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Kai Enterprises

Mr. James Kai

C/O Mr. Paul Oland

Paradigm Land Design LLC

7090 North Oracle Road, Suite 178-193
Tucson, AZ 85704

Sent by email: James.kai@kaienterprises.com and gpo@paradigmland.us

RE: Consultation Report
Silverhawke Block 5
E of SEc of Tangerine Rd & First Ave
Oro Valley, Pima County, Arizona 85737

Dear Mr. Kai and Mr. Oland:

In accordance with your request, we have prepared land use consultations of the above-referenced
property. This consultation sets forth the pertinent data gathered, the techniques employed, and the
reasoning leading to our land use recommendations.

The subject property is known as Silverhawke Block 5, and is located east of the southeast corner of
Tangerine Road and First Avenue in Oro Valley, Pima County, Arizona 85737. The subject is further
identified as Assessor’s Parcel Number (APN) 220-06-0640. The site measures approximately 13.44
acres or 585,446 square feet of vacant land.

The global outbreak of a "novel coronavirus" known as COVID-19 was officially declared a pandemic
by the World Health Organization (WHO). It is currently unknown what direct, or indirect, effect, if any,
this event may have on the national economy, the local economy or the market in which the subject
property is located. The reader is cautioned, and reminded that the conclusions presented in this
consultation report apply only as of the effective date(s) indicated. The consultant makes no
representation as to the effect on the subject property of this event, or any event, subsequent to the
effective date of the consultation report.
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Mr. James Kai

ueon C/O Mr. Paul Oland
Paradigm Land Design LLC
7090 North Oracle Road,
Suite 178-193

Tucson, AZ 85704

Based on the analysis contained in the following report, our conclusions involving the subject property
are summarized as follows:

Land Use Ranking Risk Level Community Benefit
1. Casita Apartments Low High

2. Garden Apartments Low High

3. Single Family Residential Low Moderate

4. Senior Housing Moderate-high Low

5. Commercial High Moderate

6. Office High Moderate

7. Tech/R&D High High

This letter of transmittal is not considered valid if separated from this report, and must be accompanied
by all sections of this report as outlined in the Table of Contents, in order for the opinions set forth
above to be valid.

Respectfully submitted,
Valbridge Property Advisors | Tucson

oo ik
/ %

Michael Naifeh, MAI, CREe

Certified General Real Estate Appraiser
State of Arizona, Certificate No. 30276
Expires August 31, 2020
mnaifeh@valbridge.com
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Introduction

Client and Other Intended Users of the Consultation
The client in this assignment is Capri Company, Mr. Herb Kai, and Mr. James Kai, C/O Mr. Paul Oland.
The intended users of this report are the client and the Town of Oro Valley planning staff.

Intended Use of the Consultation
The intended use of this report is to address market strengths and weaknesses (SWOT) relating to
possible land uses on the above-referenced property.

Real Estate Identification
The subject property is located east of the southeast corner of Tangerine Road and First Avenue,

Tucson, Pima County, Arizona 85737. The Pima County Assessor identifies the subject property as
Assessor Parcel Number 220-06-0640.

Date of Report
The date of this report is August 31, 2020, which is the same as the date of the letter of transmittal.

Scope of Work

The scope of work includes all steps taken in the development of the consultation. These include 1)
the extent to which the subject property is identified, 2) the extent to which the subject property is
inspected, 3) the type and extent of data researched, and 4) the type and extent of analysis applied.
These items are discussed as follows:

Extent to Which the Property was Identified

Legal Characteristics
The subject was legally identified via review of the legal description and the plat map.

Economic Characteristics

Economic characteristics of the subject property were identified via data provided by the client/owner,
interviews with brokers, buyers, sellers and government agencies; and secondary sources such as
STDBOnline, CoStar, Real Data/Apartment Insights, Arizona Department of Health Services (ADHS),
and data published by governmental agencies such as assessor's offices and the US Census
Department, as well as a comparison to properties with similar locational and physical characteristics.

Physical Characteristics
The subject property was physically identified via an exterior inspection.

Extent to Which the Property was Inspected
The subject was inspected on August 29, 2020.

Type and Extent of Data Researched
We researched and analyzed: 1) market area data, 2) property-specific market data, 3) zoning and land-
use data. We also interviewed people familiar with the subject market/property type.

VALBRIDGE PROPERTY ADVISORS | Tucson Page 2
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Type and Extent of Analysis Applied
The subject site is vacant land. We observed surrounding land use trends, demand for the subject
property, and relative legal limitations in ranking possible uses.

Use of Real Estate as of the Effective Date of Value
The subject property is vacant land on the effective date of consultation.

Use of Real Estate as of the Date of this Report
Same as above.

Ownership and Sales History

According to the Deed, title to the subject property is vested in Capri Company LLC, as recorded August
4, 1994, at sequence number 94152288 in the office of the Pima County Recorder. This was a related
party transaction. The subject property has not been sold, or listed for sale nor have the owners
entertained offers for purchase within the past three years. In addition, the subject is not currently
listed for sale or under contract for sale.

We have considered and analyzed the known history of the subject in the development of our opinions
and conclusions.

VALBRIDGE PROPERTY ADVISORS | Tucson Page 3
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Regional and Market Area Analysis

Regional Map

;:' La Ol Arpart
| Catatire v tianes
> 2 w" R s Purk o
. ¥ o I
REEIR Yowo vty
4 L]
74 e Bt g
3
W G
W Catme Fuent L i x i
[y
Cowvrvetu Wetene Farusd
WM Wore 2 LA R S &
* \ g
Tmoy Moy my PN LW Ongs hees o
-
b q\u v E o (v
= ARizond 3 < B Srecher N2
£ -
et T ey a [
£ ) M
e E Pdes A @ - > -
) 4 X
% <
N S - 5 B e e x E gt . P "
= o »
. .
5 's,g #«\ L. Kmtvrwr Eha £ Zhawteony Bod . § £ £ Speataay Bivd
. 0
5 o O pyver tana > ¢
T R S i " u > ~
> - £ B L
g \ & euraya |
£ “ E ‘e
2 " pose X, et : S L
=l ey . Py 5
2 ; : - v
3 - ' g
= z H
W g ~ .': o £ rooghon Ra "
) S 4 Dar Morsan fe Proce Suss
Y
S By st 3 | 3 VT U i
- - &
' g
3 L Yokrca N 2
j 1
we
Totumar OB Holimr e vt ‘
- I

Tucson is in south-central Arizona, about 100 miles southeast of Phoenix and 60 miles north of the
Mexican border. Tucson is the second largest metropolitan area in Arizona. The metropolitan area
includes the incorporated communities of South Tucson, Oro Valley, Marana, and Sahuarita, plus the

surrounding unincorporated areas of Pima County.

Population

Mid-year 2020 population in metro Tucson was projected at 1,053,200, which reflects a 0.8% increase
over the prior year. Much lower growth is projected for 2021, followed by 0.9% growth rates for the
following two years. The reduced population growth projections over the next 12-18 months are a
reflection of the COVID-19 pandemic which will likely reduce net migration. The population estimates

are measured on July 1 of each year.

VALBRIDGE PROPERTY ADVISORS | Tucson
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Metropolitan Tucson Population Forecasts

2019 2020 2021 2022 2023
Population (000s, mid-year) 1,044.7 1,053.2 1,056.7 1,066.5 1,076.1
Change (000s) 10.5 8.5 3.5 9.8 9.6
% Change 1.0% 0.8% 0.3% 0.9% 0.9%

Source: Economic and Business Research Center, The University of Arizona, March 2020

Employment

The regional economy is primarily driven by tax-supported entities, including military bases, the
University of Arizona, state and local governments, and the school districts. Most of these sectors have
posted moderate levels of growth over the past decade. The military, which includes the U.S. Army
Intelligence Center at Fort Huachuca in Sierra Vista (80 miles southeast of Tucson) and Davis Monthan
Air Force Base in Tucson, employs nearly 15,000 in Southern Arizona. Raytheon Missile Systems, a
defense contractor, is the largest private employer in the area and has maintained relatively stable
employment over the past 20+ years. The government budget cuts for defense spending may affect
employment in the military and defense related industries over the foreseeable future although the
sector has been fairly stable over the past several years.

Davis Monthan Air Force Base's total economic impact in 2016 was estimated at $2.6 billion.
Employment was 16,679, including all contractors with 6,460 indirect jobs created according to
statistics from Davis Monthan Air Force Base. There are 19,321 military retirees with annual retirement
pay of $513.6 million. Davis Monthan Air Force Base has annual expenditures totaling approximately
$428 million.

Recent new employment announcements are as follows:

Raytheon Missile Systems, Tucson'’s largest private employer, is undertaking a major expansion that
will add 1,975 new high-paying jobs. An additional 1,000 positions are also being proposed.

Northwest Healthcare announced expansion in Tucson, creating nearly 600 jobs.

Imperfect Produce, an on-line produce delivery company focusing on fighting food waste by finding
a home for “ugly produce”, will open its first customer care center in Tucson. The company plans to
create 350 jobs at all levels.

Symboticware, Inc.,, an industry leader that provides an industrial hardware and software program to
help customers obtain and analyze data in the mining industry is establishing a US/Mexico
headquarters in Tucson. Symboticware will add 20 new high-tech jobs and invest $500,000 in their
Tucson headquarters.

MicroMex, a private contract manufacturer, is opening a new manufacturing and distribution center at
the Port of Tucson. The company plans to create 100 new jobs, which will primarily be assembly and
warehouse workings.

VALBRIDGE PROPERTY ADVISORS | Tucson Page 5
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Tucson's Top 25 Employers

Full Time
Jobs

Industry

1 University of Arizona 11,251 Education

2 Raytheon Missile Systems 9,600 Manufacturing
3 State of Arizona 8,580 Government
4 Davis-Monthan Air Force Base 8,406 Military

5 Tucson Unified School District 7,700 Education

6 Pima County 7,060 Government
7 Banner-University Medical Center 6,272 Health Care
8 U.S. Border Patrol 5,739 Government
9 Freeport-McMoRan Copper & Gold 5,530 Mining

10 Wal-Mart Stores, Inc. 5,500 Retail

11 Fort Huachuca 5477 Military

12 City of Tucson 4,595 Government
13 Tohono O'odham Nation 4,350 Government
14 Carondelet Health Network 3,860 Health Care
15 TMC HealthCare 3,162 Health Care
16 Southern AZ VA Health Care System 2,464 Health Care
17 Corrections Corp. of America (CCA) 2,413 Corrections
18 Fry's Food Stores of Arizona, Inc. 2,346 Retail

19 Pima Community College 2,235 Education
20 Asarco, LLC 2,200 Mining

21 Sunnyside Unified School District 2,100 Education
22 Afni Inc. 1,900 Call Center
23 Pinal County 1,852 Government
24 Amphitheater Unified School Disctrict 1,739 Education
25 Vail Unified School District 1,705 Education

Source: Phoenix Relocation Guide 2019-2020 edition

Caterpillar has relocated its Surface Mining and Technology Division to Tucson and will provide 635
new high paying jobs over the next five years. Their new facility located just to the west of downtown
Tucson was completed in 2019.

Hexagon Mining, an information technology provider of planning, operations and safety solutions for
the mining industry, announced in March 2017 the relocation and expansion of its North American
headquarters to a new mixed-use facility in downtown Tucson. Hexagon moved into the new facility
in the summer of 2018 and will employ 260 people in Tucson.

Amazon selected Tucson for a new fulfillment center that will ultimately employ 1,500 people. The
facility is located in the southeast area of Tucson near I-10 and Kolb Road and was completed in mid-
2019.

GEICO has recently moved into a new office complex and will reportedly expand its employment by
861 jobs. The new regional office is 200,000 S.F.

VALBRIDGE PROPERTY ADVISORS | Tucson Page 6
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ADP, a major human resources provider, announced in early 2017 that it was bringing another 250
jobs to Tucson as part of a program coordinated between the Human Capital Management firm, the
City of Tucson and the State of Arizona.

HomeGoods completed construction of an 800,000 square foot distribution center near the Tucson
International Airport and will reportedly employ up to 900.

Comcast recently located a call center into a newly renovated facility near the Tucson Mall that will
employ up to 1,100 positions.

Banner-University Medical Center recently completed a $400 million addition to their existing facility
near the University of Arizona campus.

A new AC Hotel by Marriott was completed in downtown Tucson in 2017, representing the first hotel
to be built in the area in over 40 years. Caliber Hospitality is currently constructing a 170-room
DoubleTree Hotel convention hotel southwest of the Tucson Convention Center and a new 200-room
Hilton facility has recently been approved for incentives. The Hilton project, at South Stone Avenue
and East Ochoa Street, will include a 75-room Hampton Inn and a 123-room Extended-Stay.

Pima County completed a deal that brought World View Enterprises to the Tucson International Airport
area where they operate Spaceport Tucson, a high altitude balloon launch site for near-space tourism
and research.

Afni and Alorica call centers both announced in early 2017 that they would be hiring for 280 and 200
positions at their local call centers in the coming year. C3/Customer Contact Channel opened its third

call center facility in Tucson in 2017 as well.

Employment by industry for the MSA is as follows.

Metropolitan Tucson Nonfarm Employment

Year Ending 2015 2016 2017 2018 2019
Sector Empl* %Total Empl* %Total Empl* %Total Empl* %Total Empl* %Total
Natural Resources & Mining 2.0 0.5% 1.6 0.4% 1.7 0.4% 1.7 0.4% 1.8 0.5%
Construction 149  3.9% 148  3.9% 164  43% 174  44% 182  4.6%
Manufacturing 229  6.1% 234 62% 246  6.4% 26.2 6.6% 264 6.6%
Trade, Transp. & Utilities 62.8 16.6% 614 16.2% 624 16.2% 63.1 160% 612 153%
Information 48 1.3% 5.0 1.3% 53 1.4% 5.6 1.4% 5.6 1.4%
Financial Activities 172 45% 174 4.6% 178  4.6% 177 45% 184  4.6%
Professional & Business Svcs 51.6  13.6% 50.0 13.2% 522  13.5% 545 138% 541 13.6%
Education & Health Services 642 17.0% 654 17.2% 656 17.0% 682 173% 716 17.9%
Leisure & Hospitality 431 11.4% 460 12.1% 455  11.8% 462  11.7% 465 11.6%
Other Services 14.5 3.8% 15.1 4.0% 13.0  34% 130 33% 135 3.4%
Government 80.1 21.2% 79.2 20.9% 80.9 21.0% 812 206% 819 20.5%
TOTAL NONFARM 378.1  100% 379.3  100% 3854  100% 3948 100% 399.2 100%

Source: Arizona Office of Economic Opportunity * (000s) Year-end figures, non-seasonally adjusted, 2019 figures are preliminary

VALBRIDGE PROPERTY ADVISORS | Tucson Page 7
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Unemployment

The unemployment rate increased dramatically over 2009 and 2010 as a result of the Great Recession,
but has declined every year since 2010. Unemployment rates in Tucson were historically below the
national and state averages, as dependence on governmental and tax-supported employment had
historically insulated the region from national recessionary trends; however, the metro area’s
unemployment rate has more recently been similar to the national rate. Note that due to the COVID-
19 pandemic, unemployment rates have risen dramatically over the past month, nationally and locally,
as businesses are shuttered to prevent the spread of the virus. The depth or duration of the increased
unemployment rates are currently unknown. Small businesses, particularly those involved with food
service, hospitality, and travel are expected to be the hardest hit. The Eller College Economic and
Business Research Center projects unemployment to surge to 11% by the 4" quarter of 2020, and then
drop rapidly.

Average Unemployment Rate

Year 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019
National 9.6% 89% 81% 74% 62% 53% 49% 44% 37% 3.4%
Arizona 104% 95% 83% 7.7% 68% 6.1% 54% 49% 51% 4.3%

Metro Tucson 93% 85% 74% 68% 6.0% 55% 50% 45% 48% 4.1%

Source: Arizona Office of Economic Opportunity & Bureau of Labor Statistics

Notes: Not seasonally adjusted.

|
Arizona - Labor Force and Employment, SA Jan 2020 Feb 2020 | Mar 2020 m

Persons (000s, seasonally adjusted), Local Area Unemployment Statistics, BLS

Civilian Labor Force 36048 3,613.0 3,578.6 3,543.7 35465
% Chg from Year Ago 3.2% 3.2% 2.0% 0.8% 0.6%
Employment 3,442.7 3,451.8 3,359.5 3,070.0 3,230.1
Unemployment 162.1 161.2 215.2 4738 3164
Unemployment Rate 45 45 6.1 134 B.9

Economic Forecasts

The forecast suggests that number of jobs lost in the Great Recession was finally recaptured some time
in 2018. The projections summarized below suggest that job growth will have peaked in 2019 at a
modest rate of 1.9% and will show negative growth of -5.4% over 2020 and a modest 0.9% growth by
2021. Higher than normal growth rates are expected to occur over 2022-2023 as the market recovers
from the COVID-19 pandemic shock.

In this rapidly evolving environment, it is impossible to keep up with current events. Nevertheless, the
University of Arizona’'s Economic and Business Research Center has released an Economic Forecast
Interim update to reflect potential outcomes from the COVID-19 pandemic on our economic
indicators. The forecast tables were created before the statewide “stay-at-home” decree was issued.
They were also completed before the $2 trillion federal fiscal stabilization package (CARES act) was
enacted. Most of that additional federal spending was not included in the forecast.

VALBRIDGE PROPERTY ADVISORS | Tucson Page 8
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The following projections put the magnitude of the coming downturn at something similar to the Great
Recession (2008-2009) but shorter in duration:

Total nonfarm employment in Arizona is expected to decline by 300,000 from the first quarter
to the third quarter of 2020. That translates into a decline of 10.0%. For comparison, Arizona
lost 305,000 jobs from peak to trough (quarterly) during the Great Recession. That was an
11.4% drop.

The state unemployment rate is projected to surge to 11.0% by the fourth quarter of 2020, but
then drops rapidly.

Taxable retail sales will likely decline this year, as job, income, and wealth declines take a toll
on consumers. Sales at restaurants and bars gets hit harder, given the additional headwind
from social distancing.

Population growth is projected to slow, along with reduced net migration, and that generates
lower levels of housing permit activity.

According to the projections of George W. Hammond, Ph. D, Director of Eller Business Research Center,
once we get past the shock, the recovery should be strong. Arizona’s economic indicators were strong
before the outbreak and once the outbreak is under control, growth is projected to accelerate
significantly.

Metropolitan Tucson Economic Forecasts

Category 2019 2020 2021 2022 2023
Personal Income ($mill) $ 48299 $ 48077 $ 49903 $ 53,093 $ 55,726
% Change 8.1% -0.5% 3.8% 6.4% 5.0%
Retail Sales ($mill) $ 15249 $ 14449 $ 15210 $ 16,139 $ 16,954
% Change 5.2% -5.2% 5.3% 6.1% 5.0%
Employment (non-farm,000s) 388.8 367.8 371.3 388.6 398.0
Change (000s) 7.3 (21.0) 3.5 17.3 9.4
% Change 1.9% -5.4% 1.0% 4.7% 2.4%
Residential Permits 4,152 4,136 3,154 4,132 4,052
% Change -5.7% -0.4% -23.7% 31.0% -1.9%

Source: Economic and Business Research Center, The University of Arizona, March 2020

Note that while Pima County is the second most populous county in Arizona, the growth of COVID-19
cases has remained relatively low compared to Maricopa County and Arizona overall. Recent statewide
and Pima County data related to COVID-19 is presented in the following exhibit.

VALBRIDGE PROPERTY ADVISORS | Tucson Page 9
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COVID-19 in Arizona

116,892 2,082 860,295
Number of cases Number of deaths Total number of tests
statewde statewide statewide
4,221 44 19,013
Number of newcases  Number of new deaths ~ Number of new tests
statewide statewide statewide
reported Friday* reported Friday™® reported Friday™
Number of cases by county:
MOHAVE | COCONINO | NAVAJO
Pop. 26,985 \ Pop WI27% P 112825
¢ APACHE
! ‘ Pup 71808
| 4.zss
o GREENLEE
Pop 10475
GRAHAM | 29
Pop IRAT6
84 |
COCHISE
Pop 131436
=" 161 980
' i + ™
COVID-19 in Pima County 2133

11,172 337 313 0

Number of Number of newcases  Numberof  Number of
cases reported Friday™ deaths  deaths reported
Friday™

103,797 2,006 9.3%

Number of tests Number of tests Total percent
performed reported Friday® positive®*

Pima County cases by age and gender:
Less than 20 years j59 1,190

20-44 years
45-54 years
55-64 years 55%
65 years and older
Unknown | 54 female

\ J

*Counts of new cases. deaths and numbars tested reflect increases In
the total rumbers comgianed with the prévious day

**Percent positive & the number of people with & positive test result
Figures as of 1lam, Friday, July 10
SOURCE; Arizona Department of Health Seraces

County population numbers as of 2019; SOURCE. Arizona Office of
Economic Opportunity

7710720 ARIZONA DAILY STAR
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Commercial Real Estate

The retail, office and industrial sectors have all significantly recovered since the Great Recession;
however, the office sector still remains somewhat challenged with respect to non-Class A properties,
particularly those with secondary or marginal locations. The Class A office sub-sector is fairly strong
but is limited in scale relative to the overall office sector, which is impacted by significant aging
inventory. Retail development has been on-going at prime locations while most significant vacancies
are associated with secondary locations or older, dysfunctional spaces. Essentially all new industrial
development over the recent past has been user-driven, although one major speculative project of
about 157,000 square feet was completed in 2019. The retail sector is expected to experience a
downturn due to the COVID-19 pandemic with vacancy increases and rent decreases as businesses fail
due to the imposed social isolating restrictions. Small, local operators are in the most danger.

Metro Tucson Commercial Sectors - 2020

No. T-12 Under T-12 Average
Sector Building Total Sq. Ft. Deliveries Construction Vacancy Absorption Quoted Rent
Industrial 2,590 44,588,087 443,434 0 7.4% (595,587) $6.41
Office 2,574 27,751,929 313,163 0 9.3% 40,980 $18.83
Retail 5.495 55,630,208 198,586 0 5.8% 149,223 $15.06

Source: CoStar: 2nd Quarter 2020

Residential Real Estate

The Tucson MSA housing market has been in a sustained recovery stage since 2012. Sale velocity has
generally been within a consistent range from 10,300 to 11,500 sales per year since 2011, though falling
to 9,900 in 2018. Based on the average sales velocity over the past five years, there is currently a little
over three months of supply on the market. The low supply is due to limited new construction, a
decrease in REO sales, and an inability of some homeowners to sell due to a lack of equity. The average
single-family sale price has continued to increase every year since 2011; however, the rate of increase
has been declining moderately over the past several years, averaging about 6.2% over 2018 and 8.0%
over 2019. The average single-family sale price in 2018 finally topped the former 2007 peak by 0.3%.
Real estate agents are reporting shorter marketing times, which is caused by a limited supply and
gradual increase in demand. Investors made up a larger percentage of the total sales from 2011 to
2013; however, investor purchases have since slowed for the most part. The housing market is currently
considered to be in balance with respect to supply and demand. The recent trends are summarized
below.

VALBRIDGE PROPERTY ADVISORS | Tucson Page 11
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Tucson Single-Family Market

Year # Sales Avg. SF Avg. Sale Price % Change Avg. Price/SF % Change DOM
2007 10,164 1,688 $264,122 1.30% $156.47 -2.60% 101
2008 8,383 1,727 $233,696 -11.52% $135.32 -13.52% 155
2009 9,286 1,724 $192,314 -17.71% $111.55 -17.56% 148
2010 9,329 1,731 $180,091 -6.36% $104.04 -6.73% 140
2011 10,702 1,723 $156,611 -13.04% $90.89 -12.63% 103
2012 11,245 1,752 $167,787 7.14% $95.77 5.36% 70
2013 11,502 1,750 $184,523 9.97% $105.44 10.10% 63
2014 10,616 1,771 $196,987 6.75% $111.23 5.49% 76
2015 11,479 1,775 $202,485 2.79% $107.93 -2.97% 79
2016 10,328 1,881 $230,616 13.89% $122.60 13.59% 65
2017 10,431 1,889 $249,489 8.18% $128.19 4.56% 54
2018 9,944 1,903 $264,966 6.20% $135.38 5.61% 40
2019 10,976 1,903 $279,187 5.37% $146.21 8.00% 36

source: Tucson MLS

Tucson’s multifamily sector has demonstrated strong performance over the past several years with
larger 40-plus unit apartment projects averaging about 95% occupancy at the end of the second
quarter of 2020. There was a limited amount of new multifamily construction from 2007 through 2010
but a new development cycle ramped up during 2011 and 2012 and nearly 6,750 units have been
constructed since 2010, including 405 units during 2018, 943 units during 2019 and 160 units through
mid-2020. Approximately 1,728 units were under construction at the end of the second quarter of
2020. The vast majority of new construction has been in the Class A luxury and student housing sectors.
The Class A sector had been underserved for the past 20 or more years and new Class A projects have
generally been experiencing strong market acceptance. Rental rates remain fairly modest, averaging
about $1.12 per square foot overall and about $1.44 per square foot for new conventional projects
currently in lease-up. Despite Tucson’s modest economic growth over the recent past, rents increased
by 5% to 7% annual over the past three years and concessions have been insignificant. Given the
limited amount of construction currently scheduled, Tucson’s apartment market should continue to
improve over the near term.

Effects from the COVID-19 pandemic on the single family and multifamily markets are yet to be known.
While market participants are concerned over increased foreclosures and evictions due to reduced
employment and income expected for many families, government intervention and leniency from
landlords and mortgage companies may offset the risk. Mortgage rates are at an all-time low which is
likely to sustain demand. Also a potential risk to the housing and rental market is the shadow ‘airbnb’
market. According to AirDNA, there are currently 3,289 properties in Metropolitan Tucson utilized as
short term rental properties. With the paralyzed hospitality market from stay-at-home mandates, many
owners will be forced to convert to typical rentals and or sale. Should this occur, the increased inventory
would likely put downward pressure on rents and home pricing.
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Conclusions

Economic projections for metro Tucson suggested that the population and employment growth was
slowing in Metropolitan Tucson, even before the COVID-10 pandemic. These forecasts suggested that
economic growth peaked in 2019 and that Tucson’s economy may again become sluggish by 2021 or
2022. Indeed, this is almost a certainty over the short-run as the effects of the COVID-19 pandemic are
realized in the commercial and employment sectors. The residential real estate sector should remain
fairly healthy over the next year but may experience moderately reduced demand or downward
pressure on rents in the following years. The sustained health will also be largely dependent on actions
and intervention over the short term by the government, landlords, and banks as the population and
economy works through the effects of the social isolating restrictions imposed for the COVID-19
pandemic. Because there is essentially no speculative development occurring, the risk of overbuilding
is considered to be minimal in the current market environment. With the exception of office, most real
estate sectors are demonstrating fairly balanced supply and demand characteristics and the office
market has also been continuing to show improvement over the past several years. The large
workforce working from home due to COVID-19 mandates could delay the office recovery if the
restrictions are enforced over a long period of time. Vacant supply may increase, particularly in the
retail sector, due to social distancing restrictions placed on the market as a reaction to the COVID-19
pandemic. Warehousing and cold storage are well positioned for the future, as a result of increased
e-commerce and grocery sales resulting from social distancing restrictions.
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Neighborhood Analysis

NEIGHBORHOOD MAP
\ '

-------

General Boundaries: Pinal County boundary (north), Catalina State Park / Oracle Road — State Route 77
(east), Rillito River / Picture Rocks Road alignment (south), Ironwood National Monument (west).

Neighborhood Trends

Interstate 10 runs diagonally through the middle of the Northwest Neighborhood, although
development is sparse north of Twin Peaks Road. The I-10 corridor is within the Town of Marana, which
has plans for several new freeway interchanges over the next 10-20 years. Running along the northeast
side of 1-10 is the Union Pacific Railroad, with at grade tracks that limit access on the east side of I-10
during train crossings. I-10 is an important connection, providing access from and through Tucson to
Phoenix, San Diego and Los Angeles. The other major highway in this neighborhood is State Route 77,
known as Oracle Road within the Tucson metro area. This is one of the busiest arterials in Tucson,
linking the community of Oro Valley with the rest of Tucson. Commercial and multifamily uses are
frequent along Oracle Road.

Residential development is active in Northwest Tucson. The unincorporated Casas Adobes district,
closest to central Tucson, has homes primarily dating from the 1940s through 1980s and is largely built
out. The Town of Oro Valley, incorporated in 1974 and located in the northeast portion of the
neighborhood, is in the middle of its build out phase, with significant land still available in Rancho
Vistoso and west of La Cholla Boulevard. But greatest potential for growth lies in the Town of Marana,
which straddles I-10, and which is expected to have significant development over the coming decades,
as former farmland is converted to residential use.

The neighborhood includes some of the newest and largest retail projects in the metro area. These
include the Walmart/Kohl's-anchored Arizona Pavilions, at 1-10 and Cortaro Road and the
Walmart/Best Buy-anchored Oro Valley Marketplace at the southwest corner of Oracle Road and
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Tangerine Road. Tucson Premium Outlets opened in October of 2015 and comprises about 365,000
square feet of retail space near Twin Peaks Road and I-10. Retailers include Aldo, Asics, Banana
Republic Factory Store, Calvin Klein, Carter’s, Converse, Express Outlet, Gap Outlet, Godiva, Helzberg
Diamonds, Nike, Old Navy, Skechers, Starbucks, Tilly's, Tommy Hilfiger and Vans Outlet. The Foothills
Mall, at Ina Road and La Cholla Boulevard, opened as an upscale mall, was re-purposed as an outlet
mall in the mid-1990s and currently appears to be struggling to remain viable. There are also numerous
convenience retail locations along Oracle Road and Ina Road.

Older generation office buildings are found along Oracle Road and Ina Road. Single-story for-sale
office parks were developed in the 1990s and 2000s at locations on Oracle Road, Ina Road and La
Cholla Boulevard. Although office development has slowed across Tucson, the Northwest
Neighborhood has a major active project in Oro Valley on Tangerine Road known as Innovation Park.
Medical office users tend to cluster near the neighborhood'’s hospitals at Orange Grove Road and La
Cholla Boulevard, and Tangerine Road just west of Oracle Road. Concentrations of industrial uses in
the neighborhood include high-tech facilities in Oro Valley (Ventana Medical Systems (Roche), Sanofi,
Meggitt Securaplane, and Honeywell) and more traditional industrial users and distribution facilities
along 1-10. The Town of Marana built a new clinic in the middle of its master-planned Town Center,
but this remains a pioneering location at the northwest quadrant of the neighborhood.

Overall, Northwest Tucson is likely under 25% built out overall, although it varies from around 100%
in Casas Adobes to under 5% in the northern and western quadrants. Demographics tabulated on the
following page reflect this in higher population and household growth rates, combined with high rates
of home ownership and above average incomes and home values.
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Neighborhood Demographic Profile

Population Neighborhood Tucson MSA
2010 Census 167,756 980,263
2020 Estimate 195,203 1,066,136
2025 Projection 207,650 1,112,948

Gross Population Change
2010 - 2019 16.4% 8.8%
2019 - 2024 6.4% 4.4%

Average Annual Population Change
2010 - 2020 1.6% 0.9%
2020 - 2025 1.3% 0.9%
Median Age (2020) 449 39.2

Households
2020 Estimate 79,479 423,733
2025 Projection 84,548 442,997
Avg. New HH/Year 2020-2025 1,014 3,853
2020 - 2025 % Change 6.4% 4.5%
Avg. Annual Change 2020 - 2025 1.3% 0.9%
Average Household Size (2020) 243 2.46

Daytime Population (2020)

Total 190,258 1,058,696
Workers 79,028 437,243
Residents 111,230 621,453

Income (2020)

Average HH Income $96,746 $77,318
Median HH Income $73,270 $54,382
Per Capita Income $39,416 $30,827

Household Income

$0 - $15,000 47% 10.6%
$15,000 - $24,999 5.9% 10.3%
$25,000 - $34,999 7.1% 9.3%
$35,000 - $49,999 12.9% 15.0%
$50,000 - $74,999 20.4% 19.2%
$75,000 - $99,999 14.8% 11.9%
$100,000 - $149,999 18.7% 12.9%
$150,000 - $199,999 8.3% 5.6%
$200,000 + 7.2% 5.0%
Housing (2020)
% Owner Occupied 66.1% 55.0%
% Renter Occupied 25.4% 34.2%
% Vacant 8.5% 10.8%
Median Home Value $269,775 $226,625

Source: U.S. Bureau of the Census, 2010 Census of Population and Housing. ESRI forecasts for 2020 and 2025.
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Site Description

SILVERHAWKE BLOCK 5

E OF SEC OF TANGERINE RD & FIRST AVE

SITE DESCRIPTION

The following description is based on our consultation inspection of the subject, assessor records, and
information provided by the client, owner, property manager, and/or broker.
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General Data
Street Address:

Assessor Parcel Number:

Physical Characteristics
Site Area:
Shape:
Topography:
Access:
Parcel Location:

Adjacent Land Uses
North:

East:

E of SEc of Tangerine Rd & First Ave, Oro Valley, Pima County,
Arizona 85737
220-06-0640

585,446 gross square feet, or 13.44 gross acres per assessor's roll
Irregular trapezoid, functional

Rolling, slopes downward to the south.

Average

The parcel is a mid-block lot.

Vacant land, followed by Tangerine Road and the Safeway-
anchored shopping center

Vacant residential land followed by single family residences under
construction
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South:

West:

Access
Street Name:
Street Type:
At Signalized Intersection:

Overall Visibility:

Site Improvements
Off-Site Improvements:
On-Site Improvements:

Utilities:

SILVERHAWKE BLOCK 5
E OF SEC OF TANGERINE RD & FIRST AVE
SITE DESCRIPTION

Vacant residential land followed by single family residences under
construction

Vacant commercial land followed by First Avenue, an ACE-
anchored retail center, and then single family residences

Y

First Avenue

Arterial

No. First Avenue is a five-lane, asphalt paved, median-divided
arterial with additional (intermittent) left-turn lanes and median
breaks. First Avenue provides current access via Kai Way which will
need to be completed along the west boundary of the site to
Tangerine Road.

Average - fair: Due to adjacent open space and significant
undulation of hillside (east) and swale (west), this mostly obstructs
exposure from the arterials.

None
None; raw land with some natural desert vegetation.

All available to site or nearby

Electric: Tucson Electric Power Company
Water: Oro Valley

Sewer: Pima County
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Gas: Southwest Gas Company
Telecomm: CenturyLink

Flood Zone Data

Flood Map Panel: 04019C1090L dated June 16, 2011
Flood Zone: Zone X, outside the 100-year floodplain
National Flood Hazard Layer FIRMett & FEMA Logend
LU L s . - TR m.!um:'
SPETAL NLDOD WS DV o Dt s
A WAZARO AREAS | egedatary Neotwer

02N hvwnml (humes Neod Naat Aess
BN A AR e WAL e g
EEET) e 1A bee TaSt e wil Easuge
S o TR A0 e e S

FLOOD HAZARD | 7 Sone st Phst s e b Lot o

e P~
OTHER AREas Aent o Urwinterrinedt Pasd Maswd
GENERAL | = == =+ Chmmme. Comert. o Shawn Sewer
STRUCTURES 1100000 Lawms, D0 o0 Miscowat

Crmas Socuorm wek LS Aveas Crures

2 me etace deaatan
(@ = = Comstal Toamwect
e e D F00d Devatian Lins WFT)
S Ut o ey
o e oA it B

CTHER | . Prutie Banmtns
TEATINES | mtegraene Pesne

Dgx Outa Aeasaton

e (e Msaze '
AR PARELS Lrrranses

9 The 50 Sapianec 1 I LS M 4R ADECTATIME
pairt selatind by S SaaT S0g Sowe Dt P
84 u801ENe rapeny M diee

- went
Agtel 330 e ¥ 4 bn et vt b0 Sescried beiew
Thee Snoving Vems cavedne o0 FEMA L Assu
Sicumacy wasaaen

Woen e
o FEMA. Teis map

. g KT 0 L P e i e

T U 6 MRAT IR G 6 1T e Gl

Sere The NIV ant efhactne riovreton mes thargs o

T e T aded By e S ovie v

Thin g imsage & vokd ¥ the onw or more of fae balewing ey
Ay N e e

el wse 32

Other Site Conditions
Environmental Issues: According to the AZDEQ Map, the site is not within a superfund
or WQARF designated Area. A Phase | ESA was not provided. No
environmental conditions were noted upon inspection, but we are
not qualified to detect them.

Easements and A title report was not provided. This report assumes typical access,

Encroachments: parking, and utility easements that do not affect the site adversely.
Site Ratings

Location: Average

Access: Average — interior
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E OF SEC OF TANGERINE RD & FIRST AVE
Tucson SITE DESCRIPTION

Zoning Designation

Zoning Code: R1-144, Residential
Zoning Jurisdiction: Oro Valley
Permitted Uses: Includes single family dwellings, assisted living, educational or

religious facilities, and home occupations. R-6 Zoning has the
notable addition of apartment/multi-family or office uses.

General development standards in the R1-144 zone (see map) are

as follows:
DEVELOPMENT STANDARDS
R1-144

Minimum lot area: 144,000 SF
Minimum Lot Width 150
Minimum Setbacks
Front: 50
Side: 20
Rear: 50
Maximum Height: 18'

General development standards for C-1 (existing) and R-6
(proposed) zoning are as follows:

DEVELOPMENT STANDARDS
C-1, Commercial District

Minimum Setbacks

Front: 20'

Side: 0-50"*

Rear: 0-50"*
Minimum Open Space: 20%
Maximum Floor Area Ratio: 0.30
Maximum Height: 25' or 2 stories

* 20" for sides adjacent to public or private street, 50' or 3:1
setback to building height if adjacent to single family

Source: Oro Valley Zoning Code
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Tucson SITE DESCRIPTION
DEVELOPMENT STANDARDS
R-6 (proposed)
Minimum lot area: 3,500 SF

Minimum Lot Width -
Minimum Setbacks

Front: 30

Side: 20'

Rear: 20'
Maximum Height: 25' (a)

(a) if within 100" of R1-144, R1-43, R1-36, or R1-20, then
single story, with maximum height of 18'; for buildings
within 50' of R1-10, R1-7, R-4, R-S, R-4R, or another R-6,
building height may be limited to 18'

Source: Oro Valley Town Code

Zoning Comments/Analysis: A re-zoning case is in progress (see application in the addenda).
Required parking depends on use.

Analysis/Comments on Site: Functional site for residential use. Due to physical constraints,
commercial use endures significant risk. See following land use
analysis for further details on land use rankings.
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SUBJECT PHOTOGRAPHS

Subject Photographs

Photo 1.  Street scene looking west on Photo 4: Street scene looking west on Kai Way
Tangerine Road

Photo 2:  Street scene looking east on Photo 5: Street scene looking north on Kai Way
Tangerine Road

Photo 3: Street scene looking east on Kai Way Photo 6: Looking northeast through the site
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E OF SEC OF TANGERINE RD & FIRST AVE

Tucson

SUBJECT PHOTOGRAPHS

— o

Photo 7: Looking southeast through the site Photo 10: Looking southwest through the site
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Photo 8: L

X180 -
-

east through the site Photo 11: Looking northeast through the site

ooking sout

Photo 12: Looking south at the Silverhawke
Photo 9: Looking southwest through the site subdivision under construction
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Land Use Analysis

SILVERHAWKE BLOCK 5

E OF SEC OF TANGERINE RD & FIRST AVE

LAND USE ANALYSIS

Property Type

The subject is vacant land, zoned C-1, Oro Valley. To rank land uses, we researched Retail, Office, and
Industrial data from Metro Tucson and the submarket to determine overall market conditions that
influence the subject property. This data is from CoStar. We also researched the Apartment market
using Apartment Insights from RealData, and the Senior Housing market using Arizona Department of
Health Services (ADHS). There is obvious captured demand for single family residential based upon
the ongoing subdivision development adjacent south.
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Metro Tucson Retail Asking Rent
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Metro Tucson Retail Market
Leaseable Change in  Vacancy Vacant Avail. Net SF Quoted

SF Inventory LE SF LE Absorption Delivered Rates

Annual Trend

2009 50,509,681 400,692 7.3% 3,663,745 7.6% -271,080 400,692 $17.11
2010 50,868,047 358,366 7.8% 3,962,485 8.8% 59,626 358,366 $15.17
2011 51,400,043 531,996 74% 3,824,243 8.0% 670,238 531,996 $14.55
2012 51,758,952 358,909 6.6% 3,431,386 7.3% 751,766 358,909 $14.84
2013 52,388,711 629,759 6.1% 3,217,655 7.3% 843,490 615,702 $14.28
2014 52,791,403 402,692 5.9% 3,105,635 7.0% 514,712 402,692 $14.25
2015 53,490,253 698,850 5.8% 3,119,541 7.3% 684,944 698,850 $14.62
2016 53,919,043 428,790 5.9% 3,159,634 7.0% 388,697 428,790 $14.78
2017 54,340,556 421,513 5.8% 3,175,028 7.2% 406,119 421,513 $14.62
2018 55,061,675 721,119 5.3% 2,915,825 6.8% 980,322 721,119 $14.44
2019 55,326,487 264,812 5.7% 3,174,741 7.1% 5,896 211,943 $15.36

Quarterly Trend

2018 Q3 54,947,251 182,955 5.5% 2,994,836 6.6% 148,919 182,955 $14.53
2018 Q4 55,061,675 114,424 5.3% 2,915,825 6.8% 193,435 114,424 $14.44
2019 Q1 55,149,664 87,989 5.7% 3,169,595 7.1% -165,781 87,989 $14.54
2019 Q2 55,165,896 16,232 5.7% 3,119,957 7.0% 65,870 16,232 $14.80
2019 Q3 55,243,756 77,860 5.9% 3,237,621 7.1% -39,804 77,860 $15.40
2019 Q4 55,326,487 82,731 5.7% 3,174,741 7.1% 145,611 29,862 $15.36
2020 Q1 55,389,270 62,783 5.9% 3,255,615 7.0% -18,091 62,783 $15.08
2020 Q2 55,420,251 30,981 5.8% 3,220,887 7.4% 65,709 30,981 $15.06
8 Quarter Average 5.7% 3,136,135 7.0% 49,484 75,386 $14.90
4 Quarter Average 5.8% 3,222,216 7.2% 38,356 50,372 $15.23

Source: CoStar Group - Note: includes leasable and owner-occupied space
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North / Oro Valley Retail Submarket
Leaseable Change in  Vacancy Avail. Net SF Quoted

Period SF Inventory Rate Rate Absorption Delivered Rates

Annual Trend

2009 2,349,627 30,728 13.1% 308,464 13.4% -31,831 30,728 $25.06
2010 2,365,847 16,220 12.9% 304,169 13.1% 20,515 16,220 $18.60
2011 2,376,721 10,874 13.0% 309,160 13.1% 5,883 10,874 $17.74
2012 2,383,621 6,900 10.8% 258,161 11.4% 57,899 6,900 $16.88
2013 2,428,621 45,000 9.8% 238,550 11.7% 64,611 45,000 $15.98
2014 2,455,935 27,314 9.2% 225,217 11.3% 40,647 27,314 $15.92
2015 2,486,737 30,802 9.1% 227,280 10.9% 28,739 30,802 $15.84
2016 2,530,094 43,357 8.5% 214,440 12.2% 56,197 43,357 $18.03
2017 2,547,957 17,863 6.2% 157,356 9.8% 74,947 17,863 $20.22
2018 2,558,457 10,500 8.0% 205,146 12.7% -37,290 10,500 $21.22
2019 2,563,737 5,280 9.3% 237,685 10.7% -27,259 5,280 $19.98

Quarterly Trend

2018 Q3 2,553,957 0 5.6% 142,630 9.7% 7,024 0 $21.07
2018 Q4 2,558,457 4,500 8.0% 205,146 12.7% -58,016 4,500 $21.22
2019 Q1 2,558,457 0 8.0% 203,523 12.5% 1,623 0 $20.45
2019 Q2 2,558,457 0 7.5% 190,989 11.8% 12,534 0 $20.37
2019 Q3 2,563,737 5,280 9.3% 238,008 11.4% -41,739 5,280 $20.27
2019 Q4 2,563,737 0 9.3% 237,685 10.7% 323 0 $19.98
2020 Q1 2,563,737 0 9.4% 240,106 10.8% -2,421 0 $20.04
2020 Q2 2,573,137 9,400 7.2% 185,346 9.3% 64,160 9,400 $20.03
8 Quarter Average 8.0% 205,429 11.1% -2,064 2,398 $20.43
4 Quarter Average 8.8% 225,286 10.6% 5,081 3,670 $20.08

Source: CoStar Group - Note: includes leasable and owner-occupied space
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North / Oro Valley Retail Submarket Asking Rent
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3 Mile Radius Retail Sector Asking Rent
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3 Mile Radius Retail Sector

Leaseable Change in  Vacancy Vacant Avail. Net Quoted

Period SF Inventory Rate SF Rate Absorption Delivered Rates

Annual Trend

2009 1,757,333 7,028 11.4% 200616  11.7% 7,943 7,028 $26.28

2010 1,773,553 16,220 10.1% 179,596  10.1% 37,240 16,220 $23.47

2011 1,782,569 9,016 10.4% 186,056  10.4% 2,556 9,016 $23.07

2012 1,789,469 6,900 9.2% 165,353 9.8% 27,603 6,900 $20.31

2013 1,789,469 0 8.3% 147,979 10.7% 17,374 0 $19.20

2014 1,816,783 27,314 7.1% 128,339 9.9% 46,954 27,314 $19.47

2015 1,816,783 0 7.6% 137,790  10.0% -9,451 0 $18.09

2016 1,844,540 27,757 71% 130,181 11.1% 35,366 27,757 $21.56

2017 1,862,403 17,863 7.3% 136,725 11.3% 11,319 17,863 $19.98

2018 1,866,903 4,500 6.8% 127,652 10.7% 13,573 4,500 $21.74

2019 1,866,903 0 8.7% 163,202 9.2% -35,550 0 $20.33
Quarterly Trend

2018 Q3 1,862,403 0 7.0% 129,720  10.6% -4,901 0 $19.84

2018 Q4 1,866,903 4,500 6.8% 127,652 10.7% 6,568 4,500 $21.74

2019 Q1 1,866,903 0 6.8% 126,029  10.9% 1,623 0 $20.24

2019 Q2 1,866,903 0 6.3% 118,084  10.2% 7,945 0 $20.32

2019 Q3 1,866,903 0 8.8% 165,103 9.4% -47,019 0 $20.32

2019 Q4 1,866,903 0 8.7% 163,202 9.2% 1,901 0 $20.33

2020 Q1 1,866,903 0 9.1% 170,253 8.6% -7,051 0 $22.03

2020 Q2 1,876,303 9,400 6.0% 113,493 6.3% 66,160 9,400 $21.76

8 Quarter Average 7.4% 139,192 9.5% 3,153 1,738 $20.82

4 Quarter Average 8.2% 153,013 8.4% 3,498 2,350 $21.11

Source: CoStar Group - Note: includes leasable and owner-occupied space

e The subject located in the south-central portion of the North / Oro Valley Retail submarket,
which makes up approximately 4.6% of the overall Tucson market. The 3-mile radius comprises
about 72.9% of the submarket and 3.4% of the overall market.
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e Speculative construction is not yet active because rents have not reached feasibility. Moreover,
significant vacancies are in the nearby Oro Valley Marketplace.

e Recent additions have been for owner occupancy or build-to-suit for credit tenants. The two
submarket additions in 2020 (both of which are also within the 3-mile radius) include the 2,900
square foot Dutch Bros coffee at 9730 N Oracle Road, and the 6,500 square foot freestanding
retail space owner occupied by Dunn Edwards Paints. The 2019 submarket addition (outside
the 3-mile radius) was a 5,280 square foot, build-to suit, freestanding retail building leased to
AutoZone.

e Vacancies have vacillated, though generally decreased. Each data set showed increases in the
year end vacancy in 2019. However, both the submarket and 3-mile sector have current
vacancy rates are below the year end 2019 figures. All three areas have a current vacancy rate
below their respective 10-year averages. While, of the three, only the metro market is
displaying a current vacancy above its three- and five-year average, suggesting the submarket
area is somewhat better situated to retain and attract tenants than the market overall.

e Asking rents have historically been the lowest in the overall market, higher in the submarket,
and highest in the 3-mile radius sector due to inventory age. The current rate in the metro
market is $15.06, while the submarket is $20.03 (or 33.0% above the metro rate), and the 3-
mile sector is $21.76 (or 44.5% above the metro rate). All three peaked in 2009, at $17.11 in
the market, $25.06 in the submarket, and $26.28 in the 3-mile sector. The current rates are
below their respective sector’'s peak by 12.0% in the metro area, 20.1% in the submarket, and
17.2% in the 3-mile radius.

e Absorption has generally been positive in the last 10 years in each sector. The limited inventory
additions have generally caused the absorption of existing space, and the current risk of
overbuilding is slim.

e Local brokers forecast the need for significant increases in rental rates to support new
speculative construction.

e Brokers report cap rates mostly in the 7 to 8% range, with few investor sales because most of
the demand is for owner-users.

e At a national level, in the last couple years the retail market has been experiencing the so-
called 'retailpocalypse’ as retailers rethink their strategies amid the rise of e-commerce and the
change in spending trends. The current coronavirus pandemic is exacerbating these existing
trends, and analysts suggest that the ones who will be affected the least (or recover the most
quickly) are those retailers that can adapt. Current adaptive strategies or opportunities are: 1)
housing Amazon fulfilment centers in big box chain stores becoming vacant due to
bankruptcies (such as JC Penny's and Sears); 2) converting big box space (such as Macy's or
Sears) into medical complex space; 3) shifting retail shopping center focus on diversified and
experience-oriented offerings that include casual dining, entertainment and a mix of retailers
and activity options; 4) redeveloping metro shopping centers with mixed-use, live/work/play
environments; 5) downsizing individual store footprints, advancing each retailer's e-commerce
options and omni-channel sales (such as buy online, pick up in store, and ship from store); and
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6) maximizing exposure by choosing key locations in high traffic areas, which are often
adaptive, mixed-use shopping centers.

Leakage Analysis

Leakage analysis compares potential sales based on area household demand against actual area sales.
We have considered supply and demand of retail trade and food and drink establishments within three
miles of the subject as depicted on the following map.

Cataline

i

4]

Ovange Giove Casas Adobes Skyline Bal

The data is tabulated below and reveals there is leakage of sales to businesses outside the area. The
three-mile area around the subject is underserved by all except grocery stores, health & personal care
stores, shoe stores, and department stores. There is unmet demand for retailers proximate to the
subject site. Demand would normally increase, since the subject is in the path of growth and new home
building is ongoing. However, age cohorts set forth in the apartment market sector reveal declining
population segments responsible for the greatest consumption. Moreover, the population density is
low, falling precipitously east of Oracle Road due to publicly owned open space, and a key reason for
the struggles at the Oro Valley Marketplace.

Retail Leakage Analysis (In Millions of Dollars)

LEL T 1 Mile 3 Mile 5 Mile
isysomay S Dot G Sey | verd G Sy benrd S
Total Retail Trade and Food & Drink $99.39 $71.08 ($28.31) $410.33 $655.38 $245.05 $486.91 $997.85 $510.93
Total Retail Trade $87.56 $64.21  ($23.36) $369.06 $590.97 $221.91 $432.14  $900.22  $468.08
Total Food & Drink $11.83 $6.87 ($4.95) $41.26 $64.41 $23.15 $54.77 $97.63 $42.86

Positive figures (leakage) indicate sales to households in the area by business out of the area
Negative figures (surplus) indicate sales to households out of the area by businesses in the area

Source: STDBOnline - 2017 Retail MarketPlace Profile, with ESRI 2020 Updated Demographics
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Three Mile Data Graphs
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Other Motor Vehicle Dealers

Auto Parts, Accessonies, and Tire Stores
Fumiture Stores

Home Fumishings Stores

Electronics & Appliance Stores

Building Material and Supplies Dealers
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Beer, Wine, and Liquor Stores

Health & Personal Care Stores

Gasoline Stations

Clothing Stores

Shoe Stores

Jewelry, Luggage, and Leather Goods Stores
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Department Stores {Excluding Leased Depts.)
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Florists

Office Supplies, Stationery, and Gift Stores
Used Merchandise Stores

Other Miscellaneous Store Retailers
Electronic Shopping and Mail-Order Houses
Vending Machine Operators

Direct Selling Establishments

Special Food Services

Drinking Places (Alcoholic Beverages)
Restaurants/Other Eating Places

-10 0 10 20 30 40 50 60 70 80 S0
Leakage/Surplus Factor

Source: Esri and Infogroup. Esri 2020 Updated Demographics. Esri 2017 Retall MarketPlace. ©2020 Esrl, ©2017 Infogroup, Inc. Al rights reserved.

Subject Market Position - Retail

Strengths
e Path of growth area

e High occupancies in the two closest centers
e Above average buying power

Weaknesses
e Obstructed off-corner site is fatal to this use.
e Better located parcels with better exposure are nearby.

Opportunities
o Different complimentary use is less risky and balances land use.

Threats
e Unsuccessful commercial is unoccupied and cannibalizes or stigmatizes the area.
e Insufficient population to support the use on a tertiary site.
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Metro Tucson Office Market Asking Rent
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Metro Tucson Office Market
Leaseable Change in  Vacancy Vacant Avail. Net SF Quoted

Period SF Inventory Rate SF Rate Absorption Delivered Rates

Annual Trend

2009 25,186,170 384,450 10.2% 2,576,816 11.5% 268,995 384,450 $19.13
2010 25,303,480 117,310 10.8% 2,729,342 11.9% -35,216 117,310 $18.82
2011 25,672,783 369,303 10.6% 2,723,778 11.8% 374,867 369,303 $18.26
2012 25,866,250 193,467 11.2% 2,888,359 13.1% 28,886 193,467 $18.02
2013 25,885,058 18,808 11.6% 2,991,787 13.4% -84,620 18,808 $18.17
2014 26,476,189 591,131 10.9% 2,886,062 13.2% 696,856 591,131 $18.19
2015 26,543,411 67,222 10.9% 2,893,600 13.1% 59,684 67,222 $18.61
2016 26,679,861 136,450 9.8% 2,603,674 12.3% 426,376 136,450 $18.58
2017 26,714,342 34,481 8.1% 2,165,083 10.3% 473,072 34,481 $18.93
2018 26,867,810 153,468 8.0% 2,145,064 10.8% 173,487 153,468 $18.57
2019 27,843,188 975,378 8.7% 2,424,582 11.5% 695,860 975,378 $18.73

Quarterly Trend

2018 Q3 26,852,858 57,516 7.8% 2,102,881 10.2% 70,661 57,516 $18.93
2018 Q4 26,867,810 14,952 8.0% 2,145,064 10.8% -27,231 14,952 $18.57
2019 Q1 27,072,810 205,000 7.9% 2,142,606 10.9% 207,458 205,000 $18.61
2019 Q2 27,603,110 530,300 8.4% 2,307,454 11.5% 365,452 530,300 $18.79
2019 Q3 27,809,847 206,737 8.2% 2,284,361 10.8% 229,830 206,737 $18.93
2019 Q4 27,843,188 33,341 8.7% 2,424,582 11.5% -106,880 33,341 $18.73
2020 Q1 27,888,273 45,085 9.1% 2,537,391 11.7% -67,724 45,085 $18.82
2020 Q2 27,916,273 28,000 9.3% 2,593,537 11.6% -28,146 28,000 $18.83
8 Quarter Average 8.4% 2,317,235 11.1% 80,428 140,116 $18.78
4 Quarter Average 8.8% 2,459,968 11.4% 6,770 78,291 $18.83

Source: CoStar Group - Note: includes leasable and owner-occupied space
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North Tucson / Oro Valley Office Submarket
Leaseable Change in  Vacancy Avail. Net SF Quoted

Period SF Inventory Rate Rate Absorption Delivered Rates

Annual Trend

2009 3,429,601 184,551 15.1% 516,586 15.3% 115,283 184,551 $19.62
2010 3,438,751 9,150 13.7% 472,531 14.6% 53,205 9,150 $19.72
2011 3,508,794 70,043 12.6% 442,457 12.8% 100,117 70,043 $19.57
2012 3,523,541 14,747 10.8% 380,512 12.4% 76,692 14,747 $18.26
2013 3,526,528 2,987 10.4% 367,028 12.3% 16,471 2,987 $19.03
2014 3,545,218 18,690 10.1% 357,256 12.7% 28,462 18,690 $19.42
2015 3,551,429 6,211 11.0% 390,688 12.9% -27,221 6,211 $19.49
2016 3,635,529 84,100 10.9% 394,847 12.0% 79,941 84,100 $19.55
2017 3,635,529 0 10.4% 377,577 11.7% 17,270 0 $19.12
2018 3,665,496 29,967 8.0% 294,047 9.8% 113,497 29,967 $20.25
2019 3,675,001 9,505 7.6% 280,722 9.0% 22,830 9,505 $20.48

Quarterly Trend

2018 Q3 3,650,544 15,015 7.9% 288,668 9.7% 42,869 15,015 $19.61
2018 Q4 3,665,496 14,952 8.0% 294,047 9.8% 9,573 14,952 $20.25
2019 Q1 3,665,496 0 7.4% 271,219 9.5% 22,828 0 $20.05
2019 Q2 3,665,496 0 7.4% 272,661 9.9% -1,442 0 $20.23
2019 Q3 3,672,233 6,737 77% 283,139 9.5% -3,741 6,737 $20.41
2019 Q4 3,675,001 2,768 7.6% 280,722 9.0% 5,185 2,768 $20.48
2020 Q1 3,675,001 0 7.5% 276,525 8.4% 4,197 0 $20.58
2020 Q2 3,703,001 28,000 7.6% 281,614 8.8% 22,911 28,000 $20.67
8 Quarter Average 7.6% 281,074 9.3% 12,798 8,434 $20.29
4 Quarter Average 7.6% 280,500 8.9% 7,138 9,376 $20.54

Source: CoStar Group - Note: includes leasable and owner-occupied space

North Tucson / Oro Valley Office Submarket Vacancy / Availability Rate
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North Tucson / Oro Valley Office Submarket Asking Rent
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3 Mile Radius Office Sector
Leaseable Change in  Vacancy Vacant Avail. Net SF Quoted

Period SF Inventory Rate SF Rate Absorption Delivered Rates

Annual Trend

2009 709,963 26,800 8.7% 61,813 9.3% -4,963 26,800 $18.18
2010 715,617 5,654 7.8% 56,077 8.2% 11,390 5,654 $16.39
2011 719,617 4,000 6.9% 49,538 7.8% 10,539 4,000 $16.10
2012 719,617 0 4.2% 30,545 4.8% 18,993 0 $15.57
2013 722,604 2,987 4.1% 29,650 5.9% 3,882 2,987 $17.00
2014 733,044 10,440 5.2% 38,068 7.7% 2,022 10,440 $18.25
2015 733,044 0 4.5% 33,237 6.4% 4,831 0 $17.25
2016 800,144 67,100 5.7% 45,357 5.9% 54,980 67,100 $22.57
2017 800,144 0 6.6% 52,560 7.9% -7,203 0 $22.14
2018 800,144 0 4.4% 34,984 5.1% 17,576 0 $22.32
2019 800,144 0 3.7% 29,250 3.4% 5734 0 $23.14

Quarterly Trend

2018 Q3 800,144 0 5.6% 44,669 6.3% 5,079 0 $22.09
2018 Q4 800,144 0 4.4% 34,984 5.1% 9,685 0 $22.32
2019 Q1 800,144 0 3.4% 27,039 3.9% 7,945 0 $21.97
2019 Q2 800,144 0 3.4% 27,047 3.8% -8 0 $22.02
2019 Q3 800,144 0 3.5% 27,994 3.7% -947 0 $22.30
2019 Q4 800,144 0 3.7% 29,250 3.4% -1,256 0 $23.14
2020 Q1 800,144 0 4.2% 33,549 2.7% -4,299 0 $23.02
2020 Q2 800,144 0 5.2% 41,332 3.8% -7,783 0 $22.87
8 Quarter Average 4.2% 33,233 41% 1,052 0 $22.47
4 Quarter Average 4.2% 33,031 3.4% -3,571 0 $22.83

Source: CoStar Group - Note: includes leasable and owner-occupied space

3 Mile Radius Office Sector Vacancy / Availability Rate
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The subject located in the central portion of the North Tucson / Oro Valley Office submarket,
which makes up approximately 13.3% of the overall Tucson market. The 3-mile radius
comprises about 21.6% of the submarket and 2.9% of the overall market.

Speculative construction is not yet active because rents have not reached feasibility.

Recent additions have been for owner occupancy or build-to-suit for credit tenants. Of the
67,472 square feet added to the submarket since Q3 2018, only 5,108 square feet had been
general office, while the remainder has been medical office. There have been no additions to
the office inventory in the 3-mile radius since 2016.

Up until recently (Q1, COVID-19), vacancies were generally decreasing, while rents were
generally increasing. The metro vacancy rate is skewed by the addition to the inventory of the
full Pima Medical Institute Campus at Grant and Craycroft Roads, while the bulk of the project
has not yet been built. The 3-mile radius has historically held lower vacancies than the
submarket and the overall market.

Asking rents have historically been the lowest in the overall market, higher in the submarket,
and highest in the 3-mile radius sector (the latter, since 2016) due to younger age of the
inventory. The current rate in the metro market is $18.83, while the submarket is $20.67 (a new
peak, and 8.9% above the metro rate), and the 3-mile sector is $22.87 (or 17.7% above the
metro rate). The metro rate peaked in 2009, at $19.13; the current submarket rate is the new
peak; and the three-mile radius peaked in 2019, at $23.14. The current rates are below their
respective sector’s peak by 1.6% in the metro area, 0% in the submarket, and 1.2% in the 3-
mile radius.

Absorption has generally been positive in the last 10 years in each sector. The limited inventory
additions have generally caused the absorption of existing space, and the current risk of
overbuilding is slim.

Local brokers forecast the need for significant increases in rental rates to support new
speculative construction.
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Brokers report cap rates mostly in the 7.5% to 8.5% range, with few investor sales because
most of the demand is for owner-users.

At a national level, the shutdowns in response to the coronavirus pandemic have caused a
number of companies to have their employees work remotely. CoStar analysts say that while
many workers find their productivity while working remotely comparable to that of being in
an office, others are seeking alternative spaces to remove themselves from the distractions of
their home environment. As companies seek to capitalize on this shift, some have started to
re-envision former proposed retail space and adapt it to a more mixed-use office or co-
working space with adequate room for social distancing. Additionally, some hoteliers are
offering rooms for personal office day use, or for small meetings. Offices best-situated to
weather the pandemic are low-rise structures with a heavy emphasis on outdoor space, where
people can easily avoid elevators and higher population density.

o Per a CoStar article published on August 12, 2020, following this remote work trend,
retailer REI just listed its brand new corporate office building for sale. The five-story,
320,000-square-foot facility had been in the works since 2016, and was finished before
the pandemic (but never occupied). It was designed with the goal of consolidating the
five office spaces they had in the Puget Sound area (with 1,400 employees) into one
building meant to blend both indoor and outdoor space. Now, rethinking strategy
amid the pandemic while much of their staff has been working from home, the
company has decided to take a "less centralized approach to its headquarters presence
in the Seattle area," adding that its corporate workforce will in the future be spread out
through "multiple locations across the region" and that it would also "lean into remote
working as an engrained, supported, and normalized model for headquarters
employees.” This, they claim, will decrease their overall carbon footprint, allow them to
tap into talent from multiple areas across the country, without cost to productivity.

o For speculative office development occurring in larger markets with greater office
demand, focus has been placed on elements such as: 1) direct access from the exterior;
2) more access to outdoor spaces (such as rooftop conference space, outdoor
courtyards, open-air pocket gardens, or rooftop sky gardens); 3) state of the art HVAC
systems; 4) touchless access points and the opportunity for outside air flow; 5) other
mixed-use options that cater to the live/work/play environment; and 6) higher ceilings
designed to give a more airy, contemporary vibe.

Subject Market Position - Office

Strengths
e Declining vacancy and rising rents until COVID-19

e Above-average buying power

Weaknesses
e Tepid absorption over time, excepting 2014 and 2019
e Better located parcels nearby and on Oracle Road
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Opportunities
e Limited inventory adaptable to a post COVID-19 design

Threats
e Absorption risk is high and rents are too low for speculative development.
e Design changes demanded in the market are not recognized/implemented, which accelerates
obsolescence.
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Metro Tucson Industrial Market Asking Rent
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Metro Tucson Industrial Market
Leaseable Change in  Vacancy Vacant Net SF Quoted

Period SF Inventory Rate SF Absorption Delivered Rates

Annual Trend

2009 40,925,804 556,318 11.1% 4,530,360 14.6% 123,583 556,318 $6.85
2010 40,982,525 56,721 11.4% 4,670,932 14.4% -83,851 56,721 $6.37
2011 41,113,050 130,525 12.1% 4,973,239 14.7% -171,782 130,525 $6.13
2012 41,299,804 186,754 11.8% 4,859,758 13.7% 300,235 186,754 $5.87
2013 41,340,319 40,515 10.1% 4,172,063 12.6% 728,210 40,515 $6.08
2014 41,443,798 103,479 9.4% 3,915,855 12.2% 359,687 103,479 $6.39
2015 41,730,896 287,098 8.4% 3,507,952 11.8% 695,001 287,098 $6.91
2016 42,774,755 1,043,859 7.0% 2,995,093 10.7% 1,556,718 1,043,859 $6.66
2017 42,886,201 111,446 6.6% 2,847,009 9.7% 259,530 111,446 $6.26
2018 43,193,167 306,966 5.8% 2,504,551 9.5% 649,424 306,966 $6.07
2019 44,543,501 1,350,334 6.8% 3,046,880 10.0% 808,005 1,350,334 $6.54

Quarterly Trend

2018 Q3 43,193,167 0 5.8% 2,502,848 9.4% 310,855 0 $6.18
2018 Q4 43,193,167 0 5.8% 2,504,551 9.5% -1,703 0 $6.07
2019 Q1 43,193,167 0 5.9% 2,531,483 9.5% -26,932 0 $6.10
2019 Q2 44,100,067 906,900 5.1% 2,241,083 9.0% 1,197,300 906,900 $6.26
2019 Q3 44,386,501 286,434 6.4% 2,852,693 9.9% -325,176 286,434 $6.39
2019 Q4 44,543,501 157,000 6.8% 3,046,880 10.0% -37,187 157,000 $6.54
2020 Q1 44,543,501 0 6.9% 3,059,967 9.7% -13,087 0 $6.35
2020 Q2 44,543,501 0 7.4% 3,279,504 10.1% -219,537 0 $6.41
8 Quarter Average 6.3% 2,752,376 9.6% 110,567 168,792 $6.29
4 Quarter Average 6.9% 3,059,761 9.9% -148,747 110,859 $6.42

Source: CoStar Group - Note: includes leasable and owner-occupied space
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Northwest Tucson / Oro Valley Industrial Market
Leaseable Change in  Vacancy Avail. Net SF Quoted

Period SF Inventory Rate Rate Absorption Delivered Rates

Annual Trend

2009 9,618,125 118,549 8.4% 810,673 11.1% 272,420 118,549 $6.00
2010 9,636,172 18,047 8.1% 783,441 10.8% 45,279 18,047 $6.91
2011 9,706,172 70,000 8.7% 843,645 11.1% 9,796 70,000 $6.80
2012 9,712,673 6,501 8.8% 851,255 10.3% -1,109 6,501 $6.77
2013 9,719,174 6,501 6.5% 629,023 8.5% 228,733 6,501 $6.89
2014 9,729,174 10,000 5.0% 485,951 7.4% 153,072 10,000 $7.28
2015 9,789,174 60,000 5.0% 486,654 7.4% 59,297 60,000 $7.01
2016 9,804,532 15,358 4.1% 404,557 6.5% 97,455 15,358 $7.52
2017 9,892,068 87,536 2.9% 287,483 4.9% 204,610 87,536 $7.60
2018 9,892,068 0 2.6% 254,366 5.3% 33,117 0 $7.77
2019 9,900,868 8,800 2.8% 273,938 5.7% -10,772 8,800 $7.91

Quarterly Trend

2018 Q3 9,892,068 0 2.8% 276,334 5.5% 8,586 0 $8.25
2018 Q4 9,892,068 0 2.6% 254,366 5.3% 21,968 0 $7.77
2019 Q1 9,892,068 0 3.5% 350,563 6.1% -96,197 0 $7.72
2019 Q2 9,892,068 0 3.2% 316,986 5.6% 33,577 0 $7.68
2019 Q3 9,900,868 8,800 4.4% 432,792 6.3% -107,006 8,800 $7.54
2019 Q4 9,900,868 0 2.8% 273,938 5.7% 158,854 0 $7.91
2020 Q1 9,900,868 0 3.1% 302,078 42% -28,140 0 $7.52
2020 Q2 9,900,868 0 3.3% 323,615 4.4% -21,537 0 $7.69
8 Quarter Average 3.2% 316,334 5.4% -3,737 1,100 $7.76
4 Quarter Average 3.4% 333,106 5.2% 543 2,200 $7.67

Source: CoStar Group - Note: includes leasable and owner-occupied space
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3 Mile Radius Industrial Sector
Leaseable Change in  Vacancy Vacant Avail. Net SF Quoted

Period SF Inventory Rate SF Rate Absorption Delivered Rates

Annual Trend

2009 548,688 0 7.8% 42,919 7.8% - 0 $12.33
2010 548,688 0 3.4% 18,513 1.9% 24,406 0 $10.04
2011 548,688 0 0.0% - - - 0 $13.20
2012 548,688 0 0.0% - - - 0 -
2013 548,688 0 0.0% - 6.0% - 0 $10.20
2014 548,688 0 7.7% 42,012 7.7% - 0 $10.83
2015 548,688 0 3.7% 20,267 3.7% 21,745 0 $10.26
2016 548,688 0 4.9% 27,010 4.9% -6,743 0 $10.64
2017 548,688 0 3.8% 20,978 3.8% 6,032 0 $10.66
2018 548,688 0 5.3% 29,204 7.5% -8,226 0 $9.30
2019 548,688 0 0.0% - 0.9% - 0 $9.64
Quarterly Trend
2018 Q3 548,688 0 3.1% 16,939 5.3% 3 0 $10.27
2018 Q4 548,688 0 5.3% 29,204 7.5% -12,265 0 $9.30
2019 Q1 548,688 0 5.3% 29,204 7.5% 0 0 $9.64
2019 Q2 548,688 0 4.5% 24,530 5.3% 4,674 0 $9.64
2019 Q3 548,688 0 4.5% 24,530 5.3% 0 0 $9.64
2019 Q4 548,688 0 0.0% - 0.9% - 0 $9.64
2020 Q1 548,688 0 0.0% - 0.9% - 0 $9.00
2020 Q2 548,688 0 0.0% - 0.8% - 0 $9.00
8 Quarter Average 2.8% 24,881 4.2% -1,518 0 $9.52
4 Quarter Average 1.1% 24,530 2.0% 0 0 $9.32

Source: CoStar Group - Note: includes leasable and owner-occupied space
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The subject is on the northeastern quadrant of the Northwest Tucson / Oro Valley Industrial
submarket, which makes up approximately 22.2% of the overall Tucson market, while the 3-
mile radius comprises about 5.5% of the submarket, and 1.2% of the overall market.

Speculative construction is not yet active because rents have not reached feasibility.

The majority of the recent additions have been for owner occupancy or build-to-suit for credit
tenants. There have been no additions to the submarket since 2019 when 8,800 square feet
was added in a single industrial showroom property at 6149 N Travel Center Dr, owner-
occupied by Al Coronado Plumbing company. 2017 additions to the submarket included a
10,000 square foot warehouse building at 3236 N Freeway Industrial Loop (leased to Hajoca
Plumbing); a 19,811 square foot warehouse at 2475 N Jackrabbit Ave (leased to Switchgear
Solutions); and a 57,725 square foot self-storage complex at 2720 N Silverbell Rd. There has
been no new construction in the three-mile radius since before 2009. Much of the metro
Tucson vacancy is in large (100,000 S.F.+) obsolete buildings.

In the market and submarket, vacancies are generally decreasing and low, while rents are
generally increasing. Vacancies and asking rents in the 3-mile sector have vacillated greatly,
likely due to the smaller inventory size of 548,688 square feet in 12 buildings.

Asking rents have historically been the lowest in the overall market, higher in the submarket,
and highest in the 3-mile radius sector. The current asking rents are $6.41 for the overall
market, $7.69 for the submarket, and $9.00 for the three-mile sector, following that trend.
Asking rates peaked in: the market at $6.91 in 2015; the submarket at $7.91 in 2019; and the
3-mile sector at $13.20 in 2011. The current rates are below their respective sector’s peak by
7.2% in the metro area, 2.8% in the submarket, and 31.8% in the 3-mile radius (though again,
the latter is skewed by the small data set).

Local brokers forecast the need for significant increases in rental rates to support new
speculative construction.

Local brokers report land availability, particularly in Innovation Park.
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Demand is scarce due to logistics impediments. Oro Valley is distant from the I-10 freeway, rail
and airport freight transport.

Brokers report cap rates mostly in the 7.5% to 8.5% range, with few investor sales because
most of the demand is for owner-users.

At a national level, the industrial sector has fared the best of the commercial sectors during
this pandemic. Though total retail sales have declined since the pandemic began, according to
CoStar analysts, “non-store’ retail sales, which include online shopping, have increased by
more than 20% since February.” With greater distribution of items such as auto parts, home
improvement goods, and groceries, as well as a rebound in manufacturing, the industrial sector
has seen growth in demand since July. Larger companies are signing new leases for factory,
logistics and warehousing facilities; though the number of sales since the pandemic has
remained depressed, “large investors and non-U.S. buyers are still attracted to the best
industrial assets,” says CoStar economist Abby Corbett in her state of the market video. Nuveen
Real Estate demonstrates this in its recent fundraising of $500 million for multifamily and
industrial investments, “the two property sectors least impacted by the coronavirus pandemic,”
CoStar reports. In keeping with the theme, CoStar posted an article titled: “Invesco Partnership
Shows That for Warehouses, a Tenant Isn't Needed to Get a Loan,” which highlights the “latest
logistics project without a tenant to get funding to begin construction” (a two-building
industrial property in Fort Worth, Texas).

o Per an article on CoStar published August 13, 2020, Phat Scooters just signed a long-
term lease for a 44,162-square foot industrial flex building in Phoenix’s north airport
industrial area; the company'’s plan is to bring its manufacturing from China to the
states, and to source materials, assemble, and employ locally. “Manufacturers such as
Benchmark Electronics and hybrid truck maker Nikola Motor Co. continue to look to
Phoenix, which has become a top destination for manufacturing operations,” the article
continues. "Even amid COVID, less density, business-friendly regulation and
comparably affordable real estate and labor will remain key strengths that will continue
to attract employers to the market," said Jessica Morin, CoStar market analyst for
Phoenix. The spokesperson for the tenant admitted they had been on the lookout for
a property for about a year, but that none had fit their needs; when this property hit
the market, they visited the site two days after.
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Industrial R&D Sector
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SF

Delivered
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Rates

Annual Trend

Inventory

2009 35,683,699 513,867 11.3% 4,030,231 15.2% 256,884 513,867 $6.76

2010 35,740,420 56,721 11.3% 4,035,523 14.7% 51,429 56,721 $6.29

2011 35,838,620 98,200 12.2% 4,371,760 15.1% -238,037 98,200 $6.05

2012 36,025,374 186,754 11.7% 4,209,601 13.7% 348,913 186,754 $5.81

2013 36,065,889 40,515 9.9% 3,567,084 12.4% 683,032 40,515 $5.80

2014 36,169,368 103,479 9.4% 3,404,163 12.4% 266,400 103,479 $6.06

2015 36,456,466 287,098 8.3% 3,040,565 11.8% 650,696 287,098 $6.75

2016 37,500,325 1,043,859 7.0% 2,610,145 10.9% 1,474,279 1,043,859 $6.59

2017 37,611,771 111,446 6.7% 2,523,146 10.0% 198,445 111,446 $6.25

2018 37,918,737 306,966 5.6% 2,139,901 9.5% 690,211 306,966 $6.04

2019 39,260,271 1,341,534 7.0% 2,753,615 10.4% 727,820 1,341,534 $6.52
Quarterly Trend

2018 Q3 37,918,737 0 5.9% 2,236,051 9.2% 278,607 0 $6.14

2018 Q4 37,918,737 0 5.6% 2,139,901 9.5% 96,150 0 $6.04

2019 Q1 37,918,737 0 5.7% 2,156,624 9.4% -16,723 0 $6.06

2019 Q2 38,825,637 906,900 5.0% 1,928,847 9.1% 1,134,677 906,900 $6.23

2019 Q3 39,103,271 277,634 6.6% 2,564,843 10.2% -358,362 277,634 $6.36

2019 Q4 39,260,271 157,000 7.0% 2,753,615 10.4% -31,772 157,000 $6.52

2020 Q1 39,260,271 0 7.0% 2,764,080 10.0% -10,465 0 $6.34

2020 Q2 39,260,271 0 7.4% 2,920,865 10.6% -156,785 0 $6.38

8 Quarter Average 6.3% 2,433,103 9.8% 116,916 167,692 $6.26

4 Quarter Average 7.0% 2,750,851 10.3% -139,346 108,659 $6.40

Source: CoStar Group - Note: includes leasable and owner-occupied space
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Northwest Tucson / Oro Valley Industrial R&D Sector
Leaseable Change in  Vacancy Avail. Net SF Quoted

Period SF Inventory Rate Rate Absorption Delivered Rates

Annual Trend

2009 8,316,218 118,549 7.9% 657,944 11.0% 343,028 118,549 $5.79
2010 8,334,265 18,047 7.3% 606,226 10.3% 69,765 18,047 $6.66
2011 8,404,265 70,000 8.1% 681,154 10.8% -4,928 70,000 $6.60
2012 8,410,766 6,501 8.1% 678,028 9.7% 9,627 6,501 $6.45
2013 8,417,267 6,501 5.7% 475,661 7.8% 208,868 6,501 $6.64
2014 8,427,267 10,000 4.6% 391,408 7.3% 94,253 10,000 $7.15
2015 8,487,267 60,000 4.6% 386,265 7.0% 65,143 60,000 $6.83
2016 8,502,625 15,358 3.9% 330,123 6.6% 71,500 15,358 $7.38
2017 8,590,161 87,536 2.6% 221,210 5.0% 196,449 87,536 $7.47
2018 8,590,161 0 2.4% 204,914 5.2% 16,296 0 $7.64
2019 8,590,161 0 2.7% 230,218 5.7% -25,304 0 $7.83

Quarterly Trend

2018 Q3 8,590,161 0 2.6% 221,962 5.2% 13,338 0 $8.16
2018 Q4 8,590,161 0 2.4% 204,914 5.2% 17,048 0 $7.64
2019 Q1 8,590,161 0 3.4% 294,303 6.0% -89,389 0 $7.58
2019 Q2 8,590,161 0 3.1% 270,228 5.6% 24,075 0 $7.56
2019 Q3 8,590,161 0 4.5% 385,995 6.3% -115,767 0 $7.40
2019 Q4 8,590,161 0 2.7% 230,218 5.7% 155,777 0 $7.83
2020 Q1 8,590,161 0 3.1% 262,642 4.1% -32,424 0 $7.51
2020 Q2 8,590,161 0 3.3% 280,661 4.5% -18,019 0 $7.71
8 Quarter Average 3.1% 268,865 5.3% -5,670 0 $7.67
4 Quarter Average 3.4% 289,879 5.2% -2,608 0 $7.61

Source: CoStar Group - Note: includes leasable and owner-occupied space
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3 Mile Radius Industrial R&D Sector
Leaseable Change in  Vacancy Vacant Avail. Net SF Quoted

Period SF Inventory Rate SF Rate Absorption Delivered Rates

Annual Trend

2009 513,845 0 8.4% 42,919 8.4% - 0 $12.33
2010 513,845 0 3.6% 18,513 2.0% 24,406 0 $10.04
2011 513,845 0 0.0% - - - 0 $13.20
2012 513,845 0 0.0% - - - 0 -
2013 513,845 0 0.0% - 6.4% - 0 $10.20
2014 513,845 0 8.2% 42,012 8.2% - 0 $10.83
2015 513,845 0 3.9% 20,267 3.9% 21,745 0 $10.26
2016 513,845 0 5.3% 27,010 5.3% -6,743 0 $10.64
2017 513,845 0 4.1% 20,978 4.1% 6,032 0 $10.66
2018 513,845 0 5.7% 29,204 5.7% -8,226 0 $9.00
2019 513,845 0 0.0% - 0.9% - 0 $9.66
Quarterly Trend
2018 Q3 513,845 0 3.3% 16,939 3.3% 3 0 $10.66
2018 Q4 513,845 0 5.7% 29,204 5.7% -12,265 0 $9.00
2019 Q1 513,845 0 5.7% 29,204 5.7% 0 0 $9.66
2019 Q2 513,845 0 4.8% 24,530 5.7% 4,674 0 $9.66
2019 Q3 513,845 0 4.8% 24,530 5.7% 0 0 $9.66
2019 Q4 513,845 0 0.0% - 0.9% - 0 $9.66
2020 Q1 513,845 0 0.0% - 0.9% - 0 $9.00
2020 Q2 513,845 0 0.0% - 0.8% - 0 $9.00
8 Quarter Average 3.0% 24,881 3.6% -1,518 0 $9.54
4 Quarter Average 1.2% 24,530 2.1% 0 0 $9.33

Source: CoStar Group - Note: includes leasable and owner-occupied space
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e The subject is on the northeastern quadrant of the Northwest Tucson / Oro Valley Industrial
submarket of which the R&D sector makes up approximately 21.8% of the overall Tucson R&D
market, while the 3-mile radius comprises about 6.0% of the R&D submarket, and 1.3% of the
overall R&D market. CoStar categorizes well over half the inventory for each segment (market,
submarket, and 3-mile radius) in the R&D category, with R&D equaling: 88.1% of the metro
market; 86.8% of the submarket; and 93.6% of the 3-mile radius sector.

e Speculative construction is not yet active because rents have not reached feasibility.

e The majority of the recent additions have been for owner occupancy or build-to-suit for credit
tenants. There have been no additions to the submarket since 2017, which were the same three
additions mentioned previously under general industrial (Hajoca Plumbing, Switchgear
Solutions, and Silverbell Self-Storage). While these properties and numerous others have been
miscategorized as R&D, CoStar’s data is the best we have available. There has been no new
construction in the three-mile radius since before 20009.

¢ In the market and submarket, vacancies are generally decreasing, while rents are generally
increasing. Vacancies and asking rents in the 3-mile sector have vacillated greatly, likely due to
the smaller inventory size of 513,845 square feet in 10 buildings.

e For the R&D sector, asking rents have historically been the lowest in the overall market, higher
in the submarket, and highest in the 3-mile radius sector. The current asking rents are $6.31
for the overall market, $7.71 for the submarket, and $9.00 for the three-mile sector, following
that trend. Asking rates peaked in: the market at $6.76 in 2009; the submarket at $8.16 in Q3
2018; and the 3-mile sector at $13.20 in 2011. The current rates are below their respective
sector's peak by 5.6% in the metro area, 5.5% in the submarket, and 31.8% in the 3-mile radius
(though again, the latter is skewed by the small data set).

e Local brokers forecast the need for significant increases in rental rates to support new
speculative construction.
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e Local brokers report land availability, particularly in Innovation Park.

e Demand is scarce due to logistics impediments. Oro Valley is distant from the I-10 freeway, rail
and airport freight transport.

e Brokers report cap rates mostly in the 7.5% to 8.5% range, with few investor sales because
most of the demand is for owner-users.

e National trends for the R&D sector are less clear. As part of the industrial sector, R&D
properties are likely faring better through the pandemic than the other commercial sectors,
though not as well as logistics and manufacturing facilities. R&D demand may increase with
the push to remove research, development, and manufacturing from its current base in China,
though it is unclear which companies can afford this transition, and how many are desiring it.

We have tabulated below sales of commercial land in the Innovation park area, to the northeast of the
subject. Recent sales have been sparse, and the historic marketing times available have ranged from
approximately two and a half years to just under six and a half years. Notable, the higher prices are for
small office and medical office lots. Sales 10-12 were an adjacent assemblage by an existing user.

Land Sales Summary - Innovation Park Area
Price
# Location Sale Date Acres Sq Ft Zoning Sale Price /SFlLand DOM Notes

1 NE Innovation Park & Vistoso Park Rd 1/10 0.11 4,792 PAD $194,000 $40.49 Unkn. Build to suit - medical/office

REO, Off and on market since 2009; only

2 NE Tangerine & Innovation Rd 12/12 7.90 344,124 PAD $1,200,000 $3.49  Unkn.

Oro Valley land zoned for 5-story hotel
3 E Innovation Park Dr - C4 5/13 6.70 291,852  PAD $1,371,051 $470 1,029  Build to suit for Securaplane Technologies
4 1824 E Innovation Park Dr 7/13 0.10 4,356 PAD $132,000 $30.30 Unkn.  Buyer was an owner-user contractor
5 1?62’1866 novation Park Dr -Lots 9=y .13 051 9148 PAD  $441320  $4824 1,829 None
6 E Innovation Park Dr - B2N 11/14 9.20 400,752 PAD  $3,205,784 $8.00 1,580 Proposed senior care facility
7  1875-1876 E Innovation Park Dr 3/15 0.17 7,405 PAD $776,864 $104.91  Unkn.  Build to suit - medical office
8 1832 E Innovation Dr 6/15 0.1 4,792 PAD $144,932 $30.25 Unkn. None
9 12315 N Vistoso Park Rd 3/16 1.32 57,499 PAD $689,976 $12.00 Unkn. None
10  E Innovation Park Dr - D1 11/16 3200 1,393,920 C-1  $12,521,739 $8.98 2,329  Adjacent property owner; portfolio sale
11 E Innovation Park - D2 11/16 770 335412 PAD $3,013,043 $8.98 2,329  Adjacent property owner; portfolio sale
12 E Innovation Park - D3 11/16 630 274,428 PAD $2,465,217 $8.98 2,329  Adjacent property owner; portfolio sale
13 NW Rancho Vistoso & Innovation Dr 12/19 15.19 661,676 PAD $1,200,000 $1.81 Unkn. Investment

Average: $23.93

Subject Market Position — Industrial and R&D

Strengths
e Low vacancy market wide

e This use is least affected by COVID-19.
e Existing workforce nearby
e Most flexible of any commercial use
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Weaknesses

e Mostly small hospital office-related use demand, senior housing demand due to hospital
proximity, and expansion by one user.

e Tepid, at best, demand - only one new larger user in the last 10 years and that was
Securaplane's relocation to Innovation Park to remain in Oro Valley.

e Poor logistics — distant from Interstate 10 Freeway, rail, and air transportation.

Opportunities
¢ None -demand is currently too limited

Threats
e Workforce is aging in Oro Valley
e Better sites nearby in Innovation Park, north of the Safeway Center, and northwest corner of
Tangerine Road and First Avenue.
e Potential residential objections from nuisance factors
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SUBJECT AREA MAP
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ADVI

ucson

Area Demographics
1-Mile 3-Mile 5-Mile

Age 2020 2025 Growth 2020 2025 Growth 2020 2025 Growth
Base 4,026 4,356 330 33,874 35906 2,032 55,397 58,186 2,789
0-4 98 102 4 1,161 1,173 12 1,966 1,989 23
5-9 144 148 4 1,448 1,492 44 2,383 2,430 47
10-14 189 190 1 1,811 1,771 (40) 2,981 2,939 (42)
15-19 181 170 (11 1,775 1,665 (110) 2,957 2,851 (106)
20-24 134 113 21 1,259 1,120 (139) 2,188 1,963 (225)
25-29 130 107 (23) 1,316 1,152 (164) 2,354 2,086 (268)
30-34 119 157 38 1,225 1,602 377 2,168 2,654 486
35-39 145 177 32 1,457 1,605 148 2450 2,688 238
40-44 161 172 11 1,646 1,726 80 2,718 2,869 151
45-49 214 201 (13) 1,949 1,898 (51) 3,149 3,103 (46)
50-54 279 255 (24) 2,299 2,160 (139) 3,717 3,504 (213)
55-59 389 317 (72) 2,718 2,466 (252) 4,400 3,993 (407)
60-64 444 492 48 2,874 3,081 207 4,803 4912 109
65-69 434 564 130 2992 3,366 374 4,827 5332 505
70-74 343 446 103 2,743 3,154 411 4,350 4,958 608
75-79 280 351 71 2,325 2,860 535 3,509 4,430 921
80-84 173 209 36 1,528 1,955 427 2,328 2,944 616
85+ 169 185 16 1,348 1,660 312 2,149 2,541 392

Source: ESRI forecasts for 2020 and 2025

One Mile Population Change
2020-2025
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VALBRIDGE PROPERTY ADVISORS | Tucson Page 57



Valbridge

PROPERTY ADVISORS SILVERHAWKE BLOCK 5
Tucson E OF SEC OF TANGERINE RD & FIRST AVE
LAND USE ANALYSIS

Three Mile Population Change
2020-2025
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CLASS A APARTMENT MAP - 5 MILES HIGHLIGHTED
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Oro Valley & Dove Mt. Class A Apartments

Vacancy
Year No. (o7 Q4 Q4

Project Built Units 2020 2019 2018

Oro Vista 2006 138 2.2% 3.6% 2.9% 2.9% 2.9% 5.1%
Legacy At Dove Mountain 2011 168 3.0% 3.0% 2.4% 1.8% 6.0% 7.7%
Encantada at Dove Mountain 2013 272 7.7% 6.6% 7.7% 14.0% 37.1% 38.2%
Encantada at Steam Pump 2014 288 9.4% 8.3% 4.9% 11.8% 20.1% 45.8%
Villas at San Dorado 2014 274 3.3% 2.9% 4.7% 6.6% 9.5% 2.6%
Canyons at Linda Vista Trail 2016 228 5.7% 4.4% 5.7% 10.5% 83.8% N/A
Totals/Average 1,368 5.7% 5.1% 5.0% 8.9% 28.5% 23.1%

Source: Apartment Insights
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% of Total

LAND USE ANALYSIS

Oro Valley
Town, Arizona
/ Estimate

Total: 19,295
Owner occupied: 14,374
Less than $5,000 261
$5,000 to $9,999 60
$10,000 to $14,999 154
$15,000 to $19,999 265
$20,000 to $24,999 415
$25,000 to $34,999 1,202
$35,000 to $49,999 1,387
$50,000 to $74,999 2,330
$75,000 to $99,999 2,035
$100,000 to $149,999 2,907
$150,000 or more 3,358
Renter occupied: 4,921
Less than $5,000 244
$5,000 to $9,999 163
$10,000 to $14,999 126
$15,000 to $19,999 142
$20,000 to $24,999 334
$25,000 to $34,999 496
$35,000 to $49,999 869
$50,000 to $74,999 1,060
$75,000 to $99,999 433
$100,000 to $149,999 538
$150,000 or more 516
Renter occupied:

$50,000 or more 2,547

(Oro Valley) % of Sector

74%
1%
0%
1%
1%
2%
6%
7%
12%
11%
15%
17%

26%
1%
1%
1%
1%
2%
3%
5%
5%
2%
3%
3%

13%

100%
2%
0%
1%
2%
3%
8%
10%
16%
14%

20%
23%

100%
5%
3%
3%
3%
7%
10%
18%

22%
9%
11%
10%

52%

*Past 12 months (in 2018 inflation-adjusted dollars)

Source: American Community Survey, Table B25118

e Esridata for the subject area projects declines in population for two main age groups: 1) those
between 10 and 29, and 2) between 45 and 59. In each segment, there is a greater number of
retirees, followed by a smaller group in their thirties or early forties, and then a handful of
school-aged children, teens and those in their college years.

e Apartment Insights data suggests that the multifamily market is undersupplied in the area.
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Subject Market Position - Multifamily

Strengths
e The site could be terraced to augment mountain and city views.

e Limited supply of apartment land

e Undersupplied inventory

e Above average purchase power by apartment tenants in this area with 52% of tenants earning
over $50,000 per year.

Weaknesses
e Current zoning doesn't allow this use

Opportunities
e This land use attracts currently underrepresented age cohorts that are strong consumers which

benefit local commercial enterprises and generates sales tax.
e These same underrepresented age cohorts are attractive to R&D/Tech employers.

Threats
e Deep recession could harm employment and increase vacancy, probably for a limited duration.
e Volatile construction costs and labor shortages
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Senior Housing Market

SENIOR HOUSING FACILITIES - 5 MILES HIGHLIGHTED
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SENIOR CARE FACILITIES
LEGALNAME ADDRESS LICENSE CAPACITY

CENTER - DIRECTED

CATALINA SPRINGS MEMORY CARE 9685 NORTH ORACLE ROAD AL9499C 56
QUAIL PARK OF ORO VALLEY 9005 NORTH ORACLE ROAD AL11080C 103
BROOKDALE ORO VALLEY 10175 NORTH ORACLE ROAD AL1795C 42
SPLENDIDO AT RANCHO VISTOSO 13500 NORTH RANCHO VISTOSO BOULEVARD  AL6963C 48
249
CENTER - PERSONAL
FAIRWINDS - DESERT POINT 10701 NORTH LA RESERVE DRIVE AL4698C 75
THE COUNTRY CLUB OF LA CHOLLA 8700 NORTH LA CHOLLA BOULEVARD AL11009C 97
172
HOME - DIRECTED
EMERINE HILLS ADULT CARE HOME 1270 WEST EMERINE DRIVE AL10681H 10
MARY & PETE'S ASSISTED LIVING 1164 WEST OLETA DRIVE AL10398H 10
VILLA LIDDELL 1436 WEST LIDDELL DRIVE AL10699H 8
FEEL AT HOME 2 ASSISTED LIVING 3530 WEST SAHUARO DIVIDE AL9029H 5
FEEL AT HOME ASSISTED LIVING 4671 WEST CAMINO DE MANANA AL7446H 10
GRAMA'S HOME, LLC 9950 NORTH WILD CREEK DRIVE AL8986H 5
PURA VIDA ASSISTED LIVING 3250 WEST SUMTER DRIVE AL10421H 10
TUCSON GOLDEN LIFE ASSISTED LIVING, LLC 8586 NORTH HOLLY BROOK AVENUE AL9051H 10
SAGUARO RANCH LUXURY ASSISTED LIVING, LLC 12301 NORTH CAMINO DEL PLATA AL9180H 10
78
Total: 499
Source: ADHS
Subject Market Position — Senior Housing
Strengths
e Large and increasing population in the targeted age cohorts
e Clear apparent demand
e Nearby a hospital and medical offices
Weaknesses
e Limited consumption and generated sales tax other than “in-facility” which limits community
benefits.

¢ In-home-care alternatives, and strong, well-capitalized competition

Opportunities
e Same as strengths, though this use affords less land use balance compared to apartment use.

Threats
e Considerable supply of available sites including nearby Nakoma Sky and parcels in Innovation
Park.
¢ Changes in demand and spacing due to COVID-19.
e Volatile construction and labor costs.
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CONCLUSIONS

Based on my preceding land use analysis, the following land uses are ranked for risk and community

benefit.

The residential uses have the lowest risk due to unmet demand. The higher density residential uses
provide greater benefits to Oro Valley, generating prime consumption and stabilizing age cohort

swings.

While commercial uses are allowed, the physical orientation of the site is a functional obstruction along
with reduced demand for brick and mortar space because omnichannel marketing is re-defining store

designs.

Remote work is redefining office space demand, but not entirely.

Land for tech park / R&D is oversupplied. Sites with better profiles are available.

Land Use Ranking Risk Level Community Benefit
1. Casita Apartments Low High

2. Garden Apartments Low High

3. Single Family Residential Low Moderate

4. Senior Housing Moderate-high Low

5. Commercial High Moderate

6. Office High Moderate

7. Tech/R&D High High
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General Assumptions and Limiting Conditions

The conclusions of the Consultant appearing in the consultation report are subject to the following
conditions, and to such other specific and limiting conditions as are set forth by the Consultant in the
consultation report.

This report is being prepared for our client. This report or any portion thereof is for the exclusive use
of the client and is not intended to be used, sold, transferred, given, or relied on by any other person
than the client without the prior, expressed written permission of the authors, as set forth within the
Limiting Conditions contained in this report. Possession of this consultation, or a copy thereof, does
not carry with it the right of publication. The consultation may not be used for any purpose by any
person other than the client without prior written consent of the consultant. Neither all nor any part
of the contents of this consultation (especially any conclusions as to value, the identity of the
consultant, or the firm with which the consultant is connected) shall be disseminated to the public
through advertising, public relations, news, sales, or other media without the prior written consent and
approval of the consultant.

The Consultant assumes no responsibility for matters of a legal nature affecting the subject property
or the title thereto, nor does the Consultant render any opinion as to the title, which is assumed to be
good and marketable. No Owner's Title Policy has been furnished to the Consultant. The consultation
assumes responsible ownership, competent management, and adequate marketing typical for that
type of property.

The Consultant has made no survey of the property. Any sketch or map in the consultation report may
show approximate dimensions and is included for illustrative purposes only. It is the responsibility of
a certified engineer, architect, or registered surveyor to show by a site plan the exact location of the
subject property or any improvements or any proposed improvements thereon, or the exact
measurements or calculations of estimated area of the site. In the absence of such a survey, the
consultant may have utilized Tax Assessor's maps or other maps provided by the client which may not
represent the exact measurements of the subject property or other comparable information utilized in
the consultation regarding the subject property. Any variation in dimensions or calculations based
thereon may alter the conclusions or recommendations of value contained within the consultation.

The plot plans and illustrative material in this consultation are included only to assist the reader in
visualizing the property.

The property is assumed to be free and clear of any or all liens or encumbrances unless otherwise
stated.

Responsible ownership and competent property management are assumed.

Unless expressly specified in this Agreement, the fee for this consultation does not include the
attendance or giving of testimony by Consultant at any court, regulatory, or other proceedings, or any
conferences or other work in preparation for such proceeding. If any partner or employee of Valbridge
Property Advisors | MJN enterprises, Inc. is asked or required to appear and/or testify at any deposition,
trial, or other proceeding about the preparation, conclusions or any other aspect of this assignment,
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client shall compensate Consultant for the time spent by the partner or employee in appearing and/or
testifying and in preparing to testify according to the Appraiser's then current hourly rate plus
reimbursement of expenses.

The Valbridge Property Advisors office responsible for the preparation of this report is independently
owned and operated by MJN Enterprises, Inc. Valbridge Property Advisors, Inc. nor any of its affiliates,
has not been engaged to provide this report. Valbridge Property Advisors, Inc. does not provide
valuation services, and has taken no part in the preparation of this report.

Possession of this report, or a copy thereof, does not carry with it the right of publication. Neither all,
nor any part of the content of the report, or copy thereof (including conclusions as to property value,
the identity of the appraisers, professional designations, reference to any professional appraisal
organization or the firm with which the appraisers are connected), shall be disseminated to the public
through advertising, public relations, news, sales, or other media without prior written consent and
approval.

This consultation was prepared for the sole and exclusive use of the client. Any party who is not the
client or intended user identified in the consulting report or engagement letter is not entitled to rely
upon the contents of the consultation without express written consent of Valbridge Property Advisors
| MJN Enterprises, Inc. and Client. We assume no liability for unauthorized use of the consulting report
by a third party.

If any claim is filed against any of Valbridge Property Advisors, Inc., a Florida Corporation, its affiliates,
officers or employees, or the firm providing this report, in connection with, or in any way arising out
of, or relating to, this report, or the engagement of the firm providing this report, then (1) under no
circumstances shall such claimant be entitled to consequential, special or other damages, except only
for direct compensatory damages and (2) the maximum amount of such compensatory damages
recoverable by such claimant shall be the amount actually received by the firm engaged to provide
this report.

No changes in any federal, state or local laws, regulations or codes (including, without limitation, the
Internal Revenue Code) are anticipated, unless specifically stated to the contrary.

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

It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or
administrative authority from any local, state, or national government or private entity or organization
have been or can be obtained or renewed for any use upon which the conclusions or recommendations
contained in this consultation are based.

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

In developing conclusions and recommendations regarding the subject property and in analyzing
comparable information, the consultants have relied upon information from public and private
planning agencies as to the potential use of land or improved properties. This information may include,
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but is not limited to, Area Plans, Neighborhood Plans, Zoning Plans and Ordinances, Transportation
Plans, and the like. In the conclusions and recommendations, the consultant may consider the extent
to which a knowledgeable and informed purchaser or seller, as of the date of the consultation, would
reflect the reasonable probability of changes in such land uses becoming actualized in the future. To
the extent that these plans may change, the conclusions and recommendations of this consultation
may also change.

In the absence of a professional Engineer's Feasibility Study, information regarding the existence of
utilities is made only from a visual inspection of the site. The Consultant assumes no responsibility for
the actual availability of utilities, their capacity, or any other problem which may result from a condition
involving utilities. The respective companies, governmental agencies or entities should be contacted
directly by concerned persons.

The Consultant is not required to give testimony or appear in court because of having made the
consultation with reference to the property in question, unless prior arrangements have been made
and confirmed in writing.

Any allocation of any valuation in the consultation report between land and improvements applies
only under the stated program of utilization. Any separate valuations for land and improvements must
not be used in conjunction with any other appraisal or consultation and are invalid if so used.

The Consultant assumes that there are no hidden or unapparent conditions of the property, subsoil,
potential flooding hazards, hydrology, or structures, which would render it more or less valuable. The
Consultant assumes no responsibility for such conditions, or for engineering which might be required
to discover such factors. To the extent that published data from public agencies is available on the
above, the Consultant has made an effort to consult this information.

Unless otherwise stated within our report, the existence of hazardous material, which may or may not
be present within or on the property, will not be considered by us. The Consultant assumes, and the
client warrants, that no such materials adversely affect the utility, usability, or developability of the
property to the best of their knowledge. The consultants are not qualified to detect such substances.
The presence of substances such as asbestos, urea-formaldehyde foam insulation, radon gas, or other
potentially hazardous materials may affect the value of the property. The conclusions and
recommendations and any value estimate has been predicated on the assumption that there is no
such material on or in the property that would cause a loss in value. No responsibility will be assumed
for any such conditions, or for any expertise or engineering knowledge required to discover them. The
client is urged to retain an expert in this field, if desired. If at a later time hazardous materials or
substances are discovered, we reserve the right, for an additional agreed-upon fee, to re-analyze
and/or re-appraise said property, taking into account the discovery of such factor or factors and their
effects on the conclusions and recommendations and value of the subject property.

Information, estimates, and opinions furnished to the Consultant and contained in the consultation
report were obtained from sources considered reliable and believed to be true and correct. However,
no responsibility for accuracy of such items furnished to the Consultant can be attributed to the
Consultant.

In this consultation assignment, the existence of potentially hazardous material used in the
construction or maintenance of the building, such as the presence of urea formaldehyde foam
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insulation, and/or existence of toxic waste or radon gas, which may or may not be present on this
property, has not been considered. The consultant is not qualified to detect such substances. We
suggest that the client retain an expert in this field, if desired.

The consultant has not detected or knows of any substance relating to environmental health that
would affect the market value of the subject property.

Disclosures of the contents of the consultation report by the Consultant are governed by the Bylaws
and Regulations of the professional appraisal organizations with which the Consultant is affiliated.

On all consultations which are undertaken subject to satisfactory completion of, alterations of, or
repairs to improvements, the consultation report and any value conclusions contained in it are
contingent upon completion of the improvements or of the repairs thereto or alterations thereof in a
workmanlike manner.

As agreed upon with the client prior to the preparation of this consultation, this is not an Appraisal
wherein market value is estimated. As such, information pertinent to the valuation (if any) may not
have been considered and/or the full valuation process may not have been applied. Depending on the
type and degree of limitations, the reliability of the value conclusion (if any) provided herein may be
reduced.

This is a Consultation Report which is intended to comply with the reporting requirements set forth
under Standard Rule 5 of the Uniform Standards of Professional Appraisal Practice. As such, it might
not include full discussions of the data, reasoning, and analyses that were used in the consultation
process to develop the Consultant's conclusions, recommendations and any opinion of value.
Supporting documentation concerning the data, reasoning, and analyses is retained in the Consultant's
file. The information contained in this report is specific to the needs of the client and for the intended
use stated in this report. The consultant is not responsible for unauthorized use of this report.

There were no other specific and/or limiting conditions associated with this consultation for the subject
property except what has been previously mentioned above.

It is your responsibility to read the report and to inform the appraisers of any errors or omissions of
which you are aware, prior to utilizing the report.

Disclosures of the contents of the consultation report by the Consultant are governed by the Bylaws
and regulations of the professional appraisal organizations with which the Consultant is affiliated

This report and any associated work files may be subject to evaluation by Valbridge Property Advisors,
Inc., or its affiliates, for quality control purposes subject to client data confidentiality.

All disputes shall be settled by binding arbitration in accordance with the then-existing commercial
arbitration rules of the American Arbitration Association.

The global outbreak of a "novel coronavirus" known as COVID-19 was officially declared a pandemic
by the World Health Organization (WHO). It is currently unknown what direct, or indirect, effect, if any,
this event may have on the national economy, the local economy or the market in which the subject
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property is located. The reader is cautioned, and reminded that the conclusions presented in this
consultation report apply only as of the effective date(s) indicated. The consultant makes no
representation as to the effect on the subject property of this event, or any event, subsequent to the
effective date of the consultation report.

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

The use of this report or its analysis and conclusions by the client or any other party constitutes
acceptance of all the above limiting conditions.
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Glossary
Definitions are taken from the Dictionary of Real Estate Appraisal, 6™ Edition (Dictionary), the Uniform Standards of
Professional Appraisal Practice (USPAP) and Building Owners and Managers Association International (BOMA).

Absolute Net Lease

A lease in which the tenant pays all expenses including
structural  maintenance, building reserves, and
management; often a long-term lease to a credit tenant.
(Dictionary)

Amortization

The process of retiring a debt or recovering a capital
investment, typically through scheduled, systematic
repayment of the principal; a program of periodic
contributions to a sinking fund or debt retirement fund.
(Dictionary)

As Is Market Value

The estimate of the market value of real property in its
current physical condition, use, and zoning as of the
appraisal date. (Dictionary)

Base Rent
The minimum rent stipulated in a lease. (Dictionary)

Base Year
The year on which escalation clauses in a lease are based.
(Dictionary)

Building Common Area

In office buildings, the areas of the building that provide
services to building tenants but which are not included in
the office area or store area of any specific tenant. These
areas may include, but shall not be limited to, main and
auxiliary lobbies, atrium spaces at the level of the finished
floor, concierge areas or security desks, conference
rooms, lounges or vending areas, food service facilities,
health or fitness centers, daycare facilities, locker or
shower facilities, mail rooms, fire control rooms, fully
enclosed courtyards outside the exterior walls, and
building core and service areas such as fully enclosed
mechanical or equipment rooms. Specifically excluded
from building common area are floor common areas,
parking space, portions of loading docks outside the
building line, and major vertical penetrations. (BOMA)

Building Rentable Area

The sum of all floor rentable areas. Floor rentable area is
the result of subtracting from the gross measured area of
a floor the major vertical penetrations on that same floor.
It is generally fixed for the life of the building and is rarely
affected by changes in corridor size or configuration.
(BOMA)

SILVERHAWKE BLOCK 5
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Certificate of Occupancy (COO)

A formal written acknowledgment by an appropriate unit
of local government that a new construction or
renovation project is at the stage where it meets
applicable health and safety codes and is ready for
commercial or residential occupancy. (Dictionary)

Common Area Maintenance (CAM)

The expense of operating and maintaining common
areas; may or may not include management charges and
usually does not include capital expenditures on tenant
improvements or other improvements to the property.
(Dictionary)

The amount of money charged to tenants for their shares
of maintaining a [shopping] center's common area. The
charge that a tenant pays for shared services and facilities
such as electricity, security, and maintenance of parking
lots. Items charged to common area maintenance may
include cleaning services, parking lot sweeping and
maintenance, snow removal, security and upkeep. (ICSC -
International Council of Shopping Centers, 4t Ed.)

Condominium
A multiunit structure, or a unit within such a structure,
with a condominium form of ownership. (Dictionary)

Conservation Easement

An interest in real estate restricting future land use to
preservation, conservation, wildlife habitat, or some
combination of those uses. A conservation easement may
permit farming, timber harvesting, or other uses of a rural
nature as well as some types of conservation-oriented
development to continue, subject to the easement.
(Dictionary)

Contributory Value

A type of value that reflects the amount a property or
component of a property contributes to the value of
another asset or to the property as a whole.

The change in the value of a property as a whole, whether
positive or negative, resulting from the addition or
deletion of a property component. Also called deprival
value in some countries. (Dictionary)

Debt Coverage Ratio (DCR)

The ratio of net operating income to annual debt service
(DCR = NOI/Im), which measures the relative ability of a
property to meet its debt service out of net operating
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income; also called debt service coverage ratio (DSCR). A
larger DCR typically indicates a greater ability for a
property to withstand a reduction of income, providing
an improved safety margin for a lender. (Dictionary)

Deed Restriction

A provision written into a deed that limits the use of land.
Deed restrictions usually remain in effect when title
passes to subsequent owners. (Dictionary)

Depreciation

1) In appraisal, a loss in property value from any cause;
the difference between the cost of an improvement
on the effective date of the appraisal and the market
value of the improvement on the same date.

2) Inaccounting, an allocation of the original cost of an
asset, amortizing the cost over the asset's life;
calculated using a variety of standard techniques.
(Dictionary)

Disposition Value

The most probable price that a specified interest in

property should bring under the following conditions:

' Consummation of a sale within a specified time,
which is shorter than the typical exposure time for
such a property in that market.

v The property is subjected to market conditions
prevailing as of the date of valuation;

+  Both the buyer and seller are acting prudently and
knowledgeably;

+  The seller is under compulsion to sell;

v The buyer is typically motivated;

+  Both parties are acting in what they consider to be
their best interests;

+  An adequate marketing effort will be made during
the exposure time;

+  Payment will be made in cash in U.S. dollars (or the
local currency) or in terms of financial arrangements
comparable thereto; and

v 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. (Dictionary)

Easement
The right to use another's land for a stated purpose.
(Dictionary)

EIFS

Exterior Insulation Finishing System. This is a type of
exterior wall cladding system. Sometimes referred to as
dry-vit.

Effective Date
1) The date on which the appraisal or review opinion
applies. (SVP)
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2) In a lease document, the date upon which the lease
goes into effect. (Dictionary)

Effective Gross Income (EGI)

The anticipated income from all operations of the real
estate after an allowance is made for vacancy and
collection losses and an addition is made for any other
income. (Dictionary)

Effective Rent

Total base rent, or minimum rent stipulated in a lease,
over the specified lease term minus rent concessions; the
rent that is effectively paid by a tenant net of financial
concessions provided by a landlord. (Tls). (Dictionary)

EPDM

Ethylene Propylene Diene Monomer Rubber. A type of
synthetic rubber typically used for roof coverings.
(Dictionary)

Escalation Clause

A clause in an agreement that provides for the
adjustment of a price or rent based on some event or
index. e.g., a provision to increase rent if operating
expenses increase; also called escalator clause, expense
recovery clause or stop clause. (Dictionary)

Estoppel Certificate

A signed statement by a party (such as a tenant or a
mortgagee) certifying, for another's benefit, that certain
facts are correct, such as that a lease exists, that there are
no defaults, and that rent is paid to a certain date.
(Black's) In real estate, a buyer of rental property typically
requests estoppel certificates from existing tenants.
Sometimes referred to as an estoppel letter. (Dictionary)

Excess Land

Land that is not needed to serve or support the existing
use. The highest and best use of the excess land may or
may not be the same as the highest and best use of the
improved parcel. Excess land has the potential to be sold
separately and is valued separately. (Dictionary)

Excess Rent

The amount by which contract rent exceeds market rent
at the time of the appraisal; created by a lease favorable
to the landlord (lessor) and may reflect unusual
management, unknowledgeable or unusually motivated
parties, a lease execution in an earlier, stronger rental
market, or an agreement of the parties. (Dictionary)

Expense Stop

A clause in a lease that limits the landlord’s expense
obligation, which results in the lessee paying operating
expenses above a stated level or amount. (Dictionary)
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Exposure Time

1) The time a property remains on the market.

2) The estimated length of time that the property
interest being appraised would have been offered on
the market prior to the hypothetical consummation
of a sale at market value on the effective date of the
appraisal; Comment: Exposure time is a retrospective
opinion based on an analysis of past events
assuming a competitive and open market.
(Dictionary)

Extraordinary Assumption

An assumption, directly related to a specific assignment,
as of the effective date of the assignment results, which,
if found to be false, could alter the appraiser’'s opinions
or conclusions. Comment: Extraordinary assumptions
presume as fact otherwise uncertain information about
physical, legal, or economic characteristics of the subject
property; or about conditions external to the property
such as market conditions or trends; or about the
integrity of data used in an analysis. (USPAP, 2016-2017
ed.)

Fee Simple Estate

Absolute ownership unencumbered by any other interest
or estate, subject only to the limitations imposed by the
governmental powers of taxation, eminent domain,
police power, and escheat. (Dictionary)

Floor Common Area

In an office building, the areas on a floor such as
washrooms, janitorial closets, electrical rooms, telephone
rooms, mechanical rooms, elevator lobbies, and public
corridors which are available primarily for the use of
tenants on that floor. (BOMA)

Full Service (Gross) Lease

A lease in which the landlord receives stipulated rent and
is obligated to pay all of the property’'s operating and
fixed expenses; also called a full service lease. (Dictionary)

Furniture, Fixtures, and Equipment (FF&E)
Business trade fixtures and personal property, exclusive
of inventory. (Dictionary)

Going-Concern Value

An outdated label for the market value of all the tangible
and intangible assets of an established and operating
business with an indefinite life, as if sold in aggregate;
more accurately termed the market value of the going
concern or market value of the total assets of the business.
(Dictionary)

Gross Building Area (GBA)

1) Total floor area of a building, excluding unenclosed
areas, measured from the exterior of the walls of the
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above-grade area. This includes mezzanines and
basements if and when typically included in the
market area of the type of property involved.

2) Gross leasable area plus all common areas.

3) For residential space, the total area of all floor levels
measured from the exterior of the walls and
including the superstructure and substructure
basement; typically does not include garage space.
(Dictionary)

Gross Measured Area

The total area of a building enclosed by the dominant
portion (the portion of the inside finished surface of the
permanent outer building wall which is 50 percent or
more of the vertical floor-to-ceiling dimension, at the
given point being measured as one moves horizontally
along the wall), excluding parking areas and loading
docks (or portions of same) outside the building line. It is
generally not used for leasing purposes and is calculated
on a floor by floor basis. (BOMA)

Gross Up Method

A method of calculating variable operating expenses in
income-producing properties when less than 100%
occupancy is assumed. Expenses reimbursed based on
the amount of occupied space, rather than on the total
building area, are described as “grossed up.” (Dictionary)

Gross Retail Sellout

The sum of the separate and distinct market value
opinions for each of the units in a condominium,
subdivision development, or portfolio of properties, as of
the date of valuation. The aggregate of retail values does
not represent the value of all the units as though sold
together in a single transaction; it is simply the total of
the individual market value conclusions. Also called the
aggregate of the retail values, aggregate retail selling price
or sum of the retail values. (Dictionary)

Ground Lease

A lease that grants the right to use and occupy land.
Improvements made by the ground lessee typically revert
to the ground lessor at the end of the lease term.
(Dictionary)

Ground Rent

The rent paid for the right to use and occupy land
according to the terms of a ground lease; the portion of
the total rent allocated to the underlying land.
(Dictionary)

HVAC

Heating, ventilation, air conditioning (HVAC) system. A
unit that regulates the temperature and distribution of
heat and fresh air throughout a building. (Dictionary)
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Highest and Best Use

1)  The reasonably probable use of property that results
in the highest value. The four criteria that the highest
and best use must meet are legal permissibility,
physical possibility, financial feasibility, and
maximum productivity.

2) The use of an asset that maximizes its potential and
that is possible, legally permissible, and financially
feasible. The highest and best use may be for
continuation of an asset's existing use of for some
alternative use. This is determined by the use that a
market participant would have in mind for the asset
when formulating the price that it would be willing
to bid. (IVS)

3) [The] highest and most profitable use for which the
property is adaptable and needed or likely to be
needed in the reasonably near future. (Uniform
Appraisal Standards for Federal Land Acquisitions)
(Dictionary)

Hypothetical Condition

1) A condition that is presumed to be true when it is
known to be false. (SVP — Standards of Valuation
Practice, effective January 1, 2015)

2) A condition, directly related to a specific assignment,
which is contrary to what is known by the appraiser
to exist on the effective date of the assignment
results, but is used for the purpose of analysis.
Comment: Hypothetical conditions are contrary to
known facts about physical, legal, or economic
characteristics of the subject property; or about
conditions external to the property, such as market
conditions or trends; or about the integrity of data
used in an analysis. (USPAP, 2016-2017 ed.)
(Dictionary)

Industrial Gross Lease

A type of modified gross lease of an industrial property
in which the landlord and tenant share expenses. The
landlord receives stipulated rent and is obligated to pay
certain operating expenses, often structural maintenance,
insurance and real property taxes, as specified in the
lease. There are significant regional and local differences
in the use of this term. (Dictionary)

Insurable Value

A type of value for insurance purposes. (Typically this
includes replacement cost less basement excavation,
foundation, underground piping and architect's fees).
(Dictionary)

Investment Value

The value of a property to a particular investor or class of
investors based on the investor's specific requirements.
Investment value may be different from market value
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because it depends on a set of investment criteria that are
not necessarily typical of the market. (Dictionary)

Just Compensation

In condemnation, the amount of loss for which a property
owner is compensated when his or her property is taken.
Just compensation should put the owner in as good a
position pecuniarily as he or she would have been if the
property had not been taken. (Dictionary)

Leased Fee Interest

The ownership interest held by the lessor, which includes
the right to receive the contract rent specified in the lease
plus the reversionary right when the lease expires.
(Dictionary)

Leasehold Interest
The right held by the lessee to use and occupy real estate
for a stated term and under the conditions specified in
the lease. (Dictionary)

Lessee (Tenant)

One who has the right to occupancy and use of the
property of another for a period of time according to a
lease agreement. (Dictionary)

Lessor (Landlord)
One who conveys the rights of occupancy and use to
others under a lease agreement. (Dictionary)

Liquidation Value
The most probable price that a specified interest in
property should bring under the following conditions:

+  Consummation of a sale within a short time period.

v The property is subjected to market conditions
prevailing as of the date of valuation.

+  Both the buyer and seller are acting prudently and
knowledgeably.

v The seller is under extreme compulsion to sell.

v The buyer is typically motivated.

+  Both parties are acting in what they consider to be
their best interests.

+ A normal marketing effort is not possible due to the
brief exposure time.

+  Payment will be made in cash in U.S. dollars (or the
local currency) or in terms of financial arrangements
comparable thereto.

v 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. (Dictionary)

Loan to Value Ratio (LTV)

The ratio between a mortgage loan and the value of the
property pledged as security, usually expressed as a
percentage. (Dictionary)
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Major Vertical Penetrations

Stairs, elevator shafts, flues, pipe shafts, vertical ducts,
and the like, and their enclosing walls. Atria, lightwells and
similar penetrations above the finished floor are included
in this definition. Not included, however, are vertical
penetrations built for the private use of a tenant
occupying office areas on more than one floor. Structural
columns, openings for vertical electric cable or telephone
distribution, and openings for plumbing lines are not
considered to be major vertical penetrations. (BOMA)

Market Rent

The most probable rent that a property should bring in a
competitive and open market reflecting the conditions
and restrictions of a specified lease agreement, including
the rental adjustment and revaluation, permitted uses,
use restrictions, expense obligations; term, concessions,
renewal and purchase options and tenant improvements
(Tls). (Dictionary)

Market Value
The most probable price that 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:

+  Buyer and seller are typically motivated;

+  Both parties are well informed or well advised, and
acting in what they consider their own best interests;

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

+  Payment is made in terms of cash in United States
dollars or in terms of financial arrangements
comparable thereto; and

+  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.

(Dictionary)

Marketing Time

An opinion of the amount of time it might take to sell a
real or personal property interest at the concluded
market value level during the period immediately after
the effective date of an appraisal. Marketing time differs
from exposure time, which is always presumed to precede
the effective date of an appraisal. (Advisory Opinion 7 of
the Appraisal Standards Board of the Appraisal
Foundation and Statement on Appraisal Standards No. 6,
“Reasonable Exposure Time in Real Property and Personal
Property Market Value Opinions” address the
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determination of reasonable exposure and marketing
time.) (Dictionary)

Master Lease

A lease in which the fee owner leases a part or the entire
property to a single entity (the master lease) in return for
a stipulated rent. The master lessee then leases the
property to multiple tenants. (Dictionary)

Modified Gross Lease

A lease in which the landlord receives stipulated rent and
is obligated to pay some, but not all, of the property’s
operating and fixed expenses. Since assignment of
expenses varies among modified gross leases, expense
responsibility must always be specified. In some markets,
a modified gross lease may be called a double net lease,
net net lease, partial net lease, or semi-gross lease.
(Dictionary)

Operating Expense Ratio

The ratio of total operating expenses to effective gross
income (TOE/EGI); the complement of the net income
ratio, i.e, OER = 1 — NIR (Dictionary)

Option

A legal contract, typically purchased for a stated
consideration, that permits but does not require the
holder of the option (known as the optionee) to buy, sell,
or lease real estate for a stipulated period of time in
accordance with specified terms; a unilateral right to
exercise a privilege. (Dictionary)

Partial Interest

Divided or undivided rights in real estate that represent
less than the whole, i.e., a fractional interest such as a
tenancy in common, easement, or life interest.
(Dictionary)

Pass Through

A tenant's portion of operating expenses that may be
composed of common area maintenance (CAM), real
property taxes, property insurance, and any other
expenses determined in the lease agreement to be paid
by the tenant. (Dictionary)

Potential Gross Income (PGI)

The total income attributable to property at full
occupancy before vacancy and operating expenses are
deducted. (Dictionary)

Prospective Future Value Upon Completion

A prospective market value may be appropriate for the
valuation of a property interest related to a credit
decision for a proposed development or renovation
project. According to USPAP, an appraisal with a
prospective market value reflects an effective date that is
subsequent to the date of the appraisal report. ... The
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prospective market value —as completed- reflects the
property’s market value as of the time that development
is expected to be complete. (Dictionary)

Prospective Future Value Upon Stabilization

A prospective market value may be appropriate for the
valuation of a property interest related to a credit
decision for a proposed development or renovation
project. According to USPAP, an appraisal with a
prospective market value reflects an effective date that is
subsequent to the date of the appraisal report ...The
prospective market value — as stabilized - reflects the
property’s market value as of the time the property is
projected to achieve stabilized occupancy. For an
income-producing property, stabilized occupancy is the
occupancy level that a property is expected to achieve
after the property is exposed to the market for lease over
a reasonable period of time and at comparable terms and
conditions to other similar properties. (Dictionary)

Replacement Cost

The estimated cost to construct, at current prices as of a
specific date, a substitute for a building or other
improvements, using modern materials and current
standards, design, and layout. (Dictionary)

Reproduction Cost

The estimated cost to construct, at current prices as of the
effective date of the appraisal, an exact duplicate or
replica of the building being appraised, using the same
materials, construction standards, design, layout, and
quality of workmanship and embodying all of the
deficiencies, superadequacies, and obsolescence of the
subject building. (Dictionary)

Retrospective Value Opinion

A value opinion effective as of a specified historical date.
The term retrospective does not define a type of value.
Instead, it identifies a value opinion as being effective at
some specific prior date. Value as of a historical date is
frequently sought in connection with property tax
appeals, damage models, lease renegotiation, deficiency
judgments, estate tax, and condemnation. Inclusion of
the type of value with this term is appropriate, e.g.,
“retrospective market value opinion.” (Dictionary)
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Sandwich Leasehold Estate

The interest held by the sandwich leaseholder when the
property is subleased to another party; a type of
leasehold estate. (Dictionary)

Sublease

An agreement in which the lessee in a prior lease conveys
the right of use and occupancy of a property to another,
the sublessee, for a specific period of time, which may or
may not be coterminous with the underlying lease term.
(Dictionary)

Subordination

A contractual arrangement in which a party with a claim
to certain assets agrees to make his or her claim junior, or
subordinate, to the claims of another party. (Dictionary)

Surplus Land

Land that is not currently needed to support the existing
use but cannot be separated from the property and sold
off for another use. Surplus land does not have an
independent highest and best use and may or may not
contribute value to the improved parcel. (Dictionary)

Triple Net (Net Net Net) Lease

An alternative term for a type of net lease. In some
markets, a net net net lease is defined as a lease in which
the tenant assumes all expenses (fixed and variable) of
operating a property except that the landlord is
responsible for structural maintenance, building reserves,
and management; also called NNN lease, net net net
lease, or fully net lease. (Dictionary)

(The market definition of a triple net lease varies; in some
cases tenants pay for items such as roof repairs, parking
lot repairs, and other similar items.)

Usable Area

The measured area of an office area, store area, or
building common area on a floor. The total of all the
usable areas for a floor shall equal floor usable area of
that same floor. (BOMA)

Value-in-Use

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

TOWN OF ORO VALLEY
COMMUNITY DEVELOPMENT & PUBLIC WORKS DEPARTMENT
11000 N. LA CANADA DRIVE, ORO VALLEY, AZ. 85737
PHONE: (520) 2294800 FAX: (520) 742-1022
www.orovalleyaz.qov

1.2 GENERAL APPLICATION FORM | Office Use Only

¥ Major Geoce! Plan Ammcodime

Q Final Plat
Q Rezoning/PAD Amendment Q Pre-Application
Q Planned Area Development Q Zoning Verification
Q Conditional Use Permit Q Sign Criteria
Q Zoning Code Amendment Q Sign - PAD Exemption
Q Conceptual Site Plan Q Master Sign Program
Q Conceptual Public Ant Q Communication Facility - Tier 1 and 2 Minor
Q Conceptual Architecture Q Communication Facility -~ Major
Q Final Site Plan Q Revised Development Plan
Q Conceptual Landscape Plan Q Other
m—-w ParcelTax Code: Z20-0b-0640
Subdivision / Commercial Conter Name: _ SILVERAAxS Nor
Book / Page or Sequence Number: 2OITEWM000( Lot Number(s)_Brock S~
Legal Description:
Section/Township/Range. 12+ I1IY-& Sz . 6 Aroa of Property:  13.Y Ae. .
Existing Land Use: _ N © (Rasmtarrias. PRaudicrt pProposed Land Use: NC © (Régs et Arvosctn)
Applicant Information: * If more than one, attach list
Applicant *:
Name: _ HegE Kar Fum._CAPR) Company Lie
Address: 098 I, Avitowa Paverows Pe. #2 Ciy MaRawa  swe AZ 20 8S743

Telaphone: % Fac (S2) (4604 3. emun: James. KAIOKa1Enregrnisss. com

Property Owner(s) if different from Applicant *:

Name: Firm:
Address. Ciy: State: Zip
Telephone: Fax Emait

Consultant; &gm&g (Duciphne)
Name: — Fiem: M&é&L
Adaress: 1090 N. Oracis Re . Suire 1T2-193 cty Tigson  sue AZZp $ST0Y
Tolphone: S22 -66Y-Y3oqrwe ___ emm GPo@Tharsviealame US
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| hereby certify that | have read and examined this appication and know the same to be true and comsct, | am the owner
dthompcnycrho\mor'num.dwmwInotmom.lhwoomthom'npomhdonb
perform stated work. All provisions of laws and ordinances governing this type of work will be complied with whether
specified herein or not. The approval of this application does not presume to give authority to violate or cancel the
provisions of any other federal, state or local law for which this project may be subject to,

Notice: It Is the applicant/owner's responsibility to ensure all private rules and regulations (such as Covenants, Conditions
& Restrictions (CC&R's)) of the subdivision and/or commercial center are adhered to. Contact your Home Owners
Association or property management to determine applicable requirements.

It is also the applicant’s responsibility to coordinate with all outside agencies to secure their acceptance or clearance.
Failure to do so may delay issuarce of permits. See attached list of agencies.

: C HeBeERr Waa 4 j26/20

Applicant's Signature Print Name Date
Important Note: All submittals received after 4:00 p.m. will be processed the next day

Submittals will be rejected If:

* Not folded using Pima County fold & collated;

. ThommmluhgmOndemmMquythhgmdM\nghMuTm
Engineer.

* Re-submittals cannot be accepted without a transmittal and a written response to staff comments,
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April 21, 2020

Town of Oro Valley
11000 N. La Canada Drive
Oro Valley AZ 85737
Re: 1" & Tangerine (Silverhawke Blk. 5)

General Plan Amendment Request

Paradigm #19ada02
To Whom it May Concern:

This letter shall serve as authorization for Paradigm Land Design LLC to represent Capri Company
LLC in the application for a General Plan amendment affecting the property referenced above.
Capri Company 1LC

Signature:

Printed Name:
HekbekT Kai

Title:

Meongser.
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Location Map

Legend
[] Parcels

[Notes:

3130/2020
X 0 1,000.00 Pima Coun This map &= a user generated static output fram
20000 N an Internet mapping site and is for reference
— _ ) anly, Data laysrs that appear on this map are
Feet subiect to Fima County’s ITD GIS disclaimar
ee amd 128 restrictions.
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TANGERINE RD. & FIRST AVE.
(SILVERHAWKE BLOCK 5)

GENERAL PLAN AMENDMENT
SUBMITTAL NARRATIVE

PREPARED BY:

Paradiom

LAND DESIGN LILC
Attn: Paul Oland
GPO@ParadigmLand.US
(520) 664-4304

April 29, 2020

Paradigm #19ada02
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Tangerine & First General Plan Amendment Submittal Narrative

PROJECT OVERVIEW

The subject property is part of a larger land holding that was acquired by the Kai family over half a century
ago. Much of that original land holding has been developed over the years for various residential
purposes. This property is platted as Silverhawke Block 5 and is currently zoned for commercial
development along with Block 4 to the west. Block 4 is right on the corner of Tangerine and First, and
we believe someday it'll be viable for commercial development. Unfortunately, several factors make this
property, Block 5, unsuitable for commercial use: First, it has poor visibility from nearby streets. This
alone is a critical flaw for retail. Second, it is physically located well off the corner of Tangerine and First.
Third, there is an abundance of more suitable undeveloped commercial parcels nearby. Fourth, the
market for retail floorspace is weak in this part of the Tucson metro area, partially due to that abundance
of commercially zoned land and partially due to a lack of the residential density needed to support
extensive retail. And lastly, a relatively low number of additional residential units are likely ever to be
built within the parcel's retail service area, so the retail market isn't likely ever to improve much at this
location. All these factors lead us to believe that the most viable, and most appropriate, use for this
property would be for residential or senior care uses.

Over 15 years ago a list of General Plan Special Area Policies were applied to the overall "Kai-Capri®
property, which encompassed roughly 290 acres east of 1st Avenue from Tangerine Road to Naranja
Drive. The Policies provided direction for development of the entire property including the identification
of approximately 24 acres at the corner of Tangerine at First as being appropriate for commercial
development, so that portion of the Kai-Capri property was designated in the General Plan as
Neighborhood Commercial / Office ("NCQO"). Our proposed downzoning from C-1 Commercial to R-6
Residential will not require an amendment to the General Plan land use map because R-6 is a permitted
zoning classification within the NCO designation. However, text amendments to the Special Area Policies
are needed to allow this property to be developed for residential purposes.

Our proposed downzoning includes several Tentative Development Plans, depicting different
development scenarios that we believe to be viable and appropriate uses for this property, including:

e A rental casita product similar to a number of others that have been very successful around Tucson
and Phoenix. The residents of this sort of development are typically renters by choice, meaning that
they could afford to purchase a home but prefer not to at this time. The project will be well
landscaped, featuring a central recreational amenity such as a pool and spa area, and is most often
entirely single-story,

« A gated, two-story apartment community in an amenitized and well-landscaped setting. As with the
rental casita scenario the project would include a central recreation area with a clubhouse and rental
office. And also, as with the casita scenario, residents in apartments such as this usually chose to live
in an apartment even though they have the means to purchase a home.

« A senior care facility to meet the significant unmet need in the senior care industry. An increasing
number of people are deciding that modern senior care facilities are an attractive living option that
provides resort-like amenities and also the support that many aging people, or their spouses, require.
The development will include a main two-story building where assisted living, memory care, and/or

1
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independent living quarters are offered. Around the perimeter one-story independent living cottages
would provide a place where those requiring less care could live with a bit more room while still
benefiting from the amenities and services available at the main building. Senior care facilities are
very low traffic generators, and they're just as quiet if not quieter than other residential areas in Oro
Valley.

* A single-family neighborhood featuring two-story townhome-style housing or one- and two-story
detached homes similar to the nearby Villages at Silverhawke or Catalina Shadows subdivisions.

Regardless of which development scenario comes to fruition, several facts will remain the same:

v' Building heights will not exceed the two-story limitation that is already in place under the existing C-
1 zoning.

v Traffic generation will be equivalent or most likely lower than what could be expected if developed
under the existing C-1 zoning.

v Any of the proposed development types will benefit the struggling retailers that have already
established themselves in Oro Valley.

v The nearest residents in the Catalina Shadows subdivision are over 800 feet away and will be
separated from this development not only by distance but also by homes to be built within the
Villages at Silverhawke Phase 3. The nearest neighbors in the Villages at Silverhawke Phase 2
subdivision, which was part of the rezoning that created the subject property's C-1 zoning, are at least
350 feet away and separated from this development by a wash and the Villages Phase 3, The nearest
neighbors in the Tangerine Hills subdivision are nearly 1,100 feet away and are separated from this
development by a wash, the Villages Phases 2 & 3 subdivisions, and First Avenue. The nearest homes
in Rancho Vistoso are over 2,000 feet away.

RINE ®0:
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>
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v This development will not negatively impact any nearby homeowners in the area.
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Il. PROPOSED AMENDMENT

Although a rezone to R-6 does not require an amendment to the General Plan’s existing Neighborhood
Commercial / Office ("NCO") land use designation, some of the language in the Special Area Policy for
this property requires adjustment. Specifically, we propose the following changes to Section 8.6.2. of the
General Plan:

o Kai-Capri General Policy #1: "As currently mapped, the maximum number of residential units
on the Kai-Capri Property is 255 394, and up to 10 are allowed on the Steam Pump Ranch
Estates property.”

e Kai-Capri Neighborhood Commercial / Office Policy #1: "Must be developed for commercial,
and office, senior care, and/or residential uses as part of an overall master plan that includes
planning for the Master Plan Community (MPC) property to the south.”

Ill. GENERAL PLAN AMENDMENT CRITERIA

A. ON BALANCE, THE REQUEST IS CONSISTENT WITH THE VISION, GUIDING PRINCIPLES, GOALS, AND
POLICIES OF THE GENERAL PLAN AS DEMONSTRATED BY THE FOLLOWING CRITERIA.

1. The request shall not significantly alter existing development character and land use patterns
without adequate and appropriate buffers and graduated transitions in density and land use.

v This proposal will not significantly alter existing development character and land use patterns.
The subject property is already zoned C-1 Commercial. This proposed amendment will allow
a downzoning to permit residential use, which is less intensive than what is currently allowed
under existing zoning.

v Transitional residential densities such as are proposed on this parcel are the most appropriate
development character to exist between commercial uses and medium density residential
uses. This amendment will result in a better “graduated transition in density and land use”
than under existing zoning.

v The General Plan does not envision commercially zoned parcels sitting unproductively vacant
due to perpetual deficiencies residential density, Allowing this property to be developed
residentially will help sustain the existing commercial developments in the area and increase
the chances that the undeveloped commercial parcels will someday become successful centers
that serve the daily needs of local residents,
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2. The request shall not impact existing uses with increased infrastructure without appropriate
improvements to accommodate planned growth.

v This property gains vehicular, pedestrian, and utility access via existing and planned
infrastructure that was designed to accommodate this property being developed for non-
residential use. In other words, existing and planned infrastructure has adequate capacity to
serve this development. The last leg of Kai Drive, which will complete the loop from First
Avenue to Tangerine Road, will be constructed with the development of this parcel. Any
ancillary improvements to Tangerine Road, such as turn lanes, will also be constructed by the
developer. The cost of necessary infrastructure will be borne by the developer.

3. The request shall not impact other public services including police, fire, parks, water and drainage
unless careful analysis and explanation of anticipated impacts are provided to the Town for review.

v The only impact to other public services will be the revenues those departments receive in the
form of development impact fees that would not likely be paid in the foreseeable future under
existing zoning.

4. The request shall not impact the natural beauty and environmental resources without suitable
mitigation.

v The proposed amendment and its associated downzoning request will not impact the natural
beauty and environmental resources more than under existing zoning. In fact, most of the
parcel was previously graded by ADOT, as evidenced by this 1992 zerial photo:

SUBJECT

’ PROPERTY
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B. THEAPPLICANT HAS IMPLEMENTED EFFECTIVE PUBLIC OUTREACH EFFORTS TO IDENTIFY NEIGHBORHOOD
CONCERNS AND HAS RESPONDED BY INCORPORATING MEASURES TO AVOID OR MINIMIZE
DEVELOPMENT IMPACTS TO THE EXTENT REASONABLY POSSIBLE, AS WELL AS TO MITIGATE
UNAVOIDABLE ADVERSE IMPACTS.

The COVID19 pandemic has created a novel circumstance wherein large gatherings of people would
not be lawful or prudent. In order to fulfill the goal of the Code’s public outreach requirements a
web-based approach has temporarily been adopted by the Town. This approach involves more
public outreach than is typical for a General Plan amendment, including the preparation of
informational videos, a web-based meeting, and two in-person meetings if the COVID-19 lockdown
has ended by late summer. A lengthy list of interested parties was notified of the first informational
video, and a second informational video was prepared and offered in response to questions and
comments received. Please refer to the Public Outreach Plan for further details.

Through it all, it is important to remember that this proposed amendment and its associated
downzoning will not create adverse development impacts that necessitate mitigation. Residential-
scale development such as that which is proposed provides a graduated transition in density and
land use and is generally accepted to be less impactful to nearby homeowners than the commercial
developments that could be built on the property under existing zoning. Otherwise it would not
be regarded as “transitional”.

C. ALL NON-RESIDENTIAL AMENDMENT REQUESTS WILL CONTRIBUTE POSITIVELY TO THE LONG-TERM
ECONOMIC STABILITY OF THE TOWN AS DEMONSTRATED BY CONSISTENCY WITH GOALS AND POLICIES
RELATED TO ECONOMIC DEVELOPMENT AND FINANCIAL STABILITY.

The subject property’s existing Neighborhood Commercial / Office General Plan land use
designation permits this amendment request to allow residential development without amending
the General Plan land use map, so this amendment criterion does not apply. Even so, by creating a
new residential development opportunity this amendment will certainly contribute positively to the
long-term economic stability of nearby commercial centers and by extension the Town as well,
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IV. YOUR VOICE, OUR FUTURE CONFORMANCE

Oro Valley's Your Voice, Our Future General Plan includes many goals and policies that support the
development of appropriate, transitional, and viable land uses such as those proposed by this amendment
and associated downzoning. Below are a sample of geals and policies that this proposal supports:

o 34A & D. - A robust local economy and job market that provide opportunities for quality
employment, build on Oro Valley's assets and encourage high-quality growth. A community with a
wide range of services, amenities, shopping and dining opportunities and housing types that meet
the needs of current and future residents.

v A robust economy within Oro Valley will be fueled by successful businesses in Oro Valley.

Businesses can provide a wide range of services, shopping, and dining opportunities only
when they thrive. They thrive when they have enough customers living and working within
their service area. Oro Valley's generally low residential densities do not provide enough
customers for most Oro Valley businesses within their services areas, so additional residential
units are needed to help fulfill this General Plan goal. Ideally the development of additional
residential units is not unreasonably impactful to nearby residents nor it is on land that is
environmentally sensitive. This property fits those two criteria perfectly.

Given that existing Oro Valley businesses are already struggling, re-designating undeveloped
and less desirable commercial land to provide much needed additional residential units is
appropriate from a long-range land use planning standpoint. The intersection of Tangerine
Road and First Avenue is surrounded by 81 acres of commercially zoned parcels spread over
all four corners, but only 29% of the acreage is developed, leaving nearly 60 acres of
undeveloped, marginally viable commercial land that is not currently benefitting the property
owners, nearby businesses, or the Town in general. This proposed amendment will help
realign this commercial intersection to better support the General Plan’s goal of achieving a
robust local economy.

o 3.6.CC.7. - Support the development of diverse housing types within the community.

v Oro Valley's residential market is dominated by single-family detached homes, which doesn't

align with the broader spectrum of housing options demanded by existing and future
residents. Additional denser transitional residential housing units such as apartments, rental
casitas, townhomes, and senior care campuses are needed to make living in Oro Valley
accessible to everyone.
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o 3.6.CC8. - Foster development of complete neighborhoods with easy access to transportation and
employment options, and commercial areas that offer amenities and services for residents' daily

needs.

v The General Plan describes a complete neighborhood as including parks and other outdoor

spaces, recreational facilities, access to quality housing, and safe and varied transportation
options. It goes on to describe a complete community as one that serves the needs of
residents on a day-to-day basis and is “a good place to open a business”. This proposed
amendment will fulfil these goals by providing another quality housing option for existing and
future residents, an recreation area, convenient pedestrian and bicycle access to the nearby
sidewalk and pathway system, convenient access to nearby commercial areas, and additional
residents to help local businesses thrive,

o 54X - Effective transitions between differing land uses and intensities in the community.

v Residential-scale development such as that which is proposed provides a graduated transition

in density and land use and is generally accepted to be less impactful to nearby homeowners
than the commercial developments that could be built on the property under existing zoning.
Landscaped bufferyards will be incorporated into the development to further soften the
boundary between this and nearby developments.

o 5.5.LUS5. - Provide diverse land uses that meet the Town's overall needs and effectively transition in
scale and density adjacent to neighborhoods.

Q

v Currently Oro Valley has more commercially zoned land than can be supported by its

residential and employment density. Conversely, the Town’s supply of higher density
residential units is deficient relative to demand and relative to the General Plan's goal of
providing a full spectrum of housing options. Allowing this property to develop as a higher
density residential or senior care neighborhood would help address both of these statistics.

5.5.LU.7. - Coordinate planning for land use and transportation in order to promote growth areas and

transit and commercial corridors.

v A General Plan Tier Il Growth Area is designated over the entire 81 acres of commercially

zoned land centered around the intersection of First Avenue and Tangerine Road. The General
Plan defines a Growth Area as a location that is “particularly suitable” for a planned
concentration of a range of more intensive land uses. Development within Tier Il Growth Areas
must limit impacts to nearby homeowners, which this proposal achieves. This proposal also
provides for a “sensible pattern of land development” coupled with infrastructure funding that
is "coordinated with development activity” (i.e. developed-funded).
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o 55.LU.9. - Promote the design of cohesive developments that enhance and promote the pedestrian
experience.

v Whether this property is developed as a senior care campus or a residential neighborhood
that is not age-restricted, it will include an internal sidewalk/pathway system with connections
to external sidewalk and trail alignments,

o 5.7.DG.1.- Require new development to pay its share toward the cost of additional public facility and
service needs generated by new development while balancing public and private interests in cost
allocation.

v This project will fund the construction of the final leg of the Kai Drive connection between
First Avenue and Tangerine Road. That roadway construction effort will also include extension
of utilities necessary to serve the development. Beyond providing the actual infrastructure
improvements needed to serve this development, impact fees will be paid to help cover the
cost of maintaining the Town’s broader public infrastructure networks.
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NEIGHBORHOOD MEETINGS TO-DATE

The COVID-19 pandemic has created a novel circumstance wherein large gatherings of people would not
be lawful or prudent. In order to fulfill the goal of the Code's requirements we have shifted our primary
outreach efforts to the internet. An initial informational video was posted to the Town's project website
on April 10". The Town mailed notices to all Homeowners' Associations in Town and landowners within
1,000 feet of the property. During the review period for that first video 19 questions and comments were
offered by the public. A second informational video responding to the issues raised will be posted on
the Town project website on April 30". Further information will be disseminated as the project proceeds
through the review process. If the COVID-19 pandemic subsides later this year and reasonable concerns
from nearby property owners still exist we hope to be able to conduct in-person meetings because in-
person meetings are an important part of the process and should be held if conditions allow. If not, we
will continue through interactive web-based outreach efforts. Please refer to the Public Outreach Plan
for a detailed meeting schedule.

COMMENTS RECEIVED TO-DATE

The 19 comments received during the first informational video question and comment period are
attached to this document.

SUMMARY OF ISSUES RAISED

The questions raised by the public can generally be summarized in the following hybrid questions:

1. What can currently be built on the site?

2. Why propose new uses and not build commercial uses? What is the occupancy and demand for
Oro Valley apartments and senior care facilities? What are the economic benefits?

3. Is this compatible with surrounding neighbors? What about view, noise, and light pollution
impacts?

4. How much open space will be provided? What are the cultural & environmental impacts (native
plants and animals)?

5. Will future owners be taxed for schools and is there ample student capacity?

6. How will infrastructure be impacted and who pays for it? Will walking paths and trails be included?
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04/03/2020 Through 05/22/2020

Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
Department Submitted
Flanning SE Closed senior facility down 0411 0¢2020 041062020 RAMNCHO

Tangerine/1 st the street VISTOSO

Project

NEIGHBORHOOD
7

Initial ¢ R

| OBJECT! There is already a senior facility down the street at Splendido
for starters. Increasing the population by this proposal creates dangers
traffic issues, especially going to Oracle at the intersection of Woodburne
and Rancho Vistoso Blvd. Morning traffic at that intersection is hectic at
best particularly during morning rush hour. Furthermare this is a primary
intersection for emergency services with the fire station lessthan 2

blocks away. Pedestrian traffic is already a problemwith people going to
Safeway on the east side of Rancho Vistoso to cross the street to get over
to Woodburne, let alone the bicycle traffic and residents walking their
dogs. While in the increase in tax revenue might help the city, the
increased wear and tear on our streets would offset the tax revenue to some
degree. The guality of our neighborhood should he shielded from ongoing
residential expansion to preserve our community. Regards, A Los Colinas
resident. Judy & Dieter Krausser

Sub tssue Type Status Subect Date

Date Closed Subdivision First Name Last name
Departmant Submitted
Flanning SE Closed Sigrsakng south  JANOF2020 GAMDV2020 KO CHOICE Rosalie Wt
Tangenno/ist «oo of Tangaring
Progect east of Omcle
Hithere

Diwing ess! lowards Oracke Read, noliced several yellow signs on south side of Tanganine indesling some proposed changes (o the land are in the
works. Can you please advise me of what s plarned? Thank you
Rosale Wight

Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
Department Submitted
Flamming SE Cpan Viswoso Goif Course D4M1/2020
Tangennarist ard Targerne &
Progest 16t Videos
Initial Comment / Request

| pust warted 1o ke & mnute 1o pass on haw well | thaught bath the Vistoso Golf Course and Tanganne & 181 vidaos were prepansd end preserted
Thay were profescional and very Informative. All involved should e congratulated | even think that Tiis process shousd be considerad In the Tuture,

evan after the curent COAVID-19 stuabon setties down | appreciated tha opportursty to bacome Infamed on my awn schaduka and In the comtort of my
o home

O Valloy and Rancha Visieso resdent
Sert fram ey (Pad
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Sub issue Type Status Subjpect Date Date Closed Subdivision First Name Last nama
Department Submitted
Flarning SE Opan Kal property D411/2020 CATALINA Dievon Shan

Tangennalist Tangenne and First SHADOWS
ESTATES

Please acd me to nfoemation kst abaut the abave project
Tharks,

Devon Scan
1920 Esst Ariromeds Place
Tucson 85737

Sub Issue Type Status Subgact Date Date Closed Subdivision First Name Last nama
Department Submitted
Flamning Sk Open Tanganna & 15t DA 2220 TANGERINE
Tangennaist Ave HILLS
Proact
Initial Comment / Request
Ms Odan & OV plannng stafl

Excabent work on the video with the land nisiory, map presemations, and project Information

We would like to strangly express our dsagreament with changing the zonng for this project and believe we have a unigue parspective to do so

W have lived In Tangesine Hils for 33 years snoe it was builkl by US Homes n 1981 We tharoughly eroy the desert beauty and views from our
propesty on N. Joi Orive. e have grown to toferate the increased noise and raffc from Tangerine and 181 Avenue fecogniaing that grawth is part of ary
town that hae the beauty and supponive government ideals that Oro Valey offers

Wa naticed on the viiso that ameas In close proximity 1o e projct were peinted %0 with arows dunng the presantation, bat Tangerine Hills was rot
Without taking out a yardsbick to measure buf Knawing the srea very well | woukd think thet Jor Drive and othes Tangerine Hils residences are closer 1o
the prajact land than same painted to on the videa

The main poirts of the developer were entinely financial and eeem cantrary to O Valiey ideats. Over the yeans we have seen other OV projects reacied
by the oty that seamed primarty motivated by financial gain

We firsd it irderesting that the Kai-Capn land owners have owned the majoaty andlar all the land for 50 years. but ony m the past 2.3 years have started
to develop . We hope Kai-Capri is not beng treated more favorably than other tand awners in the oy and spechicsly the Tangerine & 15t Avenue arsa
How marny 2oning changes have thay baen afforded for their lard?

We strongly baleve Oro Valley growth in this area shouid be restncted to the cument zoning for the obvicus reasons of increased notse, e
congestian but also because it s rnore in Sno weh what our besutiful Gty = about philosophically for it's resdants

Srcerely,

Tom & Cnery! Murdockt1780 N. Jot DriveQro Valley, Anzoaa 85737

Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
D epartment Submitted
Planning SE Open KarCapri area 041372020 CATALINA

Tangerines1 st SHADOWS

Project ESTATES

Initial Comment / Request
Asa homeowner, | oppose changing the Kai-Capri Area from C1 to RB hecause:

1. Itwill use too much water.

2. It will ohstruct views while driving.

3. Wildlife will be displaced.

4. Native and rare plants will be destroyed.

5. Increased traffic will lengthen travel times.

6. Increased traffic will increase air pollution.

7. Noise levels will increase.

8. Nocturnal light levels will increase.

9. A new Oro Valley Market revamp plan is potentially underway. Do we need both?

Thank you.

Sincerely,

Stephan Donovan
11800 N. Lakyrinth Drive
Oro Valley, AZ 85737

Sent from my iPhone
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Sub issue Type Status Subgect Date Date Closed Subdivision First Name Last name
Departmant Submitted
Flanning SE Open Froposec 2oning  J4N372020 FALISADES
Tangenro/ist change ot & POINT
Project Corer st ave &
Tanganne
Initial Comment / Request

Fox the Developer

The exampie shown getalls 167 to 200 units on 13 4 acres while preseoving
25% open spaca

* That comes aut to & minimum of 16 unts per 3are which seems
exttemely hich, pls comment

* No provision for parking epacas is shown, rof for vistor parking (Thes
18 for Servore, not shut-ins)

* What i5 the ratio of paved + undar rocf area o tatal area of the 12.4
aores and how does that impact water absorptionirunaff?

* How will the high density Seveloprment impact cumrent city walet and
sewage faciltes?

For Oro Valley Planning ang Zoning

* Wit the costs of moditying traffic contral on both 15t Ave and on
Tangefine be bame by 1he developer, pechaps in the petmits?

* Viith af of the recant apatments completad alorg Cracie at Steam Pump
Vilage, 151 & Oracie, and Cracle & Linda Vieta, as wel 3s an adatonal
800+ panned apartmems and hate! at Oro Valley Marketpiace; what is the
impact on waler, sewar, uliltes, fire and safely in the city

infrastruciure and budged?

* VAR the costs of any additenal nfrastructure and fire and safety

staffing regqured by this development be bome by 1he developar or tha
community at large?

* Can OV Water (through beling sccounds), provide irfarmaton on the
current ococupancy ratee for the sbave referencad apartment compléxes?
* Since e developer 18 proposing thase plans as Senir complexes withaut
parks of recreation spaces, ame thare any proviskans 1o make the
development restricted to 55+ communty in the permitting process?

* Wl the cwremrs of the unilts or complex be taxed for schools? (No st
aaudes)

Thark you,

Frark Enge

11327 N Charoleau Cv

Ovo Valley, AZ 85737

franke2udormail com

520-905-4351

Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
Department Submitted
Planning SE Open add to notification  04/14/2020 VILLAGES AT Marlon Weathers
Tangetines1 st list SILYERHAWKE
Project

Initial Comment / Request

Please add us to the notification list. We did not hear of the recent Tangerine and First Avenue plans adjacent to our homes at Villages at Siverhawke.
Regards, Marlon and Janet Weathers

Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
D epartment Submitted
Planning SE Open Tangerine and First 04/14/2020 VILLAGES AT Marlon Weathers
Tangerinef1 st Avenue SILVERHAWKE
Project

Initial Comment / Request

| realize that the area is going to develop and expected it to eventually. We live in the Villages at Silverhawke and are not excited to see arything going
in that humps up directly to the backyards of the homes. | would prefer to see the least amount of intrusion, traffic, noise, and visibility of any proposed
development. | am especially concerned with any additional light pollution that may be added with the proposed developments. Do the proposed plans
include that information?
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Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
D epartment Submitted
Planning SE Open Rezoning at First 0411572020 RANCHO
Tangerines1 st and Tangerine, VISTOS0
Project Silverhawk Block 5 MNEIGHBORHOOD
5

Initial Comment / Request
Isthere a way to see the information in the 30 minute video in hard copy? Perhaps the PowerPoint slides.

Recently an additional entrance to the Safeway shopping center was added on Tangerine. Thatis a very important item to add to the plan. Itisvery
close to the proposed feeder road at KIA Road.

The road goes up from Big YWash tothe Tangerinef First corner. Can drivers easily see what the options are? As a long time resident near this corner
{25 years), | was initially confused about the new entrance to the Safeway center.

|s the feeder road part of the rezoning approval process?

Diane Kelly
684 Ead Bridal Veil F alls Road
Oro Valley
Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
D epartment Submitted
Planning SE Closed trails 041162020 0471772020 NG CHOICE
Tangerines1 st
Project

Initial Comment / Request

The Kai-Capri developers have been mindful of the residents and Oro Valley aesthetics in their land usage thus far. The walking path along Palisades
has heen a much needed and used amenity. In the proposed buffer areas hetween the existing neighborhoods and planned development of R-6 zoning,
will there be opportunity for further trails or walking paths?

Are the developers willing to add more walking paths and trails as part of their land development? This much-used Palisades path shows a need for
further trails that tie into existing paths along Tangerine.

Thank you,
Doralea
Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
D epartment Submitted
Flanning SE Closed Southeast of 0411772020 042062020 CATALINA Gary Temple
Tangerinef1 st Tangerine Rd and SHADOWS
Project M, 1st Ave ESTATES

Initial Comment / Request

My comment is centered around the proposed property being rezoned for senior living. | ask the hasic question. How mary senior living establishments
does Oro Yalley plan to approve. We have Splendido and the newest one under construction on Innovation Drive. We already have the abandoned
project near the Canada Wash bridge which already received allthe necessary approvals, hut the developer chose to defer the project. And now, this
developer wants to add additional senior living capacity at Tangerine and 1st Ave. | recall the General Plan emphasizing high tech johs and concomitant
younger families moving inta Oro Valley. What happened. Are we going to become the most senior community in the state of Arizona outside of Sun
City in the Phoeni¢ area. Enough is enough. Deny this application in the strongest terms possible.
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Sub issue Type Status Subgect Date Date Closed Subdivision First Name Last name
Departmant Submitted
Flanning SE Closed RE Tangermeand J4N8/2020 040020  CATALINA

Tangennorist Firnt SHADOWS

Project ESTATES

fve lived at my current adcress in Catalina Shadows for 3 years and I'm
dismayed &t how much construshion theee has been in this immedate area
during my ehort time here We've dealt with construction and the reeuting
noise, dust frathc and wikoide depiacement (1@, snaka invason) from
the 2 Siverhawke developmerts and the defunct Nakoma Sky developrment. Tha
Oro Valley Marketpiscs plans include 2 spartment compiexes and 2 hotels.
Addticnally. thare's me All Seasons asseted living developmert scroes
from the nospetal In the past year, ere have bean saveral senous (and a
faw tatal) acoidares along Tangerine | ride my bie through the
Tangenne/Fist irtersection reguiary and | can vauch for this Seing a
wesy dangerous olersection. | did not move (o Oro Valey 10 experience
InMng. It & cleary net desirsbie to have more high density
Iving In this iImmediate area for the current residanta. | wonder If the
naw hameowners in Siverhaeia ware tokd they would be basang up to
apertmerts?

Deane Alben
Catalna Shadows resident

Sub Izsue Type Status Subject Date Date Closed Subdivision Fust Name Last name

Department Submitted

{Plaming SE Cuosed Development Plans 04MA2020  GAG2020  VILLAGES AT Taber Rebeces
Tangetne/1st SILVERHAWKE
Proyect

Initial Comment / Request

As 3 resicent of Cataiina Snhadows off of Palisades Road | viewed with intarest the video presantation on project 200052 Since the General Plan
alows 255 resdances on tha entire prece of Kal property and 227 have bean squeazed into the Villages already, | baleve the most acceptabie of the
options peesented 15 just to extend the Vikages to Tangenna Road and stay within the curretly approved number of h g urits for the ertire parced,
while changing the zorng from C1 ta residential | doo't befieve ¢ i cormistent with the current development in this area to sllow higher density use of
this peoperty
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Sub ssue Type ) Subpot Date Date Closed Subdivision ot Narme Lant namw

Department Submitted

Marming sk Cowed BOUTHEAST OF 040720 GA12000
Tangetiro/ st TANCE RINE
Proyest ROAD ANDN 167
- AVERLE
INTERSECTION
PROPOSED

CENERAL PLAN
AMENDMENT AND
REZOMING

Initial Comment / Request

AS STEWARDS WHO RESIOE IN THE ADUACENT COMMUNITY, WE UNODERSTAND AND WITNESS THAT THIS PARCEL HAS ENVIRCNMENTAL
AND ARCHAECLOGICAL SIINIFICANCE SONORAN CESERT TORTOSES RESICE ON THIS PARCEL AND SOME OF THE IR DENS WERE
DESTROYED DURING CAPRI CO LLC TRENCHING AND MER|TAGE HOMES DEVELOPMENT DURING TORTOISE BRUMATION! THIS 18
DISARACEFUL *NO HRED RICLOGIST MONTORED THIS BEFORE THE DESTRUCTION EXCEPT MYSELF AND | WAS NOT CONSLLTRD BY
THE UNSUSTAINABLE DEVELOFERS WHO DESTROYED THE TORTOISE CENS AND BURROWS. SHAMEFUL!

THERE ARE SIGNIFICANT NATIVE PLANTS AND TREES ON THIS PARCEL AS WELL AS ANCESTRAL TOCLS, NATIVE AMERICAN TRALS,
CERAMIO SHARDS AND WORKED STONE KAl AND CAPRI HAVE BEEN IRRESPONSIBLE AND NEOLKIENT LAND OWNERS AND
DEVELOPERS KAI ALLOWED THIS PARCEL TO BE AN ILLEGAL DUMPING GROUND FOR MANY YEARS A8 STEWARDS WE REPORTED
LLEGAL DUMPING ON SITR TO THE POLICE NUMERCUS TIMES

UNBUSTAINABLE DEVELOPMENT OF Tl PARCEL CONTINUES TO PROOUCE SIGNIFICANT SOCIAL AND ENVIRONMENTAL IMPACTS TO
THE NATIVE PLANT AND ANIMAL COMMUNITIES AS WELL AS THE HUMAN COMMUNITY, MERITAGE HOMES 18 CURRENTLY TRASHNG THE
PARCEL AND WORKERS ARE LEAVING THEIR OARBAGE AND RECYCLABLES ALL AROUND THE PERIMETER OF THE MERITAGE HOMES
DEVELOPMENT ZONE 1T IS DISGUSTING AND UNACCEPTABLE | REPORTED THIS ILLEGAL DUMPING TO THE ARIZONA ATTORNEY
GENERAL AND THE BETTER BUSINESS BUREAL

AHEALTHY INTACT ENVIRCNMENT SUSTANS LIFE THE CONTINUED DESTRUCTION OF THIS PARCEL WITH ITH SIGNE ICANT FLANTS
}zgiﬂ :‘N&WM# COMMUNTES WILL BE FURTHER IMPACTED BY THIS PROPOSED DEVELOEMENT AND IT WILL FURTHER IMPACT
HU COMMUNITY

EXTENSIVE TRASH CESTRUGCTION OF ANIMALS BURROWS AND DENS. WORKERS TREATING THE DESERT PARCEL AS A WASTELAND,
m%?gl&?vmlg LEAVING THEIR FECAL MATTER AND WIPING PAPER 18 DISOUSTING. | REPCRTED THS TO ORO VALLEY

SHAME ON KA AND CAPRI FOR THEIR UNSUSTAINABLE PRACTICES DIGGING DEEP VERTICAL TRENCHES THAT ENTRAPPED NATIVE
ANIMALS WITHOUT PLACING BARRIERS, DESTROYING TORTOIBES DENS AND ARCHAEOLCGICALLY SIGNIFICANT TRALS, TOOLS,
WORKED §TONR AND CERAMIC SHARDS THIS SEVERELY IMPACTS LIVES. CUR HUMAN HEAL TH AND WELL BEING ARE INGXTRICABLY
TIED TO A MEALTHY ENVIRONMENT KAl MERITAGE HOMES AND CARRI HAVE NEGATIVELY IMPACTED THE ENVRRONMENT WITH THEIR
UNSUSTAINABLE DEVELOPMENT PRACTICES, NEGLIGENCE AND ILLEGAL DUMPING THIE IMPACTS THE HEALTH AND WELL-BEING OF
THE HUMAN COMMUNITY. A HEALTHY ENVIRONMENT SUSTAINS HEALTHY INDIVIOUALS AND COMMUNITIES TS |8 UNFORTUNATELY
NOT HAPFPENING ON THIS PARCE|

OROVALLEY GIVES A GREEN LEGHT TO MANY UNSUST AINABLE DEVELDPERS WHO HAVE IRREFARABLY ALTERED THE NATURAL
ENVIRONMENT TO A GREAT EXTENT. THERE ARE MOUNDS OF HUNOREDS CF POUNDS CF RUSTING CABLES AND MOUNDS CF RUSTING
HARDWARE ON THIS PARCEL THAT HAVE 8EEN DUMPED THERE FCR DECADES. IT APPEARS THAT KAI DOES NOT SEEM TC CARE THAT
LLEGAL DUMPING HAS BEEN OCCURRING ON THIS ONCE BEAUTIFUL PARCEL FOR DECADES AND THIS IS UNFORTUNATE WE LIWVE IN
THIS REALM AS STEWARDS, WE GREATLY CARE AND HAVE CLEANED UP HUNDREDS OF POUNDS OF ILLEGALLY CUMPED TRASH BY
MERITAGE HOMES, AMERICAN TCWER WORKERS, CONTRACTORS, CAFRI CO LLC WORKERS AND OTHERS. THIS TYFE OF
DEVELCPMENT IS UNACCEPTABLE IRRESPONSIBLE AND NEGLIGENT.

WE SAY NO TO THIS PROPOSED PROJECT. ENCUSGH DAMAGE HAS BEEN DOME TC THIS ONCE PRISTINE AND BEAUTIFUL PARCEL THAT
1S RICH WITH NATIVE AMERICAN HISTORY IN THE TOHOND (YCOHAM HAKI' DAG - THE SACRED HOMELAND CF THE TOHONO GODHAM

Srerely,
Or Ammy Eisenberg

Amy Eenterg, PhD.

Tha Univarsey of Anzong

Center far Work! Indigenous Stucies A S
11848 Noeth Labyrinth Drave

Tusson, Afizona 85737

usa

TT4T775173

5208488158

dramyes@yanco com

Ftps Sunversityofarzone acadenta edwAmy ElsentergPhD
hiips Mfeww facsbook comaTy elsarbarg 716
weww. pbase comijamatod

W are given Ife that we mey ennsncs e

Etd g Jewed - Respect the Earth
hittp Swww tareton.nsn govinowall/
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Sub tssue Type Status Date Date Closed Subdivision First Name Last namsa
Department Submitted
[Flaming SE Cosed Oppased 1o QU20ra020 0212020 SUNSET RIDGE 1| Androw Seano
Tangenna/ist Sivorhawia
Project alleration

Hi | oppose the proposal 1o alter the ganeral pan 10 ensbie a shilt in Snd usage at Sitverbarake from cammercial property o mulifamly resdental |
encourage the town councl (o reject any such request for & change o the general plan Thank you

Sub Issue Type Status - Date Date Closed Subdivision First Name Last nama

Department Submitted

[Plarming s& Cosed Tanganne and Fmst DU21/020  GAR12020  CATALINA Devan Sloan
Tangenna/sl developmeant SHADOWS
Projest ESTATES

Goed momng First of all, thanis for your resparse 1o my queston about phons in meetings for HOAs | appreciste your quick response. Ard now, for
iy regean for writing todsy. ..

The Kalfamiy Is very fortunate 1o have been able to purchase land 0 our area over 50 yaars ago, and | am well aware that tmes change, but why do
our voter approved General Flan and our 20ning requrements nead o changs evary time the Kax family wares o do somathing dfarart with thor
purchase?

i 2015, the family’s propery near First and Tangerine was 20ned 35 13rge ot residential, and they wanted and were granted a change to reighbomood
cammercal office  Now thay want to change ¢ back 1o residenhal, but not arge lot They wart to make t 167 one story or 200 two story aparimants or
tawn hames or possoly a two story senor cibzen faclity

The réasaning i as folows -

PO viskiity %or retail & that lccation

the parca! of land 5 not @xacty on Mat oomer

there is a weak market for retl at that iocation because there = a fack of residents in that area AND because of the abundance of other refal space
nearty

Phus, thay claim that retal wor't improve in ths location

Keep in mnd that the Kai family 1s the owner of fie and that s now Sanctuary at Sivertiawke with 40 homes and the Vilages at Silverhawke with 186
lots. The Villsges sl Sivertanatos were ongirally spproved s law density residential snd in 2013, the Kai family was sble o have it changed 1 medium
dengity residanta with the propanty square footage reduced to 5,520 from 7,200

Akzo remaember that O ro Valley Ivas on sales tax revenues, and changing zoning attlements away fram commercial, anly limsts the future of sales tax
revenues Onoe al construchionimpact fees are paid, the land wit produce no revenue Sor cur Town With the prosabiity of spartments going in &t the
Oro Vallay Marketplacs, this ares will be saturaied with spartments  Unless the Town inkates 8 "renters tax” apartments dont roduce income. The
best use of the 1and for Oro Vailey is to remain commercal There are no lack of reeidents, especaly with the development of both Sivermnawke
COTpeNas

Wy do we have @ voler spproved Genersl Plan ane Town zoning requeements if & wesltty owner of the property can changs what the property
becornes (st by eayng 1 dorl want to do thie anymore. | want 16 make more money. "

Why does the owner think that tha town needs moare apartmants ar town homas In addran to what ts teing proposed for e Oro Valley Velage Center?
And why does the owner think that we need anather senicr care faciby with Splendido 2 fittle further up the road on Rancho Vistoso and All Seascns
developmernt going Up acrows the streel om the hosplal? Why doas the gwner think the properly worft be visible from Tangerine and 151, one of the
mest visitie and traveled intareactons in Oro Valey, a pime sput for commercial? And why does the ownear think that retal won't work in this srea?
Whese 5 the resaarch that proves any of those corcems?

Permaps n thes climate where nane of us are shopping dnng out, or boking for @ place fo live, why dont we all just take 3 trearth and leave the land 25
i1 m7 W dont have 1o o this naw. Let's oLl lie for the lime Who knows what kind of senices we will need when we get o te ather sde of the
pandemic? Please let tha land and e animals on £ just ba for awhile unti we can all focus on moving forward
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Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
D epartment Submitted
Planning SE Closed Kai Property 04/22/2020 04:22/2020 SHANMNON Sandy Wilson
Tangerine/1 st General Plan ACRES
Project Amendment
Request

Initial Comment / Request

We are notin support of a General Plan amendment for the Kai property. There is not enough commercial property available in OV asitis. The
location of this property is naturally appropriate for commercial use, the other two corner properties are currently commercial.

Thank you,
Ben and Sandy Wilson

Sub tssue Type Status Subgect Date Date Closed Subdivision First Name Last nams
Department Submitted
Flamning SE Cosed Amandments to the JW2Z2r020  GA222020
Tangennafist Geroral Plan
Propect
Initial Comment / Request

1 have Ived in O Valey since 2004 | do not understand wity Cro Vabey spands 0 much trme solciting cizen input for ther Genenal Plan whsn every
daveloper In town is sfiowed to 38k for, and Is LsUaky grantad, an amendment in order 1o change the 2onng of the land. The Oro Valley Genessl Plan is
false advertising and not much more

Peacple mave to parts of Oro Valley expecing the General Plan to provide 3 gudeline 35 to how their land, and adjoining land, can be used ard may be
deveioped n the future

So mary homaeownars 1 Cre Valley have had their views destroyed andor thair anvirenment serously atered from what they expected when they
bought thesr property because developers cantrally corvnoe the Town Cauncl to apprave comrplete zoning changes (o iarge parcels Smart
davelopers would not purchase of Fvest in these parcels I they tad expectations |al the General Plan and 2oning of their and could in MOST cases
NOT b changad. But developers have leamed they gat ree rain to 2one parcals however they 80 chocse afar running through the usual gauntist of
citizen otyections

Aty sugpeston is to throw out the General Plan that pertains lo zoning bacsuss it is so aften deregarded as % be paintless An sternative would be Sa
make & much more dfficull 8nd Qrossly more expansive and Sme-consuming for 8 20ning change o ba approved 1o 8rry parcel Iargar than one acre If
citizens who support 1he General Flan wene afowad 10 vole 10 approve or dsapprove each zoning change rathes than tha Town Council. | doubt o
many would pass muster

Trark you for your coasideration
Bast regards,
Lais Bedoowitz

12211 N Cloud Rigge D
Oro Valley, AZ 85755
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Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
D epartment Submitted
Planning SE Closed Kai Property - 04/23/2020 04/23/2020

Tangerines1 st Tangerine and First

Project Ave

Initial Comment / Request

I am opposed to this project. Specifically, it deviates significantly from the strategic Long Term Plan, Your Yoice, Our Future {revisited in 2016 and
ratified by the voters- just 4 vears ago). The request for a zoning change from Commercial to Multi-Residertial greatly increases (almost doubling) the
density in the area. In 2015, this very issue was addressed when the area was rezoned from Multi Residential (R1-144 to Commercial C-1). Public input
was heavy at that time. Area density was a key issue. The 2016 'Grand Plan' codified this. The Special Area Policy for Kai Capri also addressed density
in limiting Residential development to 255 units. The applicant's new request goes well beyond the new limit imposed and attempts to supersede the
2015 rezoning and the 2016 Long Term Plan. We do not need to increase the density.

The strategic Long Term Plan by Oro Valley for this area specifically envisions a balanced ratio between lower density residential projects and
retailfcommercial development.

The applicant cites an abundance of retail property, implying that the proposed project area is insufficient for RetailiProfessional Offices — this is short
sighted. Applicant claims that there is insufficient demand for C-1 property hecause of low density. It ignores higher residential density just outside the
property hoth to the North and East. | addition, the substantial Meritage developments ta the South is not even completed yet, so its impact on nearty
commercialfretail at this location has not yet been realized. Additional, residential area proposed nearhy atthe OV Marketplace also puts this argument
in gquestion. To cut off new potential C-1 projects in the immediate area is grossly premature at this point.

Please do not |et this project continue. Please keep the density in check and follow the long termvision for this area.
Ed Buettner

854 E Naranja Dr
Oro Valley, Az

Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
Department Submitted
Flanning SE Closed KakCapri- 1t & 05/2002020 05i2152020 RANCHO Shirl Lamonna
Tangerine/1 st Tangerine VISTOSO
Project

Initial Comment / Request

Where are the actual resident guestions and comments for this project posted? The summary of Frequently Asked Questions presented in the April
30th video is availahle hut not the actual questions as were pravided with Vistoso Golf GPA. Thankyou.

Sub Issue Type Status Subject Date Date Closed Subdivision First Name Last name
D epartment Submitted
Planning SE Closed OPINION 0512112020 05/22/2020

Tangerinef1 st

Project

Initial Comment / Request

This project will increase traffic at these intersections, which would have a negative impact for safety and so mary already using the walking trail crosses
this intersection. e have a beautiful walking trail and there is no apparert need for adjoining trails.

Why the builder want to change the amount of units that can he huilt? Except for more money generated for them.

We do not see why the zoning should be changed for housing units. The builder talks about it bringing more businesses hut we have had businesses
closing at O Market Place. If more businesseswere to come to OY thiswould be a valuable plot of land for growing businesses.

We say NO!
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Proposed Concepts
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d Land Use: Mulbtfamiy Rasidential

Proposed Zoning: R-6 Residential

Exstng Zonng: C-1 Commercial
Proposa

Proposa: i

Proposed Open Space: 35%

Property Area: 1344 Ac

Sumi
APN 140-44-0040
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LAND DESIGN LLC
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Qualifications
Qualifications of the Appraisers

Michael J. Naifeh, MAI, CREe

Experience
e Includes valuation of most types of urban real property and interest in real property; i.e.,

single and multi-family residential, commercial, industrial, and vacant land. Experience also
includes special-purpose properties, feasibility studies, property tax appeals, lease fee and
leasehold interest, and counseling.

e Employed as a Fee Appraiser with Sanders K. Solot and Associates, Tucson, Arizona, from May
1980 through April 1983.

e Employed as a Fee Appraiser with Mahoney, Cole and Associates, Tucson, Arizona, from May
1983 through May 1988.

e President and Principal Appraiser, MJN Enterprises, Inc. since 1986.

e Served on the Board of Directors founding Valbridge Property Advisors since June, 2011.

e Currently Senior Managing Director, Valbridge Property Advisors | MJN Enterprises, Inc.

Professional Education
All required classes to obtain MAI Designation and state certification

Professional Memberships
e Member of the Counselors of Real Estate (CRE®), Certification Number 2387. The CRE®

designation is awarded only to those individuals who are invited by their peers into the
membership of the Counselors of Real Estate.

e Member, Appraisal Institute, (MAI), Certificate Number 7812. As of the date of this
report, |, Michael J. Naifeh, have completed the requirements under the continuing
education program of the Appraisal Institute.

e Certified General Real Estate Appraiser, State of Arizona Certificate No. 30276.

e Registered Property Tax Agent in the State of Arizona

e Licensed Real Estate Salesman, State of Arizona

Formal Education
Bachelor of Science Degree, University of Arizona, 1980.

Concentration: Accounting and Real Estate

Public Service
e Appointed to the Arizona State Board of Appraisal January, 2000.

e Served as Vice Chairperson in 2000 and Chairperson in 2001.

e Reappointed for a second term January, 2002.
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Scope of Appraisal Practice
Appraisal practice is classified into five categories:

e Mortgage Loan Appraisal

e Taxation Valuation

e Eminent Domain Appraisal

e Market Value for Private Negotiation Purposes

e Counseling

Clientele includes governmental agencies, corporate organizations, development companies, and financial

institutions.

Bepartment of Insurance and FFinancial Institutions
autt of Qti;nn,

CGA - 30276

This document is evidence that: MICHAEL J. NAIFEH has complied with the provisions of
Arizona Revised Statules, relating to the establishment and operation of a:

Certified General Real Estate Appraiser

and thet the Superintendent of Financial Institutions of the State of Arizona has granted this license to transact the business of a:
Certified General Real Estate Appraiser

MICHAEL J. NAIFEH

This license ks subject to the laws of Arizoaa and will remain in full force and effect until surrendered, revoked or suspended as
provided by law.

Expiration Date : August 31, 2022
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Information on Valbridge Property Advisors
Valbridge covers the U.S. from coast to coast, and is one of the Top 3 national commercial real estate
valuation and advisory services firms based on:

e Total number of MAIs (185 on staff)
e Total number of office locations (65 across the U.S.)
e Total number of staff (600+ strong)

Valbridge is owned by our local office leaders. Every Vabridge office is led by a senior managing director
who holds the MAI designation of the Appraisal Institute.

Valbridge services all property types, including:

e Office
e Industrial
e Retail

e Apartments/multifamily/senior living
e Lodging/hospitality/recreational

e Land

e Special-purpose properties

Valbridge welcomes single-property assignments as well as portfolio, multi-market and other bulk-
property engagements. Specialty services include:

e Portfolio valuation

e REO/foreclosure evaluation

e Real estate market and feasibility analysis

e Property and lease comparables, including lease review

e Due diligence

e Property tax assessment and appeal-support services

e Valuations and analysis of property under eminent domain proceedings

e Valuations of property for financial reporting, including goodwill impairment, impairment or disposal
of long-lived assets, fair value and leasehold valuations

e Valuation of property for insurance, estate planning and trusteeship, including fractional interest
valuation for gifting and IRS purposes

e Cost segregation studies

e Litigation support, including expert witness testimony

e Business and partnership valuation and advisory services, including partial interests

Independent Valuation for a Variable World
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Tucson

Valbridge

PROPERTY ADVISORS

FAST FACTS

COMPANY INFORMATION

Valbridge is the largest independent national commercial real estate valuation and advisory
services firm in North America

Total number of MAI-designated appraisers: 200+ on staff
Total number of office locations: 70 + across U.S
Total number of staff: 675+ strong
Valbridge covers the entire U.S, from coast to coast,
Valbridge services all property types, including special-purpose properties.
Valbridge provides independent valuation services, We are not owned by a brokerage firm or
investment company.

Every Valbridge office is led by a senior managing director who holds the MAI designation of
the Appraisal Institute.
Valbridge is owned by our local office leaders.

Valbridge welcomes single-property assignments as well as portfolio, multi-market and other
bulk-property engagements.
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ALABAMA

4732 Woodmere Beulevard

Montgomery, AL 36106
334.277 5077

200 Cahaba Park Circle
Sule 213
Bimingham, AL 35242
206 440 3966
ARIZONA

6061 E. Grant Road
Sute 121
Tucsan, AZ 85712
$20.321 00C0

CALIFORNIA
4915 Calloway Drive

Sutte 101
Bakersheld, CA 83312
£81.557.1010

1370 N Beea Boulevord
Suite 255
Fulerton. CA 92835
T14 449 0852

7813 Cotles Road
Suite E2

Modesto, CA 65355
209 569 450

0 S Lake Avenue
Suite 21

Pasadena, CA91101
620744 0428

303,443 9800

23272 Two Rivers Road
Unit 101

Basall, CO 81621
970.340.3096

1008 Mam Averne
Suie 311

Durango, CO §1301
870.340.10%6

CONNECTICUT

15 Concord Street

Gastonbury, CT 06033
000.240.4000

17 Covewcod Orive
Norwal, CT 05853
209.280,6520

CORPORATE OFFICE

Winter 2020

FLORIDA

2240 Venetian Court
Napies, FL 34506
239.514 4546

301 Alneria Avenue,

Coral Gables, FL 33134
305 630 8020

10950 San Jose Boulevard
Jacksonvle, FL 32223
844 822 7825

724 Rugly Strest
B4 8227625
2801 W Hoatio Strewl

Tampa, FL 33609
44 5227625

2711 Porwetlis Avenue
West Paim Beach, FL 33407
5618335531

GEORGIA

2675 Paces Ferry Road
Sute 185

Alanta, GA 30338
676844 4853

IDAHO
|4§9 Tyrell Lane

Boise, 1D 85700
2083351097

1875 N. Lakewood Diive
Suile 100

Coeur d'Alene, 1D 83314
208 202 2055

ILLINOIS

528 W. Lake Swoet
Suile 240

Cricago, Il 80861
3122888887

INDIANA

620 Fort Wayos Averus
danapols, IN 46204
TesT 4T

New Oddeans, LA 70123
504 541 5100

MARYLAND

11100 Dovedale Coun
Marniotisuile, MD 21104
4433338522

2240 Venetan Courl
Naples, FL 3

MASSACHUSETTS

260 Sear Hil Road
Suile 100
Waltham MA 024581
781,790 5045

MICHIGAN

1420 Washngton Bhva
Sudte 301

Detrott, MI £8226
3139883313

2127 Unwersety Park Dvvve
Sulte 360

Chamos, M 45354
517 335 0001

MINNESOTA

255 East Kelogg Boukvard
Suite 102A

St Paul, MN 55101
6513701475

MISSISSIPPI

1118 Hampion Avercse

St Louis. MO 63130
314 2551323

10880 Quivira Raad
Suate 100

Overtand Park K3 66210
913451 1451

NEVADA

3034 S Dueango Drve
Suite 100

L Vegas, NV 89117
T02 242 9%

B840 § McCarman Bied
51

Rena, NV 52500

TS 2064100

NEW JERSEY

2740 Route 10 West, Suite 204
Moeris Plaws, NJ 07850
SR eT0 938

3500 Route 9 South, Suite 202
Howet, NJ OTT31
T2 07313

NEW YORK

424 Wes! 33t Street
Suile 630

New York, NY 10001
2127881113

NORTH CAROLINA

412 € Chatham Strost
Cary, NC 27511
919850 2568

4 phone
§ fax

NORTH CAROLINA (cont'd)

4550 Faview Road, Sule 408
Charlate, NC 28210
704376 5400

OHIO

1655 W. Markot Street
Sute 130
Akron, OH 44313
330809 9900

8201 Beedhment Ave
Suts B

Cingnnali, OH 45255
513.785.0820

1422 Eudid Aveaue
Sulte 618

Clavelund, OH 44115
298387 9660

OKLAHOMA

5600 NW Expressaay
Sute 104
Oklathorma City, OK 75132
4056031553

€688 South Shendan Rood
Sukte 104

Tuisa, OK 74133
18T I2 98

PENNSYLVANIA

180 6. Wamer Road
Suate 440

King of Prussia, PA 18408
2155451900

4701 Bapast Hoad
Sute 304
Pittsburgh, PA 35227
412,881 6080

SOUTH CAROLINA

11 Clevetard Court
Gesenvilie. SC 29607
664,233 6277

213 Fox Road
Kecuvlle, TN 37922
865522 2404

758 Riddge Lave Bhvd
Suatn 225
Memphis, TN 33120
9017538977

Each Valbridge offics Is indepsndently owned and operated,

Valbridge

PROPERTY ADVISORS

TEXAS (cont'd)

Heuston, TX 77024
T13.407 sese

2731 815t Eveet
Lubbock, TX 78423
806,744 1183

9001 1H-10 West

Suke 1005

San Anteolo, TX 78230
210.227 6229

UTAH

321 North County Boulevard
Unit D

American Fork, UT 84003
801,492 9328

1100 East 6600 South
Sute 201

Sax Lake City, UT 34121
601.262.3388

20 Nocth Man

Sute 4

St. George, UT 84770
438,773 6300

VIRGINIA

5107 Center Svoet
Unit 28
Wilamsburg. VA 23188
757.345,0010

WASHINGTON

18728 Bothel Wary, NE
Sute B

Bothel, WA 98011
425.450 0040

2927 Coltiy Avercs
Sute 100

Everstl, WA 88201
425258.26M1

410 Berkuley Avenue
Sue A

Fircrest, WA 58466
253.274.006

8378 W. Granvdridge Boudevard
Sute 110.0
Kennewick, WA 90336
506.221.1540

506 Second Averwe
Sute 1001
Seattle, WA S8104
206.200.3016




