Professor Crocker H. Liu Revised: January 12, 2008
Real Estate Development

Feasibility Analysis I: Walking the Site (Situs)

Objective: The goal of this assignment is to give you some exposure to what developers and
investors mean by "walking the site" in order to see whether the site is a “good” location for a
particular land use or activity. More specifically, how does the site in question integrate with the
neighborhood in terms of the intended/actual land use or activity? Preferably, the analyst should
walk the site several times, from end to end in different directions r_:

preferably in early morning or late evening to get different perspectives
as well as to uncover features that cannot be ascertained in a paper
review such as deficiencies, easements and encroachments.

Assignment: Assume that Arizona State University (ASU-Tempe
Campus) is one of the anchor tenants in Tempe similar to a tenant like
Nordstrom being one of the anchors in a regional mall. Define and o
delineate the "neighborhood" surrounding ASU using streets, and other &

landmarks such as mountains, rivers, railroad tracks, etc on a map. In

particular, what are the perceived boundaries of ASU (Tempe campus only)? Please discuss.
As a starting point, you should obtain an ASU map showing the buildings in and around the
University area. A good place to start is http://www.asu.edu/tour/main/ggma.html which provides
a tour of the ASU campus and http://www.asu.edu/map/ which shows all of the ASU campuses.
In addition to this, an aerial map of ASU relative to its surrounding environment is provided in
Appendix A. You will need to obtain other maps, pictures and aerial photos to complete this
phase of the project.

Once you have delineated the boundaries of the Tempe campus of ASU, you should walk up
and down the major streets in your defined neighborhood i.e., Mill Avenue, University Drive,
Apache Boulevard, etc. paying attention to the types of business establishments and where they
tend to locate. Prepare a series of color coded maps
for your neighborhood indicating the various types of
establishments e.g. color code food & beverage places
with yellow, copy places with gféen, and so on. It's up
to you to choose the colors to use. To get you started,
please visit http://tempeaz.usachamber.com/ for a
general overview.

The sources of data are provided as a starting point
for your research. Warning: You should use more
resources than those provided. Please cite your
sources of data using proper citation methods. Please make sure to relate how “walking the
neighborhood” relates to cash flow. Remember that qualitative factors are just as important as
guantitative factors in generating cash flows. For example, will the light rail system increase
apartment rents or make a location more valuable if it is on the path of the rail system?

Note: This is an individual project.


http://www.asu.edu/tour/main/ggma.html
http://www.asu.edu/map/
http://tempeaz.usachamber.com/

Attribute/Environment

Sources of Data®

¥ Use Environment (Linkages and Clustering among
Business Establishments):

Discuss which establishments tend to cluster together
e.g. cheap eat food places on University Avenue.
Observe any incongruous land uses as well. Please
discuss your findings of business establishment
groupings by major streets. Include a color coded
map (see page 1 of this handout) and prepare a
compatibility matrix showing which types of business
establishments are compatible or incompatible with
one another in the ASU neighborhood. Discuss the
compatibility matrix. Note: | have provided a very
general compatibility matrix in Appendix B. | want a
more detailed compatibility matrix for your ASU
defined neighborhood.

Discuss which business establishments are
complementary to ASU (the anchor tenant/dominant
use). Which business types are incompatible with
ASU? Are there any other anchors or mini-anchor
tenants in the "neighborhood" (co-dominant use)? |If
so, are these anchor/mini anchor tenants
complementary to ASU? What are the ancilliary uses
and subordinate uses that support the dominant/co-
dominant uses in the ASU area? Please discuss.
Prepare a situs map (see Appendix C) showing ASU,
the neighborhood that encompasses ASU, and the
various one way/two way linkages to other related
establishments. Please discuss this situs map.

Locate and discuss the transportation corridors
including any proposed light rail system and bus stops
e.g. how accessible is your neighborhood in terms of
transportation (various). Please include transportation
maps. Also do an analysis of traffic counts for major
intersections. What businesses tend to locate where
traffic counts are relatively high? Discuss both positive
and negative externalities including value/rent
implications. Does transportation (e.g. airport and
flight patterns) limit the potential feasibility of the site?
One such example is that the flight pattern of airlines
might influence building height restrictions.

Tempe Establishments
http://www.downtowntempe.com/
http://www.gpec.org/

Valley Metro Light Rail System
http://www.valleymetro.org/rail/

Transportation
Traffic Counts:
http://www.costar.com (R.E. lab)

Drive Times:
http://haydenferrylakeside.com/
images/60 RioSalado map?2.pdf

Maps (some maps show business
establishments like yahoo maps.
For example you can print a map of
all of the restaurants in the Tempe
area, a map of all the parking
garages in the Tempe area, etc)
http://maps.google.com/
http://maps.yahoo.com/
http://nationalatlas.gov/

Aerial view:
http://www.terraserver.com/
search/zip_search.asp

News on the Valley:
http://www.eastvalleytribune.com/
(see especially news stories on the
keywords FAA high rise downtown
Tempe)

'Note: This is ONLY a starting point



http://www.downtowntempe.com/
http://www.gpec.org/
http://www.valleymetro.org/rail/
http://www.costar.com/
http://haydenferrylakeside.com/ images/60_RioSalado_map2.pdf
http://haydenferrylakeside.com/ images/60_RioSalado_map2.pdf
http://maps.google.com/
http://maps.yahoo.com/
http://nationalatlas.gov/ natlas/Natlasstart.asp
http://www.terraserver.com/search/zip_search.asp
http://www.eastvalleytribune.com/

Attribute/Environment

Data Sources (starting point ONLY)

¥ Use Environment (Linkages and Clustering among
Business Establishments):

Discuss the demographics of the neighborhood and
be sure to include a table(s) of the salient ones. Are
there any establishments that don'’t exist but should
according to the neighborhood demographics?

Show and discuss where the major office, business
and industrial parks in Tempe are located. Discuss
any new residential and/or commercial projects that
are in the planning stage or have been recently built
in the neighborhood as well as major business
expansion and relocations in Tempe.

Discuss the availability of parking. On a map, locate
all of the parking garages in the neighborhood. Do

parking garages (including open area parking) tend
to cluster together?

Discuss whether Tempe has much room for
expansion, e.g. are there many new subdivisions as
in other communities of the Greater Phoenix area.
What does this portend in terms of investment
opportunities?

Demographics (registration is free or
there is none for these sites):
http://www.easidemographics.com/
http://www.demographicsquru.com/
http://www.trulia.com/city/AZ/Tempe/

Business development
http://www.tempe.gov/business/
http://www.qgpec.orqg/

» Social/Psychological Environment (Dynamic
Attributes):

Discuss the social status of different streets and
subareas. Also the perception of certain streets
and subareas i.e., safety, gay vs. straight, ethnic
enclaves, social life-Generation X hangouts vs.
yuppies vs. bohemians, etc.

Obtain crime statistics and discuss how crime in
your neighborhood compares to other
neighborhoods.

Claritas’s (http://www.claritas.com)
You Are Where You Live(Free Stuff)
ESRI's community tapestry?.

Happenings:
http://www.downtowntempe.com/
http://www.barfrogaz.com/tempe map

Crime:
http://www.asu.edu/dps/police/
http://www.tempe.gov/cau/

Zhttp://www.esri.com/data/community data/community-tapestry/index.html



http://www.easidemographics.com/
http://www.demographicsguru.com/
http://www.trulia.com/city/AZ/Tempe/
http://www.tempe.gov/business/
http://www.gpec.org/
http://www.claritas.com/
http://www.esri.com/data/community_data/community-tapestry/index.html
http://www.downtowntempe.com/
http://www.barfrogaz.com/tempe_map
http://www.asu.edu/dps/police/
http://www.tempe.gov/cau/
http://www.esri.com/data/community_data/community-tapestry/index.html

Attribute/Environment

Sources of Data (this ONLY a starting
point)

} Succession

Succession is defined as any major change in
the use of an existing building/structure or land
parcel. This includes all land use changes within
a particular land use category (such as changing
a regional shopping mall to a factory outlet mall)
in addition to changes between major land uses
(such as converting a residence into a cottage
industry i.e. dental office).

» Are there any areas in the neighborhood
where succession is occurring? If so, where
are these areas located (discuss and provide
a map including the streets involved)? See,
for example, Hayden Flour Mill area. The
Hayden Mill property is currently a "dead
spot" between Downtown Tempe and the
Tempe Town Lake (this is just ONE
example... there are many more). What is
the nature of the succession of land
uses/business establishments?

For redevelopment projects in Tempe and
other news on revitalization:
http://www.azcentral.com/community/tempe/
http://www.tempe.gov/comdev/
http://forum.skyscraperpage.com/
showthread.php?t=96153 (there are other
threads as well which are of interest)

Historical perspective of Tempe:
http://www.arizonan.com/tempe/index.html
http://www.nationaltrust.org/magazine/
archives/arch _story/040403.htm
http://en.wikipedia.org/wiki/Tempe, Arizona

Preservation:
http://www.azpreservation.org/index.php



http://www.azcentral.com/community/tempe/
http://www.tempe.gov/comdev/
http://forum.skyscraperpage.com/showthread.php?t=96153
http://forum.skyscraperpage.com/showthread.php?t=96153
http://www.arizonan.com/tempe/index.html
http://www.nationaltrust.org/magazine/ archives/arch_story/040403.htm
http://www.nationaltrust.org/magazine/ archives/arch_story/040403.htm
http://en.wikipedia.org/wiki/Tempe,_Arizona
http://www.azpreservation.org/index.php
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Appendix B : Compatibility Matrix
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Appendix C: Situs Map
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