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R & R PROPERTY SPE IALISTS
P. o. BOX214

JOHNSON CITY, TEX S 78636
(830) 868-2359 - FAX (830) 68-2640

March 6,2015

County of Blanco
c/o Judge Bray
P.O. Box 471
Johnson City, Texas 78636

Re: A Restricted Use Appraisal of the land and improvements located at the comer of
East Pecan and Avenue F, Johnson City, Blanco County, Texas.

Dear Sirs:

In accordance with your request, I have made a thoroqgh inspection and analysis of the
above referenced property as of March 6,2015. In addition, I have investigated the
available facts and data pertinent to the value estimate, The purpose of my appraisal is to
estimate the Fee Simple Market Value of the subject property.

The term "Market Value" is defmed as follows: 1
"the most probable price which a property should bri I g in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting
prudently, 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 whereby; bfer and seller are typically
motivated-both parties are well informed or well advised and each acting in what he
considers his own best interest-a reasonable time is allowed for exposure in the open
market-payment is made in terms of cash in U. S. doIfars or in terms of financial
arrangements comparable thereto; and the price reprlsents the normal consideration for
the property sold unaffected by special or creative financing or sales concessions granted
by anyone associated with the sale. " I

The appraiser has made every attempt to conform to the Uniform Standards of
Professional Appraisal Practice, the FDIC and O. C. C~guidelines. Due to the brevity of
this report at the request of the client, data normally found within a narrative report may
not be contained herein. However, all data required to perform a complete narrative is
contained in our files and may be made available upon request.
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Page 2

County of Blanco
P. O. Box 471
Johnson City, Texas 78636

March 6, 2015

In the appraiser's opinion the estimated marketing time for the subject property and other
commercial properties in the subject's marketing areJ is 6 to 12 months. This assumption
is based on the current demand for commercial prope~ies within the subject's marketing
area and the conservative value estimate arrived at herein.

By reason of our investigation and analysis of data contained in this report, other
information in our files and our experience in the real.estate and appraisal profession, it is
our opinion that the Estimated Market Value for the subject property, as of March 6,
2015 is:

ESTIMATED MARKET VALUE

FIFTY THOUSAND DOLLARS
($50,000)

The following pages of this report and addenda contain information gathered in the
course of our investigation and set forth the methods employed in the completion of this
assignment.

We thank you for the privilege of serving you and if Je may be of further assistance,
please advise.

Respectfully Submitted,

R & R PROPERTY SPECIALISTS

~-~~~5~
Will Marasek
TX-1330580-R

Steve Wenzel
1332726- Trainee
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EXECUTIVE SUM~Y
coun~ef~B~lan~c-o-------------------

Estimate Market Value

MarChl' 2015
March 6, 2015

Land d Improvements at the comer of
East pJcan and Avenue F, Johnson City,
Blanco County, Texas

Assignment Date
Primary Client
Appraisal Purpose
Appraisal Date
Report Date

Report Identification
Property Appraised

Land
Size

Improvements
Type/Area in Square Feet

Condition
Highest and Best Use

As Vacant
As Improved

Market Approach - Vacant Land
Value Estimate

Market Approach - Improved Properties
Value Estimate

Cost Approach
Value Estimate

Income Approach
Value Estimate

Final Market Value Estimate

+/- 0.3~ acres or 14,400 square feet~d=ehouseof approximately 4,800

Average

comm~ial
Commercial

$30,006

N/A

$102,0(i)0

I
$46,00(i)

I
$50,000,
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INTRODUCTION OF THE APPRAISAL

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Markdt Value of the subject property in a
Fee Simple Interest, land and improvements constructed thereon, as of the effective date
of this appraisal. I

Function of the Appraisal

It is the function or intended use of this appraisal to establish an Estimated Market Value
that will assist the client in asset management decisioi s.

Date of the Appraisal

The effective date of the Value Estimate, for purposes of this report is March 6,2015.

Property Rights Appraised

The property rights appraised herein are fee simple interest of the subject property.

"an absolute fee; a fee without limitations to any particular class of heirs or restrictions,
but subject to eminent domain, escheat police power and taxation. An inheritable estate."

Legal Description I
+/- 0.33 acres, Part Lot 4, Lot 5, Block 6, Johnson CiY, Blanco County, Texas

Property History

The current owner has owned the subject property for many years.
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AREAlNEIGHBORHOOD ANALYSIS

A particular neighborhood may be defined as "a portion of a large community or an
entire community in which there is homogeneous gr~Upingof inhabitants, buildings or
business enterprises. Inhabitants of a neighborhood usually have more than a casual
community of interest and a similarity of economic level and cultural background.
Neighborhood boundaries may consist of well-defmed natural or man made boundaries
or they may be more or less well defmed by distinct <changesin land use or in the
character of inhabitants." (From the Real Estate Tenrlinology and Handbook, First
Addition, Copyright 1975, page 47, by the AmericanlInstitute of Real Estate Appraisers).

Because various economic, social, political and phys~cal forces which affect a
neighborhood also directly influence the individual properties within it, it is imperative
that an analysis be conducted in order to determine tHose factors that may reduce or
enhance property values.

Boundaries

The boundaries are the incorporated limits of the City: of Johnson City.

Location and Accessibility of the Neighborhood J
The neighborhood is considered to be the city of Jo son City. Johnson City is located in
the northern portion of the county approximately 55 Jules north of San Antonio, Texas
on U. S. Highway 281. Accessibility to the neighborhood is considered good. The
primary roadway north/south is U. S. Highway 281 and east/west is Highway 290. In
addition, easy access is provided to schools, shopping, recreation, and employment areas
from the subject neighborhood. I

Present Land Use

The vast majority ofland on U. S. Highway 281 and Highway 290 is used as commercial
property. The majority of the commercial property consists of service-oriented
businesses, restaurants and shopping facilities.

Growth Rate and Value Trend

The current growth rate of the neighborhood is considfred to be stable with very little
new de;elopment within the past few years. Values o~both residential and commercial
properties appear to be stable and are expected to continue this trend into the foreseeable
future. I

Sales and Rental Ranges L
Sales of both residential and commercial properties ap to be stable and due to the
current economy rental rates have been stable and are I xpected to continue.
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SITE ANALYSIS

Location

The subject property is located at the comer of East pel can and Avenue F, Johnson City,
Blanco County, Texas.

Alcreage~rontage

The subject site contains +/- 0.33 acres. The subject has ample frontage on East Pecan
and Avenue F.

Easements and Encroachments

A survey of the subject property was not provided to the appraiser however a physical
inspection revealed only typical utility easements.

Zoning

The subject is zoned commercial.

Alvailability of Utilities

All utilities are available to the subject site.

Flood Plain

According to the Federal Emergency Management Agency's National Flood Insurance
Program, Community Panel #4831 CO135-C dated February 6, 1991, for the City of
Johnson City, the subject is not located within a flood hazard area.

Hazardous and Toxic Waste I

The value estimate is based on the assumption that the property is not negatively affected
by the existence of hazardous substances or detrimental conditions. The appraiser is not
qualified in this field and recommends a study be performed by a professional in this
field if the client so chooses.
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DESCRIPTION OF IMPROVEMENTS

The subject site is improved with a metal warehouse building of approximately 4,800
square feet.

The specific construction details are as follows:

Foundation
Concrete Slab

Floors
Concrete

Exterior Walls
Metal

Interior Walls
Metal

Roof
Metal

AClHeatine:
None

Lighting
Incandescent/Skylight

Windows
None

Ceiline:
Metal

Doors
Sliding Metal Doors/Solid Exterior
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Borrower N/A
Property Address East Pecan/Avenue F ._-----
City Johnson City County Blanco countyl State TX ZipCode 78636
Lender/Client Blanco County

Building Sket~h

80 x 60 = 4800

60'

o
cc

J
coq

Warehouse Area

60' I

Front

TOTAl Sketch by a Ia mode, inc.
Area Calculations Summary

Living Area
First Floor 4800 Sq ft

Calculation Details

Total Living Area (Rounded): 4800 Sqft















HIGHEST AND BEST USE

A portion of the appraisal process is based on the defittion of Highest and Best Use.
From the definition, it is obvious that the market valut of the land and site of an
improved property are both estimated under the assumption that potential purchasers will
pay prices that will reflect their analysis if the most p¥fitable use of the land, or property,
as improved. Four basic steps are followed in the analysis of the Highest and Best Use of
the subject site: consideration of the physically possible, legally permissible and
fmancially feasible uses and from feasible uses, choosing the Highest and Best Use that
results in the highest net return to the investment in lahd while remaining compatible with
the community standards and pattern of development.

Physically Possible Uses

Overall, the physical attributes of the site do not appear constricting in terms of the sites
Highest and Best Use. Based on the tract's physical characteristics, it is the appraiser's
opinion that any type of commercial development that could be supported, given the

I
limited utilities to the site, would be a physically possible use of the site.

Legally Permissible Use L
As previously mentioned, the subject site is zoned co ercial. In addition, the appraiser
is unaware of any deed restrictions, which would prevent any commercial uses.
Therefore, it is concluded that, as vacant, any number of commercial uses would be
legally permissible uses of the site.

Financially Feasible Uses

There exist few facilities in the area, which could be considered similar to the subject.
During the past few years and because of the current economy, these facilities have
realized a stabilization in demand causing stable rendl and vacancy rates. It is predicted
that rates will remain stable in the near future as the economy as a whole continues to
become more stable.

Based on the above analysis and considering the location of the subject site, it appears the
most fmancially feasible uses of the site, as vacant, wbuld be any number of commercial
uses.

MaXimally Productive

Based on the analysis, it is the opinion of the appraiser that the most productive use of the
site, as vacant, would be any number of commercial uses.

8



Analysis of the Site As Improved

The subject is improved with a metal warehouse building of approximately 4,800 square
feet. Research has indicated that the rental rates that die subject could command within
the open market would yield a net operating income, that when capitalized, exceeds the
estimated land value. However it is the appraiser's opinion that the subject's highest and
best use would be an office/retail facility rather than tie current warehouse.

I
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SCOPE OF THE APPRAISAL

Pursuant to th~ client's authorization, the appraiser har per~ormed a limited scope .
a-p-praisal.While every attempt has been made to comply with Standard 1 of the Umform
Standards of Professional Practice, the client has requfsted for brevity sake that the data
collected and analyzed be summarized and the actual Ftten report be condensed. The
Departure Provision of the USP AP allows the appraiser to: "enter into an agreement to
perform an assigmnent that calls for something less thb or different from the work that
would be otherwise required by specific guidelines, P1!ovidedthat prior to entering into
such an agreement:

1. the appraiser has determined the assignment to be performed is not so limited
in scope that the resulting appraisal, review or consulting service would tend
to mislead or confuse the client, the users jf the report or public; and

2. the appraiser has advised the client that th1assigmnent calls for something,
less than, or different from the work requirFd by the specific guidelines and
that the report will state the limited differing scope of the appraisal, review or
consulting service,"

The estimation of value of real estate is typically deri~ed by an appraisal which relies
upon three different valuation techniques. These include the Market Data Approach, Cost
Approach and the Income Approach.

The above cited techniques, while interrelated, are based on different market
circumstances and will generally indicate a different value. After all factors of each of the
approaches have been considered, the indications of value derived from each of the
approaches are reconciled to arrive at a fmal estimation of value. All three approaches
were utilized in this report and are discussed on the fo lowing pages.
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MARKET DATA APROACH-VACANTLAND
The adjustment process used in the analysis of unimp+ved similar sold properties
consists of a comparison and analysis to the subject b~common units of analysis. In the
use of this method, a factor of similarity such as the n ber of acres in the land area
used. Adjustments are then made for superior and inf .or positions of the comparable to
the subject property. A superior position in a comparaple would result in a downward
adjustment and no adjustment for a similar position. 90mparables based on such unit
values tend to establish a pattern which serves as an indicator of the appropriate unit
value for the subject. I

The appraiser researched the market for comparable hind sales in the Johnson City area.
There was one sale that the appraiser considers to be ~pprOPriate for use in this report.
This sale was located at 300 West Main Street in Johnson City. This sale was 1.39 acres
or 60,548 square feet. The selling price was $220,000 or $3.63 per square foot. This sale
has a far superior location in comparison to the sUbjeal~making a location adjustment
necessary. This one sale does not establish a market. A property located at 617 North
Nugent is currently listed for sale. This property is 0~5 acres or 32,670 square feet. It is
listed for sale for $65,000 or $1.99 per square foot. It has been on the market for
approximately 217 days. Although this property is n Ita sale it can provide insight into
current market conditions. The appraiser also had discussions with realtors and brokers
familiar with the Johnson City market. The consensus was that the estimated land value
of the subject property is approximately $2.10 per square foot. There have been sales in

I .

the past three to six years that would tend to support this estimated value.

+/- 14,400 square feet @ $2.10 per square foot = $30,1240
SAY = $30,000

TmRTY THOUSAND DOLLARS
($30,000)

11



MARKET DATA APPROACH - IMPRO I D PROPERTIES

1 . h i If' h .The Market Data or Sa es Companson Approac IS a process 0 companng t e pnces
paid for similar property, prices asked by owners and bffers made by prospective
purchasers willing to buy, Through this approach, a c~mparison and analysis of the
property appraised is applied to similar properties fori~hich market information is
available. Adjustments are necessary for any physical functional and location differences
which give an indication of the subject property's val e should it be marketed.

A market investigation was made in order to locate sales of similar type properties in the
subject's market area, which were considered more o~ less similar to the subject property.
No sales were available, therefore, the Market Data Approach - Improved Properties was
not considered applicable in this particular instance. I

12



COST APPROACH I
The Cost Approach to value presumes that no prudent buyer will pay more for a property,
including the subject, than an amount necessary to S~~.':Iean equally desirable site and
build a substitute facility, new, presuming no undue F~e delays. Typically, a buyer will
pay less than cost new, depending upon the condition of the subject.

The basic underlying principal of the Cost Approach is the principle of substitution. It is
presumed that a prudent buyer will pay no more for property than an amount for which he
can purchase an equally desirable facility, presuming no undue delay. It must be stressed
that value is not a function of cost. I

Cost information was derived through discussions with various contractors and builders
familiar with the local market. The land value estimate was based on sales of similar
vacant tracts within the subject's market area

The reproduction cost new of the improvements, incl ding all fees and overhead, less
applicable depreciation is estimated as follows: I

4,800 SF @ $30.00 PSF - I $144,000
Total Cost New of Improvements = I $144,000
Less Depreciation I

Physical Depreciation @ 50% = $72,000
Economic Obsolescence = I -0-
Functional Obsolescence = I -0-

Depreciation Cost of Improvements = I $72,000
Site Value - $30,000
Total Value = $102,000
Say .................. = I $102,000

REPRODUCTION COSi CHART
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INCOME APPROACH

The Income Approach is an appraisal technique whe~eby annual income is capitalized
into an estimate of value. There are numerous techni,ues of capitalization and any
number of income estimates can be capitalized. Then is generally one appropriate
technique for any given property and the correct one r be abstracted from the market

In order to properly utilize the income approach, the ~ppraiser researches rents, vacancies
and operating expenses from competing properties arid creates a stabilized operating
statement for the subject. At that point, the appropriate capitalization technique is
selected and applied to the subject's income stream. The following discussion will
demonstrate this procedure as it applied to the subjec property.

The appraiser researched the market for rental rates f(i)rsimilar properties and found that
the rate for warehouse space of properties comparable to the subject was approximately
$500.00 per month. The vacancy factor ranged from ~% to 10% depending on the general
condition of the improvements and their location. Ty,ically expenses for this type of
property run approximately 20% of effective gross income. Discussions with managers
and owners of similar facilities confirmed the appraisrr's income and expense estimates.
Therefore, the estimated net operating income is as fl11ows:

ESTIMATED NET OPERATIN(; INCOME
I

$500.00 per month x 12 = I $6,000
Less Vacancy (OJ 5% = I $300.00
Effective Gross Income - I $5,700
Less Expenses @ 20% = I $1,140
Net Operating Income = I $4,560
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VALUE ESTIMATE VIA THE DIRECT CAPIT I LIZATION METHOD

Capitalization is the process of converting income into value. In real estate valuation, its
conversion is accomplished through application of a ,apitalization rate or "cap" rate
which merely expresses a relationship between net i~come and price. It is similar to the
"times earning rate" with regard to stock or "yield ra~e" relative to a bond and is used as a
yardstick to measure the present worth of future benejfits. The basic premises of direct
capitalization is the net operating income divided by the capitalization rate equals the
value of the reversion. The capitalization rate utilized in this analysis was estimated by
the Mortgage Equity Analysis-Ellwood Technique ddscribed herein.

MORTGAGE E UITY - ELL WOOD METHOD

The Mortgage-Equity Analysis is a technique used to appraise income properties on a
before tax basis. Mortgage tenns, principal amortization, equity yield and the investment
holding period are used to calculate the Overall Capitalization Rate. This rate is then
given consideration when estimating the proper capitalization rate to be applied to the
new Operating Income of the property to estimate the value of the subject by the Income
Approach.

In analyzing the subject property, we utilize the Ellwood Method with the J-Factor
premise which considers increases in income and overall property value over the holding
period. The factors utilized in the Mortgage Equity-Ellwood Method are shown on the
following page.

15



MORTGAGE EQUITY CHART

EQuity Yield Rate 0.08000
Income Projection Period I 5.00000
Loan to Value Ratio (%) 0.80000
Maximum Available Mortgage Length 20.00000
Mortgage Interest Rate I 0.09500
Annual Loan Constant 0.11580
Annual Loan Constant for Projection Period 0.25496
Ratio of Mortgage Paid Off 0.00000
Sinking Fund Factor (ii), Euuitv Yield Rate 0.01388
Mortgage Coefficient -0.03580
Change in Property Value over Projection Period 0.15000
Change in Income over Projection Period 0.15000
J Factor - Ellwood Method 0.50770

CONCLUSION
Ellwood using J Factor 0.09902
Say ........................... 10.0%

. . . .
Capitalizing the stabilized net operating mcome by a market rate YIelds a value indication
for the subject through the Direct Capitalization MetHod The following chart summarizes
this calculation:

DIRECT CAPITALIZATION dALCULATION

NOI = $4,5~0
RATE = VALUE 1O.0~ = $45,600
SAY = I $46,000

FORTY SIX THOUSAND DOLLARS
($46,000)
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RECONCILIATION

Reconciliation is the process of coordinating the integrating related facts to form a
unified conclusion. An orderly connection of interdependent elements is a prerequisite of
property reconciliation. This requires a re-examination of specific data, procedures and
techniques within the framework of approaches used ~oderive preliminary estimates.
Each approach included in the preceding sections of ¥s report is considered a
recognized appraisal technique and was reviewed seprrately by comparing it to the other
approaches in terms of adequacy, accuracy, completeness of reasoning and overall
reliability. The value estimates arrived at by the applicable approaches is as follows;

MARKET DATA APPROACH - VACANT LAND

THIRTY THOUSAND DOLLARS
($30,000)

MARKET DATA APPROACH - IMPROVED PROPERTIES

COST APPROACH

N/A

ONE HUNDRED TWO THOUSAND DOLLARS
($102,000)

INCOME APPROACH

FORTY SIX THOUSAND DOLLARS
($46,000)

These individual value conclusions were derived thro gh the application of accepted
ap~ra~sal ~rinciples ~d concepts. !he differe~ces in tpese estimates were created by
variations III the quality and quantity of matenals availlable for examination of analysis
and are not indicative of basic conflicts.

After careful consideration and analysis of all the foregoing, it is our judgment and
opinion that the most probable Market Value of the sJbject property, in Fee Simple, as of
March 6, 2015 is: I

FIFTY THOUSAND DOLLARS
($50,000)
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CERTIFICATION

We certify that, to the best of my knowledge and bellef, that:

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

2. Our unbiased, professional analyses, opinions and fonclusions relative to the available
market data are subject to the assumptions and limiting conditions found herein.

3. We have no present or prospective interest in the J operty that is the subject of this
report and I have no personal interest or bias with res ect to the parties involved.

4. Our compensation is not contingent on an action 0 event resulting from the analyses,
opinions or conclusions or use of this report.

5. Our analysis, opinions and conclusions were devel ped and this report has been
prepared in conformity with the minimum reporting equirements of the Code of Ethics
and Standards of Professional Practice of the Texas Appraiser Licensing and Certification
Board.

6. The use of this report is subject to the requirement of the Texas Appraiser Licensing
and Certification Board relating to review by their dUlYauthorized representative.

7. Steve Wenzel has personally inspected the subject property.

8. No one provided significant professional assislan1 to the person(s) signing this report.

9. The appraised value is not based on a requested minimum valuation, specific valuation
or approval of a loan.

10. We are of the opinion that as of March 6, 2015 th Estimated Market Value of the Fee
Simple Title of the subject property is best represente' as $50,000.

\J0 JJ-- ~ CVV t--- <,~

Will Marasek
TX-1330580-R
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GEtWML CONDiTIONS

\
\

\
\
\

t, fie party tOr whom this appr~S8Jr~p2nw!S:prepared Jr.ay distrJiute copiei ennis appraisal
report, in in ~Rti~. to Loch third panieS' 8i may "selected by the party for whom this
~aisal report is prepared; luTwev~jt.pentons onnis appraisal report shall not be given
to: tl-Jrd PiH~&wimeuf- prior written consentot$1 signatory of this appraisal r~PQrl.
F~her. neither aftnor part of this appraisal sh.all dlss~min~t~ t9 tlt~g~~al public
by the use of advertising medi~ public TelatiQt\~ _-__. ia. news. media. sale$. media or otr.er
media for public comm~iQ~ witOOU:t ~ri£!r WritI",n eom.--nt of:he SigT&..wy vfthis:
apprai~ r~pQft

2. That the: tOUR Mark-ef Value. as used herein. is defined ~he mostprobable price which a
property shoukJbring Q competitive and open markel under all conditions requisit(f (qq
fair sale, the buyer and se/ler. each acunipn'lff~~~!.kP!Jwletigeably. Q£SMming the price
is 11m affecled by t!,lf1lle ~timulus~Implicit in tl1is 1jinttitm- is ;he COihllifmwtiOO ej £we
eM of a speCifMd date. and tr.e.passmg tif tifle.frrJIIt - -Her to buyer under conditions
wke.re.f1y-; w~(jyJ sellerare typicaHy motivated- -oth porites are wet! informed or well
advf.wd; and each acting In what he considers his n best ituerest-a reasonable time is
allowed/or exposure III the open market.-paymelll 's mtuk in terms of cash in l/.$.
dollars or in terms of financial arrfP.Jil!l1J.i~~l~emP~k !be.reta; and the price
rCDr$!£f!11s. (he.I1!l!mal cOllSideratian fvr tJo.e r"'Oper "sold unaffected by speciu; OY.
crdlltve .financing €ff sales CfJlleeSSWlts granted hy nyone associated with the saie. I.

3-. That the date ofvalue to which the opinions expressed i this report apply is set forth in the
letter of transmittal. The appraiser assumes no resp _nsibi~itj tQI' «.!~~¥lm~ Q( pb.yii.!i.al
factors Q<;:<;:l,U,{tOg ~ ~Qmebiter date.which fl\.ay a!'fl. I.the opinions. herein stated.

4. That iiO opinion is intended to be expressed for legal ma en or that would require specialized
investigation or knowledge beyond that ordinarily erployed by real estate appraisers.
although such matters may be discussed in the repon.

~. 11utt t151 Qpioion as. to' title: is.rendered. Data on owners. lp and tr.e legal description were
obtained from sources genmilly cviUidefed reliable. Title is assumed to be marketabfe
Bodmand clear of an liens and encumbrances. ea5pments and restrictions. except those
speciflcaUy discussed in the report. The property is rppraised usuming it to be under
responsible ownership and competent ~.&em~n\ .v4 ~Vt\ilt\ble fQf it~Hi!l~t and B~t
Us~, .

6:. That no engir.eering S"\.frv:e-y tHiS been mide by tne apF . r. Except as specificaUy stated,
data relative to size and area were taken (rom SOUte s considered reliable, and no
encroachment of rear property improvements is assu ed to exist.



7. That maps, plats and exhibits included herein are for if ustration only as an aid ill visualizing
matters- discussed within the report. They should ot be considered as surveys or relied
upon for any other purpose.

g. That no opinion is expressed as to the value of sub sur- ce oif. gas or minerai rights, and that
the property is not subject to surface entry for the exploration or removal of such
materials. except as it is exoresslv stated.

-; ~ ~ '"'-

9.. That if this appraisal has been limited at the requsst or the disnt for calculation of fractional

rn~f:~~;fi~:;~~'i!::I~:;'~:;~:~~t:::::::~~~~t~~a~a!~::!~:!~e:~t:o;:~i:!e::;
not equal the value of the entire fee simple estate onsidered. as a whole.

CQURT HEARING A.•~ TESTIMONY

It. That testimony or attendance in court or at any other hearing is not required by reason of
rendering this appraisal. unless such arrangements are made at a reasonable lime in
advance,

12t ThaI ififle dare of value used herein is the date oft-ri~ -}the appraiser reserves the right to
consider and evaluate additional data that becom avaHabfe between the date of this
report and the date of trial and to make any adjust ents to the value opinions that may
be required. " "'- ~.

TITLE REPORT

13. That if the title report was made available to the apt> iser, he assumes no responsibility for
such items of record not disclosed by hi~ I1Qm~ i..!;$tJg.atiQH, HQW~Y~f. th~ appraiser
does not ren.der an opinion. on title and it is cOl1sid••red good for the purposes ofthis
re:port.

SOIL OR GEOLOGICAL CONDITIONS

14 Th,"'t nn, detailed "rul studies "nH •••.;."H ~I,•••.••1.,1""". •.••......• • •••• __ ~ ~.,,,:t~hl~ .~ ~•.•~ ~~_~~~~_~<. ••• H~ .•.••.••••..••••.••.••••••.•••.••••..••••..•.•.••...••••6 »'V ~uvJ••••..•t l-I.V!HY W",Hi dyatlaVU, tV ute crpptitl;.et.

Therefore, premises as to soil qualities employed i this report are not conclusive but
have been considered consistent with Information a ailabre to tile appraiser.

IS. That since earthquakes. tlQQd~.temadcs aad other po e.,qtiaHy dangerous natural
~1e:!~:len:r:~re ~ssib!e :ro~.~i~~ to tim~.inthe tea. ,no:.es~ns:bil~ty~sassumed, due
to rned" possible 3nect on individua! properties, unr S oetaued geotogrcat reports are
made available.



1" Th-""~~h- - •.•-~-~~"... \."~,,nP_"'O",..•nV inseected th", ql,hj", e eroeertv ::lnrl tlnrl~ no ohviQHll.lV. t I i.it l-lle a.PV.idi.!l\;;tl:. U~ r-i~ iUiHj Ih;;t~ A.vW a..tt¥ Jr#~""'J-'- • F ~r""""'''J •••..:_•.••..=.~ .•.~~ .;:.r~ =.~ -... "t;":-'T-

evidence of deficienCies. except as stated in this r port. However, no responsibility for
hidden defects or conformity to specific gavemm utai requirements such as zoning,
fire.building and safety, earthquake, tornado, floo ing. etc. can be assumed without
provisions of s~!fic professional or government Iinspections.

VAG ANT LAND

i7. That if thisapptilisal i?\lOlvesa~lana!ysi~?f differi~g~~gr~~hical ~O~ti01::.:::e<:~bje:tt~~_
tract or tracts relative to their potenuat uses ana '1'tues, me <~port~ varue or VDlue i aiale

to the whole, and the sum of the parts mayor maY,not equal the value of the property as
a whole.

IMPROVED PROPERTY

18. That the appraiser has personally inspected the sub]e property and finds no obvious
evidence of structural deficiencies. except as state in this report. However. no
responsibility for hidden defects Of cQ!1t~rmity to I:){;cific governmental requirements
N"-~t. ~~ -~ru~~ flood .I-~~~ h••:tA·I"'~<>~A ,,_f'_... "".. h,..U••I...". •.••. '''''C''nan<'u ~Meq <'an ~I)U-~.tt «;; ';:"i..Unl"!;, L -vuu, tti~-t lrUflU ha "Uti o.7iU-\;.r\.j,. •••.u. ioil"l ii4n.V,,··H· 'U'-<o,i---r H"W"J' --""' •.•.•. "•.•..•.•.•••..••- •• -~

assumed without provisions of specific professiotl I Of governmental inspections.

19.- That although no termite inspection report was avail ble, the appraiser personally inspected
the subject property ~nd found no sisn~fi~nt eVidrce of termite damage or infestation.

That no consideration has been given in this appraisa to personal property located on the
premises, or to the cost of moving or relocating 5 ch personal property; only the real
property has been considered.

20.

21. ••.•• . 'j • ~. • ,t. t· A 'P 'A . II nar eensrderation or equrprnent is as statev wlttlUl tt e report all•.•IIconsu .•eranon nas
been given in this appraisal to certain items of equ ,mietU located em the pruperty and
itemiaed herein, they are considered in the propen valuation.

22. That building and rental areas herein have b~..en provi _c _ ~y the client or reliable sources
and are believed to have been calculated in accord with standards developed by the
American Standards Association as included in th Real Estate Appraisal Tel minology.

23. That income and expense data that was relied upon ere provided by the client or sources
that are felt to be reliable and nQ f~$PQns~bm~yis c $tHlled for other correctness.

24. That the improvements are assumed to be within the Iot lines and tn accordance with local
zoning and building ordinances.



25. Tbai, wdess Oiherwise sUtfedin rile r6poff, the subje-t propeny is assumed 10 be free orail
hazardous materials affecting, or whh the potentrt' to affect said properlYs. The
appraiser is unqualified to detect the presence of al hazardous materials, including
asbestos and Urea-Formaldehyde foam ins.v!atkm, and dlef~tbreassumes no -
resp.onsihility for the pfefetlSe oJ: or costs associat -J with the detection of such materials.

26. That any proposed construction or development are ssumed to be completed in a good
workman-like manner in accordance with plans an specifications supplied tlus office,
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Qualifseatioos of
WiUMarasek

Designations aDd Memberships

State of Texas Certified Residential Real Estate Appraiser #TX-l 30580-R
State of Texas Real Estate Brokers License #0227311

Education & TndDiug

Southwest Texas State University, San Marcos, Texas. BA De (1976)
Southwest Texas State University, San Marcos. Texas. Principles fReal Estate Practice (1974)
SoutbwestTexas State University. San Marcos, Texas. Real Estat Valuation (1975)
Society of Real Estate Appraisers. Course 1A (1976)
Society of Real Estate Appnisers, Course tB (1976)
Houston Community College, Houston. Texas, Real Estate Law ( 971)
Real Estate Training, Inc. Property MaoagementiReal Estate M matics (1988)
Real Estate Training, Inc. Real Estate Illvestment (1987)
American Institute of Real Estate Appraisers. USPAP (J990)
Resolution Trust Corporation, Appraising WIder the Afibrdable Hfing Disposition Pro81M' (1990)
Capital Real EsUite Training Center. MCB (1992)
Austin Mortgages Bankers Association. Fannie Mae Residential pdate Seminar
USA Training Center, MCE (1993)
Austin Community College, MCE (i997)
Texas Tech University - College of Business Administration - E (2000)
Austin Institute of!«al Estate, USPAP (2001)
Austin Institute of Real Estate - USPAP (2002)
SABOR - Fair Housing (2002)
SABOR - Agency (2002)
SABOR. - Real Estate Ethics & Professional Conduct (20(2)
SABOR - Asset Management (2002)
SABOR - Real Estate Finance (2002)
SABOR - Environmental Hazards (2003)
SABOR - Fair Housing (2003)
SABOR - Real Estate Finance (2003)
SABOR - Asset Management (2003)
SABOR - Real Estate Ethics & Professional Conduct (20(3)
MclGssock, Inc. - USPAP (2003)
McKissock, Inc. - Factory Built Housing (2003)
McKissock, Inc. -Infurmation Technology and the Appraiser 3)
McKissack, Inc. - Construction Details and Trends (2003)
McKissack, Inc. - National USPAP Update Equivalent (2005)
McKissack, Inc. - Appraising the Oddball (2005)
McK.issock, Inc. - Fair Housing (200S)
McKissock, Inc. - Developing and Growing an Appraisal Praaice (Z005)
Midwestern State University - MeE-Principais of Real Estate (2 5)
SABOR- Real Estate Ethics Update (2007)
SABOR - Real Estate Legal Update (2001)
SABOR - Home Inspection (2007)
SABOR - Deeds (2001)
SABOR - Liens, Taxes & Foreclosure (2007)
McIGssoek, Inc. - Cost Approach (2001)
McKissock, Inc. - Private Appraisal Assignments (2007)
McKissoek, Inc. - Construction Details & Trends
McKissock, Inc. - USPAP (2007)
McKissock, Inc. - USPAP (2008-2009)



M(;Kissack. Inc. - Mortgage Fraud: Protect Yourself
McKissock. Inc. - Land and Site Valuation
McKissock. Inc. - Fannie Moo Form lO04MC, HVCC & More
36Otmining.com, Inc. - Estimating the Gross Living Area
36Otraining.rom. Inc. - TREC Ethics MCE
36Otmining.com, Inc. - Real Math
36Otraining.com, 100 - TREe Legal Update MeE
360training.com, Inc - Real Estate Appraisal
McKissock-com, Inc. - Int:roduction to Legal Descriptions
McKissack.com, Inc. - Essential Elements ofDiselosure and D'
McKissack-com, Inc. - Construction Details and Trends
McKissock.com, Inc. - Appraising FHA Today
McKissack-com, Inc. - 2012·2013 1-boUT National USPAPU Course
McKissack.com, Inc - Misrepresentations and Case Studies
McKissack.com, Iac - Texas Real Estate Ethics
McKissock.com., Inc - Texas Real Estate Legal Update
McKisSOCK-com, Inc. - Short Sales

Experieuee

R &. R Property Specialists. Johnson City. Texas - President - (P¢sent)
Working Woman Companies. Wimberley, Texas - President - (l~~1993)
Heritage Appraisal Group. San }Aaroos, Texas - Senior Vice Pres~dent - (1991-1992)
American Realty Analysts, San Maroos, Texas - President - (198~-1991)
University Savings Assol;iation, Houston, Texas - Assistant Vice. Fdent. Senior Appraiser and Real
Estate Market Analyst, (1971-1989) I .

Mr. Marasek bas performed condennmtion work for the City OfH[. ton, City of San Marcos. Hays County
and Blanco County.

Mr. Marasek has performed and is regarded /IS an expert witness r court testimony in Teal estate valuation
related cases.


