448,232 square feet  

Usable: 10.29 acres; 448,232 square feet 

See PD for zoning setbacks, buffers, and deceleration lane from Hwy 95 

that decreases the overall building pad area to 7.68 acres (see following 

page for details regarding the developable area of the site with and 

without the ordinance in place.  

Shape: Rectangular  

Frontage/Access: 

 

The subject property has legal access from Highway 95 per LHC 

development services (curbs are currently not cut). There is access along 

a cul-de-sac along the southern property line of the site, but this 

ingress/egress is not allowed for any commercial type use (Per LHC 

Planning and Zoning Department). 

Frontage as follows:  

• Highway 95: approximately 917 ft 

The site has an average depth of approximately 489 ft. It is not a corner 

lot. 

Visibility: Good 

Good traffic exposure and visibility along Highway 95. 

Topography: Sloping 

The site has areas of slope which will require grading and exporting dirt 

to reach the 570 ft elevation level required by the PD in place. 

Soil Conditions: The soil conditions observed at the subject appear to be typical of the 

region and adequate to support development. 

Utilities: 

 

Electricity: To property line. 

Sewer: To property line 

Water: To property line 

Natural Gas: Available 

Underground Utilities: To property line. 

Site Improvements: • Street Lighting: None 

• Sidewalks: None, asphalt bike path along the eastern property 

line noted. 
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• Curb and Gutter: Yes, CC Curb and Gutter along Hwy 95 

• Landscaping: none noted 

Flood Zone: The subject is located in an area mapped by the Federal Emergency 

Management Agency (FEMA). The subject is located in FEMA flood 

zone X, which is not classified as a flood hazard area. 

FEMA Map Number:  04015C5938G  

FEMA Map Date:  November 18, 2009 

Wetlands/Watershed: No wetlands were observed during our site inspection. 

Environmental Issues: 

 

There are no known adverse environmental conditions on the subject 

site. Please reference Limiting Conditions and Assumptions. 

Encumbrance / 

Easements: 

There are no known adverse encumbrances or easements. Please 

reference Limiting Conditions and Assumptions. 

Site Comments: Per an interview with local developers, the subject will require 

significant exporting of fill dirt costs (exporting dirt likely needed) with 

a 570 ft level elevation building pad requirement by the PD in place 

which would set the pad below Hwy 95 street level. The parcel has good 

traffic visibility and exposure along Hwy 95. The site has areas of 

moderate slopes and sits below street level with all utilities to the 

property line. There are no external conditions noted that are anticipated 

to create obsolescence. 

The ordinance requires limiting the windows on the building, which is 

hard to quantify if there would be any functional obsolescence to the 

land due to this restriction but having that restriction will certainly have 

an impact on a buyers decision. Most C-2 uses don't need multi-stories, 

so a height restriction will not likely have a significant impact to site 

development but limiting windows on the south and west side of the 

building will create a structure that is different than most C-2 uses would 

otherwise desire. This has been considered in the analysis.. 
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ADDITIONAL CONSTRUCTION COST ESTIMATES FOR PD ORDINANCE IN 

PLACE 

The subject has development costs for grading, exporting dirt, a 10 ft high block wall along the 

southern and western property line, and additional landscape needed per the PD. We have 

interviewed local developers to get estimated costs for these items. These are detailed below. 

Grading & Exporting Dirt: 

The ordinance requires the building pad to be at be at 570'. Assuming 3:1 slopes from the Hwy 

down to the pad elevation (16ft drop); this will require approx. 50,000-60,000 yard export for the 

dirt. That is expected to cost between $10 and $12 per yard (per interviews with local 

developers), but the cuts required for the mass grading will be done; effectively reducing the cost 

of the remaining grading. Assuming the $10/yard; the total export cost will be roughly $550,000; 

but it will reduce the remaining grading by around $100,000 to $120,000; therefore, the impact 

from this ordinance is closer to $430,000 to $450,000 on overall development costs for grading 

and exporting dirt. We have reconciled to a grading and exporting additional cost due to the 

ordinance in place at roughly $450,000. 

 

10 ft High Block Wall Along the Southern and Western Property Lines: 

The other major impact is the required screen walls. The zoning ordinance requires a 10ft good 

quality masonry screen wall that will equate to roughly 1,250 linear feet of a 10ft screen wall; or 

roughly 12,500 square feet (approx. $562,500). Jeff Gilbert, the owner of Masonry and More in 

LHC quoted current costs of around $45/SF for this type of wall, including footings. In addition, 

because the walls must be built inside of the buffer line, roughly 1.50 acres of the site becomes 

unusable. This $562,500 cost is taken into account as an additional cost due to the ordinance. 

In addition, the site has 2-3 Phase II environmental monitoring wells on the west portion of the 

site (within the required buffer area (estimated at roughly 20x500 ft within the buffer area along 

the west property line). The monitoring well area is still part of the sloped areas along the 

property lines to the south and west due to development of the site; there is no additional loss of 

developable area; however, we do note the risk associated with environmental monitorization and 

an adjustment between 2-5% is warranted within the sales analysis (a developer would likely 

believe there is some risk associated with these monitoring wells when comparing the subject to a 

similar site without this issue). The site has been cleaned up and there are no known 

environmental conditions noted (see General Assumptions and Limiting Conditions). 

 

Landscape regulations: 

The other direct ordinance impact is the requirement for upgraded and specific landscaping. 

Assuming the ordinance was not in place, a typical landscaping allowance would be around 

$75,000. Per our interview with local developers, I would estimate this ordinance creates around 

$30,000 to $80,000 in additional costs (additional trees, larger trees, additional irrigation). We 

have reconciled to an additional landscape cost at roughly $50,000. 

 

ADOT Access from Hwy 95: 

The other unique conditions the site has, whether the ordinance is in place or not, is the potential 

for ADOT access. Per our interview with local developers, ADOT is likely going to require the 

access to be on the south side of the site to create as much separation from the existing stop light 

intersection at Kiowa as possible. It is unlikely they will allow for more than 1 point of ingress 
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and egress to the Hwy. Also, it will require 6-8 months to get guidance from ADOT (holding up 

construction start date) to get answers on what they will require. They are most likely going to at 

least require a deceleration lane; and this could easily be a $300,000 to $450,000 additional cost; 

also, there is uncertainty of potentially also requiring an acceleration lane, and potentially even 

some type of median. We have estimated this cost to be on the higher end of the range at 

$450,000 after considering the uncertainty and the length of time it will take to get ADOT 

approval. Adjustments to sales that do not require additional access has been taken into 

consideration.  

 

Total Cost Estimate/Ordinance Expenditure 

These total additional costs from the grading/exporting dirt, landscape, and block wall add to 

approx. $1,062,500 ($450,000 exporting dirt, $562,500 block wall, and $50,000 landscape). A 

developer would do their due diligence regarding these costs and the likelihood the ordinance 

could be removed with a zoning change prior to purchasing a similar property. We believe there 

is roughly a 50% chance the ordinance could be removed completely with a zoning 

application/change to C-2. For this reason, we have given the expenditures above a deduction of 

50% given the risk for a total expenditure of $531,250 to be used as a bottom line adjustment 

within the sales analysis.  

 

Current Site Size with PD in Place: 

    10.29 Gross Acres 

    1.56 Ac Setbacks & Buffer Areas 

          An estimated 20x500 ft unusable area due to 2-3 monitoring wells in place along the 

northwestern property line. The monitoring well area is still part of the sloped areas along the 

property lines to the south and west due to development of the site; no additional decrease in 

usable area due to the monitoring wells. 

    .86 Ac Slope Down to pad for deceleration lane 

          A recent interview with local developers indicated that there would need to be roughly a 

50-foot setback along the from property line along Hwy 95 for a deceleration lane due to the 

lower elevation change to the building pad. If the elevation change to the pad was changed or 

revised, the setback will also likely change as a result. 

    .19 Ac setback along N Property Line 

    Approx. 7.68 Ac Building Pad 

 

Net Usable Area with NO PD in place (Hypothetical ‘as is’ value):  

    10.29 Gross Acres 

    .34 Ac Slope Down to pad for deceleration lane 

           This area changes from .86 to roughly .34 due to a higher overall elevation for the building 

pad if the PD Ordinance was removed (the slope down to the pad would be less, and therefore the 

width of the deceleration area would also be 40% of the 3 to 1 slope for access (.86 acres). 

    .19 Ac setback along N Property Line 
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    .78 Ac - 50% of the buffer area would be slopes due to development/grading with the other 

50% being usable area 

    Approx. 8.98 Ac Building Pad (10.29 ac-.19 ac-.34 ac-.78 ac) 

Total Net Usable Area Decrease Due to PD in Place: 

    1.30 Ac (8.98 ac – 7.68 ac) 

With 

Ordinance

Without 

Ordinance

buffer area 1.56 0.78

setback area 0.00 0.00

monitoring well area (part of buffer 

area) 0.00 0.00

3 to 1 slope for access 0.86 0.34

N prop line setback 0.19 0.19

Non-buildable Area 2.61 1.31

Gross Site Size 10.29 10.29

Developable Area (6.07 Ac bld pad) 7.68 8.98

Total Difference 1.30

Usable Area Difference Table

 

We note the usable area of the property is decreased by 2.61 acres due to the ordinance in place 

and there is a difference between 1.30 acres between developable area with and without the 

ordinance. This 1.30 acres of developable area is taken into consideration within the analysis and 

is deducted from the Hypothetical ‘as is’ value to reach the Current ‘as is’ value of the property 

with the ordinance in place (1.30 acres x $5.81 per SF = $328,876). See Sales Approach 

Reconciliation for more details. 
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FIGURE 16 SITE SIZE WITH ORDINANCE IN PLACE                  
 

 
 



MH2023-061             2801 Hwy 95 VL 

Harlow Appraisal Services  Page 48 

FIGURE 17 ASSESSOR PARCEL MAP                  
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FIGURE 18 FLOOD MAP                  
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Zoning 
LAND USE CONTROLS 

Zoning Code C-1/PD 

Zoning Description Limited Commercial, Planned Development Overlay 

Zoning Density/FAR See Addendum 

Actual Density of Use See Addendum 

Current Use Legally 

Conforming 

The subject is legal and conforming use. 

Zoning Change 

Likely 

A zoning change is likely.  

Per an interview with Jeff Thuneman, C.B.O., Development Services 

Director, Lake Havasu City, the subject could be re-zoned to C-2 

through the re-zoning process. This is being considered by the City as a 

possible zoning code for the site if the future owner applied for this type 

of change through the re-zoning process. The most likely zoning is       

C-2PD per our interview with the client. The current ‘as is’ market value 

of the subject has been analyzed based upon this C-2 PD and a 

hypothetical ‘as is’ value has been considered based upon the C-2 zoning 

for these reasons.  

Set Back Distance See Addendum for zoning specifics 

Side Yard Distance See Addendum for zoning specifics 
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Zoning Comments 

 

The current zoning code for the subject is C-1 PD. This district (C-1) is 

intended to provide for a limited range of smaller scale commercial 

activities that may often be oriented toward automobile access and 

visibility from arterial streets, but that also allow and encourage 

nonvehicular connectivity and walkability between the permitted uses.  

The Planned Development restricts the site development to some degree 

regarding additional setbacks, buffer zone, and a perimeter wall needed 

along with other regulations given the proximity to the SFR homes. See 

the following pages and Addendum for more details. These restrictions, 

additional setbacks and buffer zones, and building requirements are 

given consideration within the analysis of this report; however, given our 

interview with Lake Havasu City Development Services (Jeff 

Thuneman), the site is likely to be re-zoned to C-2 with the PD 

restrictions in place. This is given consideration in the analysis as the 

Development Services Department is stating this is a potential and likely 

zoning change and would allow this zoning with a re-zoning application. 

The current 'as is' market value has this zoning in place (C-2PD) as this 

is the most likely zoning for the site upon the sale. Given the likelihood 

of the C-2PD zoning code based upon our interview with the client, this 

does not warrant an extraordinary assumption and is used in the analysis 

of the current 'as is' market value of the site. 

Please refer to the Addendum for details of the existing zoning 

regulations per the Lake Havasu City Planning & Zoning Department 

and Lake Havasu City Council Ordinance No. 08-936 for additional 

requirements pertaining to planned development for subject property.  
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FIGURE 19 PLANNED DEVELOPMENT ZONING ORDINANCE                  
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FIGURE 20 SALE NOTICE FROM LHC  
WITH ADDITIONAL SALES TERMS AND CONDITIONS                 
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FIGURE 21 ZONING MAP                  

 

 
(See Zoning Section and HBU for most likely zoning code upon sale) 
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FIGURE 22 GENERAL PLAN                  
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HIGHEST AND BEST USE 
Introduction 

The purpose of the highest and best use analysis is to determine the optimal use of the subject 

parcel "as vacant". The purpose of the "as vacant" analysis is to determine if the site should 

be developed, and if so, with what use the site should be developed.   

The definition of Highest and Best Use is defined in the Dictionary of Real Estate Appraisal, 

Fifth Edition, 2010 as follows: 

“The reasonably probable and legal use of vacant land or an 
improved property that is physically possible, appropriately 
supported, financially feasible, and that results in the highest value. 
The four criteria the highest and best use must meet are legal 
permissibility, physical possibility, financial feasibility, and maximum 
productivity. Alternatively, the probable use of land or improved 
property—specific with respect to the user and timing of the use—
that is adequately supported and results in the highest present 
value.” 

Highest and best use is often looked upon as a sifting out process. Many uses can be 

eliminated from reasonably probable consideration by investigating legal permissibility and 

physical possibility. After analyzing legal permissibility and physical possibility, an analysis 

of the financial feasibility and maximum profitability of a site further winnow down the most 

likely candidates for the highest and best use of a site.  Typically one is left with one or 

several reasonably probable uses for a site before determination of which use may be 

maximally productive. 

The Appraisal Institute has suggested limitations in its code of Professional Ethics as to what 

may be considered in an appraisal assignment and its corresponding effect on the highest and 

best use conclusion of a parcel.  It is deemed unethical to agree to provide or provide a 

service (appraisal, appraisal review, appraisal consulting, or real property consulting) that 

includes a hypothetical condition, unless: a) the use of the hypothetical condition is clearly 

required for legal purposes, for purposes of reasonable analysis, or for purposes of 

comparison; and b) the use of the hypothetical condition results in a credible analysis; and c) 

the Member complies with the applicable disclosure requirements set forth in USPAP for the 

hypothetical conditions. We have NOT employed hypothetical conditions or extraordinary 

assumptions for the value scenarios requested.  
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Highest and Best Use of a Site As Though Vacant 
The definition of Highest and Best Use of land or a site as though vacant is defined in the 

Dictionary of Real Estate Appraisal, Fifth Edition, 2010 as follows: 

“Among all reasonable, alternative uses, the use that yields the highest 
present land value, after payments are made for labor, capital, and 
coordination.  The use of a property based on the assumption that the 
parcel of land is vacant or can be made vacant by demolishing any 
improvements.” 

The following analysis presents our estimation of the physically possible, legally permissible, 

financially feasible, and maximally productive use of the subject site. 

 
1. Permissible Use. The most likely legally permissible use for the subject property is a 

retail type use. The Planned Development restricts the site development to some degree 

regarding additional setbacks, buffer areas, and a perimeter wall needed along with other 

regulations given the proximity to the SFR homes. See the following pages and 

Addendum for more details. These restrictions, additional setbacks and buffer areas, and 

building requirements are given consideration within the analysis of this report when 

considering additional development costs and the overall building pad area of the site; 

however, given an interview with Lake Havasu City Development Services (Jeff 

Thuneman), the site is likely to be re-zoned to C-2 with the PD restrictions in place and 

the additional sales terms and conditions in place as well (36 months to obtain a building 

permit for the structure and 72 months to obtain a C of O). This is given consideration in 

the analysis as the Development Services Department is aware of the potential zoning 

change and would allow this with a re-zoning application, per our interview.  

We also note a potential zoning change to C-2 without the PD in place is also under 

consideration with LHC per our interview with Planning and Zoning (not 100% 

guaranteed). This would significantly change the development of the site (larger building 

pad size and lower development costs) and has also been considered in the analysis 

(hypothetical ‘as is’ value) given the intended use and intended user of the appraisal 

report (Per our interview, LHC is not 100% sure as to how they would like to proceed 

with the zoning code for the site at this time). 

The Development Services Department stated the C-1 PD was for a retail type use. 

Currently, the subject is zoned C-1/PD: Limited Commercial, Planned Development 

Overlay. It is intended to provide for a limited range of smaller scale commercial 

activities that may often be oriented toward automobile access and visibility from arterial 

streets, but that also allow and encourage non-vehicular connectivity and walkability 

between the permitted uses. The General Plan calls for a commercial mixed use type 

development. The site is not likely to be re-zoned to R-1, per LHC Development 

Services. Given the likely C-2/PD zoning change and the current terms and conditions of 

the sale (the site has to be developed within 72 months with building permits within 36 

months; this restricts the site to one large development and cannot be split into several 

smaller sites and sold off separately) and surrounding land uses, a retail type use is most 

likely (a similar retail type use is also likely if the zoning were to be changed to C-2).  

 

2. Possible Use. The subject is 10.29 gross acres and approx. 6.07 of building pad area 

given the PD in place, rectangular in shape, has utilities to the property line, and has 

sloping topography (not adverse). The setback to the west of 35 feet and the 50 ft buffer 
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and an additional 100 ft building setback are taken into consideration; these setbacks 

decrease the overall building pad size to approx. 6.07 acres (see Site Size Sketch within 

the Site Description section on the previous pages). Given the terms and conditions of the 

Notice of Sale on the previous pages, the site has to have building permits pulled within 

36 months and a C of O obtained within 72 months of purchase of the site or the site 

reverts back to the City (see Notice of Sale for more details). This rules out any 

subdivision and sell-off of the sites; the site must be used as one developable property. 

The parcel is large enough to accommodate a number of different uses. There are no 

physical conditions that limit the use potential of the subject parcel. It would be 

physically possible to accommodate most general commercial type uses. Given the terms 

and conditions of sale in place which states the buyer of the site will have 36 months to 

pull all building permits and have a C of O within 72 months, otherwise the site reverts 

back to the city, the land is best utilized as one large developable site. The site could be 

split into roughly 5 total sites of roughly 1.50-2.00 acre in size; however, the terms and 

conditions of the sale (and additional developer costs and development analysis from 

recent interviews with local developers (see letter of transmittal for details)) restricts this 

type of use by stating the site must be developed within 72 months and permits pulled 

within 36 months of the purchase, which leads to the most likely buyer of the site being a 

single user. Per our most recent interview with local developers, subdividing the sites is 

also not likely given the large deceleration and potential acceleration lanes from Hwy 95 

that would possibly be required upon development. The sloping topography and 

ingress/egress (deceleration lane) from Hwy 95 does create additional site costs but given 

the limited supply of C-2 zoned parcels with good location appeal and traffic exposure in 

the LHC market area, it is still feasible to develop as a retail type use. Given the size and 

physical characteristics of the site, the good location appeal being near the center of town 

with good traffic exposure and visibility, the likely future zoning (C-2 PD), and 

surrounding land uses, a single retail type use is most likely. A similar retail type use is 

most likely if the zoning were to be changed to C-2 (hypothetical condition) and the PD 

removed from the development of the site. 
 

3. Feasible Use. The subject parcel is currently feasible to build a retail type use. The 

location appeal is good with good traffic visibility and exposure from Hwy 95 (currently 

no direct access). Newer good quality retail units with good location appeal, good traffic 

exposure, and lower FAR (additional parking) are currently being leased for roughly 

$2.00-$3.00/sf NNN depending upon the type of build-out (450 Lake Havasu Ave being 

one example) and size of the unit. Recent improved sales have been reviewed to analyze 

the amount of external obsolescence for different improvement types, and the external 

obsolescence has been decreasing over the past several years and there is currently no 

external obsolescence for retail type improvements although we note given the rising 

mortgage interest rates and construction costs, feasibility is becoming less. Office and 

retail type units are currently at or near equilibrium with vacancy rates near 5-8% for 

good quality type space. Based upon market extracted data, vacancy rates, and rental 

rates, we believe it is currently feasible to construct a retail type improvement at this 

time. 
 

4. Maximally Productive. The maximally productive use at this time, “as if vacant and 

unimproved” would be to develop as a retail type use that would take advantage of the 

high traffic counts being on a main arterial with good traffic exposure and visibility (for 

the ‘as is’ condition and the hypothetical ‘as is’ condition of the property). The future 

ideal improvements would likely be a one or two-story retail building with good Class D 

or Class C construction with a FAR between 10-25%, or roughly 26,400 SF up to 66,100 
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SF. The site would have at least a 10% ratio of landscaping (higher given the PD in 

place) with concrete paved parking that provides at least 3.5 to 5 spaces per 1,000 SF of 

GBA, depending upon retail components of the use. The most likely buyer of the subject 

‘as if vacant’ would be an owner user (for the ‘as is’ condition and the hypothetical ‘as is’ 

condition of the property). *Note: The planned development of the subject property must 

comply with the terms and conditions of sale and the conditions established by LHC 

Mayor and Council Ordinance No. 08-936 and must be reviewed and approved by the 

LHC Planning Commission (See addendum for development conditions). 
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VALUATION METHODOLOGY 
Three basic approaches may be used to arrive at an estimate of market value. They are: 

1. The Cost Approach 

2. The Income Approach 

3. The Sales Comparison Approach 

Cost Approach 

The Cost Approach is summarized as follows: 

Cost New 

- Depreciation 

+ Land Value 

= Value 

Income Approach 

The Income Approach converts the anticipated flow of future benefits (income) to a present value 

estimate through a capitalization and or a discounting process. 

Sales Comparison Approach 

The Sales Comparison Approach compares sales of similar properties with the subject property. 

Each comparable sale is adjusted for its inferior or superior characteristics. The values derived 

from the adjusted comparable sales form a range of value for the subject. By process of 

correlation and analysis, a final indicated value is derived. 

Final Reconciliation 

The appraisal process concludes with the Final Reconciliation of the values derived from the 

approaches applied for a single estimate of market value. Different properties require different 

means of analysis and lend themselves to one approach over the others.  

Analyses Applied 
A cost analysis was considered and was not developed because the subject is vacant land and the 

cost approach is not relevant. 

A sales comparison analysis was considered and was developed because there is adequate data 

to develop a value estimate and this approach reflects market behavior for this property type. The 

sales approach is given some consideration in the final reconciliation of value.    

          

An income analysis was considered and was not developed because as the subject is not an 

income producing property and this approach does not reflect market behavior for this property 

type given the current condition of sale in place for the subject site. 
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LAND SALES COMPARISON APPROACH 

The Sales Comparison Approach is based on the premise that a buyer would pay no more for a 

specific property than the cost of obtaining a property with the same quality, utility, and 

perceived benefits of ownership.  It is based on the principles of supply and demand, balance, 

substitution and externalities. The following steps describe the applied process of the Sales 

Comparison Approach. 

 

• The market in which the subject property competes is investigated; comparable sales, 

contracts for sale and current offerings are reviewed. 

 

• The most pertinent data is further analyzed and the quality of the transaction is 

determined. 

 

• The most meaningful unit of value for the subject property is determined. 

 

• Each comparable sale is analyzed and where appropriate, adjusted to equate with the 

subject property.  

 

• The value indication of each comparable sale is analyzed and the data reconciled for a 

final indication of value via the Sales Comparison Approach. 

Comparables 
We have researched several vacant land sales dating back several years and have selected the 

seven comparables that are the most similar to the subject and bracket the critical elements of 

comparison for this analysis; these are documented on the following pages followed by a location 

map and analysis grid. All sales have been researched through numerous sources, inspected and 

verified by a party to the transaction, when possible.  

 

FIGURE 23 COMPARABLE VACANT LAND SALES TABLE 

Comp Address Price Date Price Per 

Land SF

Zoning Days on 

Market

Acres

Subject 2801 Highway 95 TBD TBD TBD C-2 (see 

HBU)

TBD 10.29

1 3630 N Hwy 95 $610,000 11/29/22 $5.51 C2-H 0 2.54

2 6701 Hwy 95 N $1,650,000 7/11/22 $4.21 C2/PD 174 9.00

3 145 Park Ave $1,150,000 7/13/21 $13.13 C-2/PD 10 2.01

3 Lake Havasu City $1,150,000 $0 $572,139.30 2.014 2382 E Hyde Park Ave $1,200,000 12/28/21 $4.59 C2-H See 

Comments

6.00

5 0 Showplace Ave $895,000 8/25/21 $4.56 C-2/PD 234 4.50

6 APN 120-56-001 $500,000 8/28/20 $3.00 C-1 See 

Comments

3.83

7 APN 120-56-002 $3,000,000 3/16/20 $3.85 RMH 0 17.91
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ID 2457 Date 11/29/2022

Address 3630 N Hwy 95 Price $610,000

City Lake Havasu City Price Per Land SF $5.51

State AZ Financing Cash Sale

Tax ID 120-05-198 Property Rights Fee Simple

Grantor NDS LLC Days On Market 0

Grantee GCS Harley LLC Sale Data Source Mohave County 

Assessor/WardexMLS/

Realist

Legal Description Lengthy Legal Sale Verification Source Luke Still

Prior Sale Past 3 Yrs None Sale Verification Phone (702) 349-3717

Acres 2.54 Topography Slightly Sloping

Land SF 110,642 Zoning C2-H

Road Frontage Yes Flood Zone AE

Shape Irregular (not adverse) Encumbrance or None Noted

Utilities To Property Line Environmental Issues None Noted

Land Comparable 1

2.54 acre parcel with good access and visibility from Hwy 95.  Some areas of slope and majority of parcel is 

in FEMA Zone AE. 100% all cash transaction, 0 days on market, arm's length transaction per primary 

source Luke Still.  $240,157/per acre or $5.51/Sf.

Comments

Transaction

Site
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ID 2269 Date 7/11/2022

Address 6701 Hwy 95 N Price $1,650,000

City Lake Havasu City Price Per Land SF $4.21

State AZ Financing Cash Sale

Tax ID 120-49-001A Property Rights Fee Simple

Grantor 10 Acre LLC Days On Market 174

Grantee 38 Olympic Hills LLC Sale Data Source Mohave County 

Assessor/Monsoon

Legal Description Lengthy metes & bounds Sale Verification Source Jessica Eidson

Prior Sale Past 3 Yrs None Sale Verification Phone (928) 208-7127

Acres 9.00 Topography Mostly Level-Rough 

Land SF 392,040 Zoning C2/PD

Road Frontage Yes Flood Zone AO

Shape Irregular Encumbrance or None Noted

Utilities To Property Line Environmental Issues None Noted

Comments

Land Comparable 2

Site

Transaction

10.26 acre vacant lot on corner of London Bridge Rd and Highway 95(good visibility). Property is 

triangular in shape and rough graded. Total usable area closer to 9.00 acres. This has been used to 

calculate the $/sf sales price above. Property was on market adequate period of time and sold in a 100% all 

cash, arm's length transaction for $155,367/acre.  No atypical terms or conditions noted and no prior sales 

in the last 3 years.
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ID 1629 Date 7/13/2021

Address 145 Park Ave Price $1,150,000

City Lake Havasu City Price Per Land SF $13.13

State AZ Financing Cash Sale

Tax ID 107-78-004 Property Rights Fee Simple

Grantor Surf Thru Inc Days On Market 10

Grantee C2LH LLC Sale Data Source Aff of Value Fee 

Legal Description Lot 4, Park Avenue 

Subdivision, Section 15, 

T13N, R20W, Lake 

Havasu City, Mohave 

County, AZ

Sale Verification Source Mike Dagon

Prior Sale Past 3 Yrs See Comments Sale Verification Phone 928-716-0101

Acres 2.01 Topography Sloping

Land SF 87,555 Zoning C-1 Limited Commercial

Road Frontage 328 ft Flood Zone X

Shape Irregular (not advese) Encumbrance or None Noted

Utilities City water & sewer Environmental Issues None Noted

Transaction

Land Comparable 3

2.01 acre C-1 Limited Commercial vacant land which is on main arterial corner of Park Ave and Hwy 95 .  

Property originally listed for $1,200,000 and  sold in an all cash transaction for $1,150,000 on 7/13/2021 after 

10 days on market per Affidavit of Value Fee #2021056264, FlexMLS#1013062.  The property also sold 

10/19/2018 for $1,100,000, 100% cash sale and was on the market for an adequate period  of 56 days per  

FlexMLS#1002003.  The increase in sales price is due to increasing market conditions since that time.  No 

other prior sales found within the last 3 years.

Site

Comments
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ID 2458 Date 12/28/2021

Address 2382 E Hyde Park Ave Price $1,200,000

City Lake Havasu City Price Per Land SF $4.59

State AZ Financing Cash Sale

Tax ID 120-05-144 Property Rights Fee Simple

Grantor REVOCABLE Days On Market See Comments

Grantee Milestone Mohave 1 LLC Sale Data Source Mohave County 

Assessor

Legal Description Lengthy Metes & Bounds Sale Verification Source Luke Still

Prior Sale Past 3 Yrs None Sale Verification Phone (702) 349-3717

Acres 6.00 Topography Mostly Level, Some 

Land SF 261,360 Zoning C2-H

Road Frontage Yes Flood Zone X

Shape Irregular (not adverse) Encumbrance or None Noted

Utilities To Property Line Environmental Issues None Noted

Comments

6 acre parcel with good access and visibility from Hwy 95. 100% all cash Non-MLS transaction 

($200,000/per acre or $4.59/Sf.). Per market area developer Luke Still transaction was arm's length and no 

atypical terms or conditions noted.(Aff#2021096415). ATOS HBU was for future storage facility 

development.

Site

Transaction

Land Comparable 4
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ID 1717 Date 8/25/2021

Address 0 Showplace Ave Price $895,000

City Lake Havasu City Price Per Land SF $4.56

State AZ Financing Seller Carryback

Tax ID 120-55-005 Property Rights Fee Simple

Grantor Lakeside Development 

LLC

Days On Market 234

Grantee Showplace Storage LLC Sale Data Source MLS/Assessor

Legal Description Lot 5, Tract 2395, Sec 4, 

T14N, R20W, Lake 

Havasu City, Mohave 

County, AZ

Sale Verification Source Aff of Value 

#2021067230 , 

MLS#1014654

Prior Sale Past 3 Yrs None Sale Verification Phone 928-275-8040

Acres 4.50 Topography Mostly Level

Land SF 196,020 Zoning C-2/PD

Road Frontage Approx 382 ft Flood Zone X & AO

Shape Trapezoidal Encumbrance or None Noted

Utilities City water & sewer Environmental Issues None Noted

Land Comparable 5

Transaction

Site

Comments

Just north of Walmart and across street from airport, 4.5 ac C-2/PD zoned lot listed 1/22/2021 and closed 

8/25/2021 for $895,000 per FlexMLS/Monsoon#1014654 and affidavit of property value.  Arm's length 

transaction, no atypical terms noted,  $451,500 down payment with Seller Loan (Carryback) per Affadavit 

of Property Value Fee #2021067230. Approx 0.11 acres of parcel on west side is in a FEMA defined flood 

zone AO; this is common for the LHC area. Comment on prior sale: 3/11/2022 per affidavit of value 

#2022016140 portion of parcel (approx. 0.74 acres, APN 120-55-005A) was purchased for $147,649 in a 

100% all cash transaction.
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ID 1481 Date 8/28/2020

Address APN 120-56-001 Price $500,000

City Lake Havasu City Price Per Land SF $3.00

State AZ Financing Cash Sale

Tax ID 120-56-001 Property Rights Fee Simple

Grantor Thomas Staben Days On Market See Comments

Grantee Michelle Jackson Bradley Sale Data Source See Comments

Legal Description Parcel A, Retail Centre 2, 

Sec 9, T14N, R20W, LHC, 

Mohave County, AZ

Sale Verification Source Affidavit of Value 

(#2020048892)

Prior Sale Past 3 Yrs None Sale Verification Phone --

Acres 3.83 Topography Sloping/some wash 

Land SF 166,835 Zoning C-2

Road Frontage 1,100 ft Flood Zone X & AO

Shape Rectangular Encumbrance or None Noted

Utilities To Property Line Environmental Issues None Noted

Parcel sold 100% cash. Property was not found on the local MLS(flex), DOM is unknown. The parcel has a 

gross area of 7.33 acres, but roughly 3.50 acres is within flood zone AO, a flood hazard area; significant 

amounts of fill dirt and retention areas are likely needed. The net usable area for the site is estimated at 

roughly 3.83 acres. This net usable area has been used within the $/sf and $/acre above. We attempted to 

confirm the sale with a primary source, Trent Timothy, Realty Executives, but he was unaware of the sale. 

This sale should be given less weight for this reason. . No prior sale or listings in the last 12 months were 

found.

Land Comparable 6

Transaction

Site

Comments
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ID 3480 Date 3/16/2020

Address APN 120-56-002 Price $3,000,000

City Lake Havasu City Price Per Land SF $3.85

State AZ Financing Seller Carry

Tax ID 120-56-002 Property Rights Fee Simple

Grantor Michelle Bradley Days On Market See Comments

Grantee Yenomom Havasu LLC Sale Data Source Assessor 

Legal Description Parcels B & C, Sec 9, 

T14N, R20W, Mohave 

County, AZ

Sale Verification Source See Comments

Prior Sale Past 3 Yrs See Comments Sale Verification Phone --

Acres 17.91 Topography Sloping/fill dirt needed

Land SF 780,160 Zoning RMH

Road Frontage 400 ft Flood Zone AO & X

Shape Irregular (not adverse) Encumbrance or None Noted

Utilities To property line Environmental Issues None Noted

Site

Comments

Property sold with seller carry terms, $600,000 down. The sale was not found on the MLS. This sale 

should be given less weight for this reason. Site has a large wash running through the middle of the site; 

fill dirt and large retention areas is most likely required prior to development. HBU is some type of 

residential mobile home type development. No prior sales in the last 12 months were found but we do note 

the subject appear to be pending as of 11/2/2023 for $4,00,000; this is per out interview with a local realtor, 

Luke Still, Keller Williams. Given this sale was not listed on the MLS and has not closed, this pending 

transaction is only used as one indication of increasing market conditions since the date of sale, which 

equates to roughly 7.5% annually.

Land Comparable 7

Transaction
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FIGURE 24 LAND SALES COMPARABLE MAP 
 

NORTH 
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Analysis Grid 

The above sales have been analyzed and compared with the subject property.  We have 

considered adjustments in the areas of: 

 

 Property Rights Sold 

 Financing 

 Conditions of Sale 

 Market Trends 

 Location 

 Physical Characteristics 

 

On the following page is a sales comparison grid displaying the subject property, the comparables 

and the adjustments applied.  The most applicable unit of comparison is this instance is a price 

per square foot.  The sales have been compared to the subject based upon a price per square foot 

comparison.  

 

Given the lack of ideal sales, we have also included a figure illustrating some of the most similar 

and pertinent listings.  The listings are helpful in supporting our exposure time estimate and 

determining an approximate ceiling value indication for the subject property.  

 

FIGURE 25 ACTIVE LISTINGS 
We were able to find one active listing that is overall superior to the subject property. This 2.87-

acre property is located at 421 N Lake Havasu Ave, Lake Havasu City, AZ and is currently listed 

for $2,500,000 or $783,972 per acre, or $18.00 per SF (MLS#1020995, DOM 570). The site is 

slightly sloping with good traffic exposure and visibility along Lake Havasu Ave. A slight 

upward adjustment for size (marginal utility) is warranted. A downward adjustment for overall 

size is needed (marginal utility) and a downward adjustment for ingress/egress is needed. Overall, 

based upon this listing, a ceiling value between $6.00-$8.00 per SF is most reasonable for the 

subject property. See sales abstract and adjustment grid for further analysis of the adjustments 

made.  
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FIGURE 26 SALES COMPARABLE ANALYSIS GRID 

Address

City

State

Date

Price

Land SF

Land SF Unit Price

Property Rights Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0% Fee Simple 0.0%

Financing Cash Sale 0.0% Cash Sale 0.0% Cash Sale 0.0% Cash Sale 0.0% Seller Carryback 0.0% Cash Sale 0.0% Seller Carry 0.0%

Conditions of Sale Normal 0.0% Normal 0.0% Normal 0.0% Normal 0.0% Normal 0.0% Normal 0.0% Normal 0.0%

Market Trends Through 5/25/2023 0.0%

Location

% Adjustment

$ Adjustment

Acres

% Adjustment

$ Adjustment

Topography

% Adjustment

$ Adjustment

Shape

% Adjustment

$ Adjustment

Utilities

% Adjustment

$ Adjustment

Weighting

Net Adjustments

Gross Adjustments

20.0%

$6.08 $6.84

52.0%

$5.27

45.0%

$5.30

5.0%

25.0%

-55.0%

20% 10% 10% 10%

53.0%5.0%

$5.25Adjusted Land SF Unit Price $6.56$5.79

11.0%

Lake Havasu City

$4.21

Avg

Adjusted Land SF Unit Price $5.51

Good Avg

$5.07 $4.50$5.00

Avg-Gd

$1.38

-$0.90

$2.07

3.83

-15%

0%

17.91

Sloping/wash 

areas/fill dirt

5%

Sloping/fill dirt 

needed

To property line

$0.22

$0.00

-30%

-$1.03

To property 

line

40%

0%

Trapezoidal

$0.00

Irregular (not 

adverse)

$0.22

5%

-20%

-$1.46

To property 

line

0%

$0.00

0%

55.0%

15%

20.0%

80.0%

20% 15%

To property line, 

ingress/egress 

needed from Hwy 95

Sloping/fill dirt 

needed

Rectangular

Sloping/monitoring 

wells

9.00 (bldg 

pad)

$0.00

0%

5%

$0.28

$0.00

$0.00

-20%

-$0.88

0%

To property line, 

ingress/egress 

needed from Hwy 95

To property 

line

TBD

7/11/20225/25/2023 11/29/2022

$1,650,000

20%

$13.13

87,555

$1,150,000

Conventional

Fee Simple

Transaction Adjustments

110,642

Comp 1

448,232

TBD $5.51

AZ

3630 N Hwy 95 6701 Hwy 95 

NLake Havasu City Lake Havasu 

CityAZ

392,040

Comp 2

$4.21

2801 Highway 95

AZ

Comp 3 Comp 4

Lake Havasu City

Comp 5

145 Park Ave 2382 E Hyde Park 

Ave Lake Havasu 

CityAZ

12/28/2021

AZ

0 Showplace 

Ave

AZ

Lake Havasu 

City

7/13/2021

$1.10

Avg (crnr)

$2.21

50% -15%

0%

Irregular (not 

advese)

0%

$13.13$5.51

0.0% 5.0%

$4.42

-$1.10

-10%

2.54

-20%

$4.59

$14.58

-20%

-$1.46 $0.25

Mostly Level

-$0.44

-$2.92 -$0.50

Sloping/fill dirt 

needed

-10%

Mostly Level

2.01

Exc

-$2.19

$1,200,000

$4.59

261,360

To property line, 

ingress/egress 

needed from Hwy 95

Irregular (not 

adverse)

$0.00 -$1.01

0%

5%

4.50

60%

9.0% 17.0%

$3.85$3.00

166,835

$4.57

8/28/2020

$895,000

8/25/2021

Comp 7

780,160

AZAZ

Lake Havasu 

City

3/16/2020

$500,000 $3,000,000

Comp 6

APN 120-56-001

$3.85

Avg

$4.57

15.0%11.0%

Mostly Level

$0.00

Rectangular

-$0.51

0%

-10%

-20%

To Property line

60%

-12%

$3.04

10%

-10%

92.0%

$3.45

60%

196,020

-10%

Irregular (not 

advese)

$0.00

104.0% 147.0%

$0.50

6.00

Avg-Gd (crnr)

$2.70

-$0.61 -$0.52

APN 120-56-002

Lake Havasu 

City

$3.00

$610,000

Land Analysis Grid

Cash

Adjusted Land SF Unit Price

$0.00

Trapezoidal

10.29 Ac
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Comparable Land Sale Adjustments 

 

Property Rights  
The subject and all comparables are fee simple. No adjustments are needed.  

 

Financing  
Our value conclusion presumes a cash equivalent transaction. Any sales that had favorable 

financing, to either party, must be adjusted to reflect the cash equivalent sales price. All sales are 

either 100% cash transactions or cash equivalent transactions. No adjustments are necessary. 

Please see sale abstracts for additional details.  

 

Conditions of Sale  
No sales required an adjustment for the conditions of sale. All sales were sold under normal 

conditions with no atypical concessions or conditions noted. No adjustments are needed.  

 

Economic Trends  
Based upon historical sales and paired data, market conditions for vacant land similar to the 

subject parcel in the LHC market area have been steadily increasing over the past 12-24 months. 

Based upon market extracted data and market participant interviews, a market conditions 

adjustment of roughly .50-.75% per month is warranted over the last 12-18 months until the 

beginning of 2023, which has seen relatively stable market conditions due to increasing interest 

rates. Adjustments are made accordingly.  

 

Location  
The location adjustment takes into consideration the traffic exposure, visibility (road frontage), 

zoning, and use potential (timing of future use) of each site as it compares to the subject. The 

subject is located on Hwy 95 with good traffic exposure and visibility. Sales one, two, four, five, 

six, and seven have inferior location appeal being further from the center of town and upward 

adjustments are needed. Sale three is located near the center of town along Hwy 95 with good 

corner orientation along a stop light intersection and a downward adjustment is needed. Sale four 

is located slightly further from town along Hwy 95 when compared to the subject and a slight 

upward adjustment is needed. Sale one is also located further from the center of town along Hwy 

95 and an upward adjustment is required. The degree of the adjustments is based upon historical 

and paired sales for land sales near the regional mall when compared to other similar sites closer 

to the center of town (the further from the center of town, the lower the price per SF, all else 

being equal). Adjustments to each sale are made accordingly.  

 

Physical Characteristics  
Adjustments are needed for size for each of the sales. All of the sales, except for sale two warrant 

varying degrees of downward adjustments for size (the larger the size, the lower the price per SF, 

all else being equal). Adjustments are made based primarily from previous marginal utility 

studies conducted by this appraiser for commercially zoned land and paired and historical land 

sales.  

 
The subject parcel has sloping topography with ingress and egress (deceleration lane likely) 

required along Hwy 95. Sales one, four, six, and seven require upward adjustments for 

topography and sales two, three, and five require downward adjustments. Sales two, three, five, 

six, and seven require downward adjustments for differences in ingress/egress. The monitoring 



MH2023-061             2801 Hwy 95 VL 

Harlow Appraisal Services  Page 74 

well area is still part of the sloped areas along the property lines to the south and west due to 

development of the site; there is no additional loss of developable area; however, we do note the 

risk associated with environmental monitorization and an adjustment between 2-5% is warranted 

within the sales analysis (a developer would likely believe there is some risk associated with 

these monitoring wells when comparing the subject to a similar site without this issue). The 

amount of these two adjustments are based upon paired historical sales and market participant 

interviews (local developers) regarding the estimated development costs for ingress/egress along 

Hwy 95, and grading/fill dirt costs. Ingress and egress costs for the subject are estimated to range 

between $300,000-$450,000 (see Site Description section for more details). Grading costs are 

estimated at $25,000 per acre with total topography adjustments for each sale dependent upon 

total grading and fill dirt cost differences when compared to the subject. 
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Sales Comparison Approach Conclusion 
The adjusted values of the comparable properties shows a relatively narrow range from $5.25 to 

$6.84 per SF; the average is $5.87 er SF. The range is further narrowed by applying weight to the 

most similar sales (sales one and four). I have concluded to a value that is near the weighted 

average at $5.81 per square foot.  

 

Please refer to the Site Description section for details regarding the ordinance expenditures and 

the decrease in building pad size due to the setbacks and buffer areas required by the ordinance in 

place. 

 

Less LHC Ordinance Expenditures: -$531,250

Number of Comps: 7

Average: $5.87

Ranges & Reconciled Values

$6.84High:

$5.25Low:

One Million Seven Hundred Forty Thousand Dollars

$5.81

Current 'as is' Rounded:

$2,603,183

448,232

Reconciled Value/Unit Value:

Hypothetical 'as is' Indicated Value:

square footType of Unit Value:

$1,740,000

Subject Size:

Less Decrease in Building Pad Size Due 

to Setbacks and Buffer Areas (1.30 Ac): -$328,876

Hypothetical 'as is' Rounded: $2,600,000

Current 'as is' Reconciled Final Value $1,743,056

Weighted Average: $5.81
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Based on the Sales Approach, and taking into consideration the assumptions and limiting 

conditions contained herein, and presuming the subject has no adverse encumbrances or 

easements, the estimated Hypothetical Current ‘as is’ Fee Simple market value for the subject 

property as of May 25, 2023 has been estimated as follows: 

 

TWO MILLION SIX HUNDRED THOUSAND DOLLARS  

($2,600,000)*** 

          *Rounded to the nearest $10,000 

          **See Extraordinary Assumption 

          ***See Hypothetical Condition 

 

Based on the Sales Approach, and taking into consideration the assumptions and limiting 

conditions contained herein, and presuming the subject has no adverse encumbrances or 

easements, the estimated Current ‘as is’ Fee Simple market value for the subject property as of 

May 25, 2023 has been estimated as follows: 

 

ONE MILLION SEVEN HUNDRED FORTY THOUSAND DOLLARS  

($1,740,000)** 

          *Rounded to the nearest $10,000 

          **See Extraordinary Assumption 
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Final Reconciliation 
The process of reconciliation involves the analysis of each approach to value. The quality of data 

applied, the significance of each approach as it relates to market behavior and defensibility of 

each approach are considered and weighed. Finally, each is considered separately and 

comparatively with each other.  
 

VALUE INDICATIONS        

Land Value: $2,600,000*** $1,740,000**  

Cost Approach: NA NA  

Sales Comparison Approach: $2,600,000*** $1,740,000**  

Income Approach: 

 

NA 

 

NA 

 

 

 

Reconciled Value(s): Hypothetical As Is Current As Is  

Value Conclusion(s) $2,600,000*** $1,740,000**  

Effective Date (s) May 25, 2023 May 25, 2023  

Property Rights 
*Rounded to the nearest $10,000 

**See Extraordinary Assumption 

***See Hypothetical Condition 

 

Fee Simple Fee Simple  

Sales Comparison Approach 
The sales comparison approach was considered and was attempted. We were able to find 

relatively recent and similar sales that bracket the critical elements of comparison for the subject. 

The adjusted range of value from the most similar sales is relatively narrow and well supported 

from other checks of reasonableness. A potential buyer would put significant weight on this 

approach. This approach is given consideration in the final reconciliation. 
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Summary of Reconciled Value Conclusion 
The most applicable approach to value has been given primary weight in the final reconciliation 

of value. Current listing indications and other tests of reasonableness have been taken into 

consideration before arriving at the final opinion of value. There is enough empirical market 

evidence and additional inferred support to reach a credible and reliable opinion of value in this 

instance. A reliable and credible conclusion is reached using the direct capitalization approach 

and it is given substantial weight in our final reconciliation of value. 

 

Based on the data summarized in this report and retained in our workfile, and taking into 

consideration the limiting conditions and general assumptions reported as part of this analysis, we 

have provided a supported opinion for the Hypothetical Current “as is”, Fee Simple market value 

for the subject property as of May 25, 2023 to be as follows:   

TWO MILLION SIX HUNDRED THOUSAND DOLLARS 

$2,600,000*** 
*Rounded to the Nearest $10,000 

**See Extraordinary Assumption 

***See Hypothetical Condition 

 

Based on the data summarized in this report and retained in our workfile, and taking into 

consideration the limiting conditions and general assumptions reported as part of this analysis, we 

have provided a supported opinion for the Current “as is”, Fee Simple market value for the 

subject property as of May 25, 2023 to be as follows:   

ONE MILLION SEVEN HUNDRED FORTY THOUSAND DOLLARS 

$1,740,000** 
*Rounded to the Nearest $10,000 

**See Extraordinary Assumption 
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APPRAISERS’ CERTIFICATION 

I hereby certify that I am a competent appraiser of real estate and am competent and qualified to 

appraise the subject property.  My expertise and experience encompasses over nine years in real 

estate consulting, appraising, and management.  Consulting and appraisal assignments have 

included various commercial real estate projects, industrial properties, vacant commercial land, 

shopping centers, subdivisions and offices.  I also have experience doing feasibility studies and 

appraising for special-use properties.  I have a broad experience conducting real estate market 

studies and market analyses. 

The undersigned do hereby certify that, except as otherwise noted in this appraisal report, the 

following is true and correct to the best of our knowledge and belief. 

USPAP 2022-23 CERTIFICATION 

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 is our personal, unbiased professional analyses, opinions, and 

conclusions.  All contingent and limiting conditions and/or assumptions are contained herein.   

3. We have no present or prospective interest in the property that is the subject of this report, and 

we have no personal interest or bias with respect to the parties involved.   

4. We have no bias with respect to the property that is the subject of this report or to the parties 

involved with this assignment.   

5. Our engagement in this assignment was not contingent upon developing or reporting 

predetermined results.   

6. Our 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 or 

the property owner, 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. Our analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the requirements of the Uniform Standards of Professional Appraisal 

Practice (USPAP).  The report has also been prepared in conformance with the Code of 

Professional Ethics and the Supplemental Standards of Professional Practice of the Appraisal 

Institute. 

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

Harlow has made an interior and exterior inspection of the subject as of the effective date. 

9. James Cosmas, a registered trainee in the state of Arizona (RTA # 1026627), has provided 

professional assistance with the completion of this appraisal. Mr. Cosmas assisted with the 

viewing of the subject, neighborhood, and sales used. He also completed research regarding 

the subject property, market analysis data specific to the subject property, comparable data 

searches, and he conducted some of the market participant interviews. Mr. Cosmas assisted 

with the write up of our conclusions and was under the direct supervision of the general 

certified appraiser, Michael G Harlow, throughout the appraisal process. The conclusions 

reached are based upon the opinion of the general certified appraiser. 

10. The appraiser has not performed any prior services regarding the subject within the previous 

three years of the appraisal date. 

ADDITIONAL CERTIFICATIONS 

1. The reported analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics & Standards of 

Professional Appraisal Practice of the Appraisal Institute, which include the Uniform Standards of 

Professional Appraisal Practice.  (AI C.S.R. 1-1) 

2. The use of this report is subject to the requirements of the Appraisal Institute relating to 

review by its duly authorized representatives.  (AI C.S.R. 1-2) 

3. As of the date of this report, I Michael G Harlow, have completed the continuing education 

program of the Appraisal Institute. (AI C.S.R. 1-5) 
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4. The “Estimate of Market Value” in the appraisal report is not based in whole or in part upon 

the race, color, or national origin of the prospective owners or occupants of the property 

appraised, or upon the race, color, or national origin of the present owners or occupants of the 

properties in the vicinity of the property being appraised. 

5. Our compensation is not contingent on an action or event resulting from the analyses, 

opinions, or conclusions in, or the use of, this report.  Neither the employment to make the 

appraisal nor the compensation for it is contingent upon the appraised value of the property. 

6. To the best of the appraisers’ knowledge and belief, all statements and information in this 

report are true and correct, and the appraiser(s) have not knowingly withheld any significant 

information. 

7. To the best of the appraiser(s) ability, the analyses, opinions, and conclusions contained in the 

appraisal were developed; and the report was prepared in accordance with the appraisal 

standards of the client. 

8. The appraiser(s) that have prepared this report have not had their Arizona State general 

appraisal certification, or Arizona State residential certification revoked, suspended, canceled, 

or restricted. 

9. This appraisal assignment was not based on a requested minimum valuation, a specific 

valuation, or a pre-determined valuation.   
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Based on the data summarized in this report and retained in our workfile, and taking into 

consideration the limiting conditions and general assumptions reported as part of this analysis, we 

have provided a supported opinion for the Hypothetical Current “as is”, Fee Simple market value 

for the subject property as of May 25, 2023 to be as follows:   

TWO MILLION SIX HUNDRED THOUSAND DOLLARS 

$2,600,000*** 
*Rounded to the Nearest $10,000 

**See Extraordinary Assumption 

***See Hypothetical Condition 

 

Based on the data summarized in this report and retained in our workfile, and taking into 

consideration the limiting conditions and general assumptions reported as part of this analysis, we 

have provided a supported opinion for the Current “as is”, Fee Simple market value for the 

subject property as of May 25, 2023 to be as follows:   

ONE MILLION SEVEN HUNDRED FORTY THOUSAND DOLLARS 

$1,740,000** 
*Rounded to the Nearest $10,000 

**See Extraordinary Assumption 

 

Respectfully submitted, 

 
 
Michael Harlow 

Harlow Appraisal Services  

General Certified Appraiser 

AZ General Certification  #32236 

Expires: 8/31/2025 
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