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December 28, 2021

Martine Green
Deputy City Manager
City of Mesquite
10 E. Mesquite Boulevard
Mesquite, Nevada 89027

Dear Ms. Green:

I have completed an investigation and appraisal of the vacant 13.53 acre parcel located along the
western boundary of Isaac Newton Drive north of Pioneer Boulevard in the northwestern section of the
City of Mesquite, County of Clark, State of Nevada.

This report has been prepared in conformity with the Code of Professional Ethics and Standards of
Professional Practice of the Appraisal Institute and the 2020-2021 Edition of the Uniform Standards of
Professional Appraisal Practice of the Appraisal Foundation.

The subject land is located along the western boundary of Isaac Newton Drive north of Pioneer
Boulevard in the western section of the City of Mesquite.  It is contained in a single parcel that is from
level to sloping and contains a total of 13.53 acres of area.  Access is provided by Isaac Newton Drive,
which is a dedicated road that was recently finished and terminates northwest of the subject parcel.  It
is finished with utilities, asphalt paving, concrete curbs, gutters, and sidewalks.

Based on an inspection of the property and the analyses contained in this report, it is my opinion that
the market value of the subject property, with an effective date of December 27, 2021, is:

TWO HUNDRED SEVENTY THOUSAND DOLLARS
($270,000)

This appraisal report is not subject to any extraordinary assumptions or hypothetical conditions.  The
market value of the property is an estimate assuming an exposure time of six months to one year prior. 
This appraisal is made subject to the Certification and Assumptions and Limiting Conditions, which are
on pages 3 through 5 of this report.

Sincerely,

Daniel Johnson, MAI, SRA
Nevada State Certified General Appraiser
Certificate No. A.0001198-CG
Expires August 31, 2023
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View of the subject property in a northwesterly
direction from a point near the southeast property corner.

Street scene of Isaac Newton Drive in a southeasterly
direction from a point northeast of the subject property.

PHOTOGRAPHS OF THE PROPERTY
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View of the eastern developable portion of the subject property in a
northerly direction from a point near the southern property boundary.

View of the subject property in a northwesterly direction
from a point near the southeast developable portion of the property.

Johnson Appraisal, Inc. St. George, Utah - (435) 674-2191-2-



CERTIFICATION

I certify that, to the best of my knowledge and belief:

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

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

I have no present or prospective interest in the property that is the subject of this report and no
personal interest with respect to the parties involved.  I have no bias with respect to the property that is
the subject of this report or to the parties involved with this assignment.

My engagement in this assignment was not contingent upon developing or reporting predetermined
results.  My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the amount
of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event
directly related to the intended use of this appraisal.

My state certifications have not been revoked, suspended, canceled, or restricted.

I have performed no other services, as an appraiser or in any other capacity, regarding the property that
is the subject of this report within the three-year period immediately preceding acceptance of the
assignment.

I have the appropriate knowledge and experience to complete this assignment competently.

My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Code of Professional Ethics and Standards of Professional Practice of the Appraisal
Institute.  This report has also been completed in accordance with the 2020-2021 Edition of the Uniform
Standards of Professional Appraisal Practice of the Appraisal Foundation.

As of the date of this report, I have completed the continuing education program for Designated
Members of the Appraisal Institute.

On December 27, 2021, I conducted my final personal inspection of the property that is the subject of
this report.  No one provided significant real property appraisal assistance to the person signing this
certification.

Sincerely,

Daniel Johnson, MAI, SRA
Nevada State Certified General Appraiser
Certificate No. A.0001198-CG
Expires August 31, 2023
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ASSUMPTIONS AND LIMITING CONDITIONS

Legal Matters

The legal description contained in this report was not confirmed by survey and is assumed to be correct. 
No responsibility is assumed in connection with a survey or for encroachments, overlapping, or other
discrepancies that might be revealed.  Exhibits and sketches included in the report are for illustration
only to aid the reader in visualizing the property and are not necessarily the result of a survey.

No responsibility is assumed for an opinion of legal nature, including ownership of the property or the
condition of title.  Information related to ownership and legal description was obtained from public
records and is considered reliable.  The appraiser assumes that the title is marketable and not
encumbered by adverse easements and restrictions.

Unapparent Conditions

The appraiser assumes that there are no hidden or unapparent conditions of the property which would
render it more or less valuable.  The appraiser is not an expert in determining the presence or absence
of hazardous substances, defined as all hazardous or toxic materials, waster pollutants, or contaminants
(including, but not limited to, asbestos, PCB, UFFI, or other raw materials or chemicals) present on the
property.

The appraiser assumes no responsibility for studies or analysis which would be required to conclude the
presence or absence of such substances or for the loss as a result of the presence of such substances.  If
desired, the client is urged to retain an expert in the field.  The value estimate is based on the premise
that the subject property is not so affected.

No opinion is expressed as to the value of subsurface oil, gas, or mineral rights, or whether the property
is subject to surface entry for the exploration or removal of such materials.

Information and Data

Information, estimates, and opinions furnished to the appraiser and contained in the 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 appraiser can be assumed.

All mortgages, liens, encumbrances, and servitudes have been disregarded unless so specified in the
appraisal report.  The property is appraised as though under responsible ownership and competent
management.

Zoning and Licenses

It is assumed that all applicable zoning and use regulations and restrictions have been complied with,
unless a nonconforming use has been stated, defined, and considered in the valuation.  It is assumed
that the subject property complies with all applicable federal, state, and local environmental regulations
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and laws unless noncompliance is stated, defined, and considered in the valuation.

It is assumed that the information relating to the location of or existence of public utilities obtained
from inquiry from the appropriate utility authority, or has been ascertained from visual evidence, is
correct.  No warranty has been made regarding the exact location or capacities of public utility systems.

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

General Limiting Conditions

This report is intended to comply with the reporting requirements set forth under Standard Rule 2-2(a)
of the 2020-2021 Edition of the Uniform Standards of Professional Appraisal Practice for an Appraisal
Report.  The information contained in this report is specific to the needs of the client and for the
intended use stated in this report.  The appraiser is not responsible for unauthorized use of this report.

The appraiser will not be required to give testimony or appear in court due to preparing the appraisal
with reference to the property in question.

Possession of the report does not carry with it the right of publication.  Out-of-context quoting from or
partial reprinting of this appraisal report is not authorized.  Neither all nor any part of this report shall
be disseminated to the general public without the prior written consent of the appraiser.

The date of value, to which the conclusions and opinions expressed in the report apply, is set forth in
the Letter of Transmittal.  Further, the dollar amount of the value opinion rendered in this report is
based upon the purchasing power of the U.S. Dollar existing on that date.

Disclosure of the contents of this report is governed by the Bylaws and Regulations of the Appraisal
Institute.  Neither all nor any part of the contents of this report (especially any conclusions as to the
values, the identity of the appraiser or the firm with which he is connected, or any reference to the
Appraisal Institute or to the appraisal designations) shall be disseminated to the public through
advertising media, public relations media, news media, sales media, or any other public means of
communication without prior written consent and approval of the appraiser.

No environmental or concurrency impact studies were either requested or made in conjunction with
this appraisal report.  The appraiser reserves the right to alter, amend, revise, or rescind of the value
opinion based upon any subsequent environmental or concurrency impact studies, research, or
investigations.

The appraiser reserves the right to make such adjustments to the analyses, opinions, and conclusions
set forth in this report as may be required by consideration of additional data or more reliable data that
may become available.
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EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS

Extraordinary Assumptions

An extraordinary assumption is defined in the 2020-2021 Uniform Standards of Professional Appraisal
Practice (USPAP), page 4, as:

An assignment-specific assumption as of the effective date regarding uncertain
information used in an analysis which, if found to be false, could alter the appraiser’s
opinions or conclusions.

Page 17 of USPAP states the cases in which an extraordinary assumption may be used in an assignment:

• It is required to properly develop credible opinions and conclusions;

• the appraiser has a reasonable basis for the extraordinary assumption;

• use of the extraordinary assumption results in a credible analysis; and

• the appraiser complies with the disclosure requirements set forth in USPAP
for extraordinary assumptions.

This appraisal report is not subject to any extraordinary assumptions.

Hypothetical Conditions

A hypothetical condition is defined in the 2020-2021 Uniform Standards of Professional Appraisal
Practice (USPAP), page 4, as:

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.

Page 17 of USPAP states the cases in which a hypothetical condition may be used in an assignment:

• Use of the hypothetical condition is clearly required for legal purposes, for
purposes of reasonable analysis, or for purposes of comparison;

• use of the hypothetical condition results in a credible analysis; and

• the appraiser complies with the disclosure requirements set forth in USPAP
for hypothetical conditions.

This appraisal report is not subject to any hypothetical  conditions.
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EXECUTIVE SUMMARY

Location Western boundary of Isaac Newton Drive north of
Pioneer Boulevard in the northwestern section of the
City of Mesquite, County of Clark, State of Nevada.

Ownership According to public record information, the property is
currently owned by the City of Mesquite.

Property Type Vacant Land

Property Rights Appraised Fee Simple

Land Data The subject property is a level to undulating parcel that
contains a total of 13.53 acres of area.  The eastern
portion contains approximately 3.00 acres of
developable area.  Portions of the remainder are too
steep to develop or would require extensive grading.

Flood Zone According to the Clark County, Nevada Community
Panel No. 32003C0378F, effective December 4, 2007,
the land is located in a Flood Zone X, which is not a
Special Study Flood Hazard Area.

Zoning IR-1 (Industrial)

Highest and Best Use Industrial Development

“As Is” Market Value $270,000

Effective Date of Value December 27, 2021

Date of the Report December 28, 2021
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IDENTIFICATION OF THE PROPERTY

The property being appraised is located on the western boundary of Isaac Newton Drive north of
Pioneer Boulevard.  It consists of the southern 13.53 acre portion of the parcel that is identified by the
Clark County Assessor as Parcel No. 002-23-210-001.  The entire parcel is legally described as:

The southern 13.53 acres of the following parcel:

Lot 303, Technology & Commerce Center Commercial Subdivision, Phase II Amended, as
recorded on the Parcel Map, in File 141, Page 78, of Parcel Maps, in the Official Records
of Clark County, Nevada.

Source: Clark County Recorder’s Office  

PURPOSE AND INTENDED USE OF THE APPRAISAL

The purpose of this appraisal is to express an opinion of the “As Is” Market Value of the subject 
property with an effective date of December 27, 2021.  The intended use of this appraisal is to assist the
City of Mesquite in establishing a market value estimate for the potential sale of the property.  I was
formally engaged directly by Martine Green, Deputy City Manager for the City of Mesquite, on
November 24, 2021.

SCOPE OF WORK

The scope of work requires compliance with the 2020-2021 Edition of the Uniform Standards of
Professional Appraisal Practice promulgated by the Appraisal Standards Board of the Appraisal
Foundation and the Guide Notes to the Standards of Professional Practice adopted by the Appraisal
Institute.  The standards contain binding requirements and specific guidelines associated with the
procedures to be followed in developing an appraisal, analysis, or opinion.  The uniform standards set
the requirements to communicate the appraisers’ analyses, opinions, and conclusions in a manner that
will be meaningful and not misleading in the marketplace.

The depth of the analysis was intended to be appropriate in relation to the significance of the appraisal
problem.  The following steps were taken in formulating an opinion of the subject property.

• The subject market area was searched relative to the historical and projected rates of growth
and development patterns.  This search included consultation with county officials at Clark
County.

• A final personal inspection of the property occurred on December 27, 2021.

• A search of public records relative to the subject property in Clark County was also conducted.

• An analysis of the legally permissible, physically possible, and financially feasible uses of the
property was conducted in order to estimate the highest and best use of the property.
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• Sales data was obtained though surveys with local real estate brokers and a search of public
records.  The comparable properties were analyzed as to their legal encumbrances, conditions
of sale, financing terms, market conditions, location, physical characteristics, availability of
utilities, zoning, and highest and best use.

• This appraisal report is intended to be an appraisal assignment.  The service was performed in a
manner that the results, opinions, and conclusions are that of a disinterested third party.

DEFINITION OF MARKET VALUE

Market value contained in this report is defined as:

The most probable price, as of a specified date, in cash, or in terms equivalent to cash,
or in other precisely revealed terms, for which the specified property rights should sell
after reasonable exposure in a competitive market under all conditions requisite to a
fair sale, with the buyer and seller each acting prudently, knowledgeably, and for
self-interest, and assuming that neither is under undue duress.

Source: The Appraisal of Real Estate, Fifteenth Edition, published by the Appraisal Institute, 2020, Page 48

PROPERTY RIGHTS APPRAISED

No portion of the subject property is leased to a third-party.  The property rights appraised are those of
the fee simple estate, which is defined in The Dictionary of Real Estate Appraisal, Sixth Edition,
published by the Appraisal Institute, 2015, page 90, as:

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

DATE OF THE APPRAISAL

The effective date of value is December 27, 2021, the date of final property inspection.  The date of the
report is December 28, 2021, the date of completion of the written appraisal report.

STATEMENT OF OWNERSHIP

According to public record information, the property is currently owned by City of Mesquite.
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OWNERSHIP HISTORY

The subject property, and adjacent lands containing 7,689.59 acres, were acquired by the City of
Mesquite from the United States of America on May 7, 2003 (Document No. 20030507:01426), for a
reported $10,750,000.  The lands were undeveloped, open acreage at the time of sale.

The subject property has not been listed for sale, or sold, in the past three years.

AREA DATA

The subject property is located in the western section of the City of Mesquite in the northeast corner of
Clark County, Nevada.  Mesquite is located approximately 80 miles northeast of Las Vegas, Nevada and
38 miles south of St. George, Utah.  Access to the area is from Interstate 15, which extends through Las
Vegas, Nevada to Salt Lake City, Utah.  The State of Nevada is the seventh physically largest in the
nation with a site area of more than 110,000 square miles and is one of the most populated states.  The
Bureau of Land Management (BLM) is the largest land owner with more than 48 million acres of area. 
Other federal government land holdings combined with the BLM land represents approximately 85
percent of the state’s land area.

Within the Clark County area, the BLM owns approximately five million acres of public land. 
Approximately 108,000 acres is located within metropolitan areas.  The land area of Clark County
contains approximately 7,910 square miles.  Las Vegas is the largest metropolitan area in Nevada and is
the county seat of Clark County.

The population of Clark County is concentrated in the Las Vegas Valley, which is the central portion of
Clark County.  The Valley contains approximately 480 square miles of area and is situated at 2,016 feet
above mean sea level.  The climate of the Valley is semi-arid with an average annual rainfall of 5.56
inches and an average maximum temperature of 79.6 degrees.

The City of Mesquite is an incorporated district within the Clark County area and was founded in 1859
and incorporated in 1984.  The southerly boundary of Mesquite is provided by the Virgin River, which
flows from east to west.  The City of Mesquite has a land area of 32.08 square miles.  The elevation at
City Hall is 1,597 feet above mean sea level.  Mesquite is part of a semi-rural area proximate to the
towns of Littlefield and Beaver Dam, Arizona.  The communities of Glendale, Overton, and Logandale,
Nevada are approximately 30 to 45 miles to the southwest.

Climate

The climate of the area is rated as moderate with temperatures ranging from an average low of 34
degrees Fahrenheit in January to an average high of 107 degrees Fahrenheit in July.  The area averages
133 days per year with temperatures higher than 90 degrees Fahrenheit and 38 days with temperatures
reaching below 32 degrees Fahrenheit.  The average annual days of sunshine are 310 with an average
annual rainfall of 7.70 inches.  December has the highest humidity level at 44 percent.  The lowest
humidity level is typically recorded in April at 15 percent.
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Population

The 2020 population of Mesquite was estimated at 20,438 persons.  This represents a 33.5 percent
increase in population since 2010.  Listed below is a table that depicts the historic population of
Mesquite.

Historic Population

Year Population

2000 9,389

2010 15,305

2020 20,438

Smyce: U.S. Census Bureau

Mesquite is one of the fastest growing cities in Nevada.  The average annual non-compounded growth
rate from 2010 to 2020 was 3.4 percent.

Economic Activity

The Casablanca Resort, Virgin River Resort, and Eureka Resort are the three largest employers in
Mesquite.  These three employers have a total of 2,147 employees.  The fourth largest employer is
Walmart with an employment base of 241 persons.  Other large employers include the Clark County
School District, the City of Mesquite, Mesa View Hospital, and Primex Plastic.

There are four casino resorts in Mesquite that provide local employment and attract tourists and
potential new residents to the area.  Prior to incorporation, resorts are a concept for other areas of
Nevada.  The Oasis Hotel and Casino started with the acquisition of the 24-room Western Village.  The
Resort expanded to more than 900 rooms and many amenities.  It ceased operations in 2008.  The
Virgin River Hotel and Casino opened in 1990 and has expanded with the addition of rooms and other
amenities.  The facility currently has 709 rooms.  The Rising Star opened in 2016 and has 210 rooms.

Industrial development is primarily located in the northern section of Mesquite.  The Primex Plastics
Company, headquartered in New Jersey, relocated its first coast plant from California to Mesquite in
1991.  The plant was one of the first industrial projects in Mesquite.  Primex employs 165 people from
Mesquite and adjacent communities.

Other industrial development is located to the northern of the Primex plant in the Mesquite Industrial
Park.  Approximately 38 acres has been developed with full improvements to permit the development
of additional industrial projects.  The area also has the potential for expansion due to available vacant
land.  The Mesquite and Technology Center is located in the northwestern section of the city.  The
project contains approximately 650 acres and is designed primarily for manufacturing use.
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Housing

The Mesquite area contains a variety of housing types from detached single family residences to
apartment complexes.  Listed below is a summary table that depicts the total number of single family
residence sales, including the year 2020, as reported by the Mesquite Association of Realtors.

Price Trends for Single Family Residences

Year

No.
of

Sales

Median
Sales
Price

% Change
From Previous

Year

Average Days on
Market of Sold

Residences

2020 535 $342,500 +11.7% 62

2019 499 306,700 +5.9% 48

2018 568 291,750 +9.4% 51

2017 538 265,000 +8.9% 64

2016 434 243,650 +1.8% 92

2015 338 239,450 +8.1% 81

2014 345 221,500 +3.0% 142

2013 382 215,000 +13.2% 134

2012 313 190,000 +0.1% 127

2011 189 189,900 +1.0% 133

Average 414 $250,545 +6.3% 93

Source: Mesquite Association of Realtors

During 2020, a total of 535 sales were reported at a median price of $342,500.  The median price for
2019 was $306,700, indicating an increase of 11.7 percent in the median price.  The median price in
2011 was reported at $189,900.

The average custom lot price ranged from $60,000 to $350,000.  The rental market in Mesquite is
average with a two-bedroom apartment renting for approximately $550 per month and a three
bedroom home rents for $850 per month.

The number of residential building permits in Mesquite has varied dramatically since 2010.  The table
below lists total permits from 2010 to 2020.
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Building Permits

Year

Total
Single-Family

Residences

2010 201

2011 134

2012 169

2013 202

2014 196

2015 206

2016 246

2017 329

2018 338

2019 305

2020 361

Source: City of Mesquite Building Department

In 2020, 361 permits are issued for single family residences as compared with 201 permits in 2010. 
According to the 2010 U.S. Census, the average household size in Mesquite is 2.33 persons.  With 361
permits issued in 2020, a population increase of 841 persons occupying single family residences is
anticipated.  Since 2015, the average number of building permits for single family residences has ranged
from 206 to 361, or an average of 298 permits.  The overall market for new construction is stable.

Transportation

The Mesquite Municipal Airport opened in 1990 providing airport access to the area.  The 5,100 foot
runway with a 75-foot width allows a landing capacity of private aircraft with a limit of 30,000 pounds. 
Plans for expansion of the airport include an FBO station and maintenance hanger and several private
storage hangers.  The average number of flights per week is 70.  The airport also provides fuel and
aircraft maintenance.

The nearest major commercial air service is available at McCarran International Airport in Las Vegas.  Air
service from Las Vegas provides nonstop service to many of the major population centers across the
country.  McCarran Airport provides transportation access to more than 50 million passengers annually.
Two highways serve the Mesquite area.  These include Interstate 15, which connects Southern
California to Salt Lake City.  State Highway 170 connects Bunkerville with Mesquite and Interstate 15. 
The nearest railroad through the area is located 36 miles to the west in Moapa Valley.  Greyhound Bus
Lines provides two bus departures a day from Mesquite.

Government

The Mesquite City Government consists of a city council and elected mayor.  The city hall is located in
the eastern section of the central business district.  A new criminal justice facility was recently
constructed for police, jail, and court functions.  The fire department consists of 35 volunteers and five
vehicles.  The city also provides ambulance service with 30 volunteers and four vehicles.  A U.S. Post
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Office is located in the western section of the central business district.

Conclusion

The growth of area is attributed to the gaming and recreational sectors of the economy, which is
dominated by the four casino resorts.  These projects provide an economic base for the Mesquite area. 
The general community growth is expected to continue due to Nevada’s tax structure and climate.  The
largest employers provide an adequate economic base along with ancillary service related and
manufacturing industries.  The marketability of the area is expected to remain stable.

LAND DATA

The land description is based on a personal inspection of the property, public record information, and
the inserted aerial plat map contained on the following page.  The subject land is outlined in yellow. 
The property is a portion of a parcel that is identified by the Clark County Recorder as Parcel No. 002-
23-210-001. 

Land Description

The subject land is located along the western boundary of Isaac Newton Drive north of Pioneer
Boulevard in the northwestern section of the City of Mesquite.  It is contained in a single parcel that has
level areas, gentle slopes, and steep slopes with a total of 13.53 acres of area.  The land contains
approximately 3.00 acres of developable area.  The remainder of the parcel would require extensive
grading or is too steep to develop.  Access is provided by Isaac Newton Drive, which is a paved, public
street that is maintained by the City of Mesquite.

A physical inspection of the land indicated no signs of subsidence or cracking.  No toxic waste hazards
were evident upon inspection.  A soil’s report specific to the subject property has not been submitted.

Easements and Encroachments

Access to the land is provided by a public roadway.  Based on a physical inspection of the land, and a
review of available public records, no adverse easements are observed.  No encroachments were
observed during a personal inspection of the land.

Adjacent Properties

The parcels surrounding the subject property are vacant parcels zoned for industrial use.   These
properties conform to the subject property with a positive effect.
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Clark County Aerial Plat Map

Flood Zone

The Federal Emergency Management Agency's National Flood Insurance Program provides maps
indicating flood hazard zones.  According to the Clark County, Nevada Community Panel No.
32003C0367F, revised December 4, 2007, the land is located in a Flood Zone X, which is not a Special
Study Flood Hazard Area.  Listed below is a portion of the flood map that depicts the location of the
land.

Johnson Appraisal, Inc. St. George, Utah - (435) 674-2191-15-



Flood Map

Conclusion

The subject land is a typical parcel which conforms to other parcels in the area.  The land has average
visibility at an interior location.  Other than the property’s steep terrain, no adverse conditions were
disclosed during a personal inspection of the land.
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ZONING DATA

The land is zoned IR-1 by the City of Mesquite, which is defined as Industrial-Light.  The Industrial-Light
District is intended to provide for light manufacturing uses in locations which are suitable based upon
adjacent land uses, access to transportation and the availability of public services and facilities. The
Industrial-Light District corresponds to and implements the industrial/research master plan category. 
Permitted uses include a variety of industrial and commercial improvements.  Listed below is a
summary of the zoning restrictions.

Minimum District Area None

Minimum Open Space 15 Percent

Setbacks Front - 10 Feet
Interior Side - 5 Feet
Street Side - 5 Feet
Rear - 5 Feet

Parking Requirements Must comply with the requirements as contained in Chapter 9-
8-5 of the zoning ordinance. 

The following page contains a portion of the City of Mesquite Zoning Map.  The subject property is
outlined in yellow.
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Zoning Map
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ASSESSED VALUE AND TAXES

All real property in Clark County is assessed for ad valorem taxes by the Clark County Assessor's Office. 
The subject property is a portion of Parcel No. 002-23-210-001 and contains 4.16 acres.  The entire
parcel contains 17.69 acres.  The 2021-22 assessed value is $832,223.  The taxable value is $291,278. 
The 2022 tax rate is 0.027737.  The 2021-22 taxes are reported at $8,079.18.  Since the property is
owned by a municipality, the property is exempt from real property taxes.

The taxable value equates to $16,466 per acre.  The taxable value for the 13.53 acre portion is
projected at $222,785.  Based on the current tax rate, the property taxes for the subject property are
projected as:

$222,785 @ 0.027737 = $6,179.38  

HIGHEST AND BEST USE

Highest and best use, as defined in The Dictionary of Real Estate Appraisal, page 93, is:

The reasonable probable and legal use of vacant land or an improved property that is
physically possible, appropriately supported, financially feasible, and that results in the
highest value.  The four criteria the highest and best use must meet are legal
permissibility, physical possibility, financial feasibility, and maximum productivity.

Highest and Best Use as Vacant

The physical characteristics of the land prescribe the type of physically possible development.  The land
is located in the western section of the City of Mesquite.  It is contained in a single parcel that benefits
from frontage and access directly from Isaac Newton Drive.  The parcel is from level to undulating and is
physically situated above street grade.  Approximately 3.00 acres of the parcel is located above street
grade and is basically level.  Portions of the remainder of the property could be developed subsequent
to grading.  The western portion of the property contains steep slopes without any development
potential.  No known soil problems have been disclosed that would limit the development of the land. 
The size and shape of the land offer a variety of potential development standards.

The legal permissibility uses are restricted by the zoning designation.  The subject land is zoned for
industrial use.  This zoning allows for a variety of industrial and commercial improvements.

Financially feasible uses pertain to the issues of profitability.  The property is located in the
northwestern section of Mesquite.  Demand industrial use in the subject market area is currently good. 
The subject land benefits from an average location in Mesquite.

The maximally productive use of the land is based on the premise as to which use will provide the
highest net return.  Based on the zoning, the maximally productive use would be for an industrial or
commercial type development.

The highest and best use of the land is for development of commercial or industrial use.  
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LAND VALUATION

In the Highest and Best Use section of this report, it was concluded that the highest and best use of the
subject land as vacant is for commercial or industrial development.  The most appropriate method of
estimating the land value is the sales comparison approach, which is defined in The Dictionary of Real
Estate Appraisal, page 207, as:

The process of deriving a value indication for the subject property by comparing sales of
similar properties to the property being appraised, identifying appropriate units of
comparison, and making adjustments to the sale prices (or unit prices, as appropriate)
of the comparable properties based on relevant, market-derived elements of
comparison.  The sales comparison approach may be used to value improved
properties, vacant land, or land being considered as though vacant when an adequate
supply of comparable sales is available.

In the sales comparison approach to valuation, other vacant parcels are compared to the subject
property and are analyzed in order to arrive at an indicated value.  Variations are discussed and
correlated based on the differences between the subject property and the sales included in this section. 
Listed below is detailed information pertaining to each land sale.
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Land Sale One

Location Northwest corner of Pioneer Boulevard and Cyrus McCormick
Court, Mesquite

Legal Description Lot 2A17A of Final Map, Lot 2A17, Phase 1 and Lot 301, Phase II,
Technology and Commerce Center

Parcel No. 002-23-614-001

Grantor Alford II, LLC

Grantee RealTime Investment, LLC

Sales Price $770,000

Date of Sale October 5, 2021

Terms All cash transaction

Parcel Area 14.63 Acres

Topography Level

Zoning IR-1 (Industrial Light)

Present Use Vacant

Sales Price Per Acre $52,632

Document No. 20211005:0002962

Verification Agent - Melanie Cohen

Comments: The property was listed for sale on the open market $819,000 for a total of610 days
prior to the sale.  The parcel is relatively level and above the grade of Pioneer Boulevard.  The
property previously sold on June 19, 2007, for $324,500.  The overall rate of appreciation between
the two sales equates to a non-compounded annual rate of 8.1 percent.
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Land Sale Two

Location Eastern Boundary of Isaac Newton Drive north of Pioneer Boulevard,
Mesquite

Legal Description Lot 303 of Amended Final Map Lots 200 and 203, Technology and
Commerce Center, Phase II, Book 141, Page 78, Clark County,
Nevada

Parcel No. 002-23-513-002

Grantor City of Mesquite

Grantee Bark Canine Club, LLC

Sales Price $330,000

Date of Sale April 30, 2021

Terms All cash transaction

Parcel Area 13.71 Acres

Topography Level to Undulating

Zoning IR-1 (Industrial Light)

Present Use Vacant

Sales Price Per Acre $24,070

Document No. 20210430:02449

Verification Grantor’s Agent - Janice Ridondo

Comments: The property was not listed for sale on the open market.

Johnson Appraisal, Inc. St. George, Utah - (435) 674-2191-22-



Land Sale Three

Location Southwest corner of Pioneer Boulevard and Wittwer Trail,
Mesquite

Legal Description Portion of Lot 22 of Amended Final Map of Technology and
Commerce Center, Book 124, Page 38, Clark County, Nevada

Parcel No. 002-24-111-002

Grantor American Bank of the North

Grantee West Pioneer, LLC

Sales Price $430,000

Date of Sale September 22, 2020

Terms All cash transaction

Parcel Area 14.70 Acres

Topography Level to Undulating

Zoning IR-1 (Industrial Light)

Present Use Vacant

Sales Price Per Acre $29,252

Document No. 20200922:02195

Verification Agent - Douglas Reath

Comments: The property was listed for sale on the open market from $1,293,000 to $799,000 for a
total of 353 days prior to the sale.
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Land Sale Four

Location Southern boundary of Pioneer Boulevard at the end of Commerce
Circle, Mesquite

Legal Description Portion of Lot 21 of Amended Final Map of Technology and
Commerce Center, Book 124, Page 38, Clark County, Nevada

Parcel No. 002-24-212-003

Grantor REV Recreational Group, Inc.

Grantee Mesquite Ranch I, LLC

Sales Price $550,000

Date of Sale March 4, 2020

Terms All cash transaction

Parcel Area 11.38 Acres

Topography Level

Zoning IR-1 (Industrial Light)

Present Use Vacant

Sales Price Per Acre $48,330

Document No. 20200304:0001642

Verification Agent - Lisa Hauger

Comments: The property was listed for sale on the open market for an undisclosed price for a total
of 405 days prior to the sale.  The property previously sold on January 26, 2016, for $450,000.  The
non-compounded annual rate of appreciation between these two sales is 5.3 percent.
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Land Sale Five

Location Northwest corner of Hardy Way and Preston Drive, Mesquite

Legal Description Portion of Lots 1 and 2, Mesquite Industrial Park Commercial
Subdivision, Phase 1

Parcel Nos. 001-08-111-003 and 001-08-111-018

Grantor Hartman Investments, LLC

Grantee Seiko Miyamori

Sales Price $385,000

Date of Sale February 1, 2019

Terms All cash transaction

Parcel Area 21.85 Acres

Topography Level to Sloping

Zoning IR-1 (Industrial Light)

Present Use Vacant

Sales Price Per Acre $17,620

Document No. 20190201:0001744

Verification Agent - Guy Pompa

Comments: The property was listed for sale at $459,000 for 1 day.  It is from level to undulating in
topography.  
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Land Sales Location Map
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Vacant Land Sales

No.
Parcel No.
Location

Sales
Date Sales Price Parcel Area

Sales Price 
Per Acre

1 002-23-614-001
Northwest corner of Pioneer
Boulevard and Cyrus McCormick
Court, Mesquite

10/5/21 $770,000 14.63
Acres

$52,632

2 002-23-513-002
Eastern boundary of Isaac Newton
Drive north of Pioneer Boulevard,
Mesquite

4/30/21 $330,000 13.71
Acres

$24,070

3 002-24-111-002
Southwest corner of Pioneer
Boulevard and Wittwer Trail,
Mesquite

9/22/20 $430,000 14.70
Acres

$29,252

4 002-24-212-003
Southern boundary of Pioneer
Boulevard end of Commerce Circle,  
Mesquite

3/4/20 $550,000 11.38
Acres

$48,330

5 001-08-111-003 and 018
Northwest corner of Hardy Way and
Preston Drive, Mesquite

2/1/19 $385,000 21.85
Acres

$17,620

Subject
Property

002-23-210-001 (Portion)
Western boundary of Isaac Newton
Drive north of Pioneer Boulevard,
Mesquite

N/A N/A 13.53
Acres

N/A

A search of the Mesquite area was conducted to disclose sales of similar parcels.  The five sales are the
most recent disclosed of competitive parcels.  These sales indicate an unadjusted range from $17,620 to
$52,632 per acre.  The comparables are analyzed based on the price per acre, which is the unit of
comparison commonly utilized by investors, developers, and brokers for vacant parcels in the subject
market area.  Both quantitative and qualitative adjustments are utilized to compare the sales to the
subject property.  Listed below is an explanation of the adjustments applied in the valuation of the
subject property.

Elements of Comparison

Real Property Rights Conveyed

This adjustment accounts for differences in property rights conveyed.  These rights may include the
grantor retaining a portion of the ownership rights, easements or restrictions that have a significant
impact on the marketability of the title, and/or a tenant’s leasehold interest in a property.  A leasehold
interest may segregate the property rights between a property owner and tenant if the lease is not
structured at a market rate.  The comparable sales involved vacant parcels unencumbered by any
leases.  They are transfers of fee simple estates.  No adjustments are warranted for differences in the
real property rights conveyed.

Johnson Appraisal, Inc. St. George, Utah - (435) 674-2191-27-



Financing

The transaction price of one property may differ from an identical property due to different financing
arrangements.  All of the sales were acquired with cash or reported as cash equivalent transactions.  A
cash equivalency adjustment is not warranted.

Conditions of Sale

This adjustment is utilized to account for atypical grantor/grantee motivations or other special sale
considerations.  The adjustment may be positive or negative depending on the condition of sale.  A
positive adjustment may be required due to a distressed sale, short sale, or foreclosure if the property
is not marketed for a reasonable period.  A negative adjustment may be required when a property is
sold to an adjacent property owner or to a grantee acquiring a property based on a business decision
with the real property interest being the secondary consideration.  These adjustments are usually
applied to sales that fail to meet the criteria established by the definition of market value.

The five land sales were acquired under normal market conditions.

Expenditures After Purchase

This adjustment reflects the expenditures that a buyer will have to make upon purchase of the
property.  These costs affected the price that the buyer agreed to pay for the property.  They include
costs to cure deferred maintenance, demolish or remove a portion of the improvements, and costs to
remediate environmental contamination.  None of the sales sold with disclosed expenditures after
purchase.

Market Conditions

An adjustment for market conditions, often referred to as a time adjustment, reflects changes in the
market from the sale date of the comparable to the valuation date of the property being appraised. 
Prices for industrial properties have ranged widely over the past several years.  Two of the land sales
previously sold and indicate an annual rate of appreciation that ranges from 5.3 to 8.1 percent.  The five
sales are each adjusted a positive 6.0 percent annually for positive changes in market conditions.
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Adjustments for Physical Differences

Location

An analysis of location involves factors including access, exposure, proximity to public roads,
surrounding influences, and area amenities.  The five land sales are located in the northen section of
Mesquite in similar areas.

Size

Smaller parcels typically sell for more per acre than larger parcels due to economies of scale.  The
subject land consists of a single parcel that contains a total of 13.53 acres of area.  A size adjustment is
not required to these sales.

Topography and Shape

The five land sales vary in topography from level to undulating.  Land Sales One through Four are
superior in topography to the subject property.  They are each adjusted from a negative 20 to 60
percent depending on the topographic differences.

Utilities

The subject property and land sales are located adjacent to all available public utilities. 

Summation

The grid below depicts the adjustment process and provides a market value estimate per acre for the
subject land.
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Land Sales Adjustment Grid

Location:
Land Area:

Western Boundary of Isaac Newton Drive north of Pioneer Boulevard, Mesquite 
13.53 Acres

Comparables

1 2 3 4 5

Sales Price $770,000 $330,000 $430,000 $550,000 $385,000

Adjustments:

Property Rights $0 $0 $0 $0 $0

Adjusted Price $770,000 $330,000 $430,000 $550,000 $385,000

Financing Terms $0 $0 $0 $0 $0

Conditions of Sale $0 $0 $0 $0 $0

Adjusted Price $770,000 $330,000 $430,000 $550,000 $385,000

Date of Sale Oct-21 Apr-21 Sep-20 Mar-20 Feb-19

Market Conditions 1.0% 4.0% 7.5% 10.5% 17.0%

Adjusted Price $777,700 $343,200 $462,250 $607,750 $450,450

Unit of Comparison:

  Acres 14.63 14.70 14.70 11.38 21.85

  Sales Price Per Acre $53,158 $23,347 $31,446 $53,405 $20,616

Other Adjustments:

  Location 0% 0% 0% 0% 0%

  Size 0% 0% 0% 0% 0%

  Topography -60% -20% -40% -60% 0%

  Utilities 0% 0% 0% 0% 0%

Adjusted Price Per Acre $21,263 $18,678 $18,867 $21,362 $20,616

Net % Change -59.0% -16.0% -32.5% -49.5% 17.0%

Gross % Change 61.0% 24.0% 47.5% 70.5% 17.0%

Relevant Influence 10% 35% 10% 10% 35%

Minimum Maximum

Adjusted Value Range $18,678 $21,362

Weighted Influence $19,902

 
After adjustment, the sales indicate a range from $18,678 to $21,362 per acre.  The sales are weighted
based on their similarity to the subject property.  Land Sales Two and Five require the least amount of
adjustment and are each weighted at 35 percent.  The other sales are each weighted at 10 percent.  The
following page contains the final reconciliation of the market value of the subject property.
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Land Value Reconciliation

No. of Sales 5
Unadjusted

Price Per Acre
Adjusted Price

Per Acre %Î
Low $17,620 $18,678 5.8%

High $52,632 $21,362 -146.4%

Mean $34,381 $20,157 -41.4%

Median $29,252 $20,616 -29.5%

Reconciled Value Per Acre $20,000

Subject Parcel Size 13.53

Indicated Value $270,600

Rounded $270,000

The purpose of this appraisal is to estimate the market value of the price that the property would bring
in all probability.  The adjusted mean price per acre is $20,157.  The adjusted median price is $20,616
per acre.  The weighted influence per acre is $19,902.  The estimated market value of subject property
is concluded at $20,000 per acre, which indicates a rounded value of $270,000.

Johnson Appraisal, Inc. St. George, Utah - (435) 674-2191-31-



ADDENDA



DANIEL JOHNSON, MAI, SRA
PROFESSIONAL QUALIFICATIONS

(Page 1 of 3)

DESIGNATIONS

Appraisal Institute

MAI - Certificate No. 8231
SRA - Certificate No. 1958

CCIM Institute

CCIM - Certified Commercial Investment Member

CERTIFICATIONS

State of Arizona - Department of Financial Institutions

Certified General Real Estate Appraiser

Certificate No. CGA-1003209 (Expires on July 31, 2023)

State of Nevada - Department of Business and Industry - Real Estate Division

Certified General Appraiser

Certificate No. A.0001198-CG (Expires on August 31, 2023)

State of Utah - Department of Commerce - Division of Real Estate

Certified General Appraiser
License No. 5452150-CG00 (Expires on July 31, 2023)

DEGREES

University of Redlands

B.S. - Business Administration and Management

QUALIFIED EXPERT WITNESS

United States Bankruptcy Court - District of Utah
Utah State Tax Commission
5th District Court - Washington County
6th District Court - Kane County

EMPLOYMENT

1984 to Present President - Johnson Appraisal, Inc.
1979 to 1984 Independent Fee Appraiser
1977 to 1979 Staff Appraiser - American Savings and Loan

Johnson Appraisal, Inc. - 782 S. River Road, #104, St. George, Utah 84790 - (435) 674-2191



DANIEL JOHNSON, MAI, SRA
PROFESSIONAL QUALIFICATIONS
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APPRAISAL EDUCATION - APPRAISAL INSTITUTE

Courses Year

Basic Valuation Procedures 1987
Capitalization Theory and Techniques, Parts A and B 1987
Case Studies in Real Estate Valuation 1987
Valuation Analysis and Report Writing 1988
Litigation Valuation 1990
Uniform Standards of Professional Practice 1991
Condemnation Appraising: Advanced Topics and Applications 2001
Computer-Enhanced Cash Flow Modeling 2005
Fundamentals of Separating Real Property, Personal Property, and Intangibles 2012
Uniform Appraisal Standards for Federal Land Acquisitions (Yellow Book) 2017
National Uniform Standards of Professional Appraisal Practice Update Course 2019

Seminars Year

Easement Valuation 1990
Feasibility Analysis and Highest and Best Use - Commercial 1994
Appraisal of Retail Properties 1995
Affordable Housing Valuation 1997
Small Hotel/Motel Valuation 1997
Appraisal of Historic Properties 1997
Data Confirmation and Verification Methods 1997
Valuation of Detrimental Conditions in Real Estate 1998
Appraising Convenience Stores 2005
Self-Storage Economics and Appraisal 2006
Appraising Distressed Commercial Real Estate 2009
Introduction to Conservation Easement Valuation 2010
Advanced Spreadsheet Modeling for Valuation Applications 2011
Supporting Capitalization Rates 2011
Subdivision Valuation 2013
Appraisal of Medical Office Buildings 2019
Comparative Analysis 2019
Real Estate Finance, Statistics, and Valuation Modeling 2019

TYPES OF PROPERTY APPRAISED

Apartment Golf Course Quick-Service Restaurant
Assisted Living Hotel Ranch
Automotive Service Manufacturing Residential Subdivision
Bed and Breakfast Medical Office Building Restaurant
Bowling Center Mobile Home Park Retail Store
Branch Bank Motel Self-Storage Units
Car Wash Office Condominium Shopping Center
Commercial Subdivision Professional Office Building Single Family Residence
Convenience Store Private School Vacant Acreage
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DANIEL JOHNSON, MAI, SRA
PROFESSIONAL QUALIFICATIONS
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PARTIAL LISTING OF APPRAISAL CLIENTS

Corporations

Hospital Corporation of America The Nature Conservancy
Intermountain Healthcare The Trust for Public Land
McDonald's Corporation Virgin River Land Preservation Association, Inc.
Pepsi-Cola Co. Wal-Mart Stores, Inc.
Rocky Mountain Power Washington County Water Conservancy District

Financial Institutions

Altabank Mesquite State Bank
AmericaWest Bank Mountain America Credit Union
Bank of America National Bank of Arizona
Bank One Nevada State Bank
Bank of Utah Northwest Savings Bank
Cache Valley Bank Premier Commercial Bank
First Community Bank State Bank of Southern Utah
GE Commercial Finance The Bank of Las Vegas
Home Federal Bank Rock Canyon Bank
Integra Bank U.S. Bank
JP Morgan Chase Bank Utah Independent Bank
Key Bank  Wells Fargo Bank
Matrix Capital Bank Zions First National Bank

Governmental Agencies

Ash Creek Special Services District School and Institutional Trust Lands (SITLA)
Bureau of Indian Affairs (BIA) Sevier County
Bureau of Land Management (BLM) Small Business Administration (SBA)
City of Hurricane Town of Ivins
City of Kanab Town of Rockville
City of Mesquite Town of Springdale
City of Parowan Town of Toquerville
City of St. George Town of Virgin
City of Santa Clara U.S. General Services Administration (GSA)
City of Washington U.S. Postal Service
Dixie State University Utah Department of Transportation (UDOT)
Garfield County Utah Office of the Property Rights Ombudsman
Kane County Washington County
Iron County Washington County Assessor
National Park Service Washington County School District

Johnson Appraisal, Inc. - 782 S. River Road, #104, St. George, Utah 84790 - (435) 674-2191


	TITLEPAGEIsaacNewtonDrive
	VACANTMESQUITE13.53ACRES
	ADDENDA
	DANRESUME

