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LOT MARKET CONDITIONS COMMENTS

There still is a slight oversupply of available SR and R144 zoned lots in the general competing market
segment. Most SR and R144 market segments are stable. The immediate market segment has been
stable over the past 16 months. When properly priced, lots are selling within 101 days.

There appears to be a 7 month supply of lots based on the 1004MC Form. Values appear to be stable
over the past 16 months. The stable rating on Page 1 was based on paired sale/listing analysis and the
data on the 1004MC Form. The data in the 1004MC Form has some limitations with respect to a limited
data pool and some areas included in the geographical search that do not compete with the subject's
market segment.

HIGHEST AND BEST USE COMMENTS

The subject property is a vacant lot located in a single family zoned subdivision consistent with like
properties (Vacant lots and Custom SFR's). There are no known current or expected significant changes
in zoning or changing environmental, economic, or social trends within the subject's immediate
neighborhood subsequent to the data analyzed, which would tend to indicate a change in the subject's
being the Highest and Best Use. The Highest and Best Use is building a custom SFR.

SITE COMMENTS

The subject is an approximate 3.62 acre parcel. Subject site size is per site/grading plan provided to the
appraiser.

Access to the subject site appears to be from a proposed driveway off of Potvin Lane. The subject also
sides to Paisano Avenue. Potvin Lane is a pubic graded road. Public and private graded roads and
easements are typical to many homes in this area and market and are not considered adverse. The road
was in average and adequate condition as of the date of the inspection.

The subject site is natural rolling desert terrain. The subject is afforded primarily desert views. The
subject has distant mountain views.

A portion of the site appears to be located in an AO FEMA flood hazard zone. Flood insurance may be
required for a future custom home. An issuance of a building permit would require improvements to be
engineered out of this area.

The subject has access to a Water Company and electric. Gas is available but not yet run to the lot.
The subject will need a septic tank. Septic tanks are typical to this area. A Soil Report was provided to
the appraiser. There is also an engineered stamped foundation plan. There is no market evidence that
these contribute to value. They could be used as a marketing tool if the property were put up for sale.
Utility information is per owner and assumed to be correct and accurate.

SEARCH CRITERIA

Land. Active, Closed, Pending, Coming Soon, Pending Short Sale Approval, Signature Pending,
Cancellation Provision, Active Contingent. Township of 12 and Range 12 and Sections 01,12,13,14,11
and Township of 12 and Range of 13 and Sections 05,06,07,,08,09,04,16 and Township 11 of Range 13
and Sections 31,32,33,34,29. Pending Date between 08/13/2022 and 08/13/2034. Sold Date between
08/13/2022 and 08/13/2034.

MADKFT NATA FrOAMMENTC




RN R W R W

As is noted above, the appraiser made a 24 month back search. There is a limited pool of qualified SR

land sales in the subject's immediate neighborhood area. After a thorough and extensive search, three
sales were selected to bracket and support a value indication.

The comps are located in competing neighborhoods with similar locational appeal, buyer profiles and
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price ranges. Comp 3 is located outside the desired one mile area but is still considered to be located in
the competing market area. The competing market area for a lot of similar size, zoning and views is an
approximate 3 mile radius.

Every attempt was made to utilize comps which have closed within the last 90 days. Comp 1 sold within
the last 240 days. Comp 2 sold within the last 360 days. Comp 3 sold within the last 390 days. There
were 39 ot sales in the appraiser search parameter in this time period. Some of the more recent sales of
the 39 total lot sales were precluded from being utilized because of substantial differences in GLA,
condition, age and features. The comps are the most recent and best available qualified data from the
competing market area. No adjustments were required for date of sale or market conditions. Market
conditions are similar in this time frame (16 months). Paired sale/listing analysis was utilized as well as
reconciliation of the 1004MC Form to determine if date adjustments were applicable.

The 1004MC Form is showing an increase in value. The range of value within the last 12
months is (MCSP $172,500 to MCSP $175,500). This is a narrow range. Emphasis was
placed for the stable market conditions on paired sale/listing analysis and the 1004MC Form
results. The 1004MC data has limitations with respect to a smaller data pool and some areas
included in the geographical search that do not compete with the subject's market
segment.

The subject and comps are all situated on SR or R144 zoned parcels. No site size adjustments were
required as SR parcels in this market area tend to be sold more on a per unit basis rather than by square
footage. Site differentials are mostly based on such characteristics as privacy, functional utility,
topography and views.

Comp 3 is located off of Linda Vista Road. Comp 3 subject suffers some slight external obsolescence
caused by the traffic/noise impact along Linda Vista Road. Comp 3 required an upward adjustment for
inferior site location.

The subject and comps are afforded similar or offsetting desert and or distant mountain views. The
appraiser has completed a visual exterior drive by of the comps as well as reviewed plats and view
photos on line in MLS.

RECONCILIATION: Each comp is a similar property located within the subject's competing market
area. The comps are all SR or R144 zoned sites which have sold within the past 303 days. The subject's
appraised value falls within the comps final adjusted values. Comps 1 and 2 are the most recent sales.
Comps 1 and 2 are most similar with respect to location. Comps 1 and 2 were given the most weight. A
value opinion of $185,000 is considered reasonable and supported.

The Intended User of this appraisal report is the Client. The Intended User is to evaluate the
property that is the subject of this appraisal for Consulting Purposes, subject to the stated
Scope of Work, purpose of the appraisal, reporting requirements of this appraisal report,
and Definition of Market Value. No additional Intended Users are identified by the
appraiser.

I have not performed an appraisal service as an appraiser regarding the property that is the
subject of this report within the three-year period immediately preceding acceptance of this
assignment. This did not impact on the value estimate supported in the appraisal.

The most probable price which a property should bring in a competitive an open market
under all conditions requisite to a fair sale, the buyer and seller, each acting prudently,
knowledgeably and assuming the price is not affected by undue stimulus. Implidit 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 each acting in what her and she
considers his or her own best interest; (3) a reasonable time is allowed for exposure in the
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arrangements comparable thereto; (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.

USPAP defines exposure time as - The estimated length of time that the property interest
being appraised would have been offered on the market prior to the hypothetical
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consummation of a sale at market value on the effective date of the appraisal. A reasonable
exposure time, in the subject market, for the property to sell at the appraised valueis
estimated at 101 days.

The appraisal report was developed in adherence to Appraiser Independence Requirements.

The appraisal was prepared in accordance with requirements of the Uniform Standards of
Professional Appraisal Practice. The appraisal provided is an Appraisal Report as defined by
Standards Rule 2-2,

As of the date of this report, Ira J. Gold, SRA, has completed the continuing education
program of the Appraisal Institute. The appraiser has lived in Tucson, AZ since 1958. The
appraiser has been appraising properties in Tucson, Arizona and Pima County since 1981,
The subject property is located within 15 miles of the appraiser's office. The appraiser is
qualified and experienced to complete appraisals in the subject's area and market segment.
The appraiser holds the SRA Designation from the Appraisal Institute. As of the date of this
report, Ira J. Gold, SRA, has completed the continuing education program of the Appraisal
Institute.

No employee, director, officer, or agent of the client, or any other third party acting as joint
venture partner, independent contractor or partner on behalf of the lender, shall influence
or attempt to influence the development, reporting, result, or review of an appraisal
through coercion, extortion, collusion, compensation, instruction, inducement, intimidation,
bribery, or in any other manner.

The fee for this appraisal assignment was $450.
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