INVESTOR STRATEGIES

A Bus to Benson

Prospective Profits in Napa-zona

By Nancy Lucas

A 12-hour bus trip departing
Mesa at 7 a.m. on a Saturday morn-
ing to ook at land for sale in Cochise
County (southeast of Tucson, Arizonal.
Sound like fun? Or sound about as
much fun as a 12-hour migraine? |
thought migraine. | stepped aboard
the bus with a bottle of extra-strength
Excedrin stashed in my purse.

Mesa-based ACRESA4U Land
and Development organized the trip.
Owner Stan Strom, land specialists
Josh Moffitt and Matt Borkowski, chief
executive officer Sam Pillsbury, and
Ann Hale were on board to educate
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us about population growth patterns,
land development and water issues in
Arizona, and opportunities in Cochise
County. Their informative, yet casual
style fit the cecasion: No megaphones,
promises of overnight fortunes, or
waving of contracts in our faces. They
presented the opportunity while we
cruised southbound on the 1-10, enjoy-
ing the bagels and coffee they provided.

WHERE WE GOMNA PUT ‘EM?
A University of Arizona study

projects the state’s population to

reach 7083806 by 2 2E00,077 by

percent of Arizona's land is privately
pwned, the rest belongs to the feder-
al and state governments, and Native
Americans. Some of the 17 percent of]
land is not developable because it lacks
an adequate water supply. More pec
ple needing & place to live leads to an
increased value of developable land, B
the time we digested all this, the bus
was pulling into Benson for a pit stop
Benson i shedding its funky little
town image. Wal-Mart just opened
store there and Meritege Homes recen
ly broke ground on a planned comm
nity that will have about 200 single
family homes at build-out. About 13,00

1 ~ homes are planned for the Benso

2007 bus trip o Cochiss County 1o got a first-han:
view of [and for sale there



area. Benson residents will have abourt
a M-minute commute to Tucson

We headed east on [-10 past the
Dragoon Mountains toSulphurSprings
Valley. As the bus exited the freeway at
SR 191, the land and views opened up
before us. We were at about 4,000 feet
elevation. The air was cooler and clean-
er than what we left behind in Phoenix,
We saw beautiful vistas, rolling hills,
scrub brush, amd scattered trees, farms
and houses. But mostly we saw dirt

A NEW ERA IN DEVELOPMENT

“Here's where vou need ‘the
vision thing. You need to see beyond
what's there now to what could be
there in the future,” zaid Stan Strom,
ACRES4U owener! broker. Every devel-
oped area in the world started out
a5 a pile of rocks or dirt. Someone
with wision saw what it could be.
That leap of faith is what separates
land investors from other investors.

As the bus rolled along we saw,
dirt, dirt and more dirt. From my
urbanite viewpoint, it Topked like
the middle of nowwhere, What 1 didn't
see was the underground agui-

Happry Campers. Loaming about
ng in lamd
ne's face

fers that make this land develop-

able — it's got its own water supply.
“Dhan'l jl.n:‘]ﬁ-l‘- |"|_'9.I whether you
wiould want to live here, other people
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will want ta live here,” said Strom
“There are B2 million Baby Boomers
with a net worth of $2.6 trillion, they
are a huge market for this land. Many
of them want to retire away from
urban areas. The development of this
area does not depend on job growth.”

MNAPA-ZOMNA
“This will become like Napa
and Sonoma,” said Sam Pillsbury,
ACRES4U manager and CEQ, as he
pointed to the foothills of the Dos
Cabezas mountains. Pillsbury is
developing Vineyard Estates, LLC, a
winery and future real estate projects,
A super-luxury project called
Bachmann Springs is being developed
at the foot of the Dragoon Mountains
southeast of
Genson with
lots starting at
more than %1
million. It will
fealiire a gn:_':lf
course designed
by Tom Fazio.
Other develap-
Er5 are Cyeing
sites for master-
planned com-
muLrtities as well,
Most of the
land 1s owned
by families
who farmed
the area. The
next generation
isn't interested
in farming and they're ready to sell,
Jamie Awerbach, a member of one
of those families, was on the bus tour,
In the 1970s, Auerbach’s grandparents

Morman and Judy Auerbach bought
5000 acres for less than $200 per acre.
Auerbach spent part af her childhood
there. "It was a working ranch with
horses, cows and pistachios,” she said.
The family retains some acreage and
she plans to build a yoga retreat there,
at the foot of the Cochise Stronghold.
The Averbach's pistachio groves
and processing plant are now owned
by St. Anthony's Greek Orthodox
h-‘ll‘r]‘lc‘lﬁ.lHr!,."ll'l-c":sh,'ur|r|,|_:]|_|-1'en-|:e_.-fl.ri_.:l.‘.|l'|ﬁ_
As the bus crawls up and down
the narrow roads, ACRES4Us Josh
Moffitt and Matt Borkowski point
out plots for sale. Here's a sam-
pling of what they have to offer:
* 100 acres in Elfrida for 54,500 per
acTe
# 4 acres on Kansas Settlermnent
Road for §T475 per acre
# A0 acres on Bell Banch Road for
000 per acre
* A acres om Wayward Winds for
35,000 per acre
Compare those prices to a sam
pling of the lowest prices (currently
listed on the MLS) for a one-acre lot
in developed areas:
* Apache Junction — $139,000
*  Buckeye — 364,000
*  (Casa Grande — £39.000
& Dipeen Crivck — 73,000

INVESTMENT METHODOLOGY
Strom explained how their
approach works:
*  Only 17 percent of Arizona land
mass is private, meaning there is a lim-
ited supply o meet increasing demand.
#  Investors will pay more per acte
for a smaller parcel than for a larger
parcel. Each time a parcel is divided,
there are more potential buyers will-
ing to pay higher prices per acre.
* You can split vacant land in to
five parcels {each less than 36 acres)
without having to wait for the sub-
division and platting approval,
which can take up to 18 months.
* Az a landowner, you can be
the bank and prowvide seller carry-
back limancing secured by a prom-
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issory nobe and first deed of trust
Ideas begin to take shape: acres of unde-
veloped land with views that stretch
for miles, altitudes ranging from 3.000
o 4,000 feet, a comiortable vear-round
climate (average temperatures are 96F
im winber and 62F in summer), less than
an hour from civilization (Tucson), sup-
ply of water from underground aqui-
fers. Acres of Brown dirt are transform-
ing into endless green possibilities.

By late afterncon, heads spin-
ning from information intake, the
Coronado Vinevards tasting room
in Willcox is a welcome sight. We
tumbdle off the bus and up to the bar
where we sample the local wines:
Arizona Blugh, Chardonnay, Cabernet
Sauvignon, Conquistador Red, Cibola
Gaold, Ricsling, Meritage, and Syrah.

Sated with generous samplings of

Arizona wine we settle into the bus for
the ride home.

LOOKING BACK TO
SEE FORWARD
Tand developers hook ko the past for
chues of what will happen in the future.
"We alzo look at what the "big boys’
are doing,” said Strom. The new Wal-
Mart in Bengon 1% an indication that
the area is now on the national radar.
Rich in history, imbued with the
romance of West, Cochise County
may be on the threshold of tremen-
dous growth. Who will be part of that
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growth? It could be someone from
across the world who finds it on the
Internet and is ceptivated by the pos-
sibility of cwning a little prece of the
American West: aritoould be Arizonans
who remember how much land val-
ues have gone up in their hometowns.
Thi three-hour trip home to Mesa
was quiet, as visions of land profits
danced in our wine-doused heads.
And happily, no need for the extra-
strength Excedrin,. How many of
the nearly 50 people on the bus trip
will buy land? | don’t know. But [ do
know that nearly evervone hought a
bottle or bwo of wine, presumably to
help them mull over their options.
Wisely and gracefully, Stan and hia
taam leave the next steps up to us,
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