City of Cottonwood, Arizona
NOTICE OF FORMAL SOLICITATION

SOLICITATION TYPE:
SERVICES SOUGHT:

REQUEST FOR PROPOSALS
Vacant Parcel located at 535 S 6th Street, Cottonwood AZ 86326

SOLICITATION INVITATION NO.:
RESPONSE DUE DATE AND TIME:
LOCATION:

FY20-ED-01
November 12, 2019 at 10:00 am local Arizona time
City of Cottonwood
Administrative Services Department
Purchasing Division
816 N. Main Street
Cottonwood, Arizona 86236

The City of Cottonwood is soliciting proposals from parties interested in purchasing all or a portion of Yavapai
County Assessor’s Parcel No. 406-06-009.
Solicitation documents are available by email by contacting the Purchasing Division at jcook@cottonwoodaz.gov or
hard copies can be picked up at the City of Cottonwood, Administrative Services Department located at 816 N Main
Street, Cottonwood, AZ 86326. Documents can also be obtained through the Public Purchase website at
www.publicpurchase.com or the City of Cottonwood website at www.cottonwoodaz.gov
Proposals will be received by the City of Cottonwood Administrative Services Department, Purchasing Division
located at 816 N. Main Street, Cottonwood, Arizona 86236, until the time and date cited above. Proposals received
by the correct time and date will be opened publicly at the Purchasing Division Office.
Proposals must be in the actual possession of the Purchasing Division and stamped by a member of the
Administrative Services staff on or prior to the exact time and date indicated above. Proposals received after
the due date and time or unsigned proposals will not be considered under any circumstances. Envelopes
containing proposals with insufficient postage will not be accepted by the City. It is the sole responsibility of the
Proposer to see that his/her proposal is delivered and received by the proper time and at the proper place.
Proposals must be submitted in a sealed envelope with the solicitation invitation number and the Proposer’s name
and address clearly indicated on the envelope. All proposals must be completed in ink or typewritten. Additional
instructions for preparing your proposal are provided on the following pages.
Publish Date: Verde Independent – Sunday, October 20, 2019 and Sunday, October 27, 2019
PUBLISHERS AFFIDAVIT REQUIRED
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INTRODUCTION
The City of Cottonwood, Arizona invites proposals from parties interested in purchasing Yavapai County
Assessor’s Parcel No. 406-06-009. The parcel is located at 535 S. 6th Street, Cottonwood, AZ 86326.
The property is currently zoned I-2 (Heavy Industrial), and C-2 (Commercial) and is approximately 3.74 acres in
size. A complete appraisal report of the property to be sold as part of the RFP process is contained in Appendix
A and was completed as of January 11, 2018. Easements to be reserved by the City on any resulting deed of
transfer are marked as Appendix B and incorporated by reference herein. Appendix C contains a parcel
map/utility locations and title reports are shown in Appendix D.
Proposals will be considered for the entire parcel or a portion of the parcel subject to the condition that the City
is left with a usable piece(s) of land. The I-2 zone requires a minimum lot size of 5,000 square feet with an
average lot width of 50 feet. If the property were to be split up (can have up to three parcels with a Minor Land
Division), each parcel would be required to have its own access to 6th Street.
It is further anticipated that any agreements related to the sale of the property may include stipulations with regard
to the types of development proposed or anticipated and timelines for completion of industrial/commercial
improvements (if any).
Specific conditions of any contract for the purchase and the sale of the property may include but are not limited
to the following:
1) The City may choose to place restrictive covenants on the property to ensure that it will be developed as
contemplated in the Proposer’s response materials and as approved by City Council.
2) The City may require the inclusion of mechanisms by which it can ensure that the development is
completed within reasonable timeframes, and to have the property revert back to the City if the Proposer
fails to perform according to the terms approved by City Council, in the City Council’s discretion.
SUBMITTAL MATERIALS
The City will allow flexibility and creativity in the format of the submittals from Proposers. However, at a
minimum, each proposal should include the following materials, if applicable, in order to be properly evaluated:
1) The purchase price that the Proposer is willing to pay for the land, anticipated method of payment and
proposed closing date.
2) A detailed site plan and business plan illustrating how the property will be developed and the uses to
which it would be put.
3) If a development plan is included, descriptions and illustrations of the Proposer’s experience with prior
projects of similar type and scope.
4) Documented evidence of the Proposer’s financial capability to complete the proposed development,
including financial statements and/or letters of credit that demonstrate that funding is available for the
project.
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In addition, the submittal must include a letter signed by an authorized official of the Proposer’s company (if
applicable) acknowledging understanding and acceptance of the City’s key deal points and plans to enter into
good faith negotiations to develop the property as presented in the RFP response should the proposal be selected.
Proposals should be limited to no more than twenty (20) pages, excluding cover pages and background materials.
Proposers should submit six (6) copies of their proposals in a sealed envelope with the solicitation invitation number
and the Proposer’s name and address clearly indicated on the envelope for review by City staff. Submittals must
be received by the City’s Purchasing Division at the addresses below by 10:00 am local Arizona time on
Tuesday, November 12, 2019. Late proposals will not be accepted.
City of Cottonwood
Administrative Services Department
Purchasing Division
816 N Main Street
Cottonwood, AZ 86326

The City will not reimburse any Proposer for costs related to submitting a response to this RFP.
PROPOSAL INFORMATION
1. It is expected that a proposal recommended for selection by the City Council, if any, will include the
following:
a. A reasonable and competitive purchase price relative to the appraised/estimated value of the
property.
b. Satisfactory assurances for the Proposer’s financial capacity, its ability to carry out its proposed
purchase of the property as presented.
c. A reasonable and timely closing date considered to be standard in the real-estate industry.
d. A refundable earnest money deposit or other financial assurance in the amount of 5% of the
proposed purchase price.
2. If a contract is to be awarded, it will be awarded to the Proposal deemed most advantageous to the City.
3. Conducting this RFP process does not in any way bind the City Council to approve any proposal, to sell
the subject property or to allow development of the property. In addition, the recommendation of a
proposal by City staff does not guarantee City Council approval of staff’s recommendation or any
necessary zoning change, development plan, or any additional use entitlement.
4. The City reserves the right to reject any and all proposals or to cancel the solicitation altogether for any
reason.
5. The City will not reimburse any Proposer for costs related to submitting a response to this RFP.
6. The information that is presented in this document is believed to be substantially accurate and reliable,
and the City is not aware of any hazardous materials or conditions on or concerning the property, but to
the extent allowed by law, the property will be sold “as is.” Accordingly, Proposers are advised to conduct
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their own thorough due diligence regarding the property before submitting a proposal. Moreover,
Proposers may not rely on any verbal responses to inquiries made prior to or after the opening of the RFP.
A verbal reply to an inquiry does not constitute a modification of the RFP.
7. City reserves the right to obtain Proposer clarifications where necessary to arrive at full and complete
understanding of Proposer’s solicitation response. In addition, Proposers shall be accorded fair and equal
treatment with respect to any opportunity for discussion and revision of proposals, and such revisions may
be permitted after submissions and prior to recommendation of award for the purpose of obtaining best
and final offers.
8. Each Solicitation Addendum, if applicable, shall be acknowledged in the Proposal Section, which shall be
submitted together with the proposal on the proposal due date and time. Failure to note a Solicitation
Addendum may result in rejection of the proposal.
9. The Proposal Section within the RFP shall be submitted with the proposal and shall include a signature
by a person authorized to sign the proposal. The signature shall signify the Proposer’s intent to be bound
by its proposal and the terms of the solicitation and that the information provided is true, accurate and
complete. Failure to submit verifiable evidence of intent to be bound, such as an original signature, shall
result in rejection of the proposal.
EVALUATION OF RFP SUBMITTALS
Criteria that will be used in evaluating and ranking submittals include, but are not limited to the following:
1) The economic benefit to be provided to the City from both the sale price of the land as well as the expected
long-term revenues and non-monetary benefits from the development, if and as applicable.
2) The quality of proposed development (if any), including the appearance, compatibility and integration
with the City of Cottonwood Strategic Plan.
3) The proposed project development timelines (if any), including anticipated dates for commencing
construction and expected completion.
4) The proven ability of the Proposer to execute and complete any proposed projects. Evidence of the
successful completion of similar projects will be part of the evaluation. Documents that prove the financial
capacity of the Proposer to purchase the parcel and carry out any proposed projects will also be evaluated.
ADDITIONAL INFORMATION
All proposals submitted in response to this RFP and all evaluation related records shall become property of City
and shall become a matter of public record for review, subsequent to publication by the City Clerk of the
proposed award in the agenda for the City Council meeting or award by the appropriate approving authority or
otherwise provided by law.
A complete appraisal report of the property to be sold and developed as part of the RFP process is contained in
Appendix A and was completed as of January 11, 2018. Easements to be reserved by the City on any resulting
deed of transfer are marked as Appendix B and incorporated by reference herein. Appendix C contains a parcel
map/utility locations and title reports are shown in Appendix D.
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Any questions regarding this solicitation shall be submitted in writing to:
Jeff Cook
Contract/Purchasing Administrator
jcook@cottonwoodaz.gov
PROTESTS
A protest must be in writing and be filed with the Purchasing Office. A protest of a solicitation shall be
received before the solicitation opening date. A protest of a proposed award must be filed before the City
Council meeting at which the recommendation will be presented. If the award is less than $50,000, City
Council approval is not needed and protests must be submitted within ten (10) days after the protestor knows or
should have known the basis of the protest. City shall determine whether to issue a written response or hold an
administrative hearing.
A protest must include:
•
The name, address and telephone number of the protester.
•
The signature of the protester or its representative.
•
Identification of the project and the Solicitation or Contract Number.
•
A detailed statement of the legal and factual grounds of the protest including copies of relevant
documents.
•
The form of relief requested.

[Remainder of page left blank intentionally]
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PROPOSAL SECTION
(Including all information required to be submitted with Proposal)
1.

Proposer Information:
Firm Name:
Contact Name:
Principal Address:

Phone:

Fax:

E-Mail:
Local Address:

Type of Organization:
Tax ID #:

2.

Proposal Information:
Purchase Price
Financing Source
Proposed Closing Date

3.

Receipt of Addenda:
Proposer acknowledges receipt of the following Solicitation Addendum(s):
Addendum No.

4.

Date

Other Information Requested:
Please include any other terms and conditions or details relevant to the proposal
on separate sheets of paper (prequalification letters, bank statements, development plan, timeline,
experience, etc.)

5.

Intent to be Bound by Proposal:
(Signature of Individual Authorized to Sign Proposal)

(Printed Name of Individual Authorized to Sign Proposal)
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RFP #FY20-ED-01 Appendix A

Mr. Morgan Scott
Property Located At:
406-06-009
E Side 6th Street, NE of Hwy 89A
Cottonwood, Arizona 86326

File #18010011
AN APPRAISAL REPORT
OF
Vacant Land, Zoned I-2
LOCATED AT
East side of 6th Street, NE of 89A
Cottonwood, Arizona 86326
DATE OF APPRAISAL REPORT
January 30, 2018
EFFECTIVE DATE OF VALUE ESTIMATE
January 11, 2018
FOR
Mr. Morgan Scott
City of Cottonwood
827 North Main Street
Cottonwood, AZ 86326

BY
Eric J. Lekander
Certified General Real Property Appraiser
Sun Point Appraisals
9414 E San Salvador Dr, Suite 229
Scottsdale, AZ 85258

Eric J. Lekander
Sun Point Appraisals
9414 E San Salvador Dr, Suite 229
Scottsdale, AZ 85040
January 30, 2018
Mr. Morgan Scott
City of Cottonwood
827 North Main Street
Cottonwood, AZ 86326
RE:

3.74 Acres of Vacant Land, Zoned I-2
Parcel 406-06-009
E Side 6th St, NE of 89A
Cottonwood, AZ 86326

Dear Mr. Scott;
Pursuant to your request, we have prepared an appraisal report of the above referenced
property for the purpose of developing an opinion of market value as of January 11, 2018 for
asset evaluation and potential sale.
The subject property consists of a vacant parcel of land which is zoned I-2, Heavy Industrial by
the City of Cottonwood. It contains an area of 3.74 acres according to Yavapai County records,
and has frontage of approximately 414 feet along the east side of 6th Street. The southwest
corner of the site touches Highway 89A. The site is surrounded by industrial properties,
commercial property, and vacant land.
The opinion of value as stated in this report is predicated upon the definition of market value
contained herein. Implicit in the definition of market value is that payment is made in cash or
its equivalency. As a result of our investigation we have formed the opinion that the market
value to a typical buyer of the subject property "as is", as of January 11, 2018 and based on a
marketing and exposure period of one year, is likely in the $2.00 to $5.00+ range on a per
square foot basis. The variation and asymmetry in the data leaves a wide range of possibility. A
figure of $4.00/SF was used. The following is considered to be a reasonable single point
representation of value:
$650,000 – Six Hundred Fifty Thousand Dollars ($4.00/SF)
Facts and information contained herein were obtained from sources that we considered reliable
and are true to the best of our knowledge and belief. This appraisal is intended to comply with
USPAP and FIRREA standards. The following report describes our methods of approach,
contains data gathered in our investigation, and demonstrates our analysis in arriving at the
estimation of market value for the subject property.
Respectfully submitted,

Eric J. Lekander
Certified General Real Property Appraiser
Certification #31072

EXECUTIVE SUMMARY
Address
Property Type

E side 6th Street, NE of 89A, Cottonwood, AZ
Vacant land, zoned I-2

Owner of record

City of Cottonwood

Size

3.74 Acres or about 162,914 square feet

Year Built

N/A - Vacant

Parcel #
Zoning designation
Exposure time/marketing period
Cost Approach
Sales Comparison Approach
Income Capitalization Approach

406-06-009
I-2 Heavy Industrial
6 to 12 months
N/A
$650,000
N/A

Market Value Conclusion

$650,000
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ASSUMPTIONS AND LIMITING CONDITIONS
The certification of the Appraiser appearing in this appraisal report is subject to the following conditions and
to such specific and limiting conditions as are set forth by the Appraiser in the report:
1.

The Appraiser assumes no responsibility for matters of a legal nature affecting the property
appraised or the title thereto, nor does the Appraiser render any opinion as to the title, which is
assumed to be marketable. The property is appraised as though under responsible ownership
and management. Existing liens or encumbrances have been disregarded, and the property has
been appraised as though free and clear of existing indebtedness, unless otherwise stated in the
report. No specific easement search has been made or noted except as maybe described in this
report.

2.

Any sketch in this report is included to assist the reader in visualizing the property, and the
Appraiser assumes no responsibility for its accuracy. The Appraiser has made no survey of the
property. The legal description used in this report is assumed to be correct.

3.

The Appraiser assumes that there are no hidden or unapparent conditions of the property, subsoil,
or structures which would render it more or less valuable. No soil tests were either requested or
made in conjunction with this appraisal, and the Appraiser assumes no responsibility for such
conditions or for engineering which might be required to discover such factors.

4.

Information, estimates and opinions furnished to the Appraiser and contained in this report were
obtained from sources considered reliable and believed to be true and correct. However,
responsibility for accuracy of such items is not assumed by the Appraiser.

5.

Disclosure by the Appraiser of the contents of this appraisal report is subject to review in
accordance with the by-laws and regulations of the professional appraisal organizations with which
the Appraiser is affiliated.

6.

On all appraisals involving proposed construction, the appraisal report and value conclusions are
contingent upon completion of the proposed improvements in accordance with the plans and
specifications submitted to the Appraiser for review.

7.

The Appraiser is not required to appear in court or give testimony by reason of completion of this
assignment without predetermined arrangements and agreements.

8.

The market value herein assigned is based on conditions which are applicable as of the date of the
appraised value. This market value may be the same but also may vary at a later date due to
changing market conditions. It is the Appraiser's opinion that the subject property would sell in an
appropriate time period should it be offered on the open real estate market at this time at about the
appraised value subject to the appraisal assumptions; but a guarantee of such sale is not implied
or warranted. Real estate sale prices are subject to a varying degree of predictability; the more
consistent the underlying data, the more reliable the estimated value. The estimated value of the
subject property is subject to a high degree of variation.

9.

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 he is associated, or any reference to the Appraisal
Institute shall be disseminated to the public through advertising media, public relations or news
media, sales media, or any other public means of communication without the prior written consent
and approval of the Appraiser.

10.

This appraisal report and its contents must be regarded as a whole and any excerpts from this
appraisal cannot be used separately and if used separately, invalidates this appraisal.

11.

It is assumed that there is full compliance with all applicable federal, state and local environmental
regulations and laws unless incompliance is stated, defined and considered in the appraisal report.

12.

It is assumed that all applicable zoning and use regulations and restrictions have been complied
with, unless a non-conformity has been stated, defined and considered in the appraisal report.
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13.

It is assumed that all required licenses, consents or other legislative or administrative authority from
any local, state or national governmental or private entity or organization have been or can be
obtained or renewed for any use on which the value estimate contained in this report is based.

14.

It is assumed that the utilization of the land is within the boundaries or property lines of the property
described and that there is no encroachment or trespass unless noted within the report.

15.

No environmental impact studies were either requested or made in conjunction with this appraisal,
and the Appraiser hereby reserves the right to alter, amend, revise or rescind any of the value
opinions based upon any subsequent environmental impact studies, research or investigation.

16.

Although their existence was not observed, hazardous materials, toxic waste or other potential
environmental concerns may have an effect on the value of the property. The appraiser is not
qualified to detect such influences.

17.

This appraiser assumes the site to be free of any and all environmental concerns.

18.

If the attached appraisal report considers an analysis of existing lease data, this analysis is
restricted to the lease terms as provided to the appraiser and not on our review of lease documents.
Any review of lease data is also restricted to only economic considerations and not legal
provisions or restrictions.

19.

The Americans with Disabilities Act ("ADA") became effective January 26, 1992. I (we) have not
made a specific compliance survey and analysis of this property to determine whether or not it is in
conformity with the various detailed requirements of the ADA. It is possible that a compliance
survey of the property, together with a detailed analysis of the requirements of the ADA, could
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 effect upon the value of the property. Since I (we) have no direct
evidence relating to this issue, I (we) did not consider possible non-compliance with the
requirements of ADA in estimating the value of the property.

20.

Acceptance of and/or use of this appraisal report constitutes acceptance of the foregoing general
assumptions and general limiting conditions.

21.

The appraiser satisfies the competency requirement. The appraiser has appraised various
commercial properties of all types in Arizona and Minnesota. Refer to the Qualifications page at
the end of this report.
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REGIONAL MAP
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PHOTOGRAPHS OF SUBJECT PROPERTY

1. East Across North end of Site From 6th Street

2. View Southeast Across Site From Northwest Corner
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PHOTOGRAPHS OF SUBJECT PROPERTY

3. View South on 6th Street

4. View East Across North End
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PHOTOGRAPHS OF SUBJECT PROPERTY

5. View South on 6th Street From near 89A

6. View West Across 6th Street
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PHOTOGRAPHS OF SUBJECT PROPERTY

7. View West Across 6th Street

8. North on 6th Street, Subject to RIght
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PHOTOGRAPHS OF SUBJECT PROPERTY

9. View East Across Site

10. View East on 89A
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PHOTOGRAPHS OF SUBJECT PROPERTY

11. Southwest Corner of 89A Intersection

12. View Northwest on 89A
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PHOTOGRAPHS OF SUBJECT PROPERTY

13. Site interior, neighboring industrial properties

14. View West Across the Site from the East Side
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PURPOSE AND DATE OF THE APPRAISAL
The purpose of this appraisal is to estimate the market value as of January 11, 2018. The
date of the report is January 30, 2018. The appraisal site visit was January 11, 2018.
Preparation of the report commenced on January 5, 2018. The opinion of market value is
predicated upon the definition of market value contained herein.
ESTIMATE OF PROPERTY EXPOSURE TIME/MARKETING TIME
Exposure time is defined as the estimated length of time the property being appraised would
have been exposed 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 upon an
analysis of past events assuming an open and competitive market. The previous exposure
time relating to the value estimate herein has been estimated at 6 to 12 months. This is
based on historical sales of commercial property throughout the metropolitan area as well as
consideration of the property type. Marketing and exposure time are considered to be the
same time frame.
INTENDED USE OF THE REPORT/INTENDED USER
The intended purpose is to develop an opinion of market value as of January 11, 2018, for
asset evaluation and potential sale. The intended user of this report is Mr. Morgan Scott of
the City of Cottonwood.
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SCOPE OF THE APPRAISAL/SCOPE OF WORK
The subject property consists of a vacant parcel of land which is zoned I-2, Heavy Industrial
by the City of Cottonwood. It contains an area of 3.74 acres according to Yavapai County
records, and has frontage of approximately 414 feet along the east side of 6th Street. The
southwest corner of the site touches Highway 89A. The site is surrounded by industrial
properties, commercial property, and vacant land.
It will be appraised “as is” utilizing one of the three basic approaches to valuation. The
three approaches include the Cost Approach, the Direct Sales Comparison Approach and
the Income Approach. The Cost Approach is not a credible approach to value in this case
due to the lack of applicability in the market, and neither is the Income Approach as it is not
an income producing piece of property. The Sales Approach is the only relevant approach in
this case, which is normally the case for vacant land.
The purpose of the site visit is to gain an overall and general perception of functionality and
appeal within the marketplace, as well as confirming the approximate size. The appraiser is
not a licensed inspector, nor schooled in building codes, environmental issues, or hidden
items.
As a result, if further information is desired concerning condition, environmental
issues, or other technical matters, a professional providing the specific service is
recommended.
The subject property was observed on January 11, 2018. The observation included viewing
the site and surrounding property. The site size is from Yavapai County Records. If there are
improvements on a site, the property measurement and observation does not constitute a
professional inspection; the appraiser is not a licensed and trained inspector and is not
qualified to perform an inspection, which is a separate profession and area of specialty apart
from real estate appraisal. As a result, this report is not a source of information in regard to
specific condition items. In this case, there were no improvements observed on site.
We have considered easements, restrictions such as zoning, encumbrances, leases,
contracts, ordinances, or other items of similar nature if relevant and if we have been made
aware of them. These items have been reflected in the appraised market value if relevant.
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PROPERTY RIGHTS APPRAISED
The subject property was appraised as fee simple.
APPRAISAL PROCESS
There are three basic valuation methodologies that may be used by appraisers in the
estimation of Market Value. They are: the Cost Approach, the Direct Sales Comparison
Approach and the Income Approach (if an investment property). These three approaches
analyze data from the market to develop an independent value estimate for the subject.
The Cost Approach is based on the premise that the informed purchaser would pay no
more than the cost of producing a substitute property with the same or similar utility as the
subject property. It is particularly applicable when the property being appraised involves
relatively new improvements which represent the highest and best use of the land or when
relatively unique or specialized improvements are located on the site and for which there
exists no comparable properties on the market. In this approach, the first step is the land
or site evaluation by comparison with other sites in the area that have sold in the recent past,
making adjustments for differences to indicate a site value estimate. Second, the site value
estimate is added to the cost of replacement or reproduction of the improvements, then,
reduced by the estimated accrued depreciation that has occurred.
The Direct Sales Comparison Approach has as its premise a comparison of the subject
property with others of a similar design, utility and use that have sold in the recent past. To
indicate a value for the property, adjustments are made to the comparables for differences
with the subject. This approach is most applicable when an active market provides
sufficient quantities of reliable data and is unreliable in an inactive market.
The Income Approach is the procedure in appraisal analysis which converts anticipated
benefits (dollars and amenities) to be derived from the ownership into a value estimate.
The Income Approach which is widely applied in income-producing properties anticipates
future income and /or reversions and discounts this to a present value through the
capitalization process.
Normally, these three approaches will each indicate a different value. The final step for the
appraiser is to analyze the strengths and weaknesses of each approach and correlate a final
value estimate.

18

MARKET VALUE DEFINED
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 best interest;

3.

a reasonable time is allowed for exposure in the open market;

4.

payment is made in terms of cash in United States 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.

Market Value and Fair Value are considered to be the same
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PROPERTY DESCRIPTION
The subject property consists of a vacant parcel of land which is zoned I-2, Heavy Industrial by
the City of Cottonwood. It contains an area of 3.74 acres according to Yavapai County records,
and has frontage of approximately 414 feet along the east side of 6th Street. The southwest
corner of the site touches Highway 89A. The site is surrounded by industrial properties,
commercial property, and vacant land.
The parcel number is 406-06-009.
The legal description is: IRREG PCL BY M&B LYING APPROX 475’ S & 60’ E OF NW COR
NE4NW4; 3.745 AC SEC 3

TAXES AND ASSESSED VALUES
Tax Year
2017
2018

Total assessed
Value
$427,759
$535,637

The Yavapai County assessor record shows that $0 taxes were billed, indicating that the
subject is tax exempt.
HISTORY
Yavapai County Records list the owner as the City of Cottonwood. There have been no
transfers since 1987.
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ZONING
SECTION 422. "I-2" ZONE, HEAVY INDUSTRIAL.
Purpose. This district is intended to provide for and encourage commercial, industrial and
manufacturing development within the City, while insuring that such activities will in no manner affect in
a detrimental way any of the surrounding districts.
B. PERMITTED USES.
1. Any permitted or conditional use in the C-2 Zone, except residences and manufactured homes.
2. Warehouses.
3. Outdoor storage yards and junk yards.
4. Automobile wrecking yards.
5. Heavy construction equipment yards.
6. Industrial and manufacturing establishments.
7. Accessory buildings, structures and uses customarily incidental to a permitted use.
CONDITIONAL USES in I-2.
1. Adult Uses (as defined in Section 201)
As stated above, C-2 uses are also permitted in I-2.
Permitted uses in C-2 include
1. Retail sales of apparel and accessories, shoes, dry goods, foods, drugs, flowers and plants, garden
supplies, hardware, gifts and novelties, pet and hobby supplies, art and art supplies, jewelry, liquor,
tobacco, newspapers and magazines, music and records, household supplies, stationery, books,
paints, wallpaper and glass, sporting goods, toys, variety store goods, appliances, auto parts and
supplies, furniture, office supplies, leather and leather products, carpet, antiques, fabrics, photo
supplies and similar convenience goods.
2. Repair services such as, but no more objectionable or intensive in character than watches, jewelry,
shoes, locksmith, minor household appliances.
3. Personal services such as: barbers, beauty shops, health clubs, laundries and cleaners, mortuaries.
4. Establishments serving food or beverages inside a completely enclosed building such as:
restaurants, cafes, coffee shops, bars, taverns, cocktail lounges. Entertainment, dancing or drive-in
facilities in connection therewith shall be permitted.
5. Light manufacturing incidental to a permitted use is permitted, but subject to the following limitations:
a. All products incidental to a permitted use which are manufactured or processed on the premises
shall be sold at retail only and on the premises only.
b. All such manufacturing activity shall be restricted to not over fifty (50) percent of the ground floor
area of the building allocated to the permitted use.
6. Second hand stores, pawn shops, used furniture stores.
7. Radio and TV studios
8. Banks, stock brokerage firms, savings and loan associations, loan companies and credit unions.
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9. Governmental services, public utility offices and exchanges, excluding storage or repair services.
10. Offices related to any of the following occupations: executive, administrative, professional,
accounting, banking, writing, clerical, stenographic, graphic art, real estate, lawyer, architects and
engineer.
11. Medical and dental offices and clinics.
12. Establishment primarily supplemental in character to other permitted principal uses, such as:
pharmacy; apothecary shop; sales of corrective garments, prosthetic devices and optical goods;
medical and dental laboratories.
13. Establishments whose principal function is basic research, design, and pilot or experimental
product development, when conducted within a completely enclosed building.
14. Business and trade schools, dancing, art and music schools.
15. Headquarters buildings of charitable, philanthropic and welfare organizations provided that their
primary activities are administrative and clerical rather than residential in nature.
16. Indoor commercial recreation establishments, such as bowling alleys, billiard parlors, skating rinks
and similar establishments.
17. Indoor theaters, assembly halls, ballrooms, lodges and similar places of assembly.
18. Taxi stands, bus stops, public parking lots and garages.
19. Gas Service Stations.
20. Outdoor sales of nursery stock.
21. New and used automobile, truck, mobile home and agricultural equipment sales.
22. Wholesale establishments.
23. Lumber yards and building supplies.
24. Automobile repair garages.
25. Hotels and motels.
26. Hospitals and clinics.
27. Pet shops.
28. Veterinary clinics and kennels.
29. Accessory buildings, structures and uses customarily incidental to a permitted use.
CONDITIONAL USES.
1. Residences as allowed in the "R-3" Zone, subject to the property development standards of the"R-3"
Zone.
2. Manufactured Home Parks, subject to the property development standards of the "MH"
Zone.
3. Outdoor commercial recreation establishments.
4. Drive-In theatres.
5. Construction Yard and Equipment, except heavy construction equipment.
6. Any such other uses as determined by the Zoning Administrator to be similar to those
uses listed above and not detrimental to the public health, safety and general welfare.
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D. PROPERTY DEVELOPMENT STANDARDS.
1. Minimum Lot Area: 5,000 Sq. Ft.
2. Minimum Average Lot Width: 50 Ft.
3. Minimum Front Yard: 20 Ft.
4. Minimum Side Yard: a. None required.
b. Where a lot adjoins a lot in a residential district along its side lot line, there shall be a 15 Ft. side
yard.
c. Where a lot line abuts a street there shall be a 10 Ft. side yard.
5. Minimum Rear Yard: 5 Ft., except that if the lot adjoins a lot in a residential district along its rear lot
line, there shall be a rear yard equal to the rear yard required in the residential zone.
6. Maximum Building Height: 2 ½ stories, but not to exceed 35 Ft., unless otherwise permitted under a
Conditional Use Permit.

CONCLUSION:
The site is vacant, but the zoning would allow a wide variety of uses: industrial, retail and
commercial, as well as multi-family development, which makes it a very flexible site in terms of
development potential.
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DISCUSSION OF THE CITY/AREA
STATE:
The subject property is located in Cottonwood, Arizona. Arizona has been one of the
fastest-growing, most dynamic economies in the nation, with Phoenix now the nation’s sixth
most populous city, and Arizona the 14th most populous state. The 2010 population of Arizona
was 6,392,017, up 24.6% from a 2000 population count of 5,130,632. The 2016 population
estimate was 6,931,071.
The major employment sectors in Arizona include aerospace, electronics and semi-conductor
manufacturing. Tourism, business services and back-office operations are also important
sectors. Arizona’s original export activities - agriculture and mining - remain significant in many
rural parts of the state. Based on sheer size, the real estate and rental industries, the diverse
tourism sector, and government are the largest economic sectors in Arizona. Relative to the
national average, the construction sector is also unusually large because of the state’s rapid
growth in most recent years, though the recession resulted in many construction job losses,
from which there has been some recovery in the past few years as the market has returned to
relative normalcy.
The unemployment picture has been improving since 2009. The following table summarizes
the unemployment rates for the area from 2007 into 2017: The unemployment rate started to
decline in 2010, after peaking in 2009.
Summary of Unemployment Rates
Year

United States

Arizona

Phoenix MSA

Yavapai County

2007

4.6%

3.8%

3.3%

4.2%

2008

5.8%

5.5%

4.9%

8.4%

2009

9.9%

10.8%

9.5%

11.2%

2010

9.4%

10.0%

8.5%

10.3%

2011

8.5%

9.0%

7.9%

8.9%

2012

8.1%

7.9%

7.2%

8.0%

2013

6.7%

7.6%

6.9%

6.7%

2014

5.5%

6.6%

5.8%

5.8%

2015

5.0%

5.9%

4.7%

5.0%

2016

4.7%

4.8%

4.1%

4.4%

Sept. 2017

4.2%
4.7%
4.1%
Source: US Bureau of Labor statistics
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4.2%

Arizona’s most famous tourism draw is the Grand Canyon. Other tourism draws include the
Sedona area, as well as a high concentration of golf courses and resorts, drawing in large
numbers of tourists in the fall to spring months.
Arizona has two major universities; Arizona State in Tempe, and the University of Arizona in
Tucson. Other substantial universities include Northern Arizona in Flagstaff, and Grand
Canyon University in Phoenix.
Although Arizona is known for its’ deserts and hot, arid climate, it actually has a wide variety of
climactic conditions. In addition to the hot desert areas of the west and southwest part of the
state including the Phoenix and Tucson areas, there are vast areas of the states populated by
Ponderosa Pines in the mountainous higher elevations, which experience snow and typical
winter conditions, but are more temperate in the summer months.
The outlook for the state appears to be good for the long-term; the state experienced a more
severe downturn in the real estate market than the nation as a whole. Residential real estate
prices lost about 50% to 60% of value from 2006 to 2011, but have since recovered, with the
median price currently at about the pre-crash high.
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Region:
The subject is located in Cottonwood, Arizona, in Yavapai County. The county seat is Prescott.
Following is a population summary of Yavapai County and some of the prominent cities and
towns within the county. As can be seen from below, Yavapai County has been experiencing
moderate growth.
1990

2000

2010

2016 Estimated

State of Arizona

3,665,228

5,130,632

6,392,017

6,9631,000

Yavapai County

107,714

167,517

211,073

225,562

Cottonwood

6,012

9,385

11,164

11,990

Clarkdale

2,303

3,400

4,089

4,272

Chino Valley

4,837

7,835

10,817

11,250

Prescott

26,455

33,938

39,827

42,513

Prescott Valley

9,349

24,421

38,822

43,132

Sedona

7,844

10,252

10,048

10,397

Camp Verde

6,243

9,451

10,873

11,238

Cities in Yavapai County

Yavapai County is located between the Phoenix Metro area to the south, and Coconino County
and the city of Flagstaff to the north, in the central portion of Arizona.
Yavapai County has four major population centers; the Prescott/Prescott Valley/Chino Valley
area; Cottonwood/Clarkdale and Jerome; Camp Verde; and Sedona.
According to Wikipedia, Yavapai County was one of the four original Arizona Counties created
by the 1st Arizona Territorial Legislature. The county territory was defined as being east of
longitude 113° 20' and north of the Gila River. Soon thereafter, the counties of Apache,
Coconino, Maricopa, and Navajo were carved from the original Yavapai County. Yavapai
County's present boundaries were established in 1891.
The county is named after the Yavapai people, who were the principal inhabitants at the time
that this area was annexed by the United States.
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According to the U.S. Census Bureau, the county has a total area of 8,128 square miles
(21,050 km2), of which 8,123 square miles (21,040 km2) is land and 4.4 square miles (11 km2)
(0.05%) is water. It has about 93% of the area of the U.S. state of New Jersey. It is larger than
three U.S. States; Rhode Island, Delaware & Connecticut, and the District of Columbia.
The county's topography makes a dramatic transition from the lower Sonoran Desert to the
south to the heights of the Coconino Plateau to the north, and the Mogollon Rim to the east.
The Highest point above sea level (MSL) in Yavapai County is Mount Union at an elevation of
7,979 ft (2,432 m) and the lowest is Agua Fria River drainage, now under Lake Pleasant.
Land ownership and management


Private ownership: about 25% of Yavapai County's land (by area) is privately owned.



Public land: about 75% of the county's area is publicly owned, including


Federal ownership: about 50% of the county's area is owned by the Federal
government of the United States, including



National Forest lands, managed by the US Forest Service: 38% of the county's
area



Federal lands managed by the U.S. Bureau of Land Management: 11.6% of the
county's area



Small areas of Federal land are managed by the U.S. Bureau of Indian Affairs
and the National Park Service: less than 0.5% of the county's area.

Yavapai County, located in the center of the state of Arizona, is popular for recreation and
tourism. Prescott is well known for its’ traditional downtown area, and gateway to the
Bradshaw Mountains.
Sedona, located just 15 to 20 miles from Cottonwood, is world famous for its’ red rock scenery
and is a very popular tourist destination.
Yavapai County is also becoming a well-known wine producing region and has several well
established vineyards and wineries.
Although population growth slowed in Yavapai County in the wake of the 2008 real estate
crash, the population statistics indicate that population growth has been moderate since 2010.
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AREA
The subject property is located in Cottonwood, Arizona, as part of the Cottonwood, Clarkdale
(pop.4,272), and Jerome (pop.455) Area. Cottonwood is the major commerce and population
center of the area. Together, the three communities have a 2016 population estimate of
16,717. The communities are set amidst the backdrop of Mingus Mountain, in the Verde Valley
at an elevation of around 3,300 feet, out of the extreme low desert heat, but below the colder
temperatures of the high country.
Cottonwood has a balanced mix of development, with a mix of single family, multifamily,
industrial, office, and retail in the city.
Access to the Cottonwood area is via Highway 260 from I-17, and 89A leading to Prescott and
Sedona.
Cottonwood is located 15 miles northwest of Camp Verde and Interstate 17, and is also about
20 miles southwest of Sedona. Prescott is about 30 miles southwest. Phoenix is located about
90 miles to the South.
The Cottonwood area is becoming known as a wine growing region. According to the Chamber
of Commerce; “Located in beautiful Northern Arizona, the Verde Valley Wine Trail invites wine
enthusiasts to experience a destination rich in history, beauty, and the production of exquisite
Arizona wines. There are seven Arizona wineries and eight tasting rooms on the Verde Valley
Wine Trail that offer a variety of skillfully crafted wines to satisfy any wine taster's pallet.
Every winery has its own unique personality and distinct wines for visitors to discover at each
stop along the Wine Trail.”
One of the focal points of Cottonwood tourism is Old Town Cottonwood, the traditional
downtown area. This area has been booming for the last several years. According to the
Chamber of Commerce, there are 5 wine and spirit tasting rooms, 13 cafes and restaurants,
and 3 boutique hotels, which would include the prominent Tavern Hotel, a large 41 unit lodging
facility which opened in 2011, and which also has an adjacent bar and restaurant.
Very little vacancy was noted in the Old Town area, and there is also an infill condominium
project planned for the Old Town Area.
To the west of Cottonwood and on the side of Mingus Mountain is Jerome, an old mining
community with a population of 455. Jerome is also a popular tourist destination, with several
bars and restaurants, as well as boutiques and art galleries.
Major retailers in Cottonwood include WalMart Supercenter as well as a Safeway
Supermarket.
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Some recent development in Cottonwood includes Highland Square, a 60 unit subsidized
housing project for low income seniors which opened in 2017.
There were 37 reported single family permits issued in 2016, as well as 15 mobile home
permits. Recent commercial projects completed in Cottonwood include an RV dealership along
89A (Galpin), an extended stay facility, a warehouse, a service station, and a couple more
multi-family properties.
The Merkin Osteria and wine tasting room opened in Old Town in 2017 as well. Also, a new
parking lot is nearing completion along an abandoned section of Pima, west of Main; it is
partially for the city and partially for the Tavern Hotel.
Overall, the Old Town area of Cottonwood is thriving. Other parts of Cottonwood are
maintaining more of a steady course, with moderate growth.
The subject is located on the east side of 6th Street, northeast of 89A, in the centralized areas
of Cottonwood, and is in the vicinity of industrial properties to the east and north, as
commercial property along 89A.
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DISCUSSION OF SUPPLY AND DEMAND – MARKET ANALYSIS
The economy has been in a recovery phase in the last several years after the most severe
downturn since the great depression in 2008 through 2011.
The year 2009 saw the U.S. unemployment rate peak at over 10%. Since 2009, real estate
was on a general downward trend, with some periods of slight increase as well. Overall, the
Phoenix Metro area saw a decline in the median price of a single family home of between 55%
and 60%. From 2009; the real estate market was in a period of low prices, foreclosures, and
short sales, the precursors of recovery. Though it varies by area, the Arizona real estate
market is considered to have hit bottom in late 2011, followed by a remarkable recovery in
2012 and 2013. Since this time, prices have been generally upward, with some ups and downs
depending on the specific location.
Following is a snapshot of single family home price trends in Cottonwood:
Total number of sales
Number of active listings
Months of housing supply
Median comparable sale price
Median sales days on market

Prior 7-12 months
76
50
3.95
$232,250
86

Prior 4-6 months
40
46
3.45
$229,250
82

Current – 3 months
35
51
4.37
$249,900
62

Residential home prices appear to be stable to upward. The median of $249,900 in
Cottonwood is fairly similar to the median of $270,000 in the Phoenix Metro area, where the
bulk of the state’s population resides. Other Yavapai County Cities such as Prescott and
Sedona hold significantly higher prices than the state as a whole; for example, the recent
median price in Prescott was $379,000.
The next table shows some recent demographics in Cottonwood from 2016.
Radius
Population
Median Household Income
Average Household Income
Per Capita Income

3 miles
24,626
$44,881
$54,194
$24,271

30

5 miles
29,819
$43,500
$53,450
$23,858

10 miles
35,264
$43,288
$53,584
$23,819

UNEMPLOYMENT
Summary of Unemployment Rates
Year

United States

Arizona

Phoenix MSA

Yavapai County

2007

4.6%

3.8%

3.3%

4.2%

2008

5.8%

5.5%

4.9%

8.4%

2009

9.9%

10.8%

9.5%

11.2%

2010

9.4%

10.0%

8.5%

10.3%

2011

8.5%

9.0%

7.9%

8.9%

2012

8.1%

7.9%

7.2%

8.0%

2013

6.7%

7.6%

6.9%

6.7%

2014

5.5%

6.6%

5.8%

5.8%

2015

5.0%

5.9%

4.7%

5.0%

2016

4.7%

4.8%

4.1%

4.4%

Sept. 2017

4.2%

4.7%

4.1%

4.2%

Source: US Bureau of Labor statistics

The unemployment rate has been on the decline for the past few years. The rate in the
Phoenix Area is has reached more traditional levels of unemployment. The rate in Yavapai
County was 4.2%, lower than the state of Arizona, but about the same as the U.S. and
Phoenix Metro rate.
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COMMERCIAL MARKET:
Although there is no published information available on vacancy rates and rental rates in
Cottonwood, the local market appears to be fairly stable. The Old Town area of Cottonwood
appears to be thriving, however, as it has become one of the epicenters of Yavapai County for
tourism, with the high concentration of good restaurants and bars, along with wine tasting
rooms.
Major retailers in Cottonwood include WalMart Supercenter as well as a Safeway
Supermarket.
In Cottonwood, the Verde Valley Medical Center’s 1,000 employees account for about 20.1
percent of the city’s workforce. Other large private employers include Griffith Enterprises,
Phelps and Sons, and Wal-Mart.
Areas along Highway 89A and Main Street have mainly a variety of piecemeal development.
Including retail, office, and some lodging facilities.
Other than the booming Old Town area, development in Cottonwood trends toward slow and
steady, with some recently completed projects as discussed earlier.
The subject is zoned Industrial; this market has had some activity, with at least three industrial
land sales in the past few years.
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AREA MAP
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Area Map
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Area Map
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DISCUSSION OF THE SITE
The subject property consists of a vacant parcel of land which is zoned I-2, Heavy Industrial by
the City of Cottonwood. It contains an area of 3.74 acres according to Yavapai County records,
and has frontage of approximately 414 feet along the east side of 6th Street. The southwest
corner of the site touches Highway 89A. The site is surrounded by industrial properties,
commercial property, and vacant land.
The subject is located along the east side of 6th Street, a paved arterial street, in a developed
area which has city utilities such as water and sewer.
Terrain is fairly level, and somewhat below grade. A representative of the city of Cottonwood
reports that there is a 50 X 50 foot drainage easement reserved at the southeast corner of the
property.
The flood map does not include the subject in shaded (blue) areas, which represents flood
zones.
Although the subject does not have any frontage on 89A to speak of, it is visible from the
Highway and this is also considered to be an advantage.
Overall, the subject appears to be a fairly developable site in comparison to other sites in
Cottonwood.
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Parcel map

Subject
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Aerial

Subject
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Flood Map – areas in blue represent flood areas

Subject
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DESCRIPTION OF IMPROVEMENTS
The site is vacant and undeveloped. The only improvements are a paved and fenced area at
the northwest corner.
HIGHEST AND BEST USE DEFINITION
The following definition of Highest and Best Use is taken from Real Estate Appraisal
Terminology, Byrl N. Boyce, Cambridge, MA: Ballinger, 1984, p.127.
That reasonable and probable use that will support the highest
present value, as defined as of the effective date of the appraisal.
Alternatively, that use, from among reasonably probable and legal
alternative uses, found to be physically possible, appropriately
supported, financially feasible, and which results in highest land
value.
The definition...applies specifically to the highest and best use of
land. It is to be recognized that in cases where a site has existing
improvements on it, the highest and best use may very well be
determined to be different from the existing use. The existing use
will continue, however, unless and until land value in its highest and
best use exceeds the total value of the property in its existing use.
The four tests of Highest and Best Use are those outlined above, i.e. physically possible,
legally permissible, financially feasible, and maximally productive.
Highest and Best Use for the subject property is examined on an "as vacant" and "as
improved" basis. The criteria for the Highest and Best Use for the subject are set forth in
The Appraisal of Real Estate, Eleventh Edition, Appraisal Institute, 1996, p.p. 297-319.
The following tests must be met in estimating the Highest and Best Use of a vacant parcel:
there must be a profitable demand for such use and it must return to the land the highest net
return for the longest period of time. These tests have been applied to the subject site and
are discussed as follows.
AS THOUGH VACANT
Physically Possible - One of the first constraints imposed on the possible use of a site, as if
vacant, is dictated by its physical characteristics. Size, shape, area and terrain affect the
uses for which a site may be developed. Utility of a parcel may depend on its frontage and
depth. Consideration must also be made of its potential use rather than its actual use.
Legally Permissible - We have considered the uses which are permitted by public and
private restrictions of the site. The effect of zoning and the uses allowed by current zoning,
or the reasonable probability that a change in zoning could or would be effective within a
reasonably probable period of time must also be considered.
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Financially Feasible - After satisfying the first two tests, and considering the potential uses
possible based on the physical and legal limitations of the site, the uses must be analyzed to
determine if they are indeed financially feasible.
Maximally Productive - Of the financially feasible uses, the use that produces the highest
price or value consistent with the rate of return warranted by the market is the Highest and
Best Use.
CONCLUSION
The subject site is currently vacant. The site is zoned I-2, Heavy Industrial. Although it is
zoned Industrial, this does not appear to be a limiting factor; in fact, as I-2 allows C-2 uses
as well as appearing to also allow multifamily, the site has a wide variety of potential uses.
There have been some recent industrial land sales in Cottonwood, which indicates a
demand for industrial land. With the fairly good visibility of the site, and a wide variety of
potentially allowable uses, the site has a good variety of development options; this could
include retail, hotel or motel, industrial, or multifamily, to name some potential uses.
Note: A complete highest and best use analysis was not prepared since it is beyond the
scope of the appraisal assignment. A complete analysis would include a feasibility study
which would thoroughly illustrate area demographics, legal conformity and surrounding land
uses, neighborhood growth, and physical capabilities. In addition, without clear indicators,
there is no way of determining an ultimate highest and best use or if any new development
is financially feasible. The subject is of a property type which lacks definitive market
indicators to clearly support a well defined conclusion.
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LAND VALUE ESTIMATE
A land value estimate is typically included when a Cost Approach is considered to be a
reasonable alternative method of valuation. Also, in cases where the line between value as
vacant and improved is somewhat ambiguous, a land value estimate is also highly relevant. In
this case, the site is vacant; and the Land Sales Analysis and Sales Comparison Analysis is one
and the same, and will be included within the Direct Sales Approach.
THE COST APPROACH TO VALUE
The Cost Approach is not relevant in this case, as the site is vacant.
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DIRECT SALES COMPARISON APPROACH
The indicated value by the Direct Sales Comparison Approach is $650,000.
This portion of the appraisal process involves the direct comparison of the property being
appraised to similar properties having sold in the same or similar market in order to arrive at
an indicator of value for the subject property. This approach is also called the Market Data
Approach.
Among the basic real estate principles reflected in this approach is the principle of
substitution which states, in part, that the value of a property replaceable in the market tends
to be set by the cost of acquiring an equally desirable substitute property assuming that no
costly delay is encountered in making the substitution.
The application of the approach involves market research to obtain recent sales of properties
as similar as possible to the subject. The sale prices of those properties deemed most
comparable tend to set the range in which the value of the subject property will fall.
Differences between the comparable sales and the subject are analyzed based on market
reaction to these differences. The following analysis is a presentation of the comparable
sales that are considered to possess the highest degree of similarity to the subject property
and therefore provide an adequate reflection of the estimated market value of the property.
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Comparable 1
Address:
City:
Parcel:
Zoning:
Lot Size:
Sale Date:
Price:
Price per sq ft:
Price per acre:
Buyer:
Seller:
Financing:
Verification:
Comments:

217 and 741 Justin Drive
Cottonwood
406-51-018, 026
I-2
0.77 acres, 33,541 square feet
05/17/2017
$255,000
$7.60
$331,168
Lyman AZ Holdings
Jack and Shirley Lugviel
Cash
MLS and County, Doc #2017-0024572, and #2017-0024568
Two adjacent lots purchased simultaneously for $127,500 each.
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Comparable 2
Address:
City:
Parcel:
Zoning:
Lot Size:
Sale Date:
Price:
Price per sq ft:
Price per acre:
Buyer:
Seller:
Financing:
Verification:
Comments:

East side 6th Street, south of Birch
Cottonwood
406-42-099H
I-2
1.18 Acres, or 51,400 SF
08/01/2017
$325,000
$6.32
$275,423
Bone Collector Wildlife Studio LLC
Los Gatos, LLC
Seller loan, 0% down
Yavapai County records, Doc #2017-0039211
This is a nearby industrially zoned site which recently sold. It is level, at street
grade and appears to have some paving.
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Comparable 3
Address:
City:
Parcel:
Zoning:
Lot Size:
Sale Date:
Buyer:
Seller:
Price:
Price per sq ft:
Per acre:
Financing:
Verification:
Comments:

610 South Clover Way
Cottonwood
406-08-078A
I-2
0.69 acres or 30,000 square feet
07/15/2014
Mark Haskell
Cottonwood Business Park, LLC
$157,000
$5.23
$227,536
Cash
MLS and County Records, Doc #2014-0031637
This is an older sale of another industrial site in Cottonwood, in the Cottonwood
Business Park.
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Comparable 4
Address:
City:
Parcel:
Zoning:
Lot Size:
Sale Date:
Price:
Price per sq ft:
Financing:
Verification:
Comments:

1308 East Cherry Street
Cottonwood
406-42-094V
C-1
113,240 square feet, 2.60 acres
Active, 1100 days on market
$425,000
$3.75
Active
MLS, county
This site appears to be very similar to the subject; especially in shape and terrain
as it is 190 X 596 feet, similar but slightly larger and in the same area of
Cottonwood. It is zoned C-1, but is marketed as multifamily, with the listing
indicating that diagrams are available for a 56 unit apartment. It could also be
divided into individual commercial lots, but the size and location appears better
suited to an apartment site.

.
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Comparable 5
Address:
City:
Parcel:
Zoning:
Lot Size:
Sale Date:
Price:
Price per sq ft:
Verification:
Comments:

1 Cove Parkway
Cottonwood
406-04-034G
C-1
3.07 acres or 133,729 square feet
Active, 1,309 days on market
$535,000
$4.00
MLS and county
This is a C-1 zoned property located to the east of the Safeway Center at the
southeast corner of Cove Parkway and Cottonwood Street. Though it is zoned
C-1, it is low profile in terms of exposure. It is being marketed as a fine location
for professional uses or even apartments or condos.
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Comparable 6
Address:
City:
Parcel:
Zoning:
Lot Size:
Sale Date:
Price:
Price per sq ft:
Verification:
Comments:

101 South 14th Street
Cottonwood
406-06-020K
C-2
5.75 acres or 250,470 square feet
Active, 1,060 days on market
$750,000, reduced from original price of $939,000
$3.00
MLS and County records.
This is a nearby but larger site, which is located south of Cherry Street. It is
zoned C-2, but is low in terms of visibility and exposure, items which are
important a site with potential commercial or retail uses. This site is marketed as
“One of the best multi-family sites in town.” The land border Silver Springs Wash;
there is a small amount of flood way in each southerly corner.
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Comparable 7
Address:
City:
Parcel:
Zoning:
Lot Size:
Sale Date:
Price:
Price per sq ft:
Verification:
Comments:

East side of 6th Street, South of Mingus, North of Aspen
Cottonwood
406-42-176
C-1
135,036 SF, or 3.10 acres
Active. 1,761 days on market, with an original list price of $810,216. ($6.00/SF)
$600,000
$4.44
MLS and County
This may be the most similar site in comparison to the subject. It is located just a
few hundred feet away to the northwest. Again, like several other properties
which are marketed as multi-family sites, it is zoned C-1 and is similar to the
subject in terms of surrounding property and exposure. It is a nice flat usable site.
Though the price has been reduced over 25%, it has been on the market for
nearly 5 years.
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Comparable 8
Address:
City:
Parcel:
Zoning:
Lot Size:
Sale Date:
Price:
Price per sq ft:
Verification:
Comments:

300 E State Route 89A
Cottonwood
406-06-001P
C-2
0.57 acres or 24,829 square feet
Active, 547 days on market
$72,000, reduced from original price of $99,500
$2.90
MLS and County records.
This is a nearby site located along 89A, somewhat below street grade.
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Comparable 9
Address:
City:
Parcel:
Zoning:
Lot Size:
Sale Date:
Price:
Price per sq ft:
Per acre:
Buyer:
Seller:
Verification:
Comments:

801 East State Route 89A
Cottonwood
406-05-034B
C-2
166,835 SF, or 3.83 acres
05/29/2015
$725,000
$4.35
$189,295
Galpin Ford, Inc.
Maneth Revocable Family Trust
MLS and County, Doc #2015-0032670
This is a nearby site which has the advantage of frontage along the south side of
89A. The parcel was zoned AR-43 and C-1 at the time of sale, but the zoning has
since been changed to C-2. There was a non-flood plain wash located on part of
the property, according to the listing; though the county maps still show flood
plain on part of the site. The site was purchased by Galpin Ford, which now
operates a new RV dealership on the site.
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Sales Map
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DISCUSSION OF DIRECT SALES COMPARISONS
We have compared the subject property to 4 sales and 5 listings. Following is a
summary of the sale information.
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1

Location
Sale Date

Zoning at sale

217 & 241
Justin Drive
I-2

COMPARABLE SALES SUMMARY GRID AND ADJUSTMENTS (All in Cottonwood)

05/17/2017
I-2

2

E side 6th
St, N of Birch
08/01/2017
I-2

3

610 S. Clover
Way
07/15/2014
I-2

Size – SF 162,914

33,541

51,400

30,000

Price/SF - $

$7.60

$6.32

$5.23

Price - $

Sale cond./concessions

$255,000
0

$325,000
-5%

$157,000
0

4

1308 E Cherry
Street
Active
C-1

113,240

$425,000
$3.75
-20%

5

1
Cove
Parkway
Active
C-1

133,729

$535,000
$4.00
-25%

6

101 South 14th
Street
Active
C-2

250,470

$750,000
$3.00
-25%

7

8

9

Active

Active

05/29/2015

135,036

24,829

E side 6th St,
S of Mingus
C-1

$600,000
$4.44
-30%

300 E State
Route 89A
C-2

$725,000

-10%

0

$2.90

0

0

0

0

0

0

0

0

TOTAL ADJUSTMENT

0

-5%

+15%

-20%

-25%

-25%

-30%

-10%

Location/exposure

0

0

0

+10%

+10%

+25%

+10%

Indicated value/SF
Size

0
$7.60
-25%

Average =

Midpoint =

$3.00

$3.00

0

$2.25

0

0

+10%

+10%

$3.11

$2.61

$4.79

-15%

0

0

-25%

0

0

0

-10%

-10%

-10%

-10%

0

+5%

-10%

0

+5%

$4.94

$4.20

$3.91

$3.30

$3.60

$3.04

$3.42

$2.35

$4.31

-35%

Median =

$6.01

0

0

Net adjustments

Range:

0

0

-25%

0

Indicated Value/SF

$6.00

+15%

$4.35

-20%

Zoning

Terrain and Other

0

AR-43 & C-1

166,835

$72,000

Property rights

Market conditions

801 E State
Route 89A

0

-30%

$2.35 to $4.94 per square foot

0

+10%

-35%

+10%

$3.60/SF

$3.67/SF

$3.65/SF
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+10%

+20%

+5%
+35%

+10%
+10%

+5%

-10%

+10%
-10%

CORRELATION OF THE DIRECT SALES COMPARISON APPROACH
The subject was compared to four comparable sales and five active listings.
Comp 1 consists of two adjacent industrial lots in an industrial park. They were adjusted down
for size, and down for terrain, appearing to be more immediately developable.
Comp 2 is another I-2 zoned sale, located nearby and to the north along 6th Street. It was
adjusted down for size, and was also adjusted down for sale conditions due to favorable
financing, with 0% down and seller financing. It was adjusted down for terrain, level and
appearing more readily developable.
Comp 3 is another industrial lot sale. It consisted of two lots at the time of sale, but they were
combined into one parcel number. It was adjusted down for size and down for being more
readily developable.
Comps 1, 2, and 3 have less visible locations, but they were not adjusted up for this factor, as it
does not appear to be making a clear difference for these industrial park sites, selling at higher
unit prices.
Comps 4, 5, and 7 are all zoned C-1 and Comp 6 is zoned C-2. They are all advertised as
potential apartment sites and the locations are more supportive of this use as well. Out of these
four listings, three have been on the market around 3 years or longer, and one of them for
nearly five years; as a result, all of them were adjusted down substantially for being active
listings with long times on the market; the evidence suggests that a sharp downward price
adjustment is likely needed to move them within say, a one year time frame.
Comps 4 through 7 are zoned differently, but the C-2 and C-1 uses are allowed in the I-2 zone;
I-2 zoning is generally less restrictive than the C zones; it is just that Industrial zoned lots are
usually in lower profile locations, unlike the subject, which has visibility from the highway. Thus,
there is some overlap in use, and a buyer looking at Comps 4, 5, 6, and 7 may also consider the
subject site, depending on their intentions.
Comps 4 through 7 were all adjusted up for zoning, with the seemingly relatively strong price
levels for sales of industrial sites.
Comp 4 is level, and in the same general area of Cottonwood. The price has been lowered
slightly, from $450,000 down to the present $425,000. It was adjusted down 20% for sale
conditions, being a listing. Diagrams are available for a 56 unit apartment complex that was
planned for the property. It was adjusted down for the more level terrain, and up for location and
exposure, as the subject is visible from 89A.
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Comp 5 is just east of the Safeway Center, but is low profile in terms of exposure. It is being
advertised as a fine location for professional uses or even apartments or condos. It has been on
the market since June of 2014 with no reduction in price; hence a 25% downward adjustment to
make it more attractive to a buyer. Comp 5 was adjusted up for lower exposure.
Comp 6 is just south of Cherry Street, it is zoned C-2 but currently has no commercial exposure
or visibility. It is advertised as one of the best multi-family sites in town. It is favorably priced at
$3.00 per square foot, but adjusted down for being a listing, as it has been on the market since
February of 2014. The price has been reduced from $939,000 to $750,000, so there has been
price movement on this property. It was adjusted up substantially for location and exposure; the
property has virtually no street frontage; just a street leading into the property. It was adjusted
up for the terrain, as the listing reports that there are some areas of flood way at the southerly
corners within Silver Springs Wash.
Comp 7 is was originally priced at $810,216 or $6.00 per square foot, it has been reduced. A
larger downward adjustment was made on this comps due to the higher asking price per square
foot for a product which is similar to the comps. It would make a good multifamily site, or some
commercial use.
Comp 8 is a nearby listing along 89A; adjusted down for smaller size. Even though it is along
89A, it was not adjusted down for location, as this specific 89A location is not considered to be
necessarily more appealing than the subject location. It was adjusted up for the zoning. Through
it was adjusted down for size, a parcel of this size which is not an immediately developable pad
site may not be highly attractive to smaller users.
Comp 9 is a nearby sale along 89A, similar in size. It is considered to be a good sale, but it is
considered superior overall due to the good 89A frontage to the east of 6th Street, in a busier
area of 89A.
After adjustments, the range was $2.35 to $4.94 per square foot, with the median, average, and
midpoint at $3.60, $3.67, and $3.65 per square foot. A site such as the subject is subject to a
very wide range in market value; it would not be surprising to see it sell over $5.00 range per
square foot, nor would it be surprising to see it languish on the market like some other sites and
end up in the $2.00 range per square foot.
The data suggests that $4.00 per square foot is a representative figure of the data when
choosing a single point, with more emphasis given to Sale 2, a recent sales of an I-2 zoned site
also located along 6th.
162,914 square feet X $4.00/SF = $651,656, rounded to $650,000.

$650,000
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INCOME APPROACH
This approach to value involves an analysis of the property in terms of its ability to produce an income
stream. This net income is then discounted at a rate commensurate with the relative certainty of its
continuance and the risk involved in ownership.
The subject is vacant land, which is not capable of producing a coherent projected income stream
which is subject to typical market income parameters.
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RECONCILIATION AND FINAL ESTIMATE OF VALUE
In summary, the value indications for the approaches to value utilized in this appraisal are as
follows:
COST APPROACH:
DIRECT SALES APPROACH:
INCOME APPROACH:

N/A
$650,000
N/A

In the appraisal process, the replacement cost new generally tends to set the upper limit of
value for a property, as an informed buyer will pay no more for an existing property than it
would cost for him to construct a new building of equal quality and utility. This approach is
not relevant in this case.
The Direct Sales Comparison Approach was based on the analysis of sales of generally
comparable medical office properties. These sales were analyzed and adjustments were
made for those dissimilarities between the comparable sales and the subject property. The
sales approach provided a reasonable basis for value and is the only applicable approach in
this case.
The Income Approach is generally emphasized in the appraisal of income producing
properties. A potential buyer or developer is primarily interested in the income producing
capability of a property, while the underwriters are similarly interested in the income
producing aspects, as a measure of its ability to properly cover the mortgage debt service.
This approach is not relevant in this case.
The data indicates that $4.00 per square foot or about $650,000 is reasonable as a single
point estimate to represent the data. In actuality, single points are not considered to be highly
reliable as an exact figure; as they represent just one reasonable possibility out of thousands.
However, the data strongly suggests a value in the $2.00/SF to $5.00/SF ranges on a
per-square foot basis, and the figure of $4.00/SF is reasonable on this basis.
THE INDICATED VALUE AFTER CONSIDERING ALL APPROACHES IS:
$650,000
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DISCUSSION OF MARKETING TIME
A reasonable marketing time is the estimate of time to sell a property at the estimated market
value during the period immediately after the effective date of an appraisal. The marketing
time analysis uses some of the same data that the exposure time analysis uses and is not
intended to predict the date of the sale. The estimate may be expressed as a range and can
be based on one or more of the following:
*
*
*
*

Statistical information about days on market;
Information gathered through sales verification;
Interviews of market participants; and
Property type

Properties with a high degree of comparability and demand tend to have the shortest
marketing times. For example, homes in a tract subdivision with relatively few differences
will typically sell between 30 and 180 days, with 30 to 90 days being common, as long as
they are priced appropriately. Properties such as office, retail, industrial, and apartments will
typically have longer marketing periods due to the less homogeneous nature of these
properties. However, owners typically expect to sell these properties in one year or less,
and this expectation is reasonable as long as they are priced appropriately.
An example of a property which may have a longer marketing period may be a large industrial
property which is outdated and located in a limited market area. For example, a 500,000
square foot industrial property located far outside of a major metro area will have an
unpredictable and small pool of potential buyers. The subject falls into the typical
commercial category, where a property is typically expected to sell within one year or less.
This type of property has demand, evidenced by sales in the marketplace, and the existence
of other similar properties as well as a local, state, and national market for flexible
development sites with good exposure.
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CERTIFICATION
I certify that, to the best of our knowledge and belief............
-

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

-

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

-

I 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.

-

neither my engagement to make this appraisal (or any future appraisals for this client) nor any
compensation are contingent upon the reporting of a predetermined value or direction in value
that favors the cause of the client, the amount of the value estimate, the attainment of a
stipulated result, or the occurrence of a subsequent event.

-

my analyses, opinions, and conclusions were developed, and this report was written to be in
conformity with the requirements of the Uniform Standards of Professional Appraisal Practice.

-

Eric J. Lekander made a personal inspection of the property that is the subject of this report.

-

no one provided significant professional assistance to the person signing this report.

-

I am currently certified under the requirements of the State of Arizona general certification and
continuing education program of real estate appraisers.

-

The appraiser has not previously appraised the subject property.

Based on the information contained in this report, and other data considered in this analysis, it is our
opinion that the Leased Fee Market Value of the subject property and based on a one-year marketing
and exposure period, as of January 11, 2018 is: $650,000

Eric J. Lekander
Certified General Real Property Appraiser
Certification # 31072

Eric J. Lekander
4255 East Desert Forest Trail · Cave Creek, AZ 85331 · (480)650-7343 · Fax (480) 563-7574
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QUALIFICATIONS OF: Eric J. Lekander
Certified General Real Property Appraiser
AZ Certification #31072
TYPES OF APPRAISALS:
All categories of real estate including:
Shopping Centers
Industrial
Apartments
Office
Restaurants
Farms
Vacant Land
Single Family Residential
Churches
Special use
Residential Subdivision Development
Office
BUSINESS EXPERIENCE:
Independent Commercial Fee Appraiser - 1993 to present
Residential and Commercial Appraiser - Precision Appraisals of Arizona - 2001 to 2003
Commercial Appraiser - Lyons Valuation Group LLC, Phoenix - 2002 to present
Commercial Appraiser - Orion Appraisals of Minnesota - 1993 to 2001
Financial Planner - American Express Financial Advisors - 1991-1992
Investor in Residential Income Property
EDUCATION:
University of Minnesota - Bachelor of Arts in Psychology
SPECIALIZED EDUCATION:
Office and retail appraisal
Investment property appraisal
Advanced yield capitalization
Mortgage lending
Investment and financial analysis
USPAP courses through the Appraisal Institute
Many other specialized courses
REFERENCES:
Theo Krammer; Orion Appraisals, St. Paul, MN 651-636-1339
David Lyons, MAI, Lyons Valuation, Scottsdale, AZ 602-369-3206
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PARTIAL LIST OF CLIENTS
Performance Mortgage
Access Buyers Security Mortgage
Suburban Mortgage
Mercury Real Estate Services
Bayview Financial
Sonoma National Bank
BNC National Bank
Stearns Bank
Northland Financial
Goodhue County National Bank
U.S. Bank
JEBCO, Inc.
Department of Natural Resources
Marquette Bank
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ADDENDA
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Commonwealth Land Title Insurance Company

CONDITION OF TITLE REPORT
Commonwealth Land Title Insurance Company, a Nebraska corporation,
herein called the Company,
SUBJECT TO THE TERMS, LIMITATIONS AND CONDITIONS OF THE APPLICATION FOR THIS CONDITION OF
TITLE REPORT, WHICH APPLICATION, OR COPY THEREOF, IS ATTACHED HERETO AND MADE A PART HEREOF
REPORTS
To the party named in Schedule A, that as disclosed by the Title Instruments, the ownership of and the defects, liens and
encumbrances against the Interest in the Land are as shown in Schedule B.
Any claim or other notice to the Company shall be in writing and shall be addressed to the Company at the issuing office or
to:
Commonwealth Land Title Insurance Company
Attn: Claims Administration
P.O. Box 45023,
Jacksonville, Florida 32232-5023
THIS REPORT IS NOT VALID AND THE COMPANY SHALL HAVE NO LIABILITY HEREUNDER UNLESS THE
APPLICATION REFERRED TO ABOVE, OR COPY THEREOF, IS ATTACHED HERETO.
Commonwealth Land Title Insurance Company
Countersigned:

By:
Authorized Officer or Agent
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Order No. 01918763-295-NA-DG2

Report No. AZ-FXDK-IMP-N/A-1-19-01918763

CONDITION OF TITLE REPORT
SCHEDULE A
Fee:
$0.00
Liability:
$5,000.00
Date of Report: September 10, 2019 at 7:30 a.m.
1.

Name of Party:
City of Cottonwood
Morgan Scott
111 N. Main Street
Cottonwood, AZ 86326

2.

The Interest referred to in the Application is:
A FEE

3.

The Land referred to in the Application is described as follows:
See Exhibit A attached hereto and made a part hereof.
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EXHIBIT A
LEGAL DESCRIPTION
THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF YAVAPAI, STATE OF ARIZONA,
AND IS DESCRIBED AS FOLLOWS:

All those certain pieces or parcels of land lying and being a portion of Subdivision No. Two, Hopkins Ranch, an Addition to
Cottonwood, Arizona and being a portion of Section 34, Township 16 North, Range 3 East, of the Gila Salt River Base and
Meridian, Yavapai County, Arizona, recorded in Book 3 of Maps, page 23, described as follows:
Parcel No. 1:
The surface only to a depth of 25 feet of the following described property:
BEGINNING at the Southwest corner of Lot 15, Block 1;
THENCE North 76.26 feet to the Northwest corner of Lot 14, Block 1;
THENCE East 230.00 feet to the Northeast corner of Lot 7, Block 2;
THENCE South 38.00 feet to the bank of the wash on Lot 7, Block 2;
THENCE in a Southwesterly direction along the bank of wash 146.92 feet to Main Street;
THENCE in a Northwesterly direction along Main Street 114.81 feet to the POINT OF BEGINNING.

Parcel No. 2:
The surface only to a depth of 25 feet of the following described property:
The East half of that portion of that certain alley (abandoned) described as follows:
BEGINNING at the Southwest corner of Lot 15, Block 1;
THENCE North 76.25 feet to the Northwest corner of Lot 14, Block 1;
THENCE Westerly to the Northeast corner of Lot 7, Block 1;
THENCE Southeasterly along Main Street to the POINT OF BEGINNING.

APN: 406-06-009
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CONDITION OF TITLE REPORT
SCHEDULE B
Commonwealth Land Title Insurance Company reports that Title Instruments, on the date hereof, disclose:
1.

Ownership of the Interest is in the name of:
Town of Cottonwood

2.

Real estate taxes:
Tax Note:
Year: 2018
Tax Parcel No:
Total Tax:

3.

406-06-009
EXEMPT

The following defects, liens and encumbrances (which are not necessarily shown in their order of priority) against
the Interest:
1.
Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes to
be levied for the year 2019.
2.
Liabilities and obligations imposed upon said Land by its inclusion within any district formed pursuant to
Title 48, Arizona Revised Statutes.
3.
Perpetual easement and release from Claim of damages on account of any mining, smelting, reducing or
refining operations as contained in instrument recorded in Book 173 of Deeds, page 421
4.
Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not
limited to those based upon race, color, religion, sex, sexual orientation, familial status, marital status, disability,
handicap, national origin, ancestry, source of income, gender, gender identity, gender expression, medical condition,
or genetic information, as set forth in applicable state or federal laws, except to the extent that said covenant or
restriction is permitted by applicable law, as set forth in the document
Recording No:
5.

Book 173 of Deeds, page 421

Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

Purpose: public highway
Recording No: Book 163 of deeds, page 126
6.

Matters shown on record of survey:

Recording No.:
4.

Book 168 of Surveys, page 73

The following matters are disclosed by name only and the Company, without additional information, is unable to
determine whether any or all of these matters are defects, liens or encumbrances against the Interest:
NONE
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APPLICATION FOR THE ISSUANCE OF CONDITION OF TITLE REPORT
Applicant is in the process of investigating the Ownership of and defects, liens and encumbrances against an Interest in Land.
As a component of that investigation, Applicant hereby requests the Company to furnish Applicant with a Report based upon
the hereinafter defined Title Instruments, which Report will disclose the Ownership of and defects, liens and encumbrances
against the hereinafter identified Interest in the hereinafter described Land. Applicant does not at this time need nor desire the
benefit or protection afforded by a Policy of Title Insurance. The Report provided will be solely for the purpose of facilitating
Applicant’s investigation and for the sole use and benefit of Applicant and may not be used or relied upon by any other party.
1.

2.

The following terms when used in the Application and the Report shall mean:
a.

Applicant – The party or parties who have executed this Application and who are named in the Report.

b.

Company – The Title Insurance Company making the Report.

c.

Report – Condition of Title Report.

d.

Land – The real property described in the Application.

e.

Interest – The Estate in the Land described on the Application.

f.

Ownership – The Vesting of title to the Interest identified in the Application.

g.

Title Instruments:
1.

Documents recorded in the Office of the County Recorder of the County in which the land is
located reviewed by the Company to facilitate the Company’s issuance of title insurance policies
excluding therefrom, however, any documents pertaining to (a) unpatented mining claims, (b)
patents, (c) water rights, claims or title to water, (d) the lease, grant, exception or reservation of
minerals or mineral rights.

2.

Documents, obtained by the Company to facilitate the issuance of title insurance policies, relating
to the payment of Real Estate Taxes levied on the Interest in the Land excluding therefrom,
however, any special assessments which are not collected by the Tax Collector for the County in
which the Land is located.

The Land is described as follows:
See Exhibit A attached hereto and made a part hereof.

3.

The Interest in the Land is a:
a.

Fee

b.

Leasehold created by

c.

Other

.

.

4.

Applicant specifically instructs the Company to set forth in the Report only the Ownership of and defects, liens and
encumbrances against the Interest in the Land as disclosed by the Title Instruments. Applicant understands that
during the course of preparing the Report, the Company may become aware of other matters pertaining to the Land
or other Interests therein. Even if the company knows or would have reason to know Applicant may have an interest
in these other matters, Applicant imposes no duty or responsibility on the Company to disclose those matters to
Applicant either through the Report or otherwise.

5.

BY THE EXECUTION AND SUBMISSION OF THIS APPLICATION TO THE COMPANY, APPLICANT
ACKNOWLEDGES AND AGREES:
a.

That the Company’s sole obligation under the Report, and this Application, shall be to set forth the
Ownership of and defects, liens and encumbrances against the Interest in the Land as disclosed by the Title
Instruments.

b.

That the Company shall not be obligated under this Report to pay costs, attorneys’ fees, or expenses
incurred in any action, proceeding, or other claim brought against Applicant.

c.

That the Report is not an abstract of title, title opinion, preliminary report or commitment to issue title
insurance.
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d.

That the Company’s liability under the Report for an error or omission is, as stated below, limited and that
if Applicant desires that the Company assume additional liability, a Policy of Title Insurance, Binder,
Commitment, or Guarantee should be requested.

e.

That Applicant shall have no right of action against the Company, whether or not based on negligence,
except under the terms and provisions of, and subject to all limitations of this Application and the Report.

f.

That the Report is not valid and the Company shall have no liability thereunder unless this Application is
attached thereto.

LIMITATION OF LIABILITY
APPLICANT RECOGNIZES THAT IT IS EXTREMELY DIFFICULT, IF NOT IMPOSSIBLE, TO DETERMINE THE
EXTENT OF LOSS WHICH COULD ARISE FROM ERRORS OR OMISSIONS IN THE REPORT. APPLICANT
RECOGNIZES THAT THE FEE CHARGED IS NOMINAL IN RELATION TO THE POTENTIAL LIABILITY WHICH
COULD ARISE FROM SUCH ERRORS OR OMISSIONS. THEREFORE, APPLICANT UNDERSTANDS THAT THE
COMPANY IS NOT WILLING TO PROCEED IN THE PREPARATION AND ISSUANCE OF THE REQUESTED
REPORT UNLESS THE COMPANY’S LIABILITY IS STRICTLY LIMITED. APPLICANT AGREES WITH THE
PROPRIETY OF THIS LIMITATION AND AGREES TO BE BOUND BY ITS TERMS.
THIS LIMITATION IS AS FOLLOWS:
APPLICANT AGREES, AS PART OF THE CONSIDERATION FOR THE ISSUANCE OF THIS REPORT, THAT THE
COMPANY SHALL BE LIABLE TO APPLICANT UNDER THIS REPORT SOLELY BY REASON OF AN ERROR OR
OMISSION BY THE COMPANY IN FAILING TO SET FORTH THE OWNERSHIP OF AND DEFECTS, LIENS AND
ENCUMBRANCES AGAINST THE INTEREST IN THE LAND AS DISCLOSED BY THE TITLE INSTRUMENTS,
WHICH ERROR OR OMISSION BY THE COMPANY HAS CAUSED LOSS TO THE APPLICANT; AND THEN THE
LIABILITY SHALL BE A ONE-TIME PAYMENT TO APPLICANT OF FIVE THOUSAND DOLLARS ($5,000.00).
ACCORDINGLY, APPLICANT REQUESTS THAT THE REPORT BE ISSUED WITH THIS LIMITATION AS A PART
OF THE CONSIDERATION THAT APPLICANT GIVES THE COMPANY TO PREPARE AND ISSUE THE REPORT.
APPLICANT CERTIFIES THAT HE HAS READ AND UNDERSTOOD ALL OF THE TERMS, LIMITATIONS AND
CONDITIONS OF THIS APPLICATION.
EXECUTED THIS

day of

,

.

(This Application must be signed by the Applicant or an agent
representing the Applicant.)
APPLICANT:

MAILING ADDRESS:
Print or Type Name

Signature

Telephone
MAILING ADDRESS:

AGENT FOR
APPLICANT:
Print or Type Name

Signature
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