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DALLAS   ▪   FORT WORTH   ▪   HOUSTON   ▪   SAN ANTONIO   ▪   EL PASO   ▪    WEST TEXAS 

December 18, 2020 

 
Angie Peebles 

AgAmerica Lending 
4030 South Pipkin Road 

Lakeland, FL 33811 

 

 

 

VACANT LAND 
TBD Bear Creek Road 

Parker County, Texas 

 

 
In accordance with your request and authorization, we have completed an Appraisal Report of the captioned property 

for the purpose of developing an opinion of the market value of the subject property. It is our intent to comply with 12 

CFR, Subpart C - Subsection 34.42(g), Department of the Treasury, Office of the Comptroller of the Currency, as well as 

the Uniform Standards of Professional Appraisal Practice (USPAP) and FIRREA.  

 

It should be noted that the undersigned have experience in appraising properties considered similar to the subject, in 

the subject market area, and therefore comply with the Competency Rule as outlined in USPAP. 

 

The following report, plus the Addenda, sets forth our findings and conclusions. Maps, plats and photographs that are 

considered essential to explain the reasoning followed in making the appraisal have been included and the conclusions 

are expressed therein. Also, no hazardous materials or waste were noted upon inspection of the subject property. Please 

refer to the Basic Assumptions and Limiting Conditions section of this report. 

 

USPAP Standards Rule 1-2(h) states that an appraiser must identify the scope of work necessary to complete an 

assignment. The scope of work is acceptable when it is consistent with: (1) the expectations of participants in the market 

for the same or similar appraisal services; and (2) what the appraiser’s peers’ actions would be in performing the same 

or similar assignment in compliance with USPAP. In the case of the subject property, both of these USPAP criteria have 

been met. 

 

 

NOTEWORTHY POINTS 

 

▪ Subject is a 1,531.75-acre tract of vacant land that is currently under contract, below market, for $27,500,658 

($17,954/acre). 

▪ Subject site was recently improved with a Multiple Utility District for a total reported cost of $191,785. 

▪ The Sales Approach was fully developed herein. The omission of the Income Approach and Cost Approach to 

value is not considered to, in any way, reduce the reliability of the value conclusions herein. The Cost Approach 

was not considered to be applicable due to the lack of improvements located on the subject site. The Income 

Approach was not considered to be applicable due to the subject as a non-income producing piece of land. 

▪ COVID-19 continues to impact the economy and commercial real estate. LPA is working diligently to capture 

and analyze current market data to reliably quantify impacts on real property values. We are conducting 

interviews with market participants, as well as relying on available survey data in order to support our 

conclusions regarding COVID-19. 
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The appraisal, subject to the assumptions and limiting conditions as expressed herein and conducted 

according to the Uniform Standards of Professional Appraisal Practice, led us to develop an opinion of market 

value as follows: 

 

Status Interest Date Value

As Is Fee Simple October 30, 2020 $35,250,000

VALUE CONCLUSIONS

 
 

Support and explanation for our value conclusion is explained in detail in the contents of the attached report. 

It has been a pleasure to assist you, and if we can be of service to you in the future, please let us know. 

 

Lowery Property Advisors, LLC 

 

 

 

 

 
MARK LOWERY, MAI, CCIM, MRICS LAUREN BOBALIK 
Texas State Certified General Real Estate Appraiser  Texas State Certified General Real Estate Appraiser  

Certificate No. TX1334103-G Certificate No. TX1380865-G 

mark@lowerypa.com lauren@lowerypa.com  

 

 

 

 

 

MITCHELL AUSTIN, MAI ELLEN HEVENOR 
Texas State Certified General Real Estate Appraiser  Texas State Certified General Real Estate Appraiser 

Certificate No. TX1380788-G Certificate No. TX1381048-G 

mitchell@lowerypa.com ellen@lowerypa.com 
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SALIENT DATA 

GENERAL  

Dates of Valuation October 30, 2020 "As Is" 

Date of Inspection October 30, 2020 

Property Rights Appraised Fee Simple 

SITE DESCRIPTION  

Location The subject site is located on the south side of Bear Creek Road, just 

east of Cleburne Highway and west of US Highway 377. There is no 

physical address associated with the subject property.  

 

Site Description The overall subject site is comprised of five (5) adjacent parcels 

totaling 1,531.75-acres (66,723,240 SF). Site is irregular in shape with 

generally level topography. Minimal flood plain is noted. Reader is 

referred to the Site Description for further details. 

 

Legal Description 1,531.75-acres of James Bradley Survey, Abstract No. 119, J.H. Rean 

Survey, Abstract No. 1106, -and- T.J. Benderman Survey, Abstract No. 

2519, Parker County, Texas. 

  

Zoning None 

IMPROVEMENTS  

General Description The subject site displays entitlements for a Multiple Utility District.  

HIGHEST & BEST USE  

As Vacant Future residential development 
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SUBJECT PHOTOS 
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INTRODUCTION 

This is an Appraisal Report, which is intended to comply with the reporting requirements set forth under 

Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice for an Appraisal Report. 

Supporting documentation concerning the data, reasoning and analyses is retained in the appraiser's file. The 

depth of discussion contained in this report is specific to the needs of the client and for the intended use stated 

below. The appraiser is not responsible for unauthorized use of this report. Furthermore, as agreed upon with 

the client prior to the preparation of this appraisal, this is an appraisal as set forth by USPAP. 

TYPE OF VALUE  

The value definition employed in this report is Market Value as defined in 12 CFR - Part 34.44 (FIRREA), 

Department of the Treasury, Office of the Comptroller of the Currency. 

 

Market value means the most probable price which a property should bring in a competitive and open market 

under all conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, 

and assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of a 

sale as of a specified date and the passing of title from seller to buyer under conditions whereby: 

▪ Buyer and seller are typically motivated; 

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

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

▪ Payment is made in terms of cash in US dollars or in terms of financial arrangements comparable 

thereto; and 

▪ The price represents the normal consideration for the property sold unaffected by special or creative 

financing or sales concessions granted by anyone associated with the sale. 

 

Intended Use The Intended Use of the appraisal report is for a Farmer Mac related 

loan transaction or servicing action, or in a similar lending-related 

transaction. 

Intended User The Intended Users of the appraisal report are AgAmerica Lending 

LLC and Farmer Mac and/or its successors and assigns. 

Client AgAmerica Lending, LLC 

Interest Valued Fee Simple  

Dates of Valuation October 30, 2020 “As Is” 

Date of Inspection October 30, 2020 

Date of Report December 18, 2020 
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SCOPE OF WORK 

The scope of the assignment relates to the extent and manner in which research is conducted, data is 

gathered and analysis is applied. In preparing this appraisal, the appraisers did the following: 

▪ Inspected the subject property; 

▪ Search the applicable market area for comparable market data. We utilized multiple sources including but not 

limited to: Costar, Loopnet, area brokers, local MLS, as well as our proprietary database. 

▪ Interviewed landowners and local brokers familiar with the subject area and considered their insight of the current 

market and transactions; 

▪ Obtained information from surrounding counties and area jurisdictions regarding zoning, taxes, property history, 

flood plain, utilities, etc. 

▪ Developed an opinion of the market value via the Sales Approach. The omission of the Income Approach and 

Cost Approach to value is not considered to, in any way, reduce the reliability of the value conclusions herein. 

The Cost Approach was not considered to be applicable due to the lack of improvements located on the subject 

site. The Income Approach was not considered to be applicable due to the subject as a non-income producing 

piece of land. The inclusion or exclusion of approaches to value was determined by LPA and not our client. 

▪ To develop the opinion of value, the appraiser performed an appraisal process, as defined by the Uniform 

Standards of Professional Appraisal Practices. 

Extraordinary Assumptions & Hypothetical Conditions 

It is emphasized that per USPAP, “the use of extraordinary assumptions and or hypothetical conditions may 

have affected assignment results.” These terms are defined as follows: 

 

Extraordinary Assumption, “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.” 

This report is made with the following extraordinary assumption(s): 

▪ None. 

Hypothetical Condition, “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.” This report is made with the following hypothetical condition(s): 

▪ None 
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REGIONAL 

The subject is located within the Dallas/Fort Worth Consolidated Metropolitan Statistical Area (CMSA), 

otherwise more commonly referred to as the Metroplex. The CMSA is made up of twelve contiguous counties 

in North Central Texas. 

 

DEMOGRAPHICS  

Based on estimates from Moody’s Analytics, the current population of the DFW area is 7,771,100, making it the 

largest metropolitan area in the South. Based on this estimate, the Dallas–Fort Worth–Arlington metropolitan 

area gained approximately 223,000 new residents between 2019 and 2020. The Dallas–Fort Worth–Arlington 

MSA is, by population, the largest metropolitan area in Texas, the largest in the South, the fourth largest in the 

United States, and the tenth largest in the Americas. The NCTCOG considers 16 counites to be part of the DFW 

Metroplex. Most of the total growth of the area occurred in the four largest counties, including Dallas, Tarrant, 

Collin, and Denton. For 2020, the Metroplex is projected to have fourth largest gross metropolitan product 

(GMP) in the United States with a projected total of $620.6 Billion and is approximately the tenth largest by 

GMP in the world. For 2019, the median income for a household in the MSA was $68,838 and the average was 

$95,458. The per capita income for the MSA was $34,068. 
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ECONOMICS  

Dallas – Plano – Irving MSA 

Dallas-Plano-Irving has up until now been the best performing metro division in terms of job growth among the 

largest ones in the country. However, it has by no means escaped the coronavirus crisis. Jobless claims, which 

had averaged less than 3,000 a week in January and February, rose to approximately 49,000 in the last week 

of March as stay-at-home orders resulted in the closing of most retail businesses. The number of hourly workers 

currently employed is down by more than one-third. Dallas-Plano-Irving will feel the effects of the crisis but will 

fare somewhat better than average because of its business service industries. Longer term, the concentration 

of corporate headquarters, technology businesses and financial services and above-average population 

growth will contribute to well above-average performance. 

Strengths 

▪ Stable demand for professional services because of many corporate headquarters. 

▪ Well-positioned distribution center for Southwest as international trade grows. 

▪ Favorable migration trends, age structure. 

Weaknesses 

▪ Exposure to volatile high tech, which is sensitive to the business cycle. 

▪ Diminished housing affordability as metro division matures. 

 

2015 2016 2017 2018 2019 INDICATORS 2020 2021 2022 2023 2024

310.8 325.3 337.6 356.8 377.2 Gross Metro product (C09$ bil) 357.4 371.3 404.7 429.9 446.0

5.4 4.7 3.8 5.7 5.7 % change -5.3 3.9 9.0 6.2 3.8

2,405.1 2,495.1 2,562.2 2,620.2 2,693.9 Total employment (ths) 2,597.7 2,628.0 2,761.2 2,873.3 2,939.5

4.2 3.7 2.7 2.3 2.8 % change -3.6 1.2 5.1 4.1 2.3

4.0 3.8 3.7 3.5 3.3 Unemployment rate (%) 8.0 8.4 6.3 4.7 4.3

5.0 4.5 6.0 6.6 5.3 Personal income growth (%) 0.7 3.7 8.3 8.2 6.6

62.7 65.5 68.5 71.2 72.8 Median household income ($ ths) 73.3 75.2 79.1 82.8 86.1

4,709.8 4,815.0 4,914.3 4,996.8 5,081.9 Population (ths) 5,166.4 5,249.6 5,330.8 5,408.4 5,487.3

2.3 2.2 2.1 1.7 1.7 % change 1.7 1.6 1.5 1.5 1.5

66.4 64.7 60.4 46.1 49.3 Net Migration (ths) 45.7 41.7 39.3 35.6 36.8

22,018 22,735 25,628 26,707 25,644 Single-family permits 22,160 26,454 29,993 29,745 28,598

24,767 19,089 22,273 20,975 17,328 Multifamily permits 14,809 18,246 21,064 17,813 15,342

202.8 223.4 247.1 265.4 277.5 FHFA house price (1995Q1=100) 280.4 266.0 269.4 282.2 287.7  

Moody’s Analytics  
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Fort Worth – Arlington MSA 

Before the onset of the coronavirus crisis, revised data showed that Fort Worth-Arlington was outperforming 

the national average in terms of employment growth. Now, however, jobless claims, which had averaged no 

more than 1,500 a week in January and February, rose to more than 24,000 in the last week of March. The 

temporary shuttering of retail, transportation, hospitality and other businesses reduced the number of hourly 

workers currently employed by approximately 40%. The coronavirus crisis will hit the Fort Worth-Arlington air 

travel and hospitality industries hard, but the metro area will continue to derive support from military aircraft 

manufacturing. Longer term, after the crisis ends, above-average population growth, a diversified 

manufacturing base, and lower business costs and costs of living relative to Dallas will help support above-

average gains. 

Strengths  

▪ Central Southwest location near Latin America supports distribution industry. 

▪ Low costs of doing business and high housing affordability attract companies from Dallas and 

elsewhere. 

Weaknesses 

▪ Large military procurement industry makes metro division sensitive to political winds. 

▪ Exposure to motor vehicle and energy industries adds to cyclical volatility. 

 

2015 2016 2017 2018 2019 INDICATORS 2020 2021 2022 2023 2024

122.4 123.4 127.6 134.1 141.0 Gross Metro product (C09$ bil) 133.7 138.9 151.1 160.3 166.2

1.6 0.8 3.4 5.1 5.1 % change -5.2 3.9 8.8 6.1 3.7

994.5 1,008.5 1,033.6 1,063.2 1,090.7 Total employment (ths) 1,045.1 1,054.0 1,098.5 1,141.3 1,166.8

1.9 1.4 2.5 2.9 2.6 % change -4.2 0.9 4.2 3.9 2.2

4.2 4.1 3.7 3.5 3.3 Unemployment rate (%) 7.9 8.3 6.3 4.8 4.4

1.9 0.3 6.9 6.3 5.8 Personal income growth (%) 1.6 3.5 7.0 7.1 5.9

60.0 62.4 64.2 65.9 66.9 Median household income ($ ths) 67.7 69.4 72.1 74.8 77.3

2,396.6 2,445.0 2,489.6 2,528.1 2,562.0 Population (ths) 2,604.7 2,646.8 2,688.0 2,727.2 2,767.2

2.0 2.0 1.8 1.5 1.3 % change 1.7 1.6 1.6 1.5 1.5

30.0 30.8 28.3 23.6 19.0 Net Migration (ths) 26.2 24.3 23.2 21.3 22.0

7,020 2,968 8,976 10,125 9,841 Single-family permits 8,240 10,185 11,887 11,815 11,311

3,341 7,008 5,647 6,086 9,187 Multifamily permits 3,608 3,560 4,357 3,899 3,472

185.5 202.3 223.6 243.7 257.8 FHFA house price (1995Q1=100) 261.4 249.2 253.3 265.9 271.3  

Moody’s Analytics 

 

 

  

Case 3:22-cv-02118-X   Document 155-1   Filed 02/10/23    Page 14 of 74   PageID 3534



 

REGIONAL PARKER COUNTY ▪ TEXAS 

      VACANT LAND 

 

 LPA 2020.10.146   PAGE 10 
 

    

 

TRANSPORTATION  

Dallas / Fort Worth International Airport 

The Dallas/Fort Worth International Airport, located between the cities of Dallas and 

Fort Worth, is the largest and busiest airport in the state of Texas. DFW is the second 

largest airport in the country and sixth largest in the world. It is the fourth busiest 

airport in the world in terms of aircraft movements and the fifteenth busiest airport in the world in terms of 

passenger traffic. Every major city in the continental U.S. can be reached within four hours. American Airlines, 

based in Fort Worth, has its headquarters adjacent to DFW Airport. As of January 2020, DFW Airport has service 

to a total of 260 destinations, including 67 international and 193 domestic destinations with the U.S. In 

surpassing 200+ total destinations, DFW joined a select group of airports worldwide with that distinction. As of 

January 2020, the airport has more non-stop domestic destinations than any other airport in the U.S. In March 

2020, DFW earned the title of Best Large Airport by Airports Council International, for the second year in a row. 

Dallas Love Field Airport  

Love Field Airport (IATA airport code: DAL) is a city-owned public airport six (6) miles northwest 

of downtown Dallas, Texas. It was Dallas' main airport until 1974 when Dallas/Fort Worth 

International Airport (DFW) opened. All Southwest Airlines’ flights to and from Dallas go through 

Love Field, with the airline’s corporate headquarters being located close by the airport. Southwest Airlines is 

the largest carrier in the world in terms of passengers carried. Seven full service fixed base operators (FBOs) 

provide general aviation service: fuel, maintenance, hangar rentals, and charters. Some also provide meeting 

rooms, car rentals, limousine service and restaurants. The Love Field Modernization Program (LFMP), a $519 

million modernization project, began in early 2009 to construct a new building that would house 20 gates at 

DAL, as well as a remodeled lobby, an expanded baggage claim area and a new ticketing wing.  The newly 

renovated Love Field Airport re-opened in the Fall of 2014. A new seven story parking garage connected to 

the existing terminal opened in November 2018. Its capacity is 5,300 cars and cost $208 million to construct. 
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The Texas Department of Transportation 

The Dallas-Fort Worth area has thousands of lane-miles of freeways and interstates. The 

Metroplex has the second largest number of freeway-miles per capita in the nation, behind 

only the Kansas City Metropolitan Area. Like most major metropolitan areas in Texas, most 

interstates and freeways have frontage roads where most of the city’s businesses are located. 

these access roads have slip ramps that merge onto the freeways and interstates. North-south Interstates 

include I-35, which stretches all the way to Minnesota and I-45, which provides easy access to Houston. East-

west routes include I-30, which connects DFW to Little Rock, Arkansas, and I-20, which stretches all the way to 

South Carolina. I-35 splits into I-35E and I-35W from Denton to Hillsboro: I-35W goes through Fort Worth while I-

35E goes through Dallas. HOV lanes currently exist along I-35E, I-30, I-635, US 67, and US 75. I-20 bypasses both 

Dallas and Fort Worth to the south while its loop, I-820, loops around Fort Worth. I-635 splits to the north of I-20 

and loops around east and north Dallas, ending at SH 121 north of DFW Airport. I-35E, Loop 12, and Spur 408 

ultimately connect to I-20 southwest of Dallas, completing the west bypass loop around Dallas. 

Dallas Area Rapid Transit (DART) 

Dallas Area Rapid Transit (DART), which includes light rail and bus service, features the nation’s 

longest light-rail network and enables easy access to key job centers in Dallas and its suburbs. DART 

also provides convenient light-rail access to Dallas Fort Worth International Airport and interfaces 

with the Texas Railway Express (TRE). The TRE is an intercity commuter train that transports passengers between 

downtown Dallas and Fort Worth, with stops at several “mid-cities” suburbs in between. Fort Worth residents 

are served by the T, which also connects to the TRE. The Denton County Transportation Authority (DCTA) 

operates its A-Train, which connects DART riders in Carrollton to five stations ending in Denton. Additional 

public transportation options in the area include the TEXRail commuter rail line extending from downtown Fort 

Worth into Terminal B at the Dallas Fort Worth International Airport, which opened in January 2019, and an on-

demand ridesharing provided by a partnership between Arlington and Via that launched in December 2017. 

Via is an on-demand transit system that services the city of Arlington which takes multiple passengers heading 

in the same direction and books them into a shared vehicle.  

CONCLUSION  

While Dallas/Fort Worth Metroplex is being hit hard by the coronavirus crisis, the region is positioned to perform 

at an above-average performance relative to similar metros in the country. In Dallas, the concentration of 

corporate headquarters, technology businesses and financial services is projected to keep demand for most 

types of real estate stable. In Fort Worth, a lower cost of doing business with a diversified manufacturing base 

will help with recovery after the crisis is over. 
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NEIGHBORHOOD 

A neighborhood is typically a segment of a community, city or town which is a homogeneous grouping of 

individuals, buildings or business enterprises within the larger community. A neighborhood has three stages of 

life and possibly a fourth. They are (1) integration (the development stage), (2) equilibrium (the static stage), 

(3) disintegration (the declining or decaying stage), and possibly (4) a redevelopment or rejuvenation state 

or period and continuance of the neighborhood life cycle. 

 

 

SUBJECT 
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LOCATION  

Parker County is a county located in the state of Texas. As of the 2010 census, its population was 116,927.  The 

county seat is Weatherford. The county was created in 1855 and organized the following year. It is named for 

Isaac Parker, a state legislator who introduced the bill that established the county in 1855.  

ACCESS  

Access to the subject neighborhood is considered average due to the presence of the Dallas/Fort Worth 

freeway system.  The subject is located north of Farm to Market Road 1886.  Farm to Market Road 1886 

provides transportation to State Highway 199 to the east which provides excellent transportation east-west 

to Dallas/Fort Worth. Other primary thoroughfares in the area include Church Road, Flat Rock Road, Silver 

Creek Road, and Azle Highway.     

UTILITIES  

The subject neighborhood is adequately served by all the typical utilities, including water, sewer, electric 

service, natural gas, private well and septic and public telephone. No shortages of utility service in the 

developed portions of the neighborhood were reported and lack of utilities has not been detrimental in the 

development of the area. Major utility companies servicing the neighborhood include the Parker County 

Special Utility District, and Tri-County Electric. 

NUISANCES & HAZARDS  

Nuisances and hazards are limited in the subject neighborhood. Vibration, smoke, smog, odors and intense 

noise are basically related to vehicular traffic along the major thoroughfares. As in any area, traffic density 

poses problems ranging from congestion to noise. These problems are not severe and are a natural part of 

most communities. 
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LIFE CYCLE  

Each neighborhood has a unique and dynamic quality all its own, given mans’ unique imagination, design 

and development of an area. This quality is described as a "life cycle," which is identified in The Appraisal of 

Real Estate as evolving through the following four stages. 

Growth Neighborhood gains public favor and acceptance 

Stability Equilibrium without marked gains or losses 

Decline Diminishing demand 

Revitalization Renewal, modernization and increasing demand 

The subject neighborhood appears to be in the growth period of its life cycle. The immediate area is a well-

established area within Parker County and is considered to be approximately 40% developed. Properties 

appear to range in age from new to over 30 years. 

CONCLUSION  

The subject neighborhood is located in Parker County, Texas. Demand for virtually all types of real estate in 

this area has been mostly stable in recent years. The future growth of the neighborhood relies heavily upon 

the overall strength of the real estate market within the entire North Texas area. The subject property displays 

good locational attributes in the defined neighborhood and should benefit from any positive economic 

conditions experienced by the immediate area. 
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DEMOGRAPHICS 

The following pages summarize data generated by the STDB. 
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COVID-19 

The COVID-19 pandemic continues to impact the economy and commercial real estate. LPA is working 

diligently to capture and analyze current market data to reliably quantify impacts on real property values. 

Outlined below is a timeline of important events in the history of the pandemic, as well as sentiment from 

leading experts regarding the current condition of commercial real estate and the economy. As the situation 

evolves, LPA is committed to monitoring current events and how they affect the commercial real estate 

market.   

 

Jan 21  The first instance of the coronavirus is seen in the U.S.  

 

Feb 24 Dow Jones Industrial Average down 1,031 points, the lowest in 2 years due to concerns about the virus. 

 

Mar 11  The World Health Organization declares COVID-19 a worldwide pandemic. 

 

Mar 27  President Trump signs a $2 trillion economic stimulus bill. 

 

Apr 30  National jobless total reaches around 30 million people, or 18% of the workforce. 

 

May 26 All 50 states have begun some form of reopening procedure. 

 

Jun 2 The Texas Workforce Commission extends its unemployment benefits for an additional 13 weeks. 

 

Jun 26 Gov. Abbott announces a pause in reopening procedures as Texas sees record cases. 

 

Jul 1 State of New Mexico requires all visitors to quarantine for 14 days upon arrival. 

 

Jul 30 The U.S. Department of Commerce announces that the U.S. GDP declined by 33% from the prior year in  

Q2 2020.    

 

Aug 8 President Trump authorizes an additional $400 in weekly unemployment insurance benefits.  

 

Oct 15 The US sees cases begin to rise again towards a third peak, now concentrated in the Midwest and 

Mountain West. 

 

Oct 20 New Mexico tightens lockdown regulations after increased hospitalizations, including limiting restaurant 

capacity to 25%. 

 

Nov 4 The U.S. reports 100,000 new cases, the most since the pandemic began. 

 

Dec 2 A bipartisan group in congress proposes another stimulus bill totaling $908 Billion. 

 

Dec 4 Bureau of Labor Statistics reports a 6.7% unemployment rate in November, only a 0.2% decrease from 

October 

 

Dec 9 U.S. reports 3,100 deaths from the virus, a new record for a single day. 
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UNEMPLOYMENT  

With regards to commercial 

real estate, employment 

figures are paramount in 

predicting trends in the 

market. The COVID-19 

pandemic is strongly 

affecting the employment 

status in numerous non-

essential and essential 

industries. As stay-at-home 

orders began, employment 

in sectors such as retail and 

food service sharply 

declined. The graphs to the 

right show the weekly 

number of jobless claims on 

the national and state level. 

The number of jobless claims 

skyrocketed the week of 

March 21 as the pandemic 

began. Christine Cooper, 

Managing Director and 

Senior Economist of the 

CoStar Group, estimated 

that, at the week of May 3, 

2020, “27 million people are 

out of work today, giving us an unemployment rate of around 17%.” At the end of May, the official 

unemployment rate sat at around 15%. In early June, the Federal Reserve projected that the unemployment 

rate would likely be elevated for years, reaching normal levels after 2022. As shown in the above graphs, initial 

unemployment claims have been steadily decreasing since the beginning of July. While the unemployment 

rate is still very high, it has been decreasing. As of September 4, the Bureau of Labor Statistics report that the 

U.S. unemployment rate sits at 8.4% after adding 1.4 million jobs in August. The September report reported an 

overall unemployment rate of 7.9%, while the October report reported a 6.9% rate.  The November report 

shows a 6.7% unemployment rate, showing slowing job growth.  

Source: Federal Reserve Bank of St. Louis

UNEMPLOYMENT CLAIMS NATIONAL

0

100,000

200,000

300,000

400,000

500,000

600,000

700,000

800,000

900,000

1,000,000

19-Se
p

26-Se
p

3-O
c

t

10-O
c

t

17-O
c

t

24-O
c

t

31-O
c

t

7-N
o

v

14-N
o

v

21-N
o

v

28-N
o

v

5-D
e

c

Source: Texas Workforce Commission

UNEMPLOYMENT CLAIMS TEXAS

0

10,000

20,000

30,000

40,000

50,000

60,000

19-Se
p

26-Se
p

3-O
c

t

10-O
c

t

17-O
c

t

24-O
c

t

31-O
c

t

7-N
o

v

14-N
o

v

21-N
o

v

28-N
o

v

5-D
e

c

Case 3:22-cv-02118-X   Document 155-1   Filed 02/10/23    Page 24 of 74   PageID 3544



 

COVID-19 PARKER COUNTY ▪ TEXAS 

      VACANT LAND 

 

 LPA 2020.10.146   PAGE 20 
 

    

 

COVID-19 has affected virtually all industries in a negative way. Of the 31 major employment sectors as 

defined by the Bureau of Labor Statistics, 27 set a single-month record for job loss at the onset of the pandemic. 

Only utilities, telecom, other information sectors and federal government did not shed jobs at a record pace. 

The only sector that saw an increase was the federal government, as central banks were seeing heightened 

activity. As mentioned previously, the food service and retail sectors have borne the brunt of the negative 

effects, but essentially all other sectors have seen significant job loss. The graph below shows the employment 

change for each of these industries from April-October 2020.  

 

As the months have gone by and the economy has begun to open, virtually all industries have seen job growth 

since record losses from April. However, per the United States Labor Department, non-farm employment has 

only increased to about 50% of February levels. While employment reports from May and June indicated a 

quick national recovery, job growth has been slowing significantly as the end of the year approaches and the 

cases of the virus continue to rise.   

Source: BLS, Haver Analytics, CoStar Group
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POLICY RESPONSE  

While the foremost consideration is of public health policy, virtually all local, state, and federal governments 

have enacted some sort of monetary and fiscal policy to ease the burden the virus is putting on economies 

at all levels.  

Monetary Policy 

The U.S. Federal Reserve has initiated a ‘whatever it takes’ approach to monetary and banking policy. While 

many actions have been taken, the most substantial steps have been to decrease interest rates and begin 

measures of quantitative easing. The Fed has decreased the federal funds rate by 1.5% since March 3. This 

rate serves as a benchmark for other short- and long-term rates, and is aimed at lowering rates on mortgages, 

auto and home equity loans. Quantitative Easing refers to the Fed purchasing trillions of dollars in securities in 

order to restore smooth market functioning so that credit can continue to flow. The Fed initially indicated that 

it would purchase $500 billion in Treasury Securities as well as $200 billion in mortgage-backed securities, but 

on March 23, made the purchases open ended. It has also expanded purchasing to include commercial 

mortgage-backed securities.  

 

 

  EFFECTIVE FEDERAL FUNDS RATE

Source: Federal Reserve Bank of St . Louis
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Fiscal Policy 

The table below shows the extent of stimulus the federal government has enacted thus far, with the most 

significant being the CARES Act. On March 26, the U.S. Senate passed this approximately $2 trillion coronavirus 

response bill, which included an estimated $560 billion to individuals by way of stimulus checks and extra 

unemployment benefits, $377 billion in emergency grants and loan relief for small businesses, $500 billion in 

employment relief for large corporations, including airlines, and $150 billion to state and local governments in 

the form of direct aid.  

COVID-19 LEGISLATION

Coronavirus 

Preparedness 

and Response 

Supplemental 

Appropriations 

Act           

March 4, 2020

Families First 

Coronavirus 

Response Act 

March 18, 

2020

Coronavirus 

Aid, Relief, and 

Economic 

Security Act 

(CARES Act) 

March 27, 

2020

Paycheck 

Protection 

Program and 

Health Care 

Enhancement 

Act               

April 24,2020

Health and 

Economic 

Omnibus 

Emergency 

Solutions Act             

Pending in 

Senate

Health, 

Economic 

Assistance, 

Liability 

Protection, 

Schools Act             

Pending in 

Congress

Economic Support for Small Businesses X X $377 Billion $383 Billion X $158 Billion

Financial Assistance to Large Companies X X $500 Billion* X X X

Tax Incentives X $105 Billion $263 Billion X X $200 Billion

Health Aid Spending $8 Billion $59 Billion $145 Billion $100 Billion X $111 Billion

Payments to Taxpayers X X $292 Billion X X $300 Billion

Unemployment Insurance X $5 Billion $268 Billion X X $110 Billion

Aid to State, Local, and Terriotorial Governments X X $150 Billion X X X

Other X $24 Billion $228 Billion X X $207 Billion

Total Cost $8 Billion $192 Billion $1,721 Billion $483 Billion 2,200 Billion $1,086 Billion

 

Source: Peter G. Peterson Foundation, Committee for a Responsible Federal Budget 

*Reflects authorized spending; deficit impact, and therefore the contribution to the $2,404 billion total cost, is $1 billion. 

 

 As of November 2020, no additional federal stimulus acts have passed since the end of April. While economic 

recovery looked promising in May, and even into June, rising cases brought the need for more action, 

especially as the CARES Act expired early August. More proposals have been brought to Congress, including 

the HEROES Act, which if passed, could add another $2.2 trillion to the economy in the form of another round 

of stimulus checks to taxpayers, added unemployment benefits, loan forbearance and forgiveness, aid to 

state and local governments, and aid to essential workers who have continued working during the pandemic. 

This would be the largest relief package to date. It is noted that this act was written in May and was amended 

in September from an original $3.4 trillion in total cost. The current exact cost breakdown is currently unknown. 

Another proposal, the HEALS Act, would total around $1 Trillion in the form of more stimulus checks to 

taxpayers, extended unemployment benefits, stimulus for schools, liability protection for businesses, and 

added virus testing. Both acts are awaiting debate and approval in Congress.  
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PROPERTY TYPES  

The overwhelming consensus in the commercial real estate industry is that different property types have been 

affected in varying degrees of severity. Below are descriptions of the major property types and how they are 

specifically feeling the effects of the virus.  

Multi Family 

Although the multifamily sector is traditionally seen as a resilient property type, unprecedented levels of 

unemployment could severely effect rent collection and new leasing. Commercial markets that are tied to 

heavily affected industries such as tourism and energy are at enhanced risk. Markets with more diversified 

industry should recover more quickly. It is noted that federal stimulus and increased personal savings have 

kept vacancy and rent loss minimal. However, as additional unemployment benefits begin to expire, 

vacancies may increase. As of July 27, national rent collection had slipped to 93%, a 1.7% decrease from the 

previous month. 

 

As the effects of the virus become clearer, trends in multifamily are starting to be seen. According to John 

Affleck of CoStar Group, demand for multifamily was higher in Q3 than any time on record. This is likely due to 

movers wanting to delay moves until after lockdown measures ended. Demand has been focused on 

suburban markets, as they offer more space at a lower price. Inversely, urban multi-family markets have seen 

a substantial drop in demand. 

Industrial 

The general consensus is that the industrial sector will be one of the least affected property types through the 

pandemic. While activity and leasing may slow given national and local stay-at-home orders, increased 

space needs from the e-commerce sector is projected to place upward pressure on the demand for quality 

industrial space. Exceptions to this will likely include markets dependent on energy, buildings leased to 

small/non-credit tenants, and buildings located in secondary markets.  
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Retail 

The retail sector is among the hardest hit property types. While the emergence of e-commerce was already 

shifting the space needs for producers, the pandemic will likely cause this shift to accelerate even further. 

While retail centers anchored by grocery stores are the best position to remain afloat, general retail and 

restaurant tenants are hindered by stay-at-home orders and social distancing guidelines, leaving them unable 

to pay rent. Regional Malls are seeing the harshest effects, as many have added significant restaurant and 

entertainment components to drive traffic. Even as reopening procedures began, occupancy restrictions still 

altered business. However, it had been reported by analysts at the CoStar Group that retail sales had begun 

to sharply increase in June and July, matching the numbers from the same time in 2017, which was cause for 

optimism. However, CoStar reports that overall retail sales increased by only 0.6% in August. This is likely 

because supplemental income from the Cares Act expired at the end of July and consumers decreased 

spending. Furthermore, retail tenants and restaurant tenants could be in more danger as the winter 

approaches, as outdoor shopping and dining becomes less feasible.   

Office 

Many office landlords and tenants are feeling the effects of COVID-19. As unemployment has increased and 

economic activity has dropped, demand for office space in the short term has decreased. This weak demand 

has increased vacancies, put downward pressure on rents, increased concessions, and slowed lease-up of 

vacant space. While demand will likely increase as the economy recovers, a byproduct of the pandemic 

may be that if current work-from-home policies prove efficient and productive, a more permanent decrease 

is likely. This trend continued in Q2 and through Q3, as national leasing velocity totaled less than 80 million SF, 

which is near the levels experienced in 2009 during the great recession. According to Mike Roessle of the 

CoStar group, office vacancy totals 11%, the highest rate in 5 years. Another trend is the increase in available 

sublet space, as many tenants are wanting to downsize. The total space available has increased around $40 

million square feet since Q419.  

Hospitality 

Hotels remain the hardest-hit property type to date. As travel restrictions have been placed, hotel rooms have 

been empty. Overall RevPAR was down over 80% from March through April. While the impacts have shown 

heavily in all classes of lodging, the damage is proportionate. Most current hotel occupancy is coming from 

the economy class, as those who are travelling are opting to stay at less expensive, limited service hotels. 

Luxury hotels that rely on group and convention demand have been the most-heavily affected. According 

to STR and Tourism Economics, the U.S. Hotel Industry is projected to report a 50.5% decline in RevPAR in 2020. 
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OUTLOOK  

As this pandemic is a public health challenge, the recovery of the economy depends heavily on the extent 

and duration of isolation and social distancing guidelines. In most parts of the country, these guidelines have 

been eased, but if cases continue to rise, stricter standards may be reinstated. Below are various recovery 

scenarios for the overall economy. 

 

The V-Shaped recovery is considered the ideal scenario, with a short period of containment measures and a 

sharp return to economic growth. However, the more time the virus continues to spread, this scenario seems 

less likely. The U, W, and L shapes all predict some lasting impacts with slower periods to recovery. As the exact 

time frame of the virus is unknown, it is impossible to predict how quickly the economy will recover and its more 

permanent effects. As mentioned previously, real estate is extremely segmented, in both geography and 

property type, so the shape of recovery will be different across place and type. As mentioned previously, on 

July 23, the U.S. Bureau of Labor Statistics reported a rise in initial unemployment claims for the first time since 

reopening began, signaling that an overall V-Shaped recovery of the economy is unlikely. 

 

As the pandemic has continued into the second half of 2020, views on the outlook of the economy and by 

extension commercial real estate remain unclear. It has proved difficult to have a short-term view when new 

cases have risen and fallen unpredictably. However, it has been long enough to observe behavior of owners 

and investors. As Jim Costello, SVP of Real Capital Analytics says “Weirdly, the uncertainty in the economy and 

outcomes for public health can also move owners to ask for higher prices. Better the devil you know after all, 

and if you are going to ask me to part with a property where I know the challenges, you will need to pay 

dearly. As a result of this impasse, U.S. deal activity was down 68% from a year earlier in Q2’20.” Decline in deal 

volume was certainly expected, but the divide between investors wanting lower prices due to uncertainty 

and property owners raising their prices given their knowledge of the asset is interesting.  While this observation 

is certainly valuable to decision-makers and analysts, the overall outlook of the economy is still unknown, as 

measures designed to contain losses at some point have to end. 
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RECOVERY  

As the pandemic progressed through Q2 and Q3, more data was beginning to be available to see the 

progress of recovery. According to economists at the CoStar group, the U.S. GDP declined 34% in Q2 but 

rebounded 35% in Q3. While this signifies a strong recovery, this does not tell the whole story. As mentioned 

previously, the U.S. has only recovered about half (11.5 million) of the jobs lost after the initial 22 million loss 

suffered at the initial onset of the pandemic. While most saw these job losses as temporary, permanent job 

losses are now outpacing furloughs. Additionally, permanent job losses are now rising faster than either of the 

past two recessions. At this rate, employment is not expected to return to pre-pandemic levels until the end 

of 2022. The biggest threats to overall recovery are surging cases and lack of additional  fiscal support from 

governments. While the economy is growing, the pace of recovery is likely to be slow and protracted like that 

of the Great Recession.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The chart above shows the mortality rate as percentage of the total cases while comparing Texas, New 

Mexico and the United States as a whole. While cases had been rising since early June, the death rate had 

been steadily decreasing. Some attribute this to cases being concentrated in younger age groups, while 

others say an increase in testing is finding mild cases earlier.  After a period of steady to declining cases in 

August and September, new cases have started rising towards a third peak. Even so, as of the middle of 

September and into December, mortality rates in the U.S., Texas and New Mexico have been steady to  

decreasing, signaling that the current version of the virus may be less severe and/or that care is improving.  

MORTALITY AS % OF COVID-19 CASES

Source: Esri ArcGis, Texas Department of State Health Services, New Mexico Dept. of Health
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CONCLUSION  

The COVID-19 pandemic is unprecedented, and therefore ever changing. The commercial real estate 

industry has responded in various ways. In many of the heavily affected sectors, rent relief has requested and 

deals are being put on hold. The overwhelming sentiment is that market participants are taking a ‘wait and 

see’ approach regarding their next steps. As mentioned previously, LPA is working diligently to capture and 

analyze current market data to reliably quantify impacts on real property values, national as well as regional. 

As the situation evolves, LPA is committed to monitoring current events and how they affect the commercial 

real estate market. 
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SITE DESCRIPTION 

PHYSICAL CHARACTERISTICS  

Location 

The subject site is located on the south side of Bear Creek Road, just east of Cleburne Highway and west of US 

Highway 377. There is no physical address associated with the subject property. 

Legal Description 

1,531.75-acres of James Bradley Survey, Abstract No. 119, J.H. Rean Survey, Abstract No. 1106, -and- T.J. 

Benderman Survey, Abstract No. 2519, Parker County, Texas. 

Size / Configuration / Flood Zone  

The overall subject site is comprised of five (5) adjacent parcels totaling 1,531.75-acres (66,723,240 SF). Site is 

irregular in shape with generally level topography. According to the immediate flood map, some flood plain 

is noted on the northwest corner and southern side of the subject site.  

Frontage / Accessibility 

The subject’s site displays adequate frontage to support the subject improvements. The subject site is 

considered to possess ample access to the subject’s traffic carrier which is a secondary traffic carrier for the 

area and is in good overall condition. 

Utilities 

Water service and sewer are provided by the local municipalities. According to city officials, these utilities are 

sufficient for development in the area. In addition, the city provides fire and police protection along with 

garbage pick-up. Electrical and natural gas are provided by the region’s typical providers. At the present 

time, all utilities appear to be sufficient for area development patterns.  

Soils 

The site's soil appears such that its load-bearing capacity does not restrict the construction of ordinary 

structural improvements. No evidence to the contrary was noted during our physical inspection of the site.  
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LEGAL CHARACTERISTICS  

Zoning / Restrictions  

As mentioned previously, the subject site is not situated within the city limits and does not have a zoning 

designation. 

Easements / Encroachments 

The subject site is encumbered by typical utility easements. Due to the general location of these easements, 

they are not considered detrimental toward development and/or the site's overall marketability. No other 

detrimental easements and/or encroachments were noted upon physical inspection of the subject tract. It 

should be noted, however, that if a current survey map, or a registered surveyor determines that adverse 

easements exist, these factors might impact the market value and/or the marketability of the subject property. 

Therefore, it is assumed that no easements and/or encroachments exist, which would adversely affect the 

marketability or desirability of the site. It is specifically noted that the subject site displays a right-of-way 

agreement on the western side of the tract, a pipeline easement agreement running north to south through 

the middle of the tract, and surface site and access easements on the north and south sides of the tract. 

CONCLUSION  

Given the physical characteristics, the subject site is capable of being developed with numerous residential 

uses.  
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SUBJECT 
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PLAT MAP 
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SURVEY 
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Northern side of subject site. 
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Middle of subject site. 
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Southern side of subject site. 
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PROPERTY HISTORY 

The subject site is currently vested in The Dixon Water Foundation, as evidenced by county records. The subject 

site was acquired on July 2, 2020 from BM318, LLC for no monetary consideration. BM318, LLC acquired the 

subject site from Dixon Foundation on November 28, 2018 as part of a larger overall acquisition for an overall 

purchase price of $34,946,900 ($17,000/acre). This purchase price was generally in-line with market at the time 

of sale. It is further noted that the transaction was financed by the seller. After BM318, LLC acquired the subject 

property, they reportedly invested $3,297,016 in various hard and soft costs, inclusive of development fees, 

engineering and survey costs, and costs to develop a Multiple Utility District on the subject property. Reader is 

referred to the Addendum for further detail. No other real property sales transactions related to the subject 

have occurred in the three years prior to the date of this report. 

 

The subject site is currently under contract to JMJ Development, LLC for $27,500,658 ($17,954/acre). This 

purchase price is considered to be below market as the purchase price is not inclusive of any of the previously 

mentioned costs invested to date by the pending buyer. It is noted that JMJ Development, LLC and BM318, 

LLC are related entities. Per conversation with the pending buyer, the purchase price was based on the 

original loan principal amount from the seller, as well as accrued interest from the November 2018 transaction. 

 

Per conversation with the pending buyer, the subject site will reportedly be developed into an outdoor 

recreation area. 
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REAL ESTATE TAXES 

The subject property is located in Parker County, Texas and is taxed based on values established by the county 

tax assessors. The tax rates are applied to the assessed value of the subject property, and the taxes for the 

subject property are then estimated. The taxes are estimated per $100 of assessed value. This property is 

subject to taxes for Aledo Independent School District and Parker County.  

 

The subject displays an assessment of $26,108,700. It is noted the tract displays a $25,969,300 agricultural 

exemption, as well as a $68,940 assessment for the existing improvements, bringing the assessment down to 

$70,460. It is noted the agricultural exemption will be removed going forward given the development of the 

lots. It is further noted that 109.555-acres are subject to taxes for Emergency Services D, 1,206.915-acres are 

subject to taxes for Emergency Services D and Emergency Services #6, and 215.280-acres are subject to taxes 

for Emergency Services #6. The pro-rated taxable amounts are indicated below. 

Authority Assessed Value Rate / $100 Tax Liability

City $5,040 $0.0000000 $0

County $5,040 $0.6913771 $35

School $5,040 $1.4797000 $75

$2.1710771 $110

PROPERTY TAX CALCULATION - Emergency Services D

Account #: R000036340 & R000036342	

 

Authority Assessed Value Rate / $100 Tax Liability

City $55,520 $0.0000000 $0

County $55,520 $0.7863771 $437

School $55,520 $1.4797000 $822

$2.2660771 $1,259

PROPERTY TAX CALCULATION - Emergency Services D & #6

Account #: R000050460 & R000050462

 

Authority Assessed Value Rate / $100 Tax Liability

City $9,900 $0.0000000 $0

County $9,900 $0.6863771 $68

School $9,900 $1.4797000 $146

$2.1660771 $214

PROPERTY TAX CALCULATION - Emergency Services #6

Account #: R000067097
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HIGHEST & BEST USE 

The Appraisal Institute defines highest and best use as follows: "The reasonably probable and legal use of 

vacant land or an improved property, which 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: 

 

PHYSICALLY POSSIBLE LEGALLY PERMISSIBLE 

1 
What uses of the site in question are 

physically possible? 
2 

What uses are permitted by zoning and 

deed restrictions? 

FINANCIALLY FEASIBLE MAXIMALLY PRODUCTIVE 

3 

Which possible and permissible uses will 

produce a net return to the owner of the 

site? 

4 

Among the financially feasible uses that 

are physically possible and legally 

permissible, which use will produce the 

highest net return or the highest present 

worth? 

 

There are two types of highest and best use studies. The first is the highest and best use of the land or site as 

though vacant. The second is the highest and best use of the property as improved. The highest and best use 

of land or a site as though vacant assumes that the parcel is vacant or can be made vacant by demolishing 

any improvements. The question to be answered in this analysis is: If the land is, or were vacant, what use 

should be made of it? 

 

The highest and best use of a property as improved pertains to the use that should be made of an improved 

property in light of its improvements. Should it be maintained as it is, or be renovated, expanded, demolished, 

or partly demolished? Should it be replaced with a different type or intensity of use, or should it be held as an 

interim use? The improvements should be retained as long as they have some value and the return from the 

property exceeds the return that would be realized by a new use, after deducting the costs of demolishing 

the old building and constructing a new one. 
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HIGHEST & BEST USE - AS VACANT  

Physically Possible 

The overall subject site is 1,531.75-acres (66,723,240 SF). There is no physical address associated with the subject 

site. Accessibility to the site is via curb cuts along the traffic carrier. Overall, access is considered average. The 

property will have necessary utilities installed and is relatively level in regards to topography. The site is primarily 

surrounded by residential uses. Access to the subject’s neighborhood is considered good due to its location near 

area primary traffic carriers. 

 

The principle of conformity is an important consideration in determining the physically possible uses of a site. 

Conformity is the appraisal principle that holds that real property value is created and sustained when the 

characteristics of a property conform to the demands of its market. The styles and uses of the properties in an 

area may conform for several reasons, including economic pressures; the shared preferences of owners for 

certain types of structures, amenities, services; and the enforcement of uniform standards by zoning ordinances. 

 

Based on the subject’s physical characteristics and the principle of conformity, the subject site would most likely 

be developed with a residential type use. 

Legally Permissible 

As mentioned previously, the subject is located outside city limits. Other than zoning, no private deed 

restrictions were uncovered during a normal investigation, which would further limit the potential uses of the 

subject site. Nonetheless, a title policy is strongly suggested in order to guarantee the absence of adverse 

restrictions. No other legal restrictions or covenants were found to be imposed on the subject property at the 

time of the appraisal, which would further restrict its development. The research supports the physical 

indication that the site’s most probable use, as if vacant, would be for some form of residential use. 

Financially Feasible and Maximally Productive 

The prior consideration of physically possible uses and legally permissible does not significantly narrow the use 

of the subject property. Based on market data presented in this report, it appears that development of a 

residential subdivision is likely feasible. 

 

After considering legal, physical and financial alternatives, it is our opinion that the highest and best use of the 

subject site, as if vacant, is for a residential development.  
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LAND VALUATION 

The principles of real estate appraisal are basic to the sales comparison approach; however, one of the most 

important is the principle of substitution. "As applied to the sales comparison approach, the principle of 

substitution holds that the value of a property tends to be set by the price that would be paid to acquire a 

substitute property of similar utility and desirability." 

 

The sales comparison approach is a method of estimating market value whereby a subject property is 

compared with comparable properties that have sold recently. One premise of the sales comparison 

approach is that the market will determine a price for the property being appraised in the same manner that 

it determines the prices of comparable, competitive properties. Essentially, the sales comparison approach is 

a systematic procedure for carrying out comparative shopping. As applied to real estate, the comparison is 

applied to the unique characteristics of the economic good that cause real estate prices to vary.  
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COMPARABLE 1 

 

Date of Sale Listing

Sale Price $34,680,000

Price Per Acre $30,000

Price Per SF $0.69

Size (acres) 1156.00

Size (SF) 50,355,360 Grantor Listing

Zoning None Grantee Listing

Shape Irregular Recording Listing

Topography Generally level Confirmation MLS #14428426

Property is located on the northwest corner of Bear Creek Road and Kelly Road. Minimal flood plain is noted on 

the southern edge of the tract. Property does not display a MUD. Broker: Kelly Nelson (817) 271.3207

Address /

Location

TBD Kelly Road,

Parker County, Texas

LOCATION

PHYSICAL DATA

COMMENTS

SALES DATA
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COMPARABLE 2 

LOCATION SALES DATA

Date of Sale October 26, 2020

Sales Price $1,984,000

Price Per Acre $15,128

PHYSICAL DESCRIPTION Price Per SF $0.35

Size (acres) 131.150

Size (SF) 5,712,894 Grantor: Arnold & Joyce Wilson, Gladys Harris

Zoning SF-1 Grantee: Beaten Path Development, LLC

Shape Irregular Recording: Pending

Utilities Available Confirmation: Closing Statement

COMMENTS

2290 North Cardinal Road,

Reno, Texas
Address

Property is located on the west side of North Cardinal Road, just south of Scenic Wood Drive. No flood plain is noted. 

Property was purchased for single-family residential development. It is noted the property displays a MUD.
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COMPARABLE 3 

LOCATION SALES DATA

Date of Sale December 5, 2019

Sales Price $5,325,000

Price Per Acre $26,759

PHYSICAL DESCRIPTION Price Per SF $0.61

Size (acres) 199.000

Size (SF) 8,668,440 Grantor: Onken Family Trust

Zoning None Grantee: Moncrief Properties, LLC

Shape Irregular Recording: December 5, 2019

Utilities Available Confirmation: MLS #14240884

COMMENTS

300 Coder Drive,

Parker County, Texas
Address

Property is located on the west side of Coder Drive, just north of Old Weatherford Road. Minimal flood plain is noted 

along the southern edge of the tract. It is noted the property does not display a MUD. Broker: Becky Hanley (817) 

613.7020
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COMPARABLE 4 

 

Date of Sale August 28, 2019

Sales Price $3,000,000

Price Per Acre $21,311

Price Per SF $0.49

Size (acres) 140.78

Size (SF) 6,132,159 Grantor: TexAg Construction, LLC

Zoning None Grantee: CRV Investments, LLC

Shape Irregular Recording D2019-0011298

Topography Generally Level Confirmation Broker

Utilities Available

The subject property is located on the north side of Old Granbury Road, just south of Hideaway Bay Court and 

east of Mallard Pointe Drive. Some flood plain is noted on the southeast and southwest corners of the tract. 

Property displays a MUD. Broker: Diane Wallace (817) 360.3116.

Address 
2701 Hideaway Bay, 

Granbury, Texas

LOCATION

PHYSICAL DATA

COMMENTS

SALES DATA
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COMPARABLE 5 

 

Date of Sale November 28, 2018

Sales Price $34,946,900

Price Per Acre $17,000

Price Per SF $0.39

Size (acres) 2055.70

Size (SF) 89,546,292 Grantor: Dixon Water Foundation

Zoning None Grantee: BM318, LLC

Shape Irregular Recording D201829926

Topography Generally Level Confirmation Closing Statement

Utilities Available

Property is located on the south side of Bear Creek Road, just east of Cleburne Highway and west of US Highway 

377. Property was purchased for future outdoor recreational development. Some flood plain is noted on the 

northwest corner and southern side of the subject. It is noted the sale was financed by the seller. At the time of 

sale, the property did not display a MUD.

Address 
TBD Bear Creek Road, 

Parker County, Texas

LOCATION

PHYSICAL DATA

COMMENTS

SALES DATA
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LAND SALES SUMMARY  

The market data utilized for the basis of this analysis is considered the best available and indicative of current 

market trends for undeveloped land in the subject market area. Components that affect the sale price of 

vacant land are numerous, but the most prominent are property rights conveyed, terms, conditions of sale, 

market conditions, size, location, physical features, zoning and public utility availability. 

Property Rights 

The adjustment for property rights conveyed recognizes that differences in legal interest or estate between 

the subject and the comparable properties may occur. In this analysis, all the sales occurred in fee simple title 

and therefore, no adjustments were made. 

Financing Terms 

The adjustment for cash equivalency takes into account the fact that the transaction price of the comparable 

property may not be equal to its cash equivalent price. All the sales utilized in this analysis were cash to seller 

transactions or transactions involving market financing, and no adjustment for cash equivalency was 

necessary. 

Conditions of Sale 

Adjustments for conditions of sale are intended to recognize motivations of the buyer and the seller that are 

unique to ordinary market conditions. All of the comparable market data utilized herein were arm's length 

transactions. With respect to this factor, Comparable 1 indicates a downward adjustment to allow for price 

negotiations.  

Market Conditions 

Each of the previous sales have been given consideration for the lapse of time between the date of sale and 

the effective date of this appraisal. The available market data was analyzed in an attempt to extract an 

adjustment for this factor. It should be noted that recent market conditions related to COVID-19 are having a 

significant impact on real estate values. Comparable 2 traded during the COVID-19 pandemic, and it 

appeared to trade generally in-line with market. The below table illustrates survey results provided by market 

participants across the region and their perceived impacts on real estate values: 
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Based on the provided survey results, given the nominal average decrease to values, no adjustments related 

to COVID-19 are indicated. Comparables 4 and 5 indicate upward adjustments as market conditions have 

improved. 

Location 

Differences in value occur due to varying degrees of accessibility, exposure and surrounding development to 

a site. Access is often determined by corner locations, natural barriers, ease of entrance on and off of major 

thoroughfares, etc. Surrounding development also plays an important part of locational influences for a 

property. With respect to this factor, Comparable 1 indicates a downward adjustment as it displays superior 

frontage. Comparables 2 and 4 indicate upward adjustments as they are located within inferior submarkets. 

Comparable 3 indicates a downward adjustment as it displays proximity to Interstate 20. 

Size 

Size is a factor that must be considered when comparing vacant land sales. Typically, but not always, larger 

tracts sell for a lower unit value. Therefore, when making comparisons on a per unit basis, such as price per 

unit, the larger tracts tend to be adjusted upward and the smaller tracts tend to be adjusted downward to 

accurately reflect the differences. With respect to this factor, materially larger tracts of land were adjusted 

upward accordingly, and materially smaller tracts of land were adjusted downward accordingly.  

Physical Features 

The overall site characteristics of each sale have been compared to the subject site. These include traits such 

as drainage, site preparation expense, topography, and configuration. Configuration, if irregular, may limit 

development. With respect to this factor, no adjustments are indicated. 

Utilities 

The availability of public utilities such as water, electric power and sanitary sewer service have an impact on 

property values since the non-availability of such utilities could restrict the overall development and/or 

potential use of an individual site. Therefore, when analyzing vacant land, it is important to determine whether 

or not public utilities are available. If they are not available, the appraiser must examine to what extreme a 

potential developer would have to go in gaining access to such services. With respect to this factor, 

Comparables 1, 3, and 5 indicate upward adjustments as they did not display a Multiple Utility District at the 

time of sale. 

Zoning 

Adjustments for zoning typically recognize the different densities and restrictions of different zoning 

classifications, as well as use potential, and directly relates these differences between the comparable sales 

and the subject property. The zoning classifications and/or use potential for the sales utilized are deemed 

similar to that of the subject. With respect to this factor, no adjustments were indicated. 
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CONCLUSION  

In the final analysis of the subject property, similar weight was given to all of the sales. The following is the 

adjustment table with the concluded value of the Sales Approach. 

 

SUBJECT 1 2 3 4 5

Date Current Listing Oct-20 Dec-19 Aug-19 Nov-18

Sale Price $34,680,000 $1,984,000 $5,325,000 $3,000,000 $34,946,900

SIZE - Acre 1,531.75 1,156.00 131.15 199.00 140.78 2,055.70

Unit Price ($ / Acre) $30,000 $15,128 $26,759 $21,311 $17,000

Similar Similar Similar Similar Similar

0% 0% 0% 0% 0%

$30,000 $15,128 $26,759 $21,311 $17,000

Similar Similar Similar Similar Similar

0% 0% 0% 0% 0%

$30,000 $15,128 $26,759 $21,311 $17,000

Listing Normal Normal Normal Normal

-20% 0% 0% 0% 0%

$24,000 $15,128 $26,759 $21,311 $17,000

Listing Oct-20 Dec-19 Aug-19 Nov-18

0% 0% 0% 3% 10%

$24,000 $15,128 $26,759 $21,950 $18,700

Superior Inferior Superior Inferior Similar

-5% 30% -10% 10% 0%

1,156.00 131.15 199.00 140.78 2,055.70

0% -5% -5% -5% 3%

Similar Similar Similar Similar Similar

0% 0% 0% 0% 0%

Inferior Similar Inferior Similar Inferior

10% 0% 10% 0% 10%

Similar Similar Similar Similar Similar

0% 0% 0% 0% 0%

Total Adjustment 5% 25% -5% 5% 13%

Adjusted $ / Acre $25,200 $18,910 $25,421 $23,047 $21,131

Adjusted Mean $ / Acre $22,742

Unit Value $23,000

Land Size (Acres) 1,531.75

Value Indication $35,230,250

Concluded Value $35,250,000

Market Conditions

Conditions of Sale

Financing Terms

Property Rights

TRANSACTION ADJUSTMENTS

Current

Arm's Length

Cash

PROPERTY ADJUSTMENTS

A value generally in-line with the mean is well supported.

None

Available

Average

1,531.75

Average

Zoning

Utilities

Physical Features

Size - Acre

Location
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MARKETING / EXPOSURE TIME 

Consideration has been given to a reasonable estimated exposure and marketing period estimate for the 

subject property. 

 

Exposure Time as it relates to the subject is utilized in establishing market value. The Comment to Standards 

Rule 1-2 (c) of USPAP states that when estimating market value, the appraiser should be specific as to the 

estimate of exposure time linked to the value estimate. 

 

Reasonable exposure time is one of a series of conditions in most market value definitions. Exposure time is 

always presumed to precede the effective date of the appraisal. Exposure time may be defined as follows: 

the estimated length of time the property interest being appraised would have been offered on the market 

prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal. 

 

Marketing Time is a function of various factors including, prevailing market conditions, the price of the product 

being marketed, the competitive position of the property in the market, and the amount and quality of 

marketing effort allocated to the property. It is strongly emphasized that the appraisers have no control of the 

aforementioned factors, nor can the appraisers anticipate or predict any of them. Therefore, it assumed that 

the property will receive an adequate marketing effort. 

 

Therefore, an estimated marketing period/exposure time of 12 months or less is considered reasonable. 
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ASSUMPTIONS & LIMITING CONDITIONS 

"Report" signifies the appraisal or consulting report and its conclusions, to which these Assumptions and Limiting Conditions are annexed. 

"Property" signifies the subject of the Report. 

"LPA" means Lowery Property Advisors, LLC, or its subsidiary that issued the Report. 

"Appraiser(s)" means the employee(s) of LPA who prepared and signed the Report. 

 

The Report has been made subject to the following assumptions and limiting conditions: 

 

▪ Unless otherwise specifically noted in the body of the report, it is assumed that the title to the property or properties appraised is 

clear and marketable and that there are no recorded or unrecorded matters or exceptions to title that would adversely affect 

marketability or value. LPA is not aware of any title defects nor has it been advised of any representations relative to the condition 

of the title. LPA has not reviewed any documents dealing with liens, encumbrances, easements, deed restrictions, clouds and 

other conditions that may affect the quality of the title. Insurance against financial loss resulting in claims that may arise out of 

defects in the subject’s title should be sought from a reputable title company which specializes in real property. 

 

▪ Unless otherwise stated in this report, the existence of hazardous material, which may or may not be present on the property was 

not observed by the appraisers. LPA has no knowledge of the existence of such materials on or in the property. LPA, however, is 

not qualified to detect such substances. The presence of substances such as asbestos, urea formaldehyde foam insulation, 

contaminated groundwater or other potentially hazardous materials may affect the value of the property. The value estimate is 

predicated on the assumption that there is no such material on or in the property that would constitute a loss in value. No 

responsibility is assumed for any such conditions, or for any expertise or engineering knowledge required to discover them. The 

client is urged to retain an expert in this field, if desired. LPA has inspected as thoroughly as possible by observation. However, it 

was impossible to personally inspect conditions beneath the soil. Therefore, no representation is made as to these matters unless 

specially considered in the appraisal. 

 

▪ The property is appraised free and clear of any or all liens or encumbrances unless otherwise stated. 

 

▪ Responsible ownership and competent property management are assumed. 

 

▪ The information furnished by others is believed to be reliable. However, LPA gives no warranty for its accuracy. 

 

▪ LPA assumes that all engineering is correct. The plot plans and illustrative material in this report are included only to assist the reader 

in visualizing the property. 

 

▪ If provided, the estimated insurable value is included at the request of the client and has not been performed by a qualified 

insurance agent or risk management underwriter. The cost estimate should not be solely relied upon for insurable value purposes. 

The appraisers are not familiar with the definition of insurable value from the actual insurance provider, the local government 

underwriting regulations, or the types of insurance coverage available. LPA has followed traditional appraisal standards to develop 

a reasonable calculation based upon industry practices and industry accepted publications such as the Marshall Valuation 

Service handbook. Actual construction costs can vary greatly from this estimate. These factors can impact cost estimates and are 

beyond the scope of the intended use of this appraisal. The appraisers are not cost experts in cost estimating for insurance 

purposes.  

 

▪ LPA assumes that there are no hidden or unapparent conditions of the property, subsoil, or structures that render it more or less 

valuable. No responsibility is assumed for such conditions or for arranging for engineering studies that may be required to discover 

them. 

 

▪ It is assumed that there is full compliance with all applicable federal, state and local environmental regulations and laws unless 

noncompliance is stated, defined, and considered in the Appraisal Report. 

 

▪ All applicable zoning and use regulations and restrictions are assumed to have been complied with, unless a nonconformity has 

been stated, defined, and considered in the Appraisal Report. 

 

▪ Required licenses, certificates of occupancy, consents, or other legislative or administrative authority from any local, state, or 

national government or private entity or organization are assumed to have been or can be obtained or renewed for any use on 

which the value estimate contained in this report is based. 
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▪ The utilization of the land and improvements is assumed to be within the boundaries or property lines of the property described 

and that there is no encroachment or trespass unless noted in the report. 

 

▪ All information, comments and conclusions pertaining to subject and other properties described represent the opinion of the 

appraiser formed after a personal examination of each. 

 

▪ The appraiser has no interest, present or prospective, in the subject property. 

 

▪ Sketches in this report are included to assist the reader in visualizing the property. 

 

▪ LPA assumes that there are no hidden or unapparent conditions of the appraised property, which would render it more or less 

valuable. Furthermore, the appraisers assume that there are no potentially harmful asbestos or other materials and/or site 

contaminants in, on, or near soil, subsoil, or structure of the appraised property and that there has been no disposal, discharge, 

leakage, or spillage of pollutants or contaminant which would render it more or less valuable, whether or not these materials or 

contaminants are apparent or hidden and unapparent. 

 

▪ No responsibility is assumed by the appraisers for these conditions. In addition, no responsibility is assumed by LPA for the cost of 

engineering and/or laboratory studies which might be required to discover such materials or contaminants. And no such 

engineering or laboratory studies have been ordered for the appraised property. 

 

▪ Disclosure by the appraiser of the contents of this Appraisal Report is subject to review in accordance with the by-laws and 

regulations of The Appraisal Institute. 

 

▪ The distribution, if any, of the total valuation in this report between land and improvements applies only under the stated program 

of utilization. The separate allocations for land and buildings must not be used in conjunction with any other appraisal and are 

invalid if so used. 

 

▪ Possession of this report, or a copy thereof, does not carry with it the right of publication, unless prior arrangements have been 

made. 

 

▪ The appraiser, by reason of this appraisal, is not required to give further consultation, testimony, or be in attendance in court with 

reference to the property in question unless arrangements have been previously made. 

 

▪ Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity of the appraiser, or the 

firm with which the appraiser is connected) shall be disseminated to the public through advertising, public relations, news, sales, 

or other media without prior written consent and approval of the appraiser. 

 

▪ This appraisal was made in accordance with the Code of Professional Ethics and Uniform Standards of Professional Appraisal 

Practice as promulgated by the Appraisal Foundation and the Appraisal Institute. 

 

▪ Acceptance of and/or use of this report constitutes acceptance of all assumptions and limiting conditions stipulated. 

 

▪ The Americans with Disabilities Act ("ADA") became effective January 26, 1992. LPA has not made a specific compliance survey 

and analysis of this property to determine whether or not it is in conformity with the various detailed requirements of the ADA. It is 

possible that a compliance survey of the property, together with a detailed analysis of the requirements of the ADA, could reveal 

that the property is not in compliance with one or more of the requirements of the Act. If so, this fact could have a negative effect 

upon the value of the property. Since we have no direct evidence relating to this issue, we did not consider possible 

non-compliance with the requirements of ADA in estimating the value of the property.  

 

▪ Unless otherwise noted in the body of the report, it is assumed that there are no mineral deposits or subsurface rights of value 

involved in this appraisal, whether they are gas, liquid, or solid. Nor are the rights associated with extraction or exploration of such 

elements considered unless otherwise stated in this Appraisal Report. Unless otherwise stated, it is also assumed that there are no 

air or developments rights of value that may be transferred. 

 

By use of this Appraisal Report, each party that uses this Appraisal Report agrees to be bound by all of the Assumptions and Limiting 

Conditions, Hypothetical Conditions and Extraordinary Assumptions stated herein. 
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CERTIFICATION 

We certify to the best of our 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 

is our personal, impartial and unbiased professional analyses, opinions, and conclusions. 

 

▪ We have no present or prospective interest in the property that is the subject of this report and have no personal interest in 

or bias with respect to the parties involved with this assignment. 

 

▪ Our engagement in this assignment was not contingent upon developing or reporting predetermined results. 

 

▪ We have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment. 

 

▪ Our 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. 

 

▪ Our analyses, opinions, and conclusions were developed, and this report has been prepared in conformity with the Uniform 

Standards of Professional Appraisal practice, as well as the State of Texas. 

 

▪ Lauren Bobalik made a personal inspection of the property that is the subject of this report. Mark Lowery, MAI, AI-GRS, CCIM, 

MRICS, Mitchell Austin, MAI, and Ellen Hevenor did not make a personal inspection of the property that is the subject of this 

report. 

 

▪ This appraisal assignment was not based upon a requested minimum valuation, a specific valuation, or the approval of a 

loan. 

 

▪ As of the date of this report, Mark Lowery, MAI, AI-GRS, CCIM, MRICS and Mitchell Austin, MAI have completed the 

continuing education program for Designated Members of the Appraisal Institute. Moreover, the reported analyses, 

opinions, and conclusions were developed, and this report has been prepared, in conformity with the requirements of the 

Code of Professional Ethics & Standards of Professional Appraisal Practice of the Appraisal Institute, which include the 

Uniform Standards of Professional Appraisal Practice. 

 

▪ As of the date of this report, Lauren Bobalik has completed the Standards and Ethics Education Requirements for 

Candidates of the Appraisal Institute.  

 

▪ The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly authorized 

representatives. 

 

▪ We have performed no 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 this assignment. 

 

 

 

 

 

MARK LOWERY, MAI, AI-GRS, CCIM, MRICS    LAUREN BOBALIK 

Certificate No. TX1334103-G Certificate No. TX1380865-G 

 

 

 

MITCHELL AUSTIN, MAI       ELLEN HEVENOR 

Certificate No. TX1380788-G      Certificate No. TX1381048-G 
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ADDENDUM 
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