
UNITED STATES DISTRICT COURT

NORTHERN DISTRICT OF TEXAS

DALLAS DIVISION

SECURITIES AND EXCHANGE

COMMISSION,

Plaintiff,

§
§
§
§
§
§
§
§
§
§

Case No. 3:22-CV-2118-X

v.

TIMOTHY BARTON, et ai,

Defendants.

APPENDIX IN SUPPORT OF

SOUTHERN STAR CAPITAL, LLC MOTION
TO MODIFY STAY PROVISION SET FORTH IN RECEIVER ORDER

EXHD3IT DESCRD7TION APP. NO.

Exhibit 1 DJD Land Partners Note App. 1

Exhibit 2 DJD Land Partners Modification and Extension on Note App. 6

Exhibit 3 DJD Land Partners Second Modification and Extension App. 9

Exhibit 4 Deed ofTrust on DJD Land Partners Loan App. 12

Exhibit 5 Payoff statement on DJD Land Partners Note App. 51

Exhibit 6 Appraisal on DJD Land Partners Land App. 52

Exhibit 7 Johnson County Tax Map ofDJD Land Partners Property App. 185

Exhibit 8 Wall009Note App. 186

Exhibit 9 Deed ofTrust on Wall009 Loan App. 191

Exhibit 10 Payoff statement on Wall009 Note App. 208
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Exhibit 11 Appraisal on Wall009 Land App. 209

Exhibit 12 Deed ofProperty to Lynco Ventures from Wall009 App. 329

Exhibit 13 Johnson County Tax Map ofWall009 Property App. 337

Exhibit 14 Note on Underlying Loan - DJD App. 338

Exhibit 15 Payment History on Underlying Loan - DJD App. 341

Exhibit 16 Note on Underlying Loan - Wall009 App. 343

Exhibit 17 Payment History on Underlying Loan - Wall009 App. 376

Exhibit 18 Past Settlement Agreement App. 380

Exhibit 19 Declaration ofAl Keller App. 392

Respectfully submitted,

THE LAW OFFICE OF ROBERT W. BUCHHOLZ,

P.C.

By: /s/Robert W. Buchholz
Robert W. Buchholz

Texas Bar No. 03290600

bob(g),attornevbob.com
5220 Spring Valley Road, Suite 618
Dallas, Texas 75254
214-754-5500 Telephone
214-754-9100 Facsimile

ATTORNEY FOR

SOUTHERN STAR CAPITAL, LLC.
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CERTIFICATE OF SERVICE

I hereby certify that on the 24thdayof May 2024, a true and correct copyof the foregoing

Motion was filed with the Clerk ofthe Court using the CM/ECF system, which will send a notice

ofsuch filing to all counsel of record.

/s/Robert W. Buchholz
Robert W. Buchholz

Attorney for Southern Star Capital, LLC
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Promissory Note

Dale: November 27,2018.

Borrower: DJD Land Partners, LLC

BoiTOwir's Maifing Address: DJD Land Partners, LLC, 9911 Oiampa Drive, Dallas, Texas
75218,a tention Michael Matthews

Lender: Southern StarCoital, LLC d/b/aReliance Mortgage Company

Place fojf Payment:

5220 Sjrfing ValleyRoad, Suite602
Dallas,Texas 75254.
oranyolherplacethatLender maydesignate inwriting.

Principal Amount: One Hundred Twenty-Seven Thousand Five Hundred Dollars, ($127,500.00).

great Rate; Eleven Percent(H<0M)

MaturityDate:January 1,2020.

Annual Interest Rate on Matured, Unpaid Amounts: Eighteen Percent (18%) or the highest
lawful nte, whichever is less.

Terms cjfPayment (principal and Interest):

The rMntipal Amount and all acOTied and u^
andthe 3stores* is da*andp^^

Tnom<

January

LOiPthlyiinterest payments ere One Thousand One Hundred Sixty-Eight and 75/100 dollars
l6S.fi) and are due and payable on the first day ofeach month with the first payment due on

1,2019.

Late Charge:

Ifany IntaUroentbecomesoverdueformore than ten days, atLender^ optionalate paymentcharge
equal to five percent (5%) rfthe amoumofAc late payment rnay boc^
expense ofhandlingthe delinquent payment

Security forPayment: This note is securedbyadeed of trust and security agreement (the "deed
oftrust"idatedNovember 27,2018, fromDJD Land Partners, LLC to RobertW. Buchholz, trustee
onthetxUowingdescr4T>edrealr^perty.

The pro] terty described In theattached ExhibitUAH which iswhich is incorporated herein by

PrwniwoyHoto
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refoeuci.

Other Security for Payment:
None.

Promise;to Fay
promises to payto foeorder of Lander therMm^Amwnttphosimewst attheAnnual

^.This note ispayable atthe Place forr^^
' J axeduetryfoeMfcurfy

atoronaccelerationofmaturity, Borrowerpromiscstor^anyunpaid amounts
from diedatethe paymentwasduetothedate ofpaymentat theAnnual Interest Rate

Borrowejr
Interest

All unpaidamounts i
theTern*ofTayment<

Interestplus
on Matn ed, Unpaid Amounts.

Waivers

Borrow:waives* to foeextentpermh^
payment (3) notice of intention toaccelerate maturity, (4) notice ofacceleration of maturity, (5)
protest, i$) notice of protest, (7) rights under sections 51.003, 51.004 and 51.005 of the Texas
Property Coda, (8) rights under section 17.001 and chapter 43 of the Texas Civil Practice and
Rismedie^ Code and role 31 ofnieTexas Rules ofCivil Procedure.

Attorney's Fees
Botrowe •also promisee to payreasonable attorney's teesand courta^
retained o collectorenforce thenote. These ejn^nseswiU bear interest ft
at theAn luajInterestRate on Matured,Urn^ Am
and inters ondemand atthe Place for Pa^e^
thedebt ividencedby thenoteandwillbesecuredbyanysecurity forpayment

Prepayn ant:Borrowermay prepay thisnotein airy anrount atanytime before
without xenahy or premium.

licet ionApp
principal

of Prepayment: Prepayments will be applied to installments on the last maturing
and interest on that prepaid principal will immediately ceaseto accrue.

UsarySfvhigs
It lathe ft(tendon tf

Accordingly,it is agreed thatnotwithstanding anyprovision to the contrary in this note,
ruse (definedabove), or anyother instrument semiring or evidencing the indebtedness

evidence^ bythianote,orin anyotherarrangements oragreement^ no^
to createa contract to pay,asconsideTationfbruse, forbearance or detentionofmoney,
as that term may be definedby Applicable Law, at a rate in excess of foe maximum
oftumuaurious interestperm

providedfor,or shallbe adjudicated to beso provided for, in this note, foedeedoftrust,
orinairy(other instrument securingorevklendn^ the indebtedness e\ddenc^

(a) the provisions ofthis paragraph shall govern andcontrol; (b) neitherBorrower nor
or assigns or any otherparty liable for foe payment of foe indebtednessshallbe
y the amount ofsuch interest to foe extentthat It is in excess ofthe maximum lawfol

rfnonuaurious interest permittedbyi^Uc^k Law, and foe sarne shall beconstrued asa

construct

"interest,
lawful
respect is

such
its

rate

eveot

successors

obligated to paythe
amounti

PromlsfOfir Not* Eag»-2
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mutual m(stake of foeparties hereto, and ofanylegal holder of thisnote,and(o)audiexcess of
interest orer foe maximum lawfld rate ofnonusurious interest pcnmttedc^
eitherbe ppliedas creditagainst foe ttounpaidprinerpal amountof tte
thisnote &r refunded to Borrower. Any commitment, extension, brokerage, loan orother fees or
sumspaii lpursuant to this note, foe loan evidericedhwel^;c» foe deedoftrast andwhichunder
ApplicabJ e Law aredeemed to constituteinteiestshanbe treated asinte^
mcatoda fagfoe maximum lawfolrateofnon^
holder of this note shall ever receive anything of value that is characterized aa interest under
AppKeabl eLaw andthatwould apart from thisprovision be hi excessoffoemaxima
ofnonnst rious interest permitted by Applicable Law,anamount equalto the amountthatwould
havebeat excessive interest shall, without penalty, be applied to the reduction of the principal
amount o vingon foe indebtedness evidenced by thisnotein foeinverse orderof its maturityand
notto foe paymentofinterest; orrefondedto Borrowerorfoe otherpayorthereofifandto foe extent
such amcunt, which would have been excessive, exceeds such unpaid principal. The right to
accelerati imrturityoffofenote,oranyofott
anyinter* st that has not otherwiseaccrued onthe dateofsuoh acceleration, andthe holderhereof
doesnot intendto charge or receiveanyunearned mterest in foeevent ofacceleration. M
paid oragreed to be r^d to the holderhereofshall^
amortized,prorated,aUocafed, aid
extension \ofsuch indebtedness so that foe amountofinteiestcm accountofsuch bdeM
not exoee i foe maximum lawful amount ofnonusurioua interest permitted by Applicable Law.
Further, s otwifostanding anythingto foe contrary contained hereh^
bythisncteor foeorfoedeedoftrust is paid in foD by Borrower orits successors orassigns prior
to the ful statedterm of this note (as suchtermmay have been extended pursuant to foe terms
hereof) ax dfoe interestreceived for foe aetoal periodoffoe eristenceoffoe infcb^
bythisno e exceedsfoemaximumlawfoi rateofnomisirious interestpenning
thenLenc er,or its successors orassigns, shall refund to Borrower* or ta successor or assigns, foe
amounto ?the excess ofsuch interest over fo
under Ap rficable Law, arid neither I^dex, nor itssuccessors orasslgi^
foepenah ea,ifany, pi^dedbyApplicable
in excess >ffoe maximum lawful rate ofncmusuriow^
extent foatTitle 4 offoeTexas FinanceCode is relevantforpurposes ofdeten
lawfoi rae of nonnsurious Interest permitted by Applicable Law, foe parties hereby elect to
d^ermmi theappUcabkretelling under suc^
from tin*' to time in affect, subject to Lender's right subsequently to change suchmethod in .
accord^^wifoi^r4icobleLaw.

Applicable Law" shall mean thatlaw (including, without limitation, Texas law), regulation, or
judicial determination in effect from time to time and applicable to this note (including ftiture
changes i i law), whichlawfully pennite foe contracting for, cto
pennissib erate ofinterest onthis noteand foe loan evidenced hereby, including laws, regular
and judici sideterminations of foe State ofTexas and of foe United States of America.

Other CI rases

BachBar owcr is responsible for all obligations represented by this note.

Pntoriasoi^ Nolo Pege^S

App.003
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When tb \context requires, singular nouns and pronouns include theplural.

AdefouH exists under this note if (I) (a) Borrower or (b) any other person liable onany part ofibis
note orv ho grants a lienorsecurity interest on property as security for anypart of thisnote (an
nOti»rO>iigatedParty^fa^
agroema t between LenderandBorrower oranyOther Obligated Party; (2) any representation in
thisnote orin any otherwritten agreement between Urtdcrand Borrower or an^
Party isi laterialiy false when made; (3) areceiver isappointed for Borrtrwcr, any OfoerObKgatod
Party, or any property on whicha lienor security interest is created aa security (foe "Collateral
Security" >for any part of this note; (4) any Collateral Security is assigned for the benefitof
creditors; (5) a bankruptcy or insolvency proceeding iscommencad by Borrower, a partoeran^
which Berroweris ageneral partner, oranOtherObligatedParty; (6)(a)abanfcrupteyorinsolvency
proceedii g is commenced against Borrower, a partnership ofwhich Borrower is a general pa
or an 04 er Obligated Party and (b) foe proceeding continues wifooutdisrnissal for sixtyd^ foe
party aga instwhom foe proceeding is commenced admits foematerial allegations of foe petition
against it or anot^ forreHefis entered; (7)a^
windup i3 affairs,suffersa forfeiture ofright todobuaine^
itsaflaua by its governing bodyorpersons, oranyeventocoure orcondition
terminate m orwindingup ofthea&irs ofanyoffoe following parties: Borrower, apartnership of
which Be rrower is a general partner, or anOfoer Obligated Party; (8) any Collateral Security is
impaired ty loss,theft, damage, levy andexecution, issuance ofan officialwritor orderofseizure,
or destruction, unless it is promptly replaced wifo collateral security of like kind and quality or
restored t>its former condition; or (9) any attachment, sequedration orsimilarwrit isie^
any prop* rty ofBorrower or OtherObligatedPartyandis not discharged within a period of thirty
days; (10) any final moneyjudgmentagainst Bonowerorany OtherObligated Party is notpaid
withinfo rty days;(11) Borrower abandons anyportion of foe property of Borrower; or (12) if
Borrower is an fodrvidual, the deathor disability of Borrower or Other ObligatedParty, if Other
Obligated Party is an individual

BORRO VER waives its rights under foe Texas Deceptive Trade Practices-Consumer
Protection Act, section 17.41 etseq. of foe Teems Businessand Commerce Code, a law that
givesconminers specialrights and protections. After consultationwith an attorney ofits own
selection, BORROWER voluntarily consents to this waiver*

If any provision of this note conflicts wifo anyprovision of a loan agreement, deed of trust, or
security sgreement of foe same transaction between Lender and Borrower, foe provisions of foe
deed of tr|wt win govern to foeextentof theconflict

Borrower andLenderacknowledge thattheywererepresented by competentcounselinconnection
wifo the itegotiation, draftingand execution ofthisNote, de»d of trust, and all otherdocuments
executed n connection wifo the same transaction between Lender and Borrower and foattto
foe deed <f trust and all other documents executed in connection wifo foe sametransacti<m between
Lender atd Borrowershallnot be subject to the pi^iplccfconstwingfoeir meaning against the
party whifh drafted same.

BORROWER, TO THE FULLEST EXTENT PERMITTED BY APPLICABLE LAW,
HEREBY KNOWINGLY, INTENHONAIXY, IRREVOCABLY, UNCONDITIONALLY

Fnonilssorj Note Page-4
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ANDVOLUNTARILY, WITH ANDTOONTHE ADVICE OF COMPETENT COUNSEL,
WAIVE!, RELINQUISHES AND FOREVER FORGOES TBE RIGHT TO A TRIAL BY
JURY I¥ ANY ACTION OR PROCEEDING BASED UPON, ARISING OUT OF, OR IN
ANY WAY RENTING TO Tfflfl NOTE OR ANY CONDUCT, ACT OR OMISSION OF
LENDE IORBORROWER,ORANYOF1HEKDIRECT^

EMPLOYEES, AGENTS OR ATTORNEYS, OR ANY OTHER PERSONS
WITH LENDER OR BORROWER, IN EACH OF THE FOREGOING

WHETHERSOUT^INGINa)NTrUCT1TORTOROTHERWISE.

MKMB13RS,
AFFTLLiTED

GASES,

«•*

Borrowa warrants to Lender arulaa^eeafoat foe proceeds of tiieNotewiU be usedprfoirf
business pr commercial purposes andnot primarity for persona^

This notoj will be construed under the laws offoe state ofTexas, wifooutro^
rules ofs ayjurisdiction.

JPieatftfOf!!'Not©

DID Land

Michael Matthews
Its Manager

Page* 5

App.005

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 8 of 397   PageID 17454



App.006

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 9 of 397   PageID 17455



App.007

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 10 of 397   PageID 17456



App.008

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 11 of 397   PageID 17457



Second Modification andExtension Agreement

1 Basic Information

• Date: July 1,2021

| Holder ofNote and lien: Southern Star Oai^II£

I Holder's Mailing Address: 5220 Spring Valley Road, Suite 602. Dallas, Texas 75254.

' Obligon DJD Land Partners, LLC

Obligor's Mailing Address: 1755 Wittingtoa Place, Suite 340. Dallas, XX 75234, attention Tim
I Barton, Manager.

i

Note:

Date: November 27, 2018, *

i Original principal amount $127,500.00.

Borrower DJD Land Partners, LLC

Lender. Southern Star Capital, LLC d/b/a Reliance Mortgage Company

I Maturity date: January 1,2020.

i Maturity date Extended andModified by instrument dated January 9,2020to January 1,
2021.

UnpaidPrincipal and Intereston Note: $127,500.00.

lien Documents: DeedofTrust filed onDecember5,2018in Johnson County, Texas, Document
No 2018-33077; additionallyDeed ofTrust filed February 21,2020 in Johnson Comity, Texas,
Document No 20204968.

Property (induding any improvements): 1025 N FM 157, Venns, Texas, further described in
Exhibit A.

Extended Maturity Date ofNote: January1,2022.

Modified T»ns: Noteshall bear interest rate at 12% (twelve percent) perannum from January
1,2021 unttt December 31,2021.

ThePrincipal Amountandallaccroed and unpaid interest from the date ofAteoriginal noteare
dueandpayable on January 1,2022,andtheinterest is dueandpayable monthlyasit accrues.

App.009
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The monthly interest payments are One Thousand Two Hundred Seventy-Five and 00/100
dollars(S1,275.(K)) and are due andpayable on the firstdayofeachmo^
due onJanuary 1,2021, andontheI* day ofeach month thereafteruntil thedate ofmaturity.

Obligor's Covenants and Warranties

The Note is securedby liens againstthe Property, WhetherObligoris primarilyliableon
the Note or not; Obligor nevertheless agrees to pay the Note and comply with the obligations
expressed in the lien Documents.

For value received, Obligor renews the Note and promises to pay to the order ofHolder
ofNote and lien, according to the Modified Terms, die Unpaid Principal and Interest on Note.
All unpaid amountsare due by the Extended MaturityDate of Note. Obligor also extends the
liens described in die Lien Documents.

The Note and the Lien Documents continue as written, except as provided in this
agreement

Obligorwarrants to HolderofNote and Lien that die Note and the Lien Documents, as
modified, are valid and enforceable and represents that they are not subjectto rights of ofiset,
rescission, or other claims.

Whenthe contextrequires, singularnouns andpronouns include dieplural

DJD Land Partners, LLC

App.010
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EXHIBITA

1025 N FM157, Venus Texas 7(084

GEONum: 126.0857.00030

Legal description ofland:

Being a 0*977 acre tract of land situated in die Absolam Williams Survey, Abstract No. 857,
Johnson County, Texas and being all ofdiet certain called 0.979 am tract of land described in
Deed from JLRJ, Inc. to Jason Alan Williams and recorded in Instrument No. 2013012640 ofthe
DeedRecords ofJohnson County, Texas, said 0.977 acre tract to moreparticularly described by
metes andbounds as follows:

THENCE South 60°23r32"West with Southlineofsaid0.979acre tractsamebeingthe Eastline
ofsaid that certain calledT^
Hill to Anastasia Energy, LLC andrecorded in Volume 3969, Page 264 of saidDeedRecords a
distance of 118.31 feet to a 1/2" iron rod cap found for comer at the Southwest comerof said
0.979 acre;

THENCB North 30°02* 19nWest with West line of said 0.979 acre tract and die East line of said
12830 acre tract a distance 504.00 to a Rail Road Spike found for comer in die centerline of
County Road 501 at die Northwest corner ofsaid 0579 acre tract;

IHENCE North 37°39,29" East with the North line ofsaid 0.979 acre txact and the center line of
saidCountyRoad 501 a distance of 16.66 feet to a RailRoadSpike found for comeratNortheast
comer of said 0.979 acre tract and being in die West line ofFarm to Market Road 157 and also
being at die beginning ofanon tangentcurve to die right;

THENCE in a Southeasterly direction with said curve to die right having a radius of 1404.92
feet, whose chords bears South 41 *30' 19" East- 52330 feet for an arc length of 52637 feet
back to the Point ofBeginningandContaining 42,577Square Feet or 0.977 acreoflandmoreor
less.

App.011
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.012
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.013

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 16 of 397   PageID 17462



I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.014
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.015
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.016
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.017
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.018
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.019
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.020
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.021
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.023
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.024
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.040
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk

App.046
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/9j3srxGg

Digitally signed
by Becky Ivey
Date: 2020.08.03
09:01:59 -05:00

Johnson County Clerk
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Date Prepared: 4/29/2024

Borrower Name:

Property Address:

Total Principal Balance 5/1/2024 127,500.00$      

Plus: Principal Balance Interest Rate # days

Accrued Interest 2/1/22 to 05/01/2024) $127,500.00 11.00% 821 $31,546.64

Late Fees (5% Monthly P+I = $1,275.00/month *5%) $63.75 27 $1,721.25

Appraisal Fee $4,500.00

Legal Fees $21,383.43

Total Principal, Accrued Interest, Late Fees and Other Costs - Good Through May 1, 2024 $186,651.32

Daily Interest Per Diem $38.42 per day

For additional information on this matter please contact:

Southern Star Capital, LLC

Attn:  Al J. Keller

email:  Al@rmcdfw.com

Phone: (214) 346 - 5204

A domestic wire transfer is the preferred method of payment since it is faster, more convenient and safer for our customers than

other options.  To make a payment please include the borrower's last name, property address and loan number on all remittances.
Please send your payment to Southern Star Capital, LLC per the following wire transfer instructions.

Southern Star Capital LLC d/b/a/ Reliance Mortgage Company

5220 Spring Valley Road, Suite 602

Dallas, TX 75254

(214) 360 - 9000

Domestic Wire Transfer Instructions

                                                Receiving Bank Business First Bank

500 Laurel Street

Baton Rouge, LA

                                                ABA Routing No.: 65405420

                                               Credit To (Beneficiary) 080030065624

                                                Account No.: Southern Star Capital, LLC

                                                Account Name: 5220 Spring Valley Road, Ste 100

                                                Account Address: Dallas, TX 75254

Southern Star Capital LLC d/b/a/ Reliance Mortgage Company

5220 Spring Valley Road, Suite 602

Dallas, TX 75254

(214) 346-5204

DJD Land Partners, LLC
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NEWMARK VALUATION & ADVISORY  

 Newmark Valuation & Advisory 
 2515 McKinney Avenue, Suite 1300 
 Dallas, TX 75201 
 www.nmrk.com/valuation 

November 30, 2023 

Al J. Keller 
Southern Star Capital, LLC 
5220 Spring Valley Ste 602 
Dallas, TX  75254 

RE: Appraisal Of An Industrial Property Located At 1025 North Farm-to-Market 157, Venus, 
Johnson County, TX 76084, Prepared By Newmark Valuation & Advisory, LLC (herein 
“Firm” or “Newmark”) 

Newmark Job No.:  23-0195611-1 
 

Dear Mr. Keller: 

The “Subject Property” is a 1,500 square foot vacant, 1-story single tenant industrial building 
located at 1025 Farm-to-Market Road 157 in Venus, TX. The site is at the southwest corner of 
Farm  to Market Road 157 and County Road 501. The building is in poor condition, is of low quality 
and tenant appeal, and was built in 1995. The site encompasses approximately 1.010 acres 
(43,996 square feet). The property is currently vacant. 

Based on the analysis contained in the following report, the opinion of value for the subject is: 

 
 

Extraordinary Assumptions 

An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of 
the effective date regarding uncertain information used in an analysis which, if found to be false, 
could alter the appraiser’s opinions or conclusions. The value conclusions are subject to the 
following extraordinary assumptions that may affect the assignment results. 

 
  

Value Conclusions

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value "As Is" Fee Simple 11/7/2023 $120,000

Compiled by Newmark

1. Access to the interior of the building was not available on the date of the site visit.  We were able to observe 

the interior through the window.  The interior appeared to be in poor condition.  Should a more detailed 

inspection be allowed at a later date, we reserve the right to amend this report accordingly. 

The use of this extraordinary assumption might have affected assignment results.

App.053
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November 30, 2023 
AL J. KELLER 

 Industrial Building 

Hypothetical Conditions 

A hypothetical condition is defined in USPAP as a condition, directly related to a specific 
assignment, which is contrary to what is known by the appraiser to exist on the effective date of 
the assignment results, but is used for the purpose of analysis. The value conclusions are based 
on the following hypothetical conditions that may affect the assignment results. 

 
The appraisal was developed based on, and this report has been prepared in conformance with 
the Client’s appraisal requirements, the guidelines and recommendations set forth in the Uniform 
Standards of Professional Appraisal Practice (USPAP), the requirements of the Code of 
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute, 
Title XI of the Financial Institution Reform, Recovery and Enforcement Act (FIRREA) of 1989, and 
the Interagency Appraisal and Evaluation Guidelines (December 2, 2010).  

1. None
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Certification 
We certify that, to the best of our knowledge and belief: 

 

 

 

 
 
 
 

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

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 

conditions and are our personal, impartial and unbiased professional analyses, opinions, and conclusions.

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

interest with respect to the parties involved.

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

this assignment.

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

6. 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.

7. This appraisal assignment was not based upon a requested minimum valuation, a specific valuation, or the 

approval of a loan.

8. 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 requirements of the State of 

Texas.9. The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 

conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 

Appraisal Institute.

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

authorized representatives.

11. Hayden Littlefield Jr made a personal inspection of the property that is the subject of this report. 

12. The Firm operates as an independent economic entity.  Although employees of other service lines or 

affiliates of the Firm may be contacted as a part of our routine market research investigations, absolute 

client confidentiality and privacy were maintained at all times with regard to this assignment without conflict 

of interest.

13. Within this report, "Newmark", "Newmark Valuation & Advisory", "Newmark, Inc.", and similar forms of 

reference refer only to the appraiser(s) who have signed this certification and any persons noted above as 

having provided significant real property appraisal assistance to the persons signing this report.

14. Hayden Littlefield Jr has not performed any 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 the agreement to 

perform this assignment.    

App.055
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Hayden Littlefield Jr 
Senior Director 
Certified General Real Estate Appraiser 
Texas # 1324546-G 
Telephone: 469-467-2073 
Email: hayden.littlefield@nmrk.com 
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 Street View along Farm-to-Market Road 157 facing 

North 
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Executive Summary 

 

 
 

 
  

Property Type: Industrial-Light Manufacturing

Street Address: 1025 North Farm-to-Market 157

City, State & Zip: Venus, Johnson County, TX 76084

Gross Building Area (SF): 1,500

Net Rentable Area (SF): 1,500

Year Built: 1995

Current Owner-Occupancy: 100.0%

Land Area: 1.010 acres; 43,996 SF

Zoning: Not Zoned

Assessor's Parcel ID(s):

Highest and Best Use - As Vacant: An Industrial Use

Highest and Best Use - As Improved: Industrial Use

Industrial Building

126.0026.00298; 25443

Analysis Details

Valuation Date:

Market Value "As Is" November 7, 2023

Inspection Date and Date of Photos:

Report Date:

Report Type:

Client:

Intended Use:

Intended User:

Appraisal Premise:

Intended Use and User:

Interest Appraised: Fee Simple

Southern Star Capital LLC

November 7, 2023

Market Value "As Is"

November 30, 2023

The intended use and user of our report are specifically identified in our report as agreed upon in our 

contract for services and/or reliance language found in the report. No other use or user of the report 

is permitted by any other party for any other purpose. Dissemination of this report by any party to non-

client, non-intended users does not extend reliance to any other party and Newmark will not be 

responsible for unauthorized use of the report, its conclusions or contents used partially or in its 

entirety.

Appraisal Report

Internal Business Decisions

Southern Star Capital, LLC

Compiled by Newmark
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Valuation Summary

Sales Comparison Approach $/SF $ Total

Segment 1: Industrial-Light Manufacturing 1025 North Farm-to-Market 157 - 1,500 SF

Number of Sales 4

Range of Sale Dates May-22 to Nov-23

Adjusted Range of Comparables ($/SF) $61.96 to $98.43

Value Conclusion: $80.00 $120,000

Income Capitalization Approach - Direct Capitalization Method $/SF $ Total

Capitalization Rate Indicators and Conclusion Indication

Comparable Sales 8.0% - 13.53%

Investor Surveys 7.00% - 9.00%

Market Participants 8.25% - 9.50%

Concluded Going-In Capitalization Rate 9.00%

Stabilized Income Estimate

Potential Gross Income $9.70 $14,550

Stabilized % Vacancy & Collection Loss -6.00% ($873)

Effective Gross Income $9.12 $13,677

Operating Expenses $2.45 $3,675

Operating Expense Ratio 26.9%

Net Operating Income $6.67 $10,002

Capitalization Rate 9.00%

Indicated Direct Capitalization Value As Is $73.33 $110,000

Indicated Income Capitalization Approach Value As Is $73.33 $110,000

$80.00 $120,000

Exposure / Marketing Time

Concluded Exposure Time 5 Months or Less

Concluded Marketing Time 5 Months or Less

Compiled by Newmark

Market Value Conclusions As Is

1. Access to the interior of the building was not available on the date of the site visit.  We were able to observe 

the interior through the window.  The interior appeared to be in poor condition.  Should a more detailed 

inspection be allowed at a later date, we reserve the right to amend this report accordingly. 

1. None

Compiled by Newmark

Extraordinary Assumptions and Hypothetical Conditions
An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of the effective date 

regarding uncertain information used in an analysis which, if found to be false, could alter the appraiser’s opinions or 

conclusions.  The value conclusions are subject to the following extraordinary assumptions that may affect the 

assignment results.

A hypothetical condition is defined in USPAP as a condition, directly related to a specific assignment, which is 

contrary to what is known by the appraiser to exist on the effective date of the assignment results, but is used for the 

purpose of analysis.  The value conclusions are based on the following hypothetical conditions that may affect the 

assignment results.

The use of this extraordinary assumption might have affected assignment results.
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Introduction 

OWNERSHIP HISTORY 

The current owner is Djd Land Partners, LLC. The current owners have held the property since 
January 2007, a period exceeding three years. 

To the best of our knowledge, no sale or transfer of ownership has taken place within a three-
year period prior to the effective date of the appraisal.  

INTENDED USE AND USER 

The intended use and user of our report are specifically identified in our report as agreed upon in 
our contract for services and/or reliance language found in the report. No other use or user of the 
report is permitted by any other party for any other purpose. Dissemination of this report by any 
party to non-client, non-intended users does not extend reliance to any other party and Newmark 
will not be responsible for unauthorized use of the report, its conclusions or contents used partially 
or in its entirety. 

– The intended use of the appraisal is for Internal Decision Making purposes. 

– The client is Southern Star Capital, LLC 

– The intended user is Southern Star Capital, LLC and no other users are permitted by 
any other party for any other purpose. 

DEFINITION OF VALUE 

Market value is defined as: 

“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 U.S. dollars or in terms of financial arrangements 
comparable thereto; and 
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– 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.” 

(Source: Code of Federal Regulations, Title 12, Chapter I, Part 34.42[g]; also 
Interagency Appraisal and Evaluation Guidelines, Federal Register, 75 FR 77449, 
December 10, 2010, page 77472) 

APPRAISAL REPORT 

This appraisal is presented in the form of an appraisal report, which is intended to comply with 
the reporting requirements set forth under Standards Rule 2-2(a) of USPAP. This report 
incorporates sufficient information regarding the data, reasoning and analysis that were used to 
develop the opinion of value in accordance with the intended use and user. 

PURPOSE OF THE APPRAISAL 

The primary purpose of the appraisal is to develop an opinion of the Market Value "As Is" of the 
Fee Simple Estate in the subject.  

 

SCOPE OF WORK 

Extent to Which the Property is Identified 

– Physical characteristics 

– Legal characteristics 

– Economic characteristics 

 

Extent to Which the Property is Inspected 

Newmark inspected the subject property on November 7, 2023 as per the defined scope of work.  
Hayden Littlefield Jr made a personal inspection of the property that is the subject of this report.    

  

Purpose of the Appraisal

Appraisal Premise Interest Appraised Date of Value

Market Value "As Is" Fee Simple 11/7/2023

Compiled by Newmark
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Type and Extent of the Data Researched 

– Exposure and marketing time; 

– Neighborhood and land use trends; 

– Demographic trends; 

– Market trends relative to the 
subject property type; 

– Physical characteristics of the site 
and applicable improvements; 

– Flood zone status; 

– Zoning requirements and 
compliance; 

– Real estate tax data; 

– Relevant applicable comparable 
data; and 

– Investment rates 

Type and Extent of Analysis Applied 

We analyzed the property and market data gathered through the use of appropriate, relevant, and 
accepted market-derived methods and procedures. Further, we employed the appropriate and 
relevant approaches to value, and correlated and reconciled the results into an estimate of market 
value, as demonstrated within the appraisal report. 
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Economic Analysis 

NATIONAL TRENDS AND UNCERTAINTIES 

Interest rates have continued to rise with the 10-year Treasury now at levels last seen in 2007.  
This bond rate is foundational to commercial real estate in terms of both debt and equity.  The 
continued increase was at least somewhat unexpected and has changed investor expectations 
as to future interest rate levels.  Commercial real estate transaction volumes are anemic with 
capitalization rates increasing and prices falling.  Although a few positive trends were beginning 
to emerge over the past few months, the continued interest rate increases and the indication that 
the Fed plans to maintain the higher rate level are reversing them.   

In an effort to curtail inflation, The Federal Reserve embarked on an aggressive strategy.  In spite 
of three major bank failures, the Fed raised rates another 25 basis points in May 2023 followed 
by 25 basis points more in July 2023.  The total increase from 2022 into 2023 is now 525 basis 
points.  The Fed now targets a range of 5.25% to 5.50% for the Federal Funds Rate – the highest 
since June 2006.  This has been the fastest increase in rates the Federal Reserve has engineered 
over the past few decades.  But, the recent rise in interest rates such as the 10 year Treasury can 
be traced more to other factors such as global turmoil.  Although the Fed did not increase the 
rates in September, they indicated that their key rate would stay higher in 2024 than most analysts 
had expected.  This is creating negativity in the CRE marketplace as investors were anticipating 
lower rates sooner than now expected.  

Transaction markets now show clear increases in transaction cap rates, belatedly following the 
public markets.  These effects are a function of the unfavorable credit conditions and inflation as 
well as other factors such as impacts to office use driven in part by hybrid work from home policies 
of many companies.  Credit tightening, which includes wider credit spreads and lower loan-to-
value ratios, is arising due to uncertain economic outlooks, deterioration in real estate collateral 
values, and concerns about bank liquidity.   According to Real Capital Analytics (RCA), regional 
and local banks have sharply curtailed lending partly as a result the Signature Bank failure and 
attendant regulatory attention as well as the expectation of distress that has not yet been 
witnessed.  RCA also reported that commercial transaction volume was down 63% YOY in the 
second quarter of 2023 over the same period in 2022.  The quarterly transaction volume is 
approximately 35% lower than the average from 2015 to 2019. 

It will take time for investors to reach the point of price discovery that will, in turn, allow transaction 
volume to increase assuming debt availability.  Investors are grappling with the reality that 
capitalization rates will continue to increase into the near term and that the debt market and costs 
will remain unfavorable.  We have considered, and will address, these issues throughout this 
appraisal and report including in our determinations of overall capitalization rates, discount rates, 
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market rent assumptions, market conditions adjustments, and growth of rents and expenses 
where applicable. 
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AREA ANALYSIS 

 
Area Map 

 
The subject is located within Venus and Johnson County, Texas.  It is part of the Fort Worth 
Arlington  metro area (Fort Worth MSA).   

Moody’s Analytics’ Economy.com provides the following economic summary for the Fort Worth 
MSA as of August, 2023.   

 

  

2017 2018 2019 2020 2021 2022 INDICATORS 2023 2024 2025 2026 2027 2028

126.7 132.0 133.7 127.5 138.4 145.7 Gross metro product (C12$ bil) 152.3 155.5 161.4 168.5 175.7 182.7

4.0 4.2 1.3 -4.6 8.6 5.3 % change 4.5 2.1 3.7 4.4 4.3 4.0

1,037.0 1,066.9 1,096.3 1,055.9 1,097.6 1,161.7 Total employment (ths) 1,206.3 1,223.7 1,237.5 1,251.1 1,264.2 1,277.6

2.5 2.9 2.8 -3.7 4.0 5.8 % change 3.8 1.4 1.1 1.1 1.0 1.1

3.8 3.5 3.3 7.3 5.2 3.6 Unemployment rate (%) 3.7 3.5 3.5 3.5 3.5 3.5

7.4 5.9 3.0 4.9 9.2 5.5 Personal income growth (%) 6.6 5.2 5.2 5.3 5.1 4.9

64.2 65.9 68.4 70.5 71.4 73.0 Median household income ($ ths) 75.8 78.0 80.7 83.5 86.4 89.3

2,485.5 2,527.1 2,557.8 2,586.2 2,618.7 2,669.5 Population (ths) 2,714.9 2,753.3 2,789.7 2,826.2 2,863.2 2,900.8

1.9 1.7 1.2 1.1 1.3 1.9 % change 1.7 1.4 1.3 1.3 1.3 1.3

29.4 26.4 16.4 17.7 25.0 41.1 Net migration (ths) 33.0 25.4 23.7 23.9 24.8 25.7

8,976 10,125 9,849 12,646 13,649 12,979 Single-family permits (#) 10,428 10,809 12,428 13,255 13,080 12,773

5,647 6,086 9,500 5,778 7,927 8,982 Multifamily permits (#) 6,521 7,269 7,189 7,693 7,808 7,454

Source: Moody's Analytics Précis® US Metro

Moody's Analytics Précis® Metro Indicators: Fort Worth MSA
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Moody’s summarizes the area’s economic performance in recent months as follows: 

Recent Performance 

Job growth in Fort Worth-Arlington has strengthened in recent months following a deceleration at 
the beginning of 2023. Leading the way have been financial services, healthcare and core 
manufacturing. Year over year, total employment is up twice as much as that of the nation 
because of strong gains back in the second half of 2022. Additionally, growth in the number of 
high-wage jobs has been substantially higher than in the nation. The unemployment rate has risen 
to 3.8%, up nearly 0.5 percentage point over the past year. However, one reason has been the 
above-average increase in the labor force amid solid job growth during that time. Housing market 
data have been mixed, with house prices declining but new permits rebounding since the start of 
2023. 

Market Comparison 

The following table illustrates key economic indicators and a comparison of the Fort Worth MSA 
to the regional grouping as a whole. As indicated, Fort Worth is projected to outperform the 
National Region Metros in six of eight performance categories shown over the next five years.   

 

  

Indicator 2017 2022 2027 2017 - 2022 2022 - 2027 2017 2022 2027 2017 - 2022 2022 - 2027

Gross metro product (C12$ bil) 126.7 145.7 175.7 2.8% 3.8% 18,077 19,965 22,356 2.0% 2.3%

Total employment (ths) 1,037.0 1,161.7 1,264.2 2.3% 1.7% 146,606 152,045 157,507 0.7% 0.7%

Unemployment rate (%) 3.8% 3.6% 3.5% 4.4% 3.7% 4.1%

Personal income growth (%) 7.4% 5.5% 5.1% 4.6% 2.3% 4.6%

Population (ths) 2,485.5 2,669.5 2,863.2 1.4% 1.4% 325,122 332,391 339,637 0.4% 0.4%

Single-family permits (#) 8,976 12,979 13,080 7.7% 0.2% 848,500 1,019,048 1,319,656 3.7% 5.3%

Multifamily permits (#) 5,647 8,982 7,808 9.7% -2.8% 356,167 547,574 448,038 9.0% -3.9%

Fort Worth MSA outperforming National Region Metros

Fort Worth MSA underperforming National Region Metros

Source: Moody's Analytics Précis® US Metro; Compiled by Newmark

Fort Worth MSA Annual Growth National

Comparison of Key Economic Indicators - Fort Worth MSA Metro to National Region

Annual Growth
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Employment Sectors and Trends 

Employment data by occupation and business/industry sectors provides an indication of the 
amount of diversification and stability in the local economy.  Job sector composition also gives an 
indication of the predominant drivers of current and future demand for supporting commercial real 
estate sectors.  The following tables display employment data by occupation sector and by 
business/industry sector for the area and region. 

  

 

  

Occupation Sector

Administrative Support 510 7.7% 167 6.7% 8,691 9.3% 454,833 10.9% 1,525,256 10.5%

Management/Business/Financial 1,128 17.1% 414 16.5% 13,158 14.1% 856,193 20.5% 2,581,724 17.8%

Professional 1,064 16.1% 314 12.5% 15,862 17.0% 1,003,670 24.0% 3,440,230 23.7%

Sales and Sales Related 425 6.5% 159 6.3% 6,978 7.5% 376,344 9.0% 1,312,601 9.0%

Construction/Extraction 533 8.1% 197 7.9% 5,863 6.3% 232,971 5.6% 926,228 6.4%

Farming/Fishing/Forestry 0 0.0% 0 0.0% 194 0.2% 5,109 0.1% 43,799 0.3%

Installation/Maintenance/Repair 349 5.3% 138 5.5% 3,330 3.6% 121,090 2.9% 471,102 3.2%

Production 244 3.7% 52 2.1% 4,298 4.6% 175,568 4.2% 665,111 4.6%

Transportation/Material Moving 1,600 24.3% 736 29.3% 21,951 23.6% 358,305 8.6% 1,203,137 8.3%

Total Employees (16+ Occupation Base) 6,589 100.0% 2,509 100.0% 93,054 100.0% 4,184,108 100.0% 14,530,585 100.0%

Source: ESRI; Compiled by Newmark

Dallas-Fort Worth-

Arlington, TX MSAVenus town Johnson County

Current Employment by Occupation Sector

Texas76084

Industry Sector

Agriculture/Mining 97 1.5% 27 1.1% 1,522 1.6% 30,671 0.7% 299,511 2.1%

Construction 641 9.7% 177 7.1% 8,032 8.6% 331,402 7.9% 1,237,074 8.5%

Manufacturing 505 7.7% 134 5.3% 10,516 11.3% 378,969 9.1% 1,252,266 8.6%

Wholesale Trade 213 3.2% 51 2.0% 1,844 2.0% 91,485 2.2% 290,641 2.0%

Retail Trade 666 10.1% 328 13.1% 15,943 17.1% 433,338 10.4% 1,511,297 10.4%

Transportation/Utilities 1,071 16.3% 541 21.6% 6,785 7.3% 330,635 7.9% 1,036,874 7.1%

Information 130 2.0% 25 1.0% 781 0.8% 89,560 2.1% 241,491 1.7%

Finance/Insurance/Real Estate 475 7.2% 182 7.3% 4,593 4.9% 394,491 9.4% 1,026,381 7.1%

Services 2,546 38.6% 943 37.6% 38,939 41.8% 1,975,636 47.2% 7,004,709 48.2%

Public Administration 245 3.7% 101 4.0% 4,099 4.4% 127,921 3.1% 630,341 4.3%

Total Employees (16+ Occupation Base) 6,589 100.0% 2,509 100.0% 93,054 100.0% 4,184,108 100.0% 14,530,585 100.0%

Source: ESRI; Compiled by Newmark

Current Employment by Industry Sector

76084 Venus town Johnson County

Dallas-Fort Worth-

Arlington, TX MSA Texas
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Comparing the industry sectors for the local market area (Venus town) to Dallas-Fort Worth-
Arlington, TX MSA indicates the local market area is somewhat more heavily weighted toward the 
Transportation/Utilities, Retail Trade, Public Administration, and Agriculture/Mining sectors.  By 
contrast, the industry employment totals for Dallas-Fort Worth-Arlington, TX MSA indicate 
somewhat higher proportions within the Services, Manufacturing, Finance/Insurance/Real Estate, 
Information, Construction, and Wholesale Trade sectors.  The following graphic further illustrates 
this comparison. 

 

  

Source: ESRI; Compiled by Newmark

Employment Comparison
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Unemployment 

The following table displays the historical unemployment data for the area derived from the US 
Department of Commerce, Bureau of Labor Statistics.  The most recent reported unemployment 
rate for the Dallas-Fort Worth-Arlington, TX Metropolitan Statistical Area is 4.2% (August 2023). 

 

  

Bars represent beginning to end range of unemployment rates in each year

Orange bars denote increasing unemployment from beginning to end of year

Blue bars are declining unemployment from beginning to end of year

Arrows are extent of unemployment rates over the year

Compiled by Newmark

Unemployment Rate: Dallas-Fort Worth-Arlington, TX Metropolitan Statistical Area
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Major Employers 

The following table lists a number of major employers with the Fort Worth MSA as reported by 
Moody’s.  While not all-encompassing, this list provides further indication of the types of economic 
sectors that are drivers for the area. 

 

Analysis 

Further economic analysis from Moody’s is detailed as follows: 

Manufacturing 

New uncertainties surround the near-term outlook for the F-35, which is assembled in Fort Worth. 
At the beginning of the year, Lockheed had expected to deliver about 150 planes in 2023, close 
to the full capacity of output. However, problems with the TR-3 software system are causing 
significant delays because the Defense Department stated in June that it would not accept newly 
built F-35s until the problems are resolved. A separate IT issue has been that the Pentagon needs 
to vet the plane's capability in the Joint Simulation Environment, development of which has itself 
been delayed. The new projection is that only about 100 to 120 planes will be delivered this year. 
However, Lockheed has indicated that the pace of production will continue unabated and that 
deliveries will exceed production in 2024. On the positive side, demand fundamentally remains 
strong. Last year, the Pentagon agreed to buy 375 planes during 2023-2025, and in April 2023 
awarded a substantial increase for contract modifications. Lockheed still projects that more than 

Rank Employer Employees

1 AMR/American Airlines 25,000

2 Lockheed Martin 13,690

3 Texas Health Resources 12,000

4 NAS - Fort Worth - JRB 10,000

5 Arlington ISD 10,000

6 University of Texas at Arlington 7,311

7 JPS Health Network 6,500

8 Cook Children’s Health Care System 6,042

9 Tarrant County College 5,999

10 Alcon Laboratories Inc. 5,393

11 Bell Helicopter Textron 4,953

12 BNSF Railway 4,500

13 General Motors 4,125

14 GM Financial 3,820

15 Fidelity 3,700

16 JPMorgan Chase 3,678

Source: Fort Worth Chamber of Commerce, 2017

Source: Moody's Analytics Précis® US Metro

Selected Major Employers: Fort Worth MSA
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2,000 planes will ultimately be built compared with about 900 delivered to date, supporting 
manufacturing in the metro division over the coming years. 

Financial Services 

The banking industry will push past current headwinds and continue to advance. Industry 
employment is up 2.2% since the end of 2022 and 5% year over year. Although the strong trend 
growth in banking in neighboring Dallas is well known, Fort Worth has matched up. The level of 
industry employment in each metro division has doubled over the past two decades. Whereas 
Dallas benefits from its high-profile investment banking and wealth management segments as 
well as conventional lending, Fort Worth has attracted a large number of small community-
oriented banks, including new or growing regional operations of banks based in such states as 
Pennsylvania, Missouri, Arkansas and Oklahoma, where growth opportunities are fewer. Both 
metro divisions benefit from strong job and population growth that has boosted demand for credit. 

Homebuilding 

Residential construction has begun to bounce back and should rise slowly over the coming year. 
New permits for single-family homes declined more than 50% during 2022 but have now risen by 
about 20% since early 2023. Despite lower house prices, developers have been encouraged by 
the low inventory of existing homes for sale. Longer term, the Fort Worth housing market should 
grow at an above-average pace, lifted by higher relative affordability than in Dallas and strong 
demographics. 

Conclusion 

Positive Attributes Negative Attributes 

– Central Southwest location near Latin 
America supports distribution industry. 

– Relatively high housing affordability 
attracts homebuyers employed in Dallas. 

– Large military procurement industry is 
sensitive to political winds. 

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

Fort Worth-Arlington will outperform the nation over the coming year, led by manufacturing and 
financial services. The homebuilding outlook appears bright. Longer term, robust population 
growth, a diversified manufacturing base, and lower business costs and costs of living relative to 
Dallas will support above-average gains. 
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NEIGHBORHOOD ANALYSIS 

 
Neighborhood Map 

 
Boundaries 

The subject is located in the northwestern area of Venus Town. This area is part of the Johnson 
County submarket as defined by Costar and is generally delineated as follows: 

North County Road 506 
South US Highway 67 
East VV Jones Road 
West County Road 213 

Surrounding Area of Influence Trends 

Description 

The subject’s surrounding area is viewed as suburban with commercial and vacant land. The 
immediate area around the subject can be described as vacant land. 

Characteristics 

– The subject property is in the proximity of US Highway 67 which provide an easy 
access to the most parts of Fort Worth MSA. 

– The subject property is in the vicinity of Mid-Way Regional Airport. 

Fundamental Real Estate Cycle 

The surrounding area is considered to be within the risk stage of its real estate cycle. 
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New Development 

– TBD Discovery Lane - Building C Midlothian Business Park is a proposed industrial 
building with a rentable building area of 154,440SF located 3.6 miles to the west of the 
subject. This project is expected to complete construction by July 2024. 

– TBD Brookhollow - Xchange at Rail port Building One is a proposed industrial building 
with a rentable building area of 711,360SF located 1.5 miles to the northeast of the 
subject. This project is expected to complete construction by May 2024. 

– 8636 East Highway 67 is a proposed industrial building with a rentable building area 
of 300,000 SF located 4.6 miles to the northeast of the subject. This project is expected 
to complete construction by September 2024. 

Conformity 

Land uses within the subject neighborhood consist of a mixture of commercial and residential 
developments. 

Nuisances or Hazards 

Our observation of the area revealed no evidence of significant nuisances or hazards. 

Access 

Primary Access and Major Thoroughfares 

Major thoroughfares in the area includes County Road 501, US Highway 67, Farm-to-Market 
Road 157, County Road 502. US Route 67 is a major U.S. Highway in the state of Texas. It runs 
from the U.S.–Mexico border west of Presidio to Texarkana at the Arkansas state line. US Route 
67 is part of the La Entrada al Pacifico international trade corridor from its southern terminus to 
US Highway 385 in McCamey. US Highway 67 enters Texas from Mexico as Federal Highway 16 
west of Presidio. US Highway 67 is in the vicinity of the subject providing primary access. 

Transportation 

Transportation is primarily via automobile. The subject is in the vicinity of County Road 502, US 
Highway 67, with frontage along Farm-to-Market Road 157. 
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Distance from Key Locations 

The commute to the Venus city is about five to ten minutes and the drive to Mid-Way Regional 
Airport is about twenty minutes depending on the traffic.   

The following illustrates the 30-minute drive time from the subject. 

 
Drive Time Map 
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Land Use 

The land sues in the area immediately surrounding the subject site are comprised of vacant land 
with scattered residential and scattered commercial or industrial uses.   

 

The land to the south, west and north is made up of vacant agricultural oriented tracts.  To the 
east is an auto storage yard.  Further north, east, west and south can be found several residential 
subdivisions.  This area is considered rural at the moment but is in the process of being developed 
with residential developments.   

  

Subject 
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Demographics 

A demographic summary for the defined area is illustrated as follows: 

 

– As shown above, the current population within a 3-mile radius of the subject is 9,484 
and the average household size 3.38. Population in the area has grown since the 2010 
census, and this trend is projected to grow over the next five years. 

– Median household income in 3-mile radius is $84,219, which is higher than the 
household income of Johnson County. Residents within a 3-mile radius have a lower 
level of educational attainment than those of Johnson County. Also, the median home 
values are lower in 3-mile radius. 

– Population growth in the surrounding area has been high with income levels 
increasing. This has a positive effect on industrial real estate demand. This trend is 
projected to continue into the foreseeable future. 

3-Miles Radius 5-Miles Radius 10-Miles Radius 76084 Venus town Johnson County

Dallas-Fort 

Worth-

Arlington, TX 

MSA Texas

Population

2010 Total Population 6,185 14,007 83,066 8,417 3,207 150,934 6,366,542 25,145,561

2023 Total Population 9,484 18,934 128,912 13,868 5,539 192,587 8,058,326 30,506,523

2028 Total Population 17,063 39,591 168,755 23,020 12,861 206,332 8,605,015 32,021,944

Projected Annual Growth % 12.5% 15.9% 5.5% 10.7% 18.4% 1.4% 1.3% 1.0%

Households

2010 Total Households 1,679 4,081 27,169 2,384 733 52,193 2,296,410 8,922,933

2023 Total Households 2,616 5,515 42,212 4,041 1,421 66,252 2,923,482 11,047,066

2028 Total Households 4,981 12,008 55,593 6,906 3,652 71,358 3,135,223 11,696,400

Projected Annual Growth % 13.7% 16.8% 5.7% 11.3% 20.8% 1.5% 1.4% 1.1%

Income

2023 Median Household Income $84,291 $78,556 $99,962 $91,366 $84,588 $79,951 $79,409 $69,529

2023 Average Household Income $97,140 $97,386 $122,850 $111,738 $99,031 $99,101 $115,034 $102,636

2023 Per Capita Income $28,361 $28,521 $40,135 $32,670 $25,681 $34,116 $41,785 $37,264

Housing

2023 Owner Occupied Housing Units 81.1% 82.7% 76.3% 85.9% 86.1% 70.4% 56.0% 56.9%

2023 Renter Occupied Housing Units 14.7% 13.3% 19.4% 11.0% 10.0% 24.2% 37.6% 33.5%

2023 Median Home Value $217,914 $205,006 $307,338 $247,356 $221,619 $244,619 $311,758 $255,469

Median Year Structure Built 2002 2000 2001 2003 2003 1992 1989 1988

Miscellaneous Data Items

2023 Bachelor's Degree 9.0% 8.3% 20.6% 12.1% 9.5% 15.7% 26.5% 22.8%

2023 Grad/Professional Degree 4.1% 5.0% 11.3% 8.3% 4.4% 7.3% 14.0% 12.1%

2023 College Graduate % 13.1% 13.3% 31.9% 20.4% 13.9% 22.9% 40.4% 34.9%

2023 Average Household Size 3.38 3.25 3.00 3.18 3.18 2.86 2.73 2.71

2023 Median Age 35.4 35.3 36.8 34.9 34.6 38.0 35.5 35.7

Source: ESRI; Compiled by Newmark

Demographic Analysis
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Conclusion 

Given the history of the area and the growth trends illustrated in the surrounding area analysis, it 
is anticipated that property values will expand in the near future. 

 
 
 
  

App.080
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INDUSTRIAL MARKET ANALYSIS 

Classification 

The subject is in the Johnson County submarket of the Dallas/Ft Worth market.  The property is 
considered an Industrial property in this market. 

Industrial Market Overview 

The following discussion outlines overall market performance in the surrounding Industrial market 
using Costar market metric data.  Presented first are market statistics of the Dallas/Ft Worth area 
and the subject Johnson County submarket overall.  The analysis is then further refined to focus 
on demand for the subject and the properties considered to be primary competition. 

 

Period

Dallas/Ft 

Worth

Johnson 

County

Q2 2020 93.1% 97.8%

Q3 2020 93.0% 97.7%

Q4 2020 92.5% 97.2%

Q1 2021 93.1% 96.8%

Q2 2021 93.6% 98.1%

Q3 2021 94.4% 98.8%

Q4 2021 94.7% 98.0%

Q1 2022 94.2% 97.3%

Q2 2022 94.4% 96.9%

Q3 2022 94.4% 96.6%

Q4 2022 94.6% 97.2%

Q1 2023 93.6% 97.6%

Q2 2023 92.7% 98.1%

Q3 2023 91.9% 97.1%

Source: Costar; Compiled by Newmark Valuation & Advisory

Occupancy Rate

85.0%

87.0%

89.0%

91.0%

93.0%

95.0%

97.0%

99.0%

Q2 2020 Q1 2021 Q4 2021 Q3 2022 Q2 2023

Dallas/Ft Worth Johnson County
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– The average vacancy rate for the subject submarket is lower than that of the overall 
market area .   

– The average rental rate for the submarket is lower than the overall Dallas/Ft Worth 
market.  The subject Johnson County submarket is considered a similar tier submarket 
as compared to the other submarkets in the overall Dallas/Ft Worth area.  

– Approximately 2.9% of the submarket inventory, and 6.5% of the market inventory, 
represents newer construction.  

– Absorption for the last 12 months was positive for the overall market area and at the 
submarket level. 

Period

Dallas/Ft 

Worth

Johnson 

County

Q2 2020 $5.68 $6.91

Q3 2020 $6.00 $6.71

Q4 2020 $6.09 $6.77

Q1 2021 $6.06 $5.85

Q2 2021 $6.05 $5.54

Q3 2021 $6.10 $5.52

Q4 2021 $6.23 $6.01

Q1 2022 $6.39 $6.45

Q2 2022 $6.61 $6.50

Q3 2022 $7.09 $6.51

Q4 2022 $7.38 $7.69

Q1 2023 $7.65 $7.30

Q2 2023 $8.14 $7.50

Q3 2023 $8.33 $8.05

Source: Costar; Compiled by Newmark Valuation & Advisory

Asking Rent Per SF

$3.00

$4.00

$5.00

$6.00

$7.00

$8.00

$9.00

$10.00

$11.00

$12.00

$13.00

Q2 2020 Q1 2021 Q4 2021 Q3 2022 Q2 2023

Dallas/Ft Worth Johnson County

Trailing Four Quarters Ended Q3 2023

Market / Submarket Inventory (SF)

Completions 

(SF) Vacancy (%)

Net Absorption 

(SF)

NNN Rent 

Overall / SF

Dallas/Ft Worth 995,060,531 64,283,198 8.10% 34,784,167 $8.33

Johnson County 14,493,705 414,583 2.90% 400,007 $8.05

Source: Costar; Compiled by Newmark Valuation & Advisory

Industrial Market Statistics
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Market and Submarket Trends 

 

– The overall market area has been decreasing and submarket have been fluctuating 
with respect to occupancy over the past year.   

– Over the past several years, effective rental rates have been following an increasing 
trend but have fluctuating within the submarket in the past 12 months. 

– As shown above, the submarket is underperforming against the market overall.   

  

Inventory 

(SF)

Completions 

(SF) Vacancy %

NNN Rent 

Overall / SF

Inventory 

(SF)

Completions 

(SF) Vacancy %

NNN Rent 

Overall / SF

Q3 2021 893,291,727 6,178,973 5.6% $6.10 13,613,964 0 1.2% $5.52

Q4 2021 902,126,841 9,621,695 5.3% $6.23 13,713,964 100,000 2.0% $6.01

Q1 2022 910,051,727 8,327,080 5.8% $6.39 13,756,954 42,990 2.7% $6.45

Q2 2022 918,519,183 10,106,492 5.6% $6.61 14,160,194 403,240 3.1% $6.50

Q3 2022 931,648,926 13,452,339 5.6% $7.09 14,165,794 5,600 3.4% $6.51

Q4 2022 940,208,970 9,038,318 5.4% $7.38 14,079,122 0 2.8% $7.69

Q1 2023 960,914,484 21,137,997 6.4% $7.65 14,244,622 165,500 2.4% $7.30

Q2 2023 977,264,359 16,356,239 7.3% $8.14 14,364,422 119,800 1.9% $7.50

Q3 2023 995,060,531 17,750,644 8.1% $8.33 14,493,705 129,283 2.9% $8.05

Source: Costar; Compiled by Newmark Valuation & Advisory

Dallas/Ft Worth Johnson County

Industrial Market Trends

App.083

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 86 of 397   PageID 17532



ECONOMIC ANALYSIS 33 

 

 Industrial Building 
 

Long Term Dallas/Ft Worth Market Metrics 

The following provides a longer-term view of the market.   

 

Dallas/Ft Worth Market Metrics

Period Inventory (SF) Vacancy %

Net 

Absorption 

(SF)

Completions 

(SF)

Nnn Rent 

Overall

All Service 

Type Rent 

Overall

Q1 2021 879,127,873 6.9% 10,980,112 6,988,113 $6.06 $6.17

Q2 2021 887,312,817 6.4% 12,683,774 8,197,845 $6.05 $6.22

Q3 2021 893,291,727 5.6% 12,081,908 6,178,973 $6.10 $6.23

Q4 2021 902,126,841 5.3% 11,609,101 9,621,695 $6.23 $6.42

Q1 2022 910,051,727 5.8% 2,595,397 8,327,080 $6.39 $6.65

Q2 2022 918,519,183 5.6% 9,908,562 10,106,492 $6.61 $6.89

Q3 2022 931,648,926 5.6% 12,507,139 13,452,339 $7.09 $7.35

Q4 2022 940,208,970 5.4% 10,131,172 9,038,318 $7.38 $7.61

Q1 2023 960,914,484 6.4% 9,686,312 21,137,997 $7.65 $7.96

Q2 2023 977,264,359 7.3% 6,807,318 16,356,239 $8.14 $8.41

Q3 2023 995,060,531 8.1% 8,159,365 17,750,644 $8.33 $8.61

Y 2003 608,644,830 9.9% 3,115,014 8,845,374 $3.73 $3.67

Y 2004 620,800,144 10.4% 7,480,296 12,441,822 $3.68 $3.77

Y 2005 629,881,684 9.4% 14,769,987 9,658,575 $3.77 $3.79

Y 2006 644,995,800 8.6% 18,842,457 15,631,382 $3.76 $3.86

Y 2007 660,701,708 7.8% 19,737,262 15,941,908 $3.76 $3.96

Y 2008 681,757,321 9.3% 8,825,196 23,974,431 $3.82 $3.97

Y 2009 692,866,948 11.3% -3,313,541 12,090,353 $3.79 $3.90

Y 2010 693,747,093 11.1% 1,676,042 2,489,456 $3.65 $3.77

Y 2011 693,766,134 9.4% 12,041,610 2,454,149 $3.53 $3.71

Y 2012 695,919,208 8.2% 10,371,566 3,415,160 $3.64 $3.81

Y 2013 703,256,201 6.7% 17,307,793 8,727,338 $3.93 $4.08

Y 2014 720,090,198 6.9% 13,694,310 18,537,276 $4.15 $4.27

Y 2015 740,391,355 6.6% 20,377,098 20,342,478 $4.23 $4.43

Y 2016 762,514,786 6.1% 24,154,574 22,505,506 $4.47 $4.73

Y 2017 789,181,177 6.6% 19,776,638 26,952,148 $4.51 $4.83

Y 2018 808,671,177 6.4% 19,525,659 25,017,111 $4.92 $5.38

Y 2019 838,356,365 6.7% 25,730,833 30,109,314 $5.29 $5.69

Y 2020 872,215,383 7.5% 24,787,823 34,379,059 $6.09 $6.21

Y 2021 902,126,841 5.3% 47,354,895 30,986,626 $6.23 $6.42

Y 2022 940,208,970 5.4% 35,142,270 40,924,229 $7.38 $7.61

5 Year Average 872,315,747 6.3% 30,508,296 32,283,268 $5.98 $6.26

10 Year Average 807,701,245 6.4% 24,785,189 25,848,109 $5.12 $5.37

15 Year Average 769,004,610 7.6% 18,496,851 20,193,642 $4.64 $4.85

Source: Costar; Compiled by Newmark Valuation & Advisory
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Construction Versus Absorption 

 

– Absorption in the Johnson County submarket has kept pace with construction over the 
past five years as evidenced by the approximate one to one ratio of construction to 
absorption. 

Supply & Demand Conclusion 

– The subject’s overall market and submarket have been fluctuating with respect to 
occupancy. Overall, rental rates in the market appears to be increasing. Supply and 
demand are currently trying to improve and attain a balance. 

  

Market / Submarket

SF Built
SF 

Absorbed

Const. / 

Abs. Ratio
SF Built

SF 

Absorbed

Const. / 

Abs. Ratio
SF Built

SF 

Absorbed

Const. / 

Abs. Ratio

Dallas/Ft Worth 40,924,229 35,142,270 1.2 106,289,914 107,284,988 1.0 161,416,339 152,541,480 1.1

Johnson County 451,830 244,525 1.8 891,559 784,945 1.1 1,551,099 1,220,865 1.3

Source: Costar; Compiled by Newmark Valuation & Advisory

Prior Calendar Years History

Construction/Absorption Change

Prior Calendar Year History Prior Three Year History Prior Five Year History
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Competitive Properties  

 
Competitive Properties Map 

 

 

The subject is a single tenant building and would either be 100% vacant or 100% occupied at any 
one time.  We have concluded a market-oriented vacancy to account for the potential vacancy 
during a typical holding period.   

Comparable Property Summary

Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4

Name Industrial Building Vacant Warehouse Vacant Warehouse Vacant Warehouse Vacant Warehouse

Address 1025 North Farm-to-

Market 157

108 Gillum Street 1748 North Main Street 1104 Clay Street 3030 South US Highway 

77

City, State Venus, TX Grandview, TX Cleburne, TX Ennis, TX Waxahachie, TX

Rentable Area (SF) 1,500 2,400 9,200 3,990 2,400 

Year Built 1995 1985 1960 1987 2018

Number of Floors 1 1 1 1 1 

Exterior Steel Steel Steel Steel Steel

Condition Poor Average Average Fair Average

Occupancy 0% 0% 0% 0% 0%

Compiled by Newmark Valuation & Advisory
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Trends and Projections 

Subject and Market Historical and Forecast Trends 

 

Conclusion 

 

– Our conclusion of stabilized occupancy is falls between the overall market and sub 
market indications and is considered reasonable. 

Current

Most 

Recent Full 

Year

Trailing 3-

Year

Trailing 5-

Year

Trailing 10-

Year

Costar

Dallas/Ft Worth 8.10% 5.40% 7.50% 6.40% 6.70%

Johnson County 2.90% 2.80% 2.80% 1.70% 5.10%

Direct Competition 100.00%

Subject 100.00%

Concluded Subject Vacancy Rate 5.00%

Source: Costar, Newmark Valuation & Advisory

Market Vacancy Rate Indicators

Costar

Dallas/Ft Worth 91.90%

Johnson County 97.10%

Direct Competition 100.00%

Subject Property’s Current Occupancy 0.00%

Subject Property’s Stabilized Occupancy 95.00%

Source: Costar, Newmark Valuation & Advisory

Occupancy Conclusions
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Land and Site Analysis 

 

Tax Map 

App.088
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Flood Map 
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Aerial Photo 
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Land Parcels

Parcel Summary Associated APN(s) Classification Land Area (SF) Land Area (Acres)

Site 1 126.0026.00298 Primary Site 1 43,996 1.01

43,996 1.01

43,996 1.01

Compiled by Newmark

Total Gross Land Area

Total Usable Land Area

Total Land Area 1.01 Acres; 43,996 SF

Usable Land Area 1.01 Acres; 43,996 SF

Excess Land Area None

Surplus Land Area None

Source of Land Area Public Data

Site Characteristics

Primary Street Frontage Farm-to-Market Road 157

Secondary Street Frontage County Road 501

Traffic Control at Entry None

Traffic Flow Moderate

Accessibility Rating Average

Visibility Rating Average

Shape Irregular

Corner No

Rail Access No

Topography Generally Level

Site Vegetation Typical

Other Site Characteristics None noted

Easement/Encroachments None Noted

Environmental Issue None Noted

Flood Zone Analysis

Flood Area Panel Number 48251C0230K

Date 9/21/2023

Zone Zone X

Description Area of minimal flood hazard, usually depicted on Flood 

Insurance Rate Maps as above the 500-year flood level.

Insurance Required? No

Utilities

Utility Services Water, Electricity with private septic tank

Utility Service Providers

Water Mountain Peak

Electricity United Cooperative Services

Compiled by Newmark

Land Description
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ENVIRONMENTAL ISSUES 

No environmental issues were observed or reported.  Newmark is not qualified to detect the 
existence of potentially hazardous issues such as soil contaminants, the presence of abandoned 
underground tanks, or other below-ground sources of potential site contamination.  The existence 
of such substances may affect the value of the property.  For this assignment, we have specifically 
assumed that any hazardous materials that would cause a loss in value do not affect the subject. 

ZONING AND LEGAL RESTRICTIONS 

 

 

Category Description

Zoning Jurisdiction Outside City Limits

Zoning Designation Not Zoned

Legally Conforming? Yes

Zoning Change Likely? Unlikely

Compiled by Newmark

Zoning Summary
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Improvements Analysis 

The subject is an industrial-light manufacturing development, located at 1025 North Farm-to-
Market 157, Venus, TX  76084.  The subject was built in 1995.  It includes one industrial building. 
The improvements are more fully described in the following table. 

 

Component Structures

General Improvement Type Industrial

Use Description Light Manufacturing

No. Buildings 1

GBA (SF) 1,500

Rentable SF 1,500

% Occupied 100.00%

Construction Status Existing, Sub-stabilized Operations

Quality Low

Current Condition Poor

Age/Life Depreciation Analysis

Year Built 1995

Year Renovated None

Actual Age (Yrs.) 28

Economic Life (Yrs.) 55

Effective Age (Yrs.) 25

Remaining Economic Life (Yrs.) 30

Percent Depreciation 45.45%

Floor Area Analysis

Number of Stories 1

Est. Ground Floor Area (GBA) 1,500

Attributed Site Area (SF) 43,996

Site Coverage 3.4%

Land to Building Ratio 29.331

Parking Type Open Surface

Parking Spaces 10

Parking Ratio Per 1,000 SF NRA 6.67

Construction Details Light Manufacturing

Foundation Reinforced Concrete

Structural Frame/Construction Summary Steel Frame

Exterior Walls Steel

Windows Single pane glass with metal frames

Roof Pitched

Improvements Description

App.093
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SPACE TYPE/CLASSIFICATION 

 

Functional Utility 

Based on our inspection and consideration of its current and/or future use, there do not appear to 
be any significant items of functional obsolescence. 

Deferred Maintenance 

Our observation of the property indicated no significant items of deferred maintenance. 

Planned Capital Expenditures 

There are no reported planned capital expenditures.   

Personal Property 

No personal property items were observed that would have any material contribution to market 
value. 

Industrial Building Details Light Manufacturing

Percent Office 13.00%

Number of Drive-in Doors 2

Total Loading Doors 2

Ratio of SF Per Loading Door 750

Clear Height (Feet) 15

Rail Access No

Interior Finish Light Manufacturing

Floors Concrete

Walls Metal

Ceilings Open Steel Beams

Lighting Fluorescent Fixtures

Engineering & Mechanical Light Manufacturing

HVAC None

Electrical Assumed adequate

Plumbing Assumed adequate

Rest Rooms Assumed adequate

Fire Sprinklers No

Compiled by Newmark

Building Summary Property Type

No. 

Buildings GBA (SF) Rentable SF Occupied SF % Occupied

Industrial Industrial-Light Manufacturing 1 1,500 1,500 1,500 100.0%

Property Type Subtotals

Industrial-Light Manufacturing 1 1,500 1,500 1,500 100.0%

Improvements Total 1 1,500 1,500 100.0%

Compiled by Newmark

Improvements Summary
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CONCLUSION  

– The improvements are of low quality construction and are in poor condition.  
Maintenance appears to have been good over the years. 

– The improvements are considered to be functional for the existing use. 

– Overall, the improvements are well suited for the existing use. 

– Overall, the quality, condition, and functional utility of the improvements are rated as 
average for their age and location.  

App.095
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Real Estate Taxes 

 

The local assessor’s methodology for valuation is market value.  The property is assessed on a 
fee simple basis. 

The local assessor’s methodology for valuation is cost, sales, income. The property is assessed 
on a fee simple basis. Within the state of Texas properties are supposed to be assessed at 100% 
of market value, real estate and FF&E only. In addition, Texas recognizes equal and uniform, 
whereby tax comparables can be used to support the assessed values. The lower of the two takes 
precedence. The sale of the subject has some impact on its assessment. Texas is a nondisclosure 
state, but sale prices are becoming easier to confirm. Nevertheless, buyers will typically rely on 
tax comparables as outlined below. 

TAX COMPARABLES 

 

Tax Year 2023

Tax ID Land Improvements Total

Assessment 

Ratio

Land & 

Improvements

Ad Valorem 

Taxes

Direct 

Assessments Total

126.0026.00298 $5,000 $61,104 $66,104 100.0% 1.6080% $1,063 $0 $1,063

$5,000 $61,104 $66,104 100.0% 1.6080% $1,063 $0 $1,063

Compiled by Newmark

Assessor's Market Value Tax Rates Taxes and Assessments

Taxes and Assessments

Tax Year 2023 1 2 3 Subject (Actual)

Location 1925 FM 2738 #C 9701 E Highway 67 4544 Maxey Rd 1025 North Farm-to-Market 

157City, County, State Alvarado, Johnson, TX Alvarado, Johnson, TX Alvarado, Johnson, TX Venus, Johnson, TX

Improvements SF 1,400 6,688 15,000 1,500

Total Assessed Value $82,486 $312,895 $636,367 $66,104

Assessed Value/SF $58.92 $46.78 $42.42 $44.07

Compiled by Newmark

Tax Comparables
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SUBJECT TAX CONCLUSION 

 

The subject's tax assessment falls somewhat below the average of the assessment comparables.  
Tax assessments for comparable properties range from $42.42 - $58.92 per square foot.  The 
subject's 2023 total assessed value of $44.07 per square foot is approximately 11% below the 
average of the comparable data. 

The next reassessment of this County will occur next year at which point changes in the assessed 
value are likely to occur. 

MARGIN/FRANCHISE TAX 

The Margin Tax is calculated by multiplying a taxable entity's taxable margin by the tax rate of 
1%, or 0.5% for retailers and wholesalers. No tax is owed if the tax due is less than $1,000 or if 
the taxable entity's total revenue from its entire business does not exceed $1,230,000 subject to 
adjustment based on changes in the consumer price index. For businesses with less than $20 
million of total revenue, a simplified computational formula call the E-Z computation can be used, 
whereby the tax is imposed at a rate of 0.331% of apportioned total revenue. Taxpayers that 
qualify must elect into the simplified treatment and waive the ability to take any credit, deduction 
or other adjustment. Based on the subject’s pro forma EGI, the margin tax would not apply.  

Conclusion

Range Average 2023

Total Assessed Value $66,104 $66,104

Total Assessed Value/SF $42.42 - $58.92 $49.38 $44.07 $44.07

Direct Assessments $0 $0

Tax Rate 1.60800% 1.6080%

Actual / Pro Forma Taxes $1,063 $1,063

Reported Tax Delinquencies None None

Tax Exemptions or Abatements None None

Compiled by Newmark

Ad Valorem Tax Analysis

Subject HistoryComparable Data

App.097
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Highest and Best Use 

AS VACANT 

The site is not zoned. Based on available data and analysis, no other legal restrictions such as 
easements or deed covenants are present which would impair the utility of the site.  Given that 
surrounding properties have similar zoning and the future land use plan is focused on similar uses 
as well, it is unlikely that there would be a change of zoning classification.   

The subject site contains 43,996 square feet (1.010 acres), has favorable topography, adequate 
access, and all necessary utilities to support the range of legally permissible uses.  No significant 
physical limitations were noted.  The size of the site is typical for the categories of uses allowed 
under zoning.  In total, the site is physically capable of supporting the legally permissible uses. 

Of the legally permissible and physically possible uses, only industrial use is considered to be 
reasonably probable.  As presented in the Market Analysis section of this report, the subject 
submarket is supportive of this potential use.   

Given the underlying market conditions and activity, it appears that an industrial development 
would have a sufficient degree of feasibility.   

The financially feasible analysis has yielded the conclusion that development of an industrial 
development is feasible and reasonably probable.  The associated risk is typical and market 
conditions appear to be supportive.  Therefore, the highest and best use of the subject as though 
vacant is the development of an industrial development.  As noted, market and economic 
conditions are supportive of the near-term development of this use on the site.  The most likely 
buyer would be a developer or owner/user.  An investor is a potential buyer as land value 
appreciation would support speculation although near term development would also be likely. 

AS IMPROVED 

The existing industrial improvements are legally conforming to zoning.  There are no known legal 
restrictions to the continued use of the improvements as they were designed. As previously 
discussed, the improvements are rated as low for their age and location.  The improvements 
conform to the expectations of the market and conform in general terms to the highest and best 
use as though vacant conclusion above.  The improvements were designed for this use.  Based 
on our analysis and review, the improvements do not appear to suffer from significant functional 
obsolescence.  Therefore, continuation of the existing industrial property use is reasonably 
probable and appropriate.   

App.098

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 101 of 397   PageID 17547



INSURABLE VALUE 48 

 Industrial Building 

In this case, the subject is not an income producing property but is capable of generating sufficient 
income if it were to be leased to support the continuation and maintenance of the use.  This is 
demonstrated in the income capitalization approach by the fact that a positive income stream can 
be generated.  Since the concluded value as though improved exceeds the value of the underlying 
land, it follows that removal of the improvements for redevelopment or substantial conversion to 
an alternative use is not indicated.   

The existing industrial improvements are legally permissible, physically possible, and financially 
feasible.  The concluded value as though improved exceeds the value of the underlying land and 
removal of the improvements for redevelopment or substantial conversion to an alternative use is 
not indicated based on current neighborhood trends.  Given no alternatives, the highest and best 
use of the subject as improved is the existing industrial property use.  Market and economic 
conditions are supportive of this continued use.  The most likely buyer would be an owner-user.   

  

App.099
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Appraisal Methodology 

COST APPROACH 

The cost approach is based on the proposition that the informed purchaser would pay no more 
for the subject than the cost to produce a substitute property with equivalent utility.  This approach 
is particularly applicable when the property being appraised involves relatively new improvements 
that represent the highest and best use of the land, or when it is improved with relatively unique 
or specialized improvements for which there exist few sales or leases of comparable properties. 

SALES COMPARISON APPROACH 

The sales comparison approach utilizes sales of comparable properties, adjusted for differences, 
to indicate a value for the subject.  Valuation is typically accomplished using physical units of 
comparison such as price per square foot, price per unit, price per floor, etc., or economic units 
of comparison such as gross rent multiplier.  Adjustments are applied to the property units of 
comparison derived from the comparable sale.  The unit of comparison chosen for the subject is 
then used to yield a total value.   

INCOME CAPITALIZATION APPROACH 

The income capitalization approach reflects the subject’s income-producing capabilities.  This 
approach is based on the assumption that value is created by the expectation of benefits to be 
derived in the future.  Specifically estimated is the amount an investor would be willing to pay to 
receive an income stream plus reversion value from a property over a period of time.  The two 
common valuation techniques associated with the income capitalization approach are direct 
capitalization and the discounted cash flow (DCF) analysis. 

 

The cost approach was not used because market participants considering properties like the 
subject do not give consideration to the cost approach.  The exclusion of this approach is not 
considered to impact the reliability of the appraisal. 

Application of Approaches to Value 

Approach Comments

Cost Approach

Sales Comparison Approach

Income Capitalization Approach

Compiled by Newmark

The Income Capitalization Approach is applicable and is utilized in this appraisal.

The Sales Comparison Approach is applicable and is utilized in this appraisal.

The Cost Approach is not applicable and is not utilized in this appraisal.
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Sales Comparison Approach 

The sales comparison approach value is derived by analyzing closed sales, listings, or pending 
sales of properties that are similar to the subject. The unit of comparison applied in this sales 
comparison analysis is price per square foot as it mirrors the primary comparison method used 
by market participants. 

 
Comparable Map 
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ANALYSIS OF IMPROVED COMPARABLE DATA 

Comparable One 

This comparable represents the sale of an owner occupied, free standing warehouse located at 
1400 South FM 157 in Venus, Texas. The improvements were constructed in 2002 and are 
situated on a 1-acre site. The building consists of office space including 2 reception areas, lobby, 
private office, break room, restroom, shop has 6 lifts, supply room, restroom, plenty of warehouse 
space with high ceiling and 4 oversized bay doors. Easy access to HWY 67, plus house next door, 
storage sheds and carport included. The property sold for $790,000 ($61.96/SF) in February of 
2022. The property was purchased for owner occupancy.    

Comparable Two 

This comparable represents the sale of a vacant, free standing warehouse located at 8121 County 
Road 1016b in Burleson, Texas. The site is proximate to and has access to Chisholm Trail 
Parkway. The improvements were constructed in 1999 and are situated on a 1.54-acre site. The 
property sold for $425,000 ($177.08/SF) in August of 2022. It is currently 100% owner occupied 
and was purchased for owner occupancy.  

Subject Sale 1 Sale 2 Sale 3 Sale 4

Property Name Industrial Building Vacant Warehouse Steel Warehouse Vacant Warehouse Burleson Office 

Warehouse

Address 1025 North Farm-to-

Market 157

1400 South Fm 157 8121 County Road 1016b 1360 South Main Street 2825 South Burleson 

Boulevard

City, State Venus, TX Venus, TX Burleson, TX Mansfield, TX Burleson, TX

Land Size 1.01 Acres 1.00 Acres 1.54 Acres 1.87 Acres 2.60 Acres

Rentable Area (SF) 1,500 SF 12,750 SF 2,400 SF 5,000 SF 11,408 SF

Year Built (Renovated) 1995 2002 1999 1985 1981

Occupancy/Owner Occ. 0% 0% 100% 0% 0%

Construction Steel Steel Steel Masonry

Condition Poor Average Average Average Average

Clear Height 15 20 20 20 18

Percent Office 13% 15% 5% 10% 5%

Total Loading Doors 2 4 2 1 3

Buyer -- James Lisa A Kellis Joint Venture Llc Gaona Deyanira Feghali Holdings, LLC

Seller -- JAMES STEVEN H KAHLER RICHARD D SANCHEZ ALBERTO Marilyn Francis Bleeker

Interest Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Transaction Status -- Closed Closed Closed Closed

Transaction Date -- Feb-23 Nov-23 May-22 Nov-22

Price -- $790,000 $425,000 $430,000 $1,247,631

Price per SF -- $61.96 $177.08 $86.00 $109.36

Compiled by Newmark

Comparable Sales Summary
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Comparable Three 

This comparable represents the sale of a free standing warehouse located at 1360 S Main Street 
in Mansfield, Texas. The improvements were constructed in 1985 and are situated on a 1.87-acre 
site. It is considered to be in fair condition at the time of sale.  The property sold for $430,000 
($86.00/SF) in May of 2022.  

Comparable Four 

The property is a 11,408 square foot Industrial Warehouse building located at 2825 South 
Burleson Boulevard in Burleson, TX. The property was built in 1981 and is in average condition. 
This is a good location with IH-35 feeder road frontage. The property features 18-feet clear height, 
2 drive-in bays, 1 dock high door and contains a 5 percent office build-out overall. The property 
was sold in November of 2022 at $1,247,631 or $109.36 per square foot. 

Summary of Adjustments / Adjustment Grid 

Based on our comparative analysis, the following table summarizes the adjustments warranted 
to each comparable.  
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Subject Sale 1 Sale 2 Sale 3 Sale 4

Property Name Industrial Building Vacant Warehouse Steel Warehouse Vacant Warehouse Burleson Office 

Warehouse

Address 1025 North Farm-to-

Market 157

1400 South Fm 157 8121 County Road 1016b 1360 South Main Street 2825 South Burleson 

Boulevard

City Venus, TX Venus, TX Burleson, TX Mansfield, TX Burleson, TX

Land Size 1.01 Acres 1.00 Acres 1.54 Acres 1.87 Acres 2.60 Acres

Size (Rentable Area) 1,500 SF 12,750 SF 2,400 SF 5,000 SF 11,408 SF

Year Built (Renovated) 1995 2002 1999 1985 1981

Clear Height 15 20 20 20 18

Percent Office 13% 15% 5% 10% 5%

Total Loading Doors 2 4 2 1 3

Transaction Type -- Closed Closed Closed Closed

Transaction Date -- Feb-23 Nov-23 May-22 Nov-22

Actual Sale Price -- $790,000 $425,000 $430,000 $1,247,631

Price per SF -- $61.96 $177.08 $86.00 $109.36 

Occupancy 0% 0% 100% 0% 0%

Transaction Adjustments

Property Rights 0% 0% 0% 0%

Financing 0% 0% 0% 0%

Conditions of Sale 0% 0% 0% 0%

Market Conditions (Time) 11/7/2023 0% 0% 0% 0%

Subtotal (adjustments are multiplied) 0% 0% 0% 0%

Transaction Adjusted Price per SF $61.96 $177.08 $86.00 $109.36 

Property Adjustments

Location 0% -25% -15% -25%

Size 10% 0% 0% 10%

Age/Condition -5% 0% 0% 5%

Clear Height -5% -5% -5% 0%

Quality 0% -15% 0% 0%

Subtotal (adjustments are summed) 0% -45% -20% -10%

Gross Adjustment 20% 45% 20% 40%

Overall Adjustment 0% -45.0% -20.0% -10.0%

Indicated Price per SF $61.96 $97.40 $68.80 $98.43 

Compiled by Newmark

Comparable Sales Adjustment Grid
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Adjustments of Sale Comparables 

Market Conditions 

– Recent listing and closed transaction data indicate net price appreciation has occurred 
since these properties sold. However, recent increases in interest rates by the 
government have resulted in a slowdown and fewer transactions.  As such, we have 
not included any market condition adjustments.  As such, an upward adjustment is 
applied to all comparables. 

Location 

– Comparables Two, Three, and Four are adjusted downward for being located in a 
superior location with higher traffic counts. 

Size 

– Comparables One and Four are adjusted for size due to economies of scale.  

Age/Condition 

– Comparable One and Four has been adjusted to account for differences in age.   

Clear Height 

– Comparables One, Two and Three are adjusted downward for superior clear height. 

SALES COMPARISON APPROACH CONCLUSION 

– Market participants have indicated value trends have been on a positive trend due to 
limited supply which is creating significant upward pressure on market rents.  However, 
the subject is in a rural area with lower demand.  

– Prior to adjustments, the sales reflect a range of $61.96 to $177.08 per SF.  

– After adjustment, the range is narrowed to $61.96 to $98.43 per SF, with an average 
of $81.65 per SF. 

– To arrive at an indication of value, near weight was placed on the Comparables with 
greater emphasis placed on Comparable One because it required the least amount of 
overall adjustments and is located in Venus. 

Based on the preceding analysis, the value indication by the sales comparison approach is as 
follows: 
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Reconciliation of Price per SF Indication Value Indication

Adjusted Value Range - Low $61.96

Adjusted Value Range - High $98.43

Reconciled As Stabilized Value - Price per SF Effective Date: 11/7/2023 $80.00

Subject Rentable Area (SF) 1,500

Reconciled As Stabilized Value - Sales Comparison Approach Effective Date: 11/7/2023 $120,000

As Is Value Indication

As Is Value Effective Date: 11/7/2023 $120,000

Rounded $120,000

Compiled by Newmark

Sales Comparison Approach Conclusion
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Income Capitalization Approach 

The income capitalization approach reflects the subject’s income-producing capabilities.  This 
approach is based on the assumption that value is created by the expectation of benefits to be 
derived in the future.  Specifically estimated is the amount an investor would be willing to pay to 
receive an income stream plus reversion value from a property over a period of time.  The two 
common valuation techniques associated with the income capitalization approach are direct 
capitalization and the discounted cash flow (DCF) analysis. 

The direct capitalization method is normally more appropriate for properties with relatively stable 
operating histories and expectations.  The DCF analysis is more appropriate for investment 
properties with multiple or long-term leases, particularly leases with cancellation clauses or 
renewal options, and especially in volatile markets.   

In this analysis, we utilized only direct capitalization because investors and market participants 
typically rely more on this method. 

MARKET RENT ANALYSIS 

In estimating market rent for the subject property, we considered data and opinions from the 
following: 

– actual recent leases from comparable buildings; 

– asking rents from competitive properties (presented in the industrial market analysis 
section of this report); and 

– opinions of market rent derived from our interviews of leasing brokers active in the 
local market.   
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Comparable Map 

 

  

No. Name Address
Subject Industrial Building 1025 North Farm-to-Market 157, Venus, TX  

760841 Vacant Warehouse 108 Gillum Street, Grandview, TX

2 Vacant Warehouse 1748 North Main Street, Cleburne, TX

3 Vacant Warehouse 1104 Clay Street, Ennis, TX

4 Vacant Warehouse 3030 South US Highway 77, Waxahachie, TX

Compiled by Newmark
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Comparable One  Comparable Two 

 

 

 

Comparable Three  Comparable Four 
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Analysis of Comparables 

Comparable One 

This comparable represents a Single-tenant warehouse in Grandview, Texas. The property is 
located at 108 W Gilum Street. The property was constructed in 1985 and was in average 
condition. According to a property representative, the current rental rate is $1,300 per month on 
a triple net basis. This equates to $6.50 per square foot per year. 

Compared to the subject this property is considered inferior overall. This is mostly attributed to 
age/condition. As a result, this property’s lease rate requires upward adjustment in comparison to 
the subject. 

Comparable Two 

This comparable represents a Single-tenant warehouse in Cleburne, Texas. The property is 
located at 1748 N Main Street #B. The property was constructed in 1960 and was in average 
condition. According to a property representative, the current rental rate is $1,315 per month on 
a triple net basis or $7.01 per square foot. 

Compared to the subject this property is considered inferior overall. This is mostly attributed to 
age/condition. As a result, this property’s lease rate requires upward adjustment in comparison to 
the subject. 

Comparable Three 

This comparable represents a Single-tenant warehouse in Ennis, Texas. The property is located 
at 1104 S Clay Street. The property was constructed in 1987 and was in fair condition. According 
to a property representative, the current rental rate is $2,000 per month ($6.02 PSF/YR) on a 
triple net basis. 

Compared to the subject this property is considered inferior overall. This is mostly attributed to its 
larger building size and age. As a result, this property’s lease rate requires upward adjustment in 
comparison to the subject. 

Comparable Four 

This comparable represents a Single-tenant warehouse in Waxahachie, Texas. The property is 
located at 3030 S Highway 77. The property was constructed in 2018 and was in average 
condition. According to a property representative, the current asking rental rate is $2,800 per 
month ($14.00 PSF per year) on a triple net basis. 

Compared to the subject this property is considered superior overall. This is mostly attributed to 
location and age/condition.  As a result, this property’s lease rate requires downward adjustment 
in comparison to the subject. 
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Analysis of Market Rent for Industrial Space 

 

The following table summarizes the adjustments made to each comparable. 

Industrial Space Subject Lease 1 Lease 2 Lease 3 Lease 4

Property Name Industrial Building Vacant Warehouse Vacant Warehouse Vacant Warehouse Vacant Warehouse

Address 1025 North Farm-to-

Market 157

108 Gillum Street 1748 North Main Street 1104 Clay Street 3030 South US Highway 

77

City, State Venus, TX Grandview, TX Cleburne, TX Ennis, TX Waxahachie, TX

Rentable Area (SF) 1,500 SF 2,400 SF 2,250 SF 3,990 SF 2,400 SF

Year Built (Renovated) 1995 1985 1960 1987 2018

Number of Stories 1 1 1 1 1

Exterior Steel Steel Steel Steel Steel

Condition Poor Average Average Fair Average

Clear Height (Feet) 15 15 15 15 15

Percent Office 13.0% 20.0% 10.0% 5.0% 10.0%

Lease Details

Lease Date Jun-22 Mar-22 Jun-22 Sep-22

Term (Mos.) 12 12 12 12 

Lease Size (SF) 2,400 2,250 3,990 2,400 

Full Building Lease Yes No Yes Yes

Rates and Measures

Base Rental Rate $6.50 $7.01 $6.02 $14.00 

Lease Reimbursement Method Triple Net Triple Net Triple Net Triple Net

Compiled by Newmark

Comparable Leases Summary
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MARKET RENT CONCLUSION 

Base Rent Conclusions 

After analysis, the overall range adjusted range and concluded market base rent for the subject 
is as follows:  

 

– Near equal weight has been placed on Comparables One, Two and Three as they all 
required a similar level of adjustment.  Secondary weight has been applied to 
Comparable Four as it required the largest amount of adjustment. As such, we have 
concluded below the mean of the adjusted comparables.  

Industrial Space Subject Comparable 1 Comparable 2 Comparable 3 Comparable 4

Property Name Industrial Building Vacant Warehouse Vacant Warehouse Vacant Warehouse Vacant Warehouse

Address 1025 North Farm-to-

Market 157

108 Gillum Street 1748 North Main Street 1104 Clay Street 3030 South US Highway 

77

Lease Date Jun-22 Mar-22 Jun-22 Sep-22

Term (Mos.) 12 12 12 12 

Size (SF) 2,400 2,250 3,990 2,400 

Base Rental Rate $6.50 $7.01 $6.02 $14.00 

Base Rent Escalation Type Fixed Steps Fixed Steps Fixed Steps Fixed Steps

Lease Reimbursement Method Triple Net Triple Net Triple Net Triple Net

Financial Adjustments

Expense Structure 0% 0% 0% 0%

Conditions of Lease 0% 0% 0% 0%

Market Conditions (Time) 11/7/2023 0% 0% 0% 0%

Subtotal 0% 0% 0% 0%

Physical Adjustments

Location/Access/Exposure 0% 0% 0% -15%

Size 0% 0% 5% 0%

Age/Condition 5% 15% 5% -15%

Clear Height 0% 0% 0% 0%

Quality 0% 0% 0% 0%

Subtotal 5% 15% 10% -30%

Overall Adjustment 5% 15% 10% -30%

Adjusted Rent Per SF $6.83 $8.06 $6.62 $9.80

Range of Adjusted Rents $6.62 - $9.80

Average $7.83 

Indicated Rent $7.25 

Compiled by Newmark

Comparable Leases Adjustment Grid

Market

MLA Category Low High Average Participants Newmark Estimate

Industrial Space: $6.62 $9.80 $7.83 $7.00- $7.75 $7.25

Compiled by Newmark

Base Rent Conclusions

Adjusted Comparable Leases

App.112

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 115 of 397   PageID 17561



INCOME CAPITALIZATION APPROACH 62 

 Industrial Building 

Market Rent Conclusions 

Based on the preceding analysis, the following is the concluded market lease terms for the 
subject: 

 

GROSS INCOME ESTIMATE 

Potential Gross Rent 

Figures presented below reflect the 12-month period following the effective date of the appraisal.  

 

For the direct capitalization analysis, potential gross rent is based on market rent. 

Expense Recoveries 

 

– Our projection is based on a market triple net structure where all operating expenses 
are reimbursed to the landlord.  

 

 

MLA Category Rentable SF Market Rent Measure

Term 

(Mos.) Mos. Free

Industrial Space: 1,500 $7.25 $/SF/Year 2.00%/year 60 0

Compiled by Newmark

NNN

Concluded Market Lease Terms

Rent Escalations Reimbursement Method

Leased Potential Rent At Market

MLA Category SF Annual $/SF/Yr

Occupied Space

Industrial Space: 1,500 $10,875 $7.25

Occupied Space Total 1,500 $10,875 $7.25

Compiled by Newmark

Potential Gross Rent

Expense Recoveries

Subject Projections $/SF Total

Newmark Projection $2.45 $3,675

Compiled by Newmark
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Vacancy & Collection Loss Allowance 

Vacancy Allowance 

 

The vacancy estimate for the subject was previously developed in the market analysis section of 
this report.   

 

– Based on available data and analysis, the concluded collection loss allowance is 
1.00%. 

Effective Gross Income 

 

Our pro forma estimate is based on market rent and expense reimbursements less vacancy. 

Vacancy Allowance

Subject Projections % of PGI $/SF Total

Newmark Projection 5.00% $0.49 $728

Compiled by Newmark

Collection Allowance

Subject Projections % of PGI $/SF Total

Newmark Projection 1.00% $0.10 $146

Compiled by Newmark

Effective Gross Income

Subjec Projections $/SF Total

Newmark Projection $9.12 $13,677

Compiled by Newmark
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OPERATING EXPENSE ANALYSIS 

 

Real Estate Taxes 

 

– This expense category includes all local, county, and state property tax levies. Our 
projection is based on the property assessment and tax rate for the subject, as 
discussed previously in the Real Estate Tax Analysis. 

Comp 1 Comp 2 Comp 3 Comp 4

Year Built 1991 1986 1999 2000

SF 2,469 8,619 1,235 4,800

Operating Data Type In-Place In-Place In-Place In-Place Newmark

Year 2022 2022 2022 2022 Projection

Effective Gross Income Per SF $14.22 $9.00 $9.57 $10.50 $9.12

Operating Expenses Per SF

Real Estate Taxes $1.80 $0.52 $1.11 $0.79 $0.71

Insurance $0.21 $0.44 $0.25 $0.46 $0.40

Utilities $0.44 $0.28 $0.46 $0.39 $0.30

Repairs and Maintenance $0.80 $1.15 $0.84 $0.77 $0.85

General and Administrative $0.06 $0.11 $0.15 $0.10 $0.10

Management $0.15 $0.09 $0.11 $0.15 $0.09

Total Operating Expenses Per SF $3.46 $2.59 $2.92 $2.66 $2.45

Net Operating Income Per SF $10.76 $6.41 $6.65 $7.84 $6.67

Operating Expense KPIs (% of EGI)

Management 1.05% 1.00% 1.15% 1.43% 1.00%

Operating Expense Ratio (% of EGI) 24.33% 28.78% 30.51% 25.33% 26.87%

Net Operating Income (% of EGI) 75.67% 71.22% 69.49% 74.67% 73.13%

Compiled by Newmark

Expense Analysis Per SF

Subject Projections

1995

1,500

Real Estate Taxes

Source % of EGI $/SF Total

Comparables Low 5.8% $0.52

Comparables High 12.7% $1.80

Comparables Average 9.4% $1.06

Newmark Projection 7.8% $0.71 $1,063

Compiled by Newmark

App.115

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 118 of 397   PageID 17564



INCOME CAPITALIZATION APPROACH 65 

 Industrial Building 

Insurance 

 

– Insurance expense includes property and casualty insurance for the subject. Our 
projection is similar to the comparable data. 

Utilities 

 

– Utility charges include building utilities during tenant turnover but also limited expenses 
related to parking lot lighting. Our projection is bracketed by the comparables. 

Repairs and Maintenance 

 

– Repairs and maintenance includes expenditures to repair and maintain mechanical 
systems and structural components, encompassing payroll and contract costs, as 
appropriate. Our projection is based on the comparable data. Excluded are alterations 
and major replacements, which are considered capital costs rather than periodic 
expenses. 

Insurance

Source % of EGI $/SF Total

Comparables Low 1.5% $0.21

Comparables High 4.9% $0.46

Comparables Average 3.3% $0.34

Newmark Projection 4.4% $0.40 $600

Compiled by Newmark

Utilities

Source % of EGI $/SF Total

Comparables Low 3.1% $0.28

Comparables High 4.8% $0.46

Comparables Average 3.7% $0.39

Newmark Projection 3.3% $0.30 $450

Compiled by Newmark

Repairs and Maintenance

Source % of EGI $/SF Total

Comparables Low 5.6% $0.77

Comparables High 12.8% $1.15

Comparables Average 8.6% $0.89

Newmark Projection 9.3% $0.85 $1,275

Compiled by Newmark

App.116

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 119 of 397   PageID 17565



INCOME CAPITALIZATION APPROACH 66 

 Industrial Building 

General and Administrative 

 

– General and administrative expenses consist of legal, accounting and other 
professional fees, license fees, and business taxes. Our projection is consistent with 
the comparable data. 

Management 

 

– Management fees are considered an expense of operation, whether the services are 
contracted or provided by the property owner. Typical management fees for properties 
of this type generally range from 1% to 3% depending on the size of the property and 
tenancy. Considering that the subject would be a single-tenant property, we have 
projected management at lower end of the range. 

Replacement Reserves 

Replacement reserves are not projected in the direct capitalization analysis for consistency with 
the analysis of comparable sales and other sources for capitalization rate data – which exclude 
reserves.   

  

General and Administrative

Source % of EGI $/SF Total

Comparables Low 0.4% $0.06

Comparables High 1.6% $0.15

Comparables Average 1.0% $0.11

Newmark Projection 1.1% $0.10 $150

Compiled by Newmark

Management

Source % of EGI $/SF Total

Comparables Low 1.0% $0.09

Comparables High 1.4% $0.15

Comparables Average 1.2% $0.13

Newmark Projection 1.0% $0.09 $137

Compiled by Newmark
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Total Operating Expenses 

 

– The projected rate is lower than the comparable data on a per square foot basis 
because of lower projected tax and management expense. 

NET OPERATING INCOME 

 

– Our estimate is below the NOI of the comparable properties on a per square foot basis 
because the subject has a lower rental rate due to it being located in an outlying rural 
area.  

  

Total Operating Expenses

Source % of EGI $/SF Total

Comparables Low 24.3% $2.59

Comparables High 30.5% $3.46

Comparables Average 27.2% $2.91

Newmark Projection 26.9% $2.45 $3,675

Compiled by Newmark

Net Operating Income

Source % of EGI $/SF Total

Comparables Low 69.5% $6.41

Comparables High 75.7% $10.76

Comparables Average 72.8% $7.92

Newmark Projection 73.1% $6.67 $10,002

Compiled by Newmark
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DIRECT CAPITALIZATION 

The following subsections represent different techniques for deriving an overall capitalization rate. 

The sales utilized in the Sales Comparison Approach were all vacant or owner occupied at the 
time of sale.  Therefore, no overall rates could be derived from the sales.  We have compiled 
industrial sales from across the DFW Metroplex from which overall rates were reported and these 
are summarized in the following table.   

Comparable Sales 

 

– Based on this information, a capitalization rate within a range of 8.00% to 13.53% 
could be expected for the subject. 

– The capitalization rate conclusion is near the upper end of the comparable properties 
due to its location in a rural area, the age and condition of the improvements and rising 
interest rates placing upward pressure on capitalization rates. 

No. Property Location Yr. Built Sale Date

Rentable 

Area Occ. %

Price per 

SF OAR

1 2309, 2317 & 2329 Franklin Drive, Mesquite, TX 1970 May-2022 31,100 100% $75 8.18%

2 1601 West Business 380, Decatur, TX 2004 Sep-2023 15,600 100% $101 8.40%

3 930 Trinity Drive, Mansfield, TX 2000 May-2022 19,139 100% $45 13.53%

4 801 Augusta St - 362, Red Oak, TX 2001 Jan-2022 10,200 0% $98 8.00%

Average (Mean) Cap Rate: 9.53%

Compiled by Newmark

Comparable Industrial Sales Summary
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Investor Surveys 

 

– The most current national survey data indicates that going-in capitalization rates range 
from 3.00% to 11.32% and average 5.88%.  

– The rate appropriate to the subject is considered to be above the average rate in the 
survey data because of its location in a rural area.   

– Accordingly, based on the survey data, a capitalization rate within a range of 8.00% to 
9.50% could be expected for the subject. 

 

Investor Surveys - Capitalization Rates

Source Period Low High Average

Newmark V&A Mkt Survey - National Industrial - Whse/Logistics A Q2 2023 N/A N/A 5.35%

PwC - National Warehouse - Overall Q3 2023 3.00% 6.50% 4.97%

Situs RERC - National Industrial - Warehouse Q3 2023 4.30% 6.50% 5.30%

Real Capital Analytics - National Industrial - Warehouse Q3 2023 N/A N/A 5.92%

Compiled by Newmark

App.120

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 123 of 397   PageID 17569



INCOME CAPITALIZATION APPROACH 70 

 Industrial Building 

Market Participants 

 

– Market participants generally viewed the subject property with average favorability due 
to its rural location which is offset by its poor condition. 

– Based on these responses, a capitalization rate within a range of 8.25% to 9.50% is 
indicated for the subject 

Capitalization Rate Conclusion 

Positive Attributes Negative Attributes 

– Low quality and appeal, and space is 
suitable for various commercial and shop 
or storage purposes. 

– Corner Influence provides easy access 
to the subject. 

– Rural location prevents risk of 
competition from new construction. 

 

– Concerns over inflation and rising 
construction costs. 

– Rising interest rates could deter some 
investors. 

– Located in a rural area 

– Poor condition 

 

Direct Capitalization Summary 

Net operating income is divided by the capitalization rate to derive the stabilized value of the 
subject. Valuation of the subject by direct capitalization is shown in the table immediately 
following. 

Respondent Cap Rate Comments

Stream Realty 8.25% - 9.25% Located in a rural area, poor condition, rising interest rates

Newmark 8.75% - 9.50% Rural location, poor interior finish out

Subject Indication 8.25% - 9.50%

Compiled by Newmark

Market Participant Survey - Capitalization Rates

Source Indication

Comparable Sales 8.0% - 13.53%

Investor Surveys 7.00% - 9.00%

Market Participants 8.25% - 9.50%

Concluded Going-In Capitalization Rate 9.00%

Compiled by Newmark

Capitalization Rate Conclusion
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Summary of Stabilized Net Operating Income

Item Description % of Income  $ / SF Total $

Industrial Income 0 1,500 SF

Potential Base Rent $7.25 $10,875

Scheduled Base Rent $7.25 $10,875

Expense Recoveries $2.45 $3,675

Potential Gross Income $9.70 $14,550

Vacancy Allowance -5.00% ($0.49) ($728)

Collection Allowance 1.00% ($0.10) ($146)

Effective Gross Income $9.12 $13,677

Operating Expenses 1,500 SF

Real Estate Taxes $0.71 $1,063

Insurance $0.40 $600

Utilities $0.30 $450

Repairs and Maintenance $0.85 $1,275

General and Administrative $0.10 $150

Management 1.00% $0.09 $137

Total Operating Expenses 26.87% $2.45 $3,675

Net Operating Income $6.67 $10,002

Income Capitalization Approach

Direct Capitalization Method

 $ / SF Total $

Stabilized Net Operating Income $6.67 $10,002

Overall Capitalization Rate 9.00%

As Stabilized Value Effective Date: $111,136

Rounded $73.33 $110,000

Value

$117,674

$114,312

$111,136

$108,133

$105,287

As Is

As Stabilized Value Effective Date: $111,136

Deferred Maintenance $0

As Is Value Effective Date: $111,136

Rounded $73.33 $110,000

Compiled by Newmark

Value Indication

11/7/2023

11/7/2023

8.75%

9.00%

9.25%

9.50%

11/7/2023

OAR

8.50%

Valuation Matrix
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Reconciliation of Value 

The values indicated by our analyses are as follows: 

 

Cost Approach 

The Cost Approach has best applicability for properties with new or nearly new improvements.  It 
is a summation approach in that the underlying land value is added to the depreciated 
replacement cost for the indicated value.  In this case, the cost approach was not utilized due to 
market participants not relying on this approach when making their purchase decisions. 

Sales Comparison Approach 

The Sales Comparison Approach is focused on comparing the subject to sale and other market 
transactions with the aim to develop an indication of value that is founded on the theory of 
substitution.  Basically, the intention is to determine value through considering the prices of 
properties which would be a substitute property to the subject.  In this case, a selection of 
reasonably similar sales were obtained and the adjustment process was well founded by 
reasoning and direct evidence. This analysis is considered to be well founded and reliable, the 
subject property is a vacant property and the sales comparison approach, is considered a reliable 
approach.  Accordingly, primary weight is given to the sales comparison approach. 

Income Capitalization Approach 

The subject property was an owner-occupied industrial property.  It is not an income producing 
property and this approach is specifically designed to address the value income producing 
properties.  Only the direct capitalization was developed.  Market rent was well established by 
reasonably similar lease data.  Capitalization rates were developed from a number of sources. 
Even though the subject is not leased, market participants could lease it if acquired as vacant. As 
such, the income capitalization approach is considered to be applicable to the subject and most 
reliable.  This approach is given secondary weight for that reason. 

Market Value Premise As Is

As of Date: November 7, 2023

Cost Approach: Not Used

Sales Comparison Approach: $120,000

Income Capitalization Approach: $110,000

Market Value Conclusion $120,000

Compiled by Newmark

Market Value Indications
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EXPOSURE TIME 

Exposure time is the estimated length of time the subject property 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.  It is a retrospective estimate based on an analysis of past events assuming a 
competitive and open market.   

Recent sales transaction data for similar properties, supply and demand characteristics for the 
local industrial market, and the opinions of local market participants were reviewed and analyzed.  
Based on this data and analysis, it is our opinion that the probable exposure time for the subject 
at the concluded market values stated previously is 5 months. 

MARKETING TIME 

Marketing time is an opinion of the amount of time it might take to sell a real or personal property 
interest at the concluded market value level during the period immediately after the effective date 
of an appraisal.  Marketing time differs from exposure time, which is always presumed to precede 
the effective date of an appraisal.  As no significant changes in market conditions are foreseen in 
the near term, it is our opinion that a reasonable marketing period for the subject is likely to be 
the same as the exposure time. Accordingly, we estimate the subject’s marketing period at 5 
months. 

Value Conclusions

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Market Value "As Is" Fee Simple 11/7/2023 $120,000

Compiled by Newmark

1. Access to the interior of the building was not available on the date of the site visit.  We were able to observe 

the interior through the window.  The interior appeared to be in poor condition.  Should a more detailed 

inspection be allowed at a later date, we reserve the right to amend this report accordingly. 

1. None

Compiled by Newmark

Extraordinary Assumptions and Hypothetical Conditions
An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of the effective date 

regarding uncertain information used in an analysis which, if found to be false, could alter the appraiser’s opinions or 

conclusions.  The value conclusions are subject to the following extraordinary assumptions that may affect the 

assignment results.

A hypothetical condition is defined in USPAP as a condition, directly related to a specific assignment, which is 

contrary to what is known by the appraiser to exist on the effective date of the assignment results, but is used for the 

purpose of analysis.  The value conclusions are based on the following hypothetical conditions that may affect the 

assignment results.

The use of this extraordinary assumption might have affected assignment results.
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Assumptions and Limiting Conditions 

The Appraisal contained in this Report (herein “Report”) is subject to the following assumptions 
and limiting conditions: 

1. Unless otherwise stated in this report, title to the property which is the subject of this report 
(herein “Property”) is assumed to be good and marketable and free and clear of all liens 
and encumbrances and that there are no recorded or unrecorded matters or exceptions 
to title that would adversely affect marketability or value.  No responsibility is assumed for 
the legal description, zoning, condition of title or any matters which are legal in nature or 
otherwise require expertise other than that of a professional real estate appraiser.  This 
report shall not constitute a survey of the Property. 

2. Unless otherwise stated in this report, it is assumed: that the improvements on the 
Property are structurally sound, seismically safe and code conforming; that all building 
systems (mechanical/electrical, HVAC, elevator, plumbing, etc.)  are in good working order 
with no major deferred maintenance or repair required; that the roof and exterior are in 
good condition and free from intrusion by the elements; that the Property and 
improvements conform to all applicable local, state, and federal laws, codes, ordinances 
and regulations including environmental laws and regulations.  No responsibility is 
assumed for soil or subsoil conditions or engineering or structural matters. The Property 
is appraised assuming that all required licenses, certificates of occupancy, consents, or 
other legislative or administrative authority from any local, state, or national government 
or private entity or organization have been or can be obtained or renewed for any use on 
which the value estimates contained in this report is based, unless otherwise stated.  The 
physical condition of the Property reflected in this report is solely based on a visual 
inspection as typically conducted by a professional appraiser not someone with 
engineering expertise. Responsible ownership and competent property management are 
assumed. 

3. Unless otherwise stated in this report, this report did not take into consideration the 
existence of asbestos, PCB transformers or other toxic, hazardous, or contaminated 
substances or underground storage tanks, or the cost of encapsulation, removal or 
remediation thereof. Real estate appraisers are not qualified to detect such substances.  
The presence of substances such as asbestos, urea formaldehyde foam insulation, 
contaminated groundwater or other potentially hazardous materials and substances may 
adversely affect the value of the Property.  Unless otherwise stated in this report, the 
opinion of value is predicated on the assumption that there is no such material or 
substances at, on or in the Property. 
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4. All statements of fact contained in this report as a basis of the analyses, opinions, and 
conclusions herein are true and correct to the best of the appraiser's actual knowledge 
and belief.  The appraiser is entitled to and relies upon the accuracy of information and 
material furnished by the owner of the Property or owner’s representatives and on 
information and data provided by sources upon which members of the appraisal 
profession typically rely and that are deemed to be reliable by such members. Such 
information and data obtained from third party sources are assumed to be reliable and 
have not been independently verified. No warranty is made as to the accuracy of any of 
such information and data. Any material error in any of the said information or data could 
have a substantial impact on the conclusions of this Report.  The appraiser reserves the 
right to amend conclusions reported if made aware of any such error.  

5. The opinion of value stated in this report is only as of the date of value stated in this report. 
An appraisal is inherently subjective and the conclusions stated apply only as of said date 
of value, and no representation is made as to the effect of subsequent events.  This report 
speaks only as of the date hereof.  

6. Any projected cash flows included in the analysis are forecasts of estimated future 
operating characteristics and are predicated on the information and assumptions 
contained within this report.  Any projections of income, expenses and economic 
conditions utilized in this report are not predictions of the future.  Rather, they are 
estimates of market expectations of future income and expenses.  The achievement of 
any financial projections will be affected by fluctuating economic conditions and is 
dependent upon other future occurrences that cannot be assured.  Actual results may vary 
from the projections considered herein.  There is no warranty or assurances that these 
forecasts will occur.  Projections may be affected by circumstances beyond anyone’s 
knowledge or control. Any income and expense estimates contained in this report are 
used only for the purpose of estimating value and do not constitute predictions of future 
operating results. 

7. The analyses contained in this report may necessarily incorporate numerous estimates 
and assumptions regarding Property performance, general and local business and 
economic conditions, the absence of material changes in the competitive environment and 
other matters. Some estimates or assumptions, however, inevitably will not materialize, 
and unanticipated events and circumstances may occur; therefore, actual results achieved 
during the period covered by the analysis will vary from estimates, and the variations may 
be material.  

8. All prospective value opinions presented in this report are estimates and forecasts which 
are prospective in nature and are subject to considerable risk and uncertainty. In addition 
to the contingencies noted in the preceding paragraphs, several events may occur that 
could substantially alter the outcome of the estimates such as, but not limited to changes 
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in the economy, interest rates, capitalization rates, behavior of consumers, investors and 
lenders, fire and other physical destruction, changes in title or conveyances of easements 
and deed restrictions, etc.  In making prospective estimates and forecasts, it is assumed 
that conditions reasonably foreseeable at the present time are consistent or similar with 
the future. 

9. The allocations of value for land and improvements must not be used in conjunction with 
any other appraisal and are invalid if so used.  This report shall be considered only in its 
entirety.  No part of this report shall be utilized separately or out of context. 

10. Neither all nor any part of the contents of this report (especially any conclusions as to 
value, the identity of the appraiser, or any reference to the Appraisal Institute) shall be 
disseminated through advertising media, public relations media, news media or any other 
means of communication (including without limitation prospectuses, private offering 
memoranda and other offering material provided to prospective investors) without the prior 
written consent of the Firm. Possession of this report, or a copy hereof, does not carry 
with it the right of publication. 

11. Client and any other Intended User identified herein should consider this report and the 
opinion of value contained herein as only one factor together with its own independent 
considerations and underwriting guidelines in making any decision or investment or taking 
any action regarding the Property.  Client agrees that Firm shall not be responsible in any 
way for any decision of Client or any Intended User related to the Property or for the advice 
or services provided by any other advisors or contractors.  The use of this report and the 
appraisal contained herein by anyone other than an Intended User identified herein, or for 
a use other than the Intended Use identified herein, is strictly prohibited. No party other 
than an Intended User identified herein may rely on this report and the appraisal contained 
herein. 

12. Unless otherwise stated in the agreement  to prepare this report, the appraiser shall not 
be required to participate in or prepare for or attend any judicial, arbitration, or 
administrative proceedings.   

13. The Americans with Disabilities Act (ADA) became effective January 26, 1992. No survey 
or analysis of the Property has been made in connection with this report to determine 
whether the physical aspects of the improvements meet the ADA accessibility guidelines.  
No expertise in ADA issues is claimed, and the report renders no opinion regarding the 
Property’s compliance with ADA regulations. Inasmuch as compliance matches each 
owner’s financial ability with the cost to cure the non-conforming physical characteristics 
of a property, a specific study of both the owner’s financial ability and the cost to cure any 
deficiencies would be needed for the Department of Justice to determine compliance. 
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14. Acceptance and/or use of this report constitutes full acceptance of these Assumptions and 
Limiting Conditions and any others contained in this report, including any Extraordinary 
Assumptions and Hypothetical Conditions, and is subject to the terms and conditions 
contained in the agreement to prepare this report and full acceptance of any limitation of 
liability or claims contained therein.   

 

App.128

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 131 of 397   PageID 17577



ADDENDA 

 Industrial Building 

Addendum B 

Engagement Letter
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Addendum C 

Legal Description
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Legal Description: Tract 8, A857, A Williams Survey, Johnson County, Texas 
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Addendum D 

Financials and Property Information
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N<78A:�>?�_C=M�L=?< E7O9@A�8:A<8M;;̂CO9:Pm8<;;�nCG@< ia[[o<=@=d�Q:;@d=CG@<= \o<=@=d�Q:;A8@FG@<= \<JJ:8A@C9g9<<M�fCF bTSUi\[S[[]g9<<M�fCF�QCG: iSP[bPS[iS

App.155

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 158 of 397   PageID 17604



�����������	
���
 �������������������

�����	���������������������������������� ��!�"!����#�$%���&���'()*�+�,��)	-�./..���./..���./.������
0�1�)#����+*%23�4,��)	-�.
�����5 �����
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c:>P8�c8:�dP:8�ef:;??g C̀aYBEREWDEc:>P8�c8:�h@JK�Si�ej?@NL8g ÀAWDQc:>P8�c8:�dP:8�ej?@NL8g C̀aYBEREWDEk98:@<>;J?�S<@<G?�6=98 l@P@J<

App.157

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 160 of 397   PageID 17606



ADDENDA 

 Industrial Building 

Improved Sales 

App.158

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 161 of 397   PageID 17607



ADDENDA 

 Industrial Building 

Lease Comparables 

App.159

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 162 of 397   PageID 17608



�����������	�
��� 
������������������

�����	�����������������������������
������� �! ����"�#$���%���&'(�)*�+�,��)	'
��-.--(��-.--���-.-����(�
��'
��)"����+*$/0�1,��2 �����

34567489�:;<7 =;>;?8�@;47A5BC734567489�D967 E?FBC84G;HIBJ�D967 @;47A5BC7KLGC84GJB8G5?M;N54�M;4O78 DP�Q�L;HH;CKR548�@548AIBJ�M;4O78 SB8CGF7�M7845�T47;TFF47CC UVW�XGHHB<�I84778Y�X4;?FZG7[Y�DP\]V̂V_5B?89 5̀A?C5?_5B?849 aITb5>;8G5? I5B8A�5c�XGHB<�I84778b;8G8BF7 defe\gghVVVb5?iG8BF7 Qh\fUŴgÛVVMIT L;HH;CQR548Q@548A�MITb7i;HKD;jK3;4>7H�EL Ue]V̂hUVVg]VM;4O78�S4G7?8;8G5? I<;HH�D5[?�Q�:5?�M7845=74GcG>;8G5?�D967 _5?cG4<7FQS8A74=74GcG>;8G5?�I5B4>7 k45O74lZ7?8�EL hŴe\e
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ADDENDA 

 Industrial Building 

Addendum F 

Précis Metro Report - Economy.Com, Inc.
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1-866-275-3266
helpeconomy@moodys.com

ANALYSIS

VITALITYRELATIVE COSTS
LIVING BUSINESS RELATIVE OF LIFE

Best=1, Worst=378Best=1, Worst=403

STRENGTHS & WEAKNESSES

U.S.=100%

SHORT TERM

FORECAST RISKS

LONG TERM

BUSINESS CYCLE STATUS

MOODY’S RATING

ECONOMIC DRIVERS

Most=1
Least=403

EMPLOYMENT GROWTH RANK

Best=1, Worst=410

2022-2024 2022-2027
QUALITY

MOODY’S ANALYTICS   /   Précis® U.S. Metro   /   August 2023

	

MANUFAC

TURING 	

LOGISTICS

	

	 2017	 2018	 2019	 2020	 2021	 2022	 INDICATORS	 2023	 2024	 2025	 2026	 2027	 2028
	 126.7	 132.0	 133.7	 127.5	 138.4	 145.7	 Gross metro product (C12$ bil)	 152.3	 155.5	 161.4	 168.5	 175.7	 182.7	
	 4.0	 4.2	 1.3	 -4.6	 8.6	 5.3	 % change	 4.5	 2.1	 3.7	 4.4	 4.3	 4.0	
	 1,037.0	 1,066.9	 1,096.3	 1,055.9	 1,097.6	 1,161.7	 Total employment (ths)	 1,206.3	 1,223.7	 1,237.5	 1,251.1	 1,264.2	 1,277.6	
	 2.5	 2.9	 2.8	 -3.7	 4.0	 5.8	 % change	 3.8	 1.4	 1.1	 1.1	 1.0	 1.1	
	 3.8	 3.5	 3.3	 7.3	 5.2	 3.6	 Unemployment rate (%)	 3.7	 3.5	 3.5	 3.5	 3.5	 3.5	
	 7.4	 5.9	 3.0	 4.9	 9.2	 5.5	 Personal income growth (%)	 6.6	 5.2	 5.2	 5.3	 5.1	 4.9	
	 64.2	 65.9	 68.4	 70.5	 71.4	 73.0	 Median household income ($ ths)	 75.8	 78.0	 80.7	 83.5	 86.4	 89.3	
	 2,485.5	 2,527.1	 2,557.8	 2,586.2	 2,618.7	 2,669.5	 Population (ths)	 2,714.9	 2,753.3	 2,789.7	 2,826.2	 2,863.2	 2,900.9	
	 1.9	 1.7	 1.2	 1.1	 1.3	 1.9	 % change	 1.7	 1.4	 1.3	 1.3	 1.3	 1.3	
	 29.4	 26.4	 16.4	 17.7	 25.0	 41.1	 Net migration (ths)	 33.0	 25.4	 23.7	 23.9	 24.8	 25.7	
	 8,976	 10,125	 9,849	 12,646	 13,649	 12,979	 Single-family permits (#)	 10,428	 10,809	 12,428	 13,255	 13,080	 12,773	
	 5,647	 6,086	 9,500	 5,778	 7,927	 8,982	 Multifamily permits (#)	 6,521	 7,269	 7,189	 7,693	 7,808	 7,454	
	 10.0	 8.1	 5.0	 4.5	 15.3	 22.0	 FHFA house price index (% change)	 1.6	 -5.3	 -4.0	 -1.1	 0.7	 1.1	

Recent Performance. Job growth in Fort 
Worth-Arlington has strengthened in recent 
months following a deceleration at the begin-
ning of 2023. Leading the way have been finan-
cial services, healthcare and core manufacturing. 
Year over year, total employment is up twice as 
much as that of the nation because of strong 
gains back in the second half of 2022. Addition-
ally, growth in the number of high-wage jobs has 
been substantially higher than in the nation. The 
unemployment rate has risen to 3.8%, up nearly 
0.5 percentage point over the past year. How-
ever, one reason has been the above-average 
increase in the labor force amid solid job growth 
during that time. Housing market data have 
been mixed, with house prices declining but new 
permits rebounding since the start of 2023.

Manufacturing. New uncertainties surround 
the near-term outlook for the F-35, which is as-
sembled in FTW. At the beginning of the year, 
Lockheed had expected to deliver about 150 
planes in 2023, close to the full capacity of out-
put. However, problems with the TR-3 software 
system are causing significant delays because the 
Defense Department stated in June that it would 
not accept newly built F-35s until the problems 
are resolved. A separate IT issue has been that the 
Pentagon needs to vet the plane’s capability in 
the Joint Simulation Environment, development 
of which has itself been delayed. The new projec-
tion is that only about 100 to 120 planes will be 
delivered this year. However, Lockheed has indi-
cated that the pace of production will continue 
unabated and that deliveries will exceed produc-
tion in 2024. On the positive side, demand fun-
damentally remains strong. Last year, the Penta-
gon agreed to buy 375 planes during 2023-2025, 
and in April 2023 awarded a substantial increase 
for contract modifications. Lockheed still proj-
ects that more than 2,000 planes will ultimately 
be built compared with about 900 delivered to 

date, supporting manufacturing in the metro divi-
sion over the coming years.

Financial services. The banking industry will 
push past current headwinds and continue to 
advance. Industry employment is up 2.2% since 
the end of 2022 and 5% year over year. Although 
the strong trend growth in banking in neighbor-
ing Dallas is well known, FTW has matched up. 
The level of industry employment in each metro 
division has doubled over the past two decades. 
Whereas Dallas benefits from its high-profile 
investment banking and wealth management 
segments as well as conventional lending, FTW 
has attracted a large number of small communi-
ty-oriented banks, including new or growing re-
gional operations of banks based in such states as 
Pennsylvania, Missouri, Arkansas and Oklahoma, 
where growth opportunities are fewer. Both met-
ro divisions benefit from strong job and popula-
tion growth that has boosted demand for credit.

Homebuilding. Residential construction has 
begun to bounce back and should rise slowly 
over the coming year. New permits for single-
family homes declined more than 50% during 
2022 but have now risen by about 20% since 
early 2023. Despite lower house prices, develop-
ers have been encouraged by the low inventory 
of existing homes for sale. Longer term, the FTW 
housing market should grow at an above-aver-
age pace, lifted by higher relative affordability 
than in Dallas and strong demographics.

Fort Worth-Arlington will outperform the 
nation over the coming year, led by manufac-
turing and financial services. The homebuild-
ing outlook appears bright. Longer term, ro-
bust population growth, a diversified manu-
facturing base, and lower business costs and 
costs of living relative to Dallas will support 
above-average gains.

Edward Friedman
August 2023

STRENGTHS
	» Central Southwest location near Latin America 

supports distribution industry.
	» Relatively high housing affordability attracts 

homebuyers employed in Dallas.

WEAKNESSES
	» Large military procurement industry is sensitive to 

political winds.
	» Exposure to motor vehicle and energy industries 

adds to cyclical volatility.

UPSIDE
	» Homebuilding rebounds faster because of low 

supply of existing homes for sale.
	» Military aircraft production rebounds more 

strongly as supply-chain issues resolve.

DOWNSIDE
	» Banking weakens because of elevated interest 

rates.
	» Energy-related manufacturing is slow to rebound 

because of the decline in oil prices.

X X

COUNTY
AS OF DEC 15, 2022Aaa

49  1st quintile

1710.54 
Rank: 5297%105%20 

1st quintile
19 

1st quintile

At Risk

Recovery

Mid
Expansion

Late
Expansion

In Recession

FORT WORTH-ARLINGTON TX 
	 Data Buffet® MSA code: IUSA_DMFTW

RISK EXPOSURE 
2023-2028

App.173

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 176 of 397   PageID 17622



MOODY’S ANALYTICS   /   Précis® U.S. Metro   /   August 2023

PRÉCIS® U.S. METRO  •  Fort Worth-Arlington TX

FTW TX U.S.
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 3-MO MA Feb 23 Mar 23 Apr 23 May 23 Jun 23 Jul 23
Employment, change, ths 2.9 1.8 3.0 3.7 6.1 5.1
Unemployment rate, % 3.5 3.6 3.7 3.8 3.8 3.7
Labor force participation rate, % 66.8 67.0 67.3 67.6 67.8 67.9
Average weekly hours, # 36.9 37.1 36.9 36.9 36.7 36.6
Industrial production, 2012=100 101.5 101.9 102.2 102.7 102.9 103.2
Residential permits, single-family, # 7,675 9,167 10,484 12,272 11,783 12,379
Residential permits, multifamily, # 4,841 5,098 4,763 4,701 4,915 5,087

 Dec/Dec Dec 17 Dec 18 Dec 19 Dec 20 Dec 21 Dec 22
Employment, change, ths 28.4 29.5 31.8 -42.8 62.7 58.3
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% CHANGE YR AGO, 3-MO MA
	 Jul 22	 Jan 23	 Jul 23
Total	 6.0	 5.2	 4.5
Mining	 4.4	 12.0	 10.9
Construction	 5.8	 4.2	 3.3
Manufacturing	 5.3	 6.7	 4.9
Trade	 3.7	 3.2	 3.9
Trans/Utilities	 6.4	 2.0	 3.1
Information	 13.8	 7.6	 2.7
Financial Activities	 7.3	 6.5	 4.8
Prof & Business Svcs.	 14.1	 9.0	 8.9
Edu & Health Svcs.	 4.1	 5.9	 3.7
Leisure & Hospitality	 7.6	 6.3	 4.1
Other Services	 3.7	 6.5	 5.4
Government	 1.4	 2.1	 2.4

FTW TX U.S.
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VS. 6 MO PRIOR

 2-Yr 5-Yr

Sources: BLS, Moody’s Analytics

ECONOMIC HEALTH CHECK BUSINESS CYCLE INDEX

RELATIVE EMPLOYMENT PERFORMANCE

CURRENT EMPLOYMENT TRENDS

Source: Moody’s Analytics

Sources: BLS, Moody’s AnalyticsSources: BLS, Moody’s Analytics

Sources: BLS, Moody’s Analytics

% CHANGE YR AGO

 Government  Goods producing
  Private services

HOUSE PRICE

Sources: FHFA, Moody’s Analytics

Better than prior 3-mo MA Unchanged from prior 3-mo MA Worse than prior 3-mo MA
Sources: BLS, Census Bureau, Moody’s Analytics

RENTAL AFFORDABILITY
GREATER THAN 100=MORE AFFORDABLE

DIFFUSION INDEX

HOUSE PRICE TRENDS

Sources: NAR, Moody’s Analytics

GREATER THAN 100=MORE AFFORDABLE

HOUSING AFFORDABILITY

Source: Moody’s Analytics

%

JAN 2013=100

JAN 2013=100 1998Q1=100, NSA

Sources: Census Bureau, BLS, Moody’s Analytics

3-DIGIT NAICS LEVEL, 6-MO MA
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Source: Moody’s Analytics, 2022
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			   Location	 Employees 
	 NAICS	 Industry	 Quotient	 (ths)

4811	 Scheduled air transportation	 8.9	 28.4
3364	 Aerospace product & parts manuf.	 6.9	 24.6
6211	 Offices of physicians	 1.0	 19.6
GVF	 Federal Government	 0.8	 16.9
GVL	 Local Government	 1.0	 107.6
6221	 General medical and surgical hospitals	 0.9	 30.0
2382	 Building equipment contractors	 1.1	 18.6
GVS	 State Government	 0.4	 14.0
7225	 Restaurants and other eating places	 1.2	 91.7
5613	 Employment services	 1.3	 36.5
4931	 Warehousing and storage	 1.6	 22.4
4451	 Grocery stores	 0.8	 17.2

 

Source: Moody’s Analytics, 2022

Federal	 16,957
State	 13,518
Local 	 109,335

2022

FTW	 124.9	 10.8

U.S.	 15,202.5	 10.0

FTW	 36.7	 3.2

U.S.	 8,388.4	 5.5

AMR/American Airlines	 25,000
Lockheed Martin	 13,690
Texas Health Resources	 12,000
NAS - Fort Worth - JRB	 10,000
Arlington ISD	 10,000
University of Texas at Arlington	 7,311
JPS Health Network	 6,500
Cook Children’s Health Care System	 6,042
Tarrant County College 	 5,999
Alcon Laboratories Inc.	 5,393
Bell Helicopter Textron	 4,953
BNSF Railway	 4,500
General Motors	 4,125
GM Financial	 3,820
Fidelity	 3,700
JPMorgan Chase	 3,678

Source: Fort Worth Chamber of Commerce, 2017

NOT
AVAILABLE

87,016 97,018 92,043

FTW TX U.S.

0 20 40 60 80 100 120 140

COMPARATIVE EMPLOYMENT AND INCOME
	 % OF TOTAL EMPLOYMENT	 AVERAGE ANNUAL EARNINGS
Sector	 FTW	 TX	 U.S.	 FTW	 TX	 U.S.
Mining	 0.8	 1.5	 0.4	 $51,069	 $202,521	 $140,972
Construction	 5.7	 5.8	 5.1	 $81,596	 $70,189	 $74,543
Manufacturing	 9.2	 6.9	 8.4	 $96,589	 $104,973	 $95,006
   Durable	 73.1	 63.3	 62.2	 nd	 $102,268	 $98,900
   Nondurable	 26.9	 36.7	 37.8	 nd	 $109,432	 $88,725
Transportation/Utilities	 8.9	 5.2	 4.7	 nd	 $69,502	 $62,962
Wholesale Trade	 5.0	 4.7	 3.9	 nd	 $105,177	 $104,126
Retail Trade	 10.6	 10.2	 10.1	 $41,648	 $42,393	 $43,812
Information	 1.0	 1.7	 2.0	 $71,236	 $109,036	 $167,037
Financial Activities	 6.5	 6.5	 5.9	 $41,365	 $54,316	 $65,977
Prof. and Bus. Services	 13.2	 15.4	 14.8	 nd	 $77,456	 $86,343
Educ. and Health Services	 12.7	 13.4	 16.0	 $66,020	 $62,824	 $66,256
Leisure and Hosp. Services	 10.8	 10.5	 10.4	 $28,620	 $30,678	 $36,373
Other Services	 3.5	 3.3	 3.7	 $38,133	 $37,962	 $42,808
Government	 12.0	 14.8	 14.5	 $81,652	 $79,985	 $90,556

Sources: Percent of total employment — BLS, Moody’s Analytics, 2022, Average annual earnings — BEA, Moody’s Analytics, 2021

2021
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2016 2021
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NET MIGRATION, #

MOODY’S ANALYTICS   /   Précis® U.S. Metro   /   August 2023

	  FTW	  U.S.

Sources: Census Bureau, ACS, Moody’s Analytics, 2021

MFT TX U.S.
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INTO FORT WORTH TX
Number of

Migrants
Dallas TX	 43,924
Houston TX	 3,796
Austin TX	 2,509
Los Angeles CA	 2,436
Riverside CA	 1,867
San Antonio TX	 1,636
San Diego CA	 1,378
Chicago IL	 1,267
New York NY	 1,252
Phoenix AZ	 1,199
Total in-migration	 126,102

FROM FORT WORTH TX
Dallas TX	 41,191
Houston TX	 3,510
Austin TX	 2,187
San Antonio TX	 1,725
Phoenix AZ	 803
Oklahoma City OK	 773
Denver CO	 761
Killeen TX	 680
Los Angeles CA	 605
Waco TX	 582
Total out-migration	 104,207

Net migration	 21,895

Index	 2019	 Rank*
Gini coefficient	 0.42	 355
Palma ratio	 2.9	 265
Poverty rate	 9.0%	 349

*Most unequal=1, Most equal=403
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FTW U.S.
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	 2018	 2019	 2020	 2021
Domestic	 20,001	 12,009	 13,632	 21,727
Foreign	 6,382	 4,400	 4,092	 3,254
Total	 26,383	 16,408	 17,724	 24,981

Sources: IRS (top), 2021, Census Bureau, Moody’s Analytics

FTW TX U.S.

85.5%

Top Outside Sources of Workers
Fort Worth TX	 Share
Dallas TX	 12.3
Houston TX	 0.1
Austin TX	 0.1
 
 

80.7%

Top Outside Sources of Jobs
Fort Worth TX	 Share
Dallas TX	 17.2
Houston TX	 0.1
Austin TX	 0.1
San Antonio TX	 0.1
Odessa TX	 0.1

Sources: Census Bureau, Moody’s Analytics, avg 2011-2015

RESIDENTS WHO WORK IN FTW WORKERS WHO LIVE IN FTW

PRÉCIS® U.S. METRO  •  Fort Worth-Arlington TX
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	 2022	 FTW $60,716	 TX $61,985	 U.S. $65,423

Sources: Census Bureau, ACS, Moody’s Analytics, 2018

Sources: Census Bureau, Moody’s Analytics, 2021 Sources: Census Bureau, ACS, Moody’s Analytics, 2021 Sources: Census Bureau, Moody’s Analytics, 2021

App.176

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 179 of 397   PageID 17625



MOODY’S ANALYTICS   /   Précis® U.S. Metro   /   August 2023

GEOGRAPHIC PROFILE

Sources: ACS, Moody’s Analytics

POPULATION DENSITY

MEDIAN HOUSEHOLD INCOME

MEDIAN COMMUTE TIME

POPULATION & HOUSING CHARACTERISTICS

		  Units	 Value	 Rank*

Total area	 sq mi	 4,098.2	 71

	 Total water area	 sq mi	 94.8	 137

	 Total land area	 sq mi	 4,003.3	 66

		  Land area - developable	 sq mi	 3,099.0	 26

		  Land area - undevelopable	 sq mi	 904.4	 149

Population density	 pop. to developable land	 666.2	 43

Total population	 ths	 2,667.0	 23

	 U.S. citizen at birth	 % of population	 83.1	 334

	 Naturalized U.S. citizen	 % of population	 6.4	 78

	 Not a U.S. citizen	 % of population	 9.0	 51

Median age		  37.7	 259

Total housing units	 ths	 980.8	 30

	 Owner occupied	 % of total	 51.0	 350

	 Renter occupied	 % of total	 34.2	 94

	 Vacant	 % of total	 6.6	 295

	 1-unit, detached	 % of total	 64.6	 249

	 1-unit, attached	 % of total	 4.2	 213

	 Multifamily	 % of total	 26.3	 106

Median year built		  1995

* Areas & pop. density, out of 410 metro areas/divisions, including metros in Puerto Rico; 
all others, out of 403 metros.

Sources: Census Bureau, Moody’s Analytics, 2021 except land area 2010

PRÉCIS® U.S. METRO  •  Fort Worth-Arlington TX
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 About Moody’s Analytics

Moody’s Analytics provides fi nancial intelligence and analytical tools supporting our clients’ growth, effi ciency 

and risk management objectives. The combination of our unparalleled expertise in risk, expansive information 

resources, and innovative application of technology helps today’s business leaders confi dently navigate an 

evolving marketplace. We are recognized for our industry-leading solutions, comprising research, data, software 

and professional services, assembled to deliver a seamless customer experience. Thousands of organizations 

worldwide have made us their trusted partner because of our uncompromising commitment to quality, client 

service, and integrity. 

Concise and timely economic research by Moody’s Analytics supports fi rms and policymakers in strategic planning, product 
and sales forecasting, credit risk and sensitivity management, and investment research. Our economic research publications 
provide in-depth analysis of the global economy, including the U.S. and all of its state and metropolitan areas, all European 
countries and their subnational areas, Asia, and the Americas. We track and forecast economic growth and cover specialized 
topics such as labor markets, housing, consumer spending and credit, output and income, mortgage activity, demographics, 
central bank behavior, and prices. We also provide real-time monitoring of macroeconomic indicators and analysis on timely 
topics such as monetary policy and sovereign risk. Our clients include multinational corporations, governments at all levels, 
central banks, fi nancial regulators, retailers, mutual funds, fi nancial institutions, utilities, residential and commercial real 
estate fi rms, insurance companies, and professional investors.

Moody’s Analytics added the economic forecasting fi rm Economy.com to its portfolio in 2005. This unit is based in 
King of Prussia PA, a suburb of Philadelphia, with offi ces in London, Prague and Sydney. More information is available at 
www.economy.com.

Moody’s Analytics is a subsidiary of Moody’s Corporation (NYSE: MCO). Further information is available at 
www.moodysanalytics.com.

DISCLAIMER: Moody’s Analytics, a unit of Moody’s Corporation, provides economic analysis, credit risk data and insight, 
as well as risk management solutions. Research authored by Moody’s Analytics does not refl ect the opinions of Moody’s 
Investors Service, the credit rating agency. To avoid confusion, please use the full company name “Moody’s Analytics”, 
when citing views from Moody’s Analytics.

About Moody’s Corporation

Moody’s Analytics is a subsidiary of Moody’s Corporation (NYSE: MCO). MCO reported revenue of $5.5 billion in 2022, 
employs approximately 14,000 people worldwide and maintains a presence in more than 40 countries. Further information 
about Moody’s Analytics is available at www.moodysanalytics.com.
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© 2023 Moody’s Corporation, Moody’s Investors Service, Inc., Moody’s Analytics, Inc. and/or their licensors and affi liates (collectively, “MOODY’S”). 
All rights reserved.
CREDIT RATINGS ISSUED BY MOODY’S CREDIT RATINGS AFFILIATES ARE THEIR CURRENT OPINIONS OF THE RELATIVE FUTURE CREDIT RISK 
OF ENTITIES, CREDIT COMMITMENTS, OR DEBT OR DEBT-LIKE SECURITIES, AND MATERIALS, PRODUCTS, SERVICES AND INFORMATION 
PUBLISHED BY MOODY’S (COLLECTIVELY, “PUBLICATIONS”) MAY INCLUDE SUCH CURRENT OPINIONS. MOODY’S DEFINES CREDIT RISK AS 
THE RISK THAT AN ENTITY MAY NOT MEET ITS CONTRACTUAL FINANCIAL OBLIGATIONS AS THEY COME DUE AND ANY ESTIMATED FINAN-
CIAL LOSS IN THE EVENT OF DEFAULT OR IMPAIRMENT. SEE APPLICABLE MOODY’S RATING SYMBOLS AND DEFINITIONS PUBLICATION FOR 
INFORMATION ON THE TYPES OF CONTRACTUAL FINANCIAL OBLIGATIONS ADDRESSED BY MOODY’S CREDIT RATINGS. CREDIT RATINGS 
DO NOT ADDRESS ANY OTHER RISK, INCLUDING BUT NOT LIMITED TO: LIQUIDITY RISK, MARKET VALUE RISK, OR PRICE VOLATILITY. CREDIT 
RATINGS, NON-CREDIT ASSESSMENTS (“ASSESSMENTS”), AND OTHER OPINIONS INCLUDED IN MOODY’S PUBLICATIONS ARE NOT STATE-
MENTS OF CURRENT OR HISTORICAL FACT. MOODY’S PUBLICATIONS MAY ALSO INCLUDE QUANTITATIVE MODEL-BASED ESTIMATES OF 
CREDIT RISK AND RELATED OPINIONS OR COMMENTARY PUBLISHED BY MOODY’S ANALYTICS, INC. AND/OR ITS AFFILIATES. MOODY’S 
CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS DO NOT CONSTITUTE OR PROVIDE INVESTMENT OR FINANCIAL 
ADVICE, AND MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS ARE NOT AND DO NOT PROVIDE REC-
OMMENDATIONS TO PURCHASE, SELL, OR HOLD PARTICULAR SECURITIES. MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS 
AND PUBLICATIONS DO NOT COMMENT ON THE SUITABILITY OF AN INVESTMENT FOR ANY PARTICULAR INVESTOR. MOODY’S ISSUES ITS 
CREDIT RATINGS, ASSESSMENTS AND OTHER OPINIONS AND PUBLISHES ITS PUBLICATIONS WITH THE EXPECTATION AND UNDERSTAND-
ING THAT EACH INVESTOR WILL, WITH DUE CARE, MAKE ITS OWN STUDY AND EVALUATION OF EACH SECURITY THAT IS UNDER CONSID-
ERATION FOR PURCHASE, HOLDING, OR SALE. 
MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS, AND PUBLICATIONS ARE NOT INTENDED FOR USE BY RETAIL INVESTORS AND 
IT WOULD BE RECKLESS AND INAPPROPRIATE FOR RETAIL INVESTORS TO USE MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS 
OR PUBLICATIONS WHEN MAKING AN INVESTMENT DECISION. IF IN DOUBT YOU SHOULD CONTACT YOUR FINANCIAL OR OTHER PROFES-
SIONAL ADVISER.
ALL INFORMATION CONTAINED HEREIN IS PROTECTED BY LAW, INCLUDING BUT NOT LIMITED TO, COPYRIGHT LAW, AND NONE OF SUCH IN-
FORMATION MAY BE COPIED OR OTHERWISE REPRODUCED, REPACKAGED, FURTHER TRANSMITTED, TRANSFERRED, DISSEMINATED, REDISTRIB-
UTED OR RESOLD, OR STORED FOR SUBSEQUENT USE FOR ANY SUCH PURPOSE, IN WHOLE OR IN PART, IN ANY FORM OR MANNER OR BY ANY 
MEANS WHATSOEVER, BY ANY PERSON WITHOUT MOODY’S PRIOR WRITTEN CONSENT.
MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS ARE NOT INTENDED FOR USE BY ANY PERSON AS A BENCH-
MARK AS THAT TERM IS DEFINED FOR REGULATORY PURPOSES AND MUST NOT BE USED IN ANY WAY THAT COULD RESULT IN THEM BEING 
CONSIDERED A BENCHMARK.
All information contained herein is obtained by MOODY’S from sources believed by it to be accurate and reliable. Because of the possibility of human 
or mechanical error as well as other factors, however, all information contained herein is provided “AS IS” without warranty of any kind. MOODY’S 
adopts all necessary measures so that the information it uses in assigning a credit rating is of suffi cient quality and from sources MOODY’S considers to 
be reliable including, when appropriate, independent third-party sources. However, MOODY’S is not an auditor and cannot in every instance indepen-
dently verify or validate information received in the credit rating process or in preparing its Publications.
To the extent permitted by law, MOODY’S and its directors, offi cers, employees, agents, representatives, licensors and suppliers disclaim liability to any 
person or entity for any indirect, special, consequential, or incidental losses or damages whatsoever arising from or in connection with the information 
contained herein or the use of or inability to use any such information, even if MOODY’S or any of its directors, offi cers, employees, agents, representatives, 
licensors or suppliers is advised in advance of the possibility of such losses or damages, including but not limited to: (a) any loss of present or prospective 
profi ts or (b) any loss or damage arising where the relevant fi nancial instrument is not the subject of a particular credit rating assigned by MOODY’S.
To the extent permitted by law, MOODY’S and its directors, offi cers, employees, agents, representatives, licensors and suppliers disclaim liability for 
any direct or compensatory losses or damages caused to any person or entity, including but not limited to by any negligence (but excluding fraud, will-
ful misconduct or any other type of liability that, for the avoidance of doubt, by law cannot be excluded) on the part of, or any contingency within or 
beyond the control of, MOODY’S or any of its directors, offi cers, employees, agents, representatives, licensors or suppliers, arising from or in connection 
with the information contained herein or the use of or inability to use any such information.
NO WARRANTY, EXPRESS OR IMPLIED, AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR 
PURPOSE OF ANY CREDIT RATING, ASSESSMENT, OTHER OPINION OR INFORMATION IS GIVEN OR MADE BY MOODY’S IN ANY FORM OR MAN-
NER WHATSOEVER.
Moody’s Investors Service, Inc., a wholly-owned credit rating agency subsidiary of Moody’s Corporation (“MCO”), hereby discloses that most issuers of 
debt securities (including corporate and municipal bonds, debentures, notes and commercial paper) and preferred stock rated by Moody’s Investors Ser-
vice, Inc. have, prior to assignment of any credit rating, agreed to pay to Moody’s Investors Service, Inc. for credit ratings opinions and services rendered 
by it fees ranging from $1,000 to approximately $5,000,000. MCO and Moody’s I nvestors Service also maintain policies and procedures to address the 
independence of Moody’s Investors Service credit ratings and credit rating processes. Information regarding certain affi liations that may exist between 
directors of MCO and rated entities, and between entities who hold credit ratings from Moody’s Investors Service, Inc. and have also publicly reported 
to the SEC an ownership interest in MCO of more than 5%, is posted annually at www.moodys.com under the heading “Investor Relations — Corporate 
Governance — Charter Documents Director and Shareholder Affi liation Policy.”  
Additional terms for Australia only: Any publication into Australia of this document is pursuant to the Australian Financial Services License of MOODY’S 
affi liate, Moody’s Investors Service Pty Limited ABN 61 003 399 657AFSL 336969 and/or Moody’s Analytics Australia Pty Ltd ABN 94 105 136 972 
AFSL 383569 (as applicable). This document is intended to be provided only to “wholesale clients” within the meaning of section 761G of the Corpora-
tions Act 2001. By continuing to access this document from within Australia, you represent to MOODY’S that you are, or are accessing the document 
as a representative of, a “wholesale client” and that neither you nor the entity you represent will directly or indirectly disseminate this document or its 
contents to “retail clients” within the meaning of section 761G of the Corporations Act 2001. MOODY’S credit rating is an opinion as to the creditwor-
thiness of a debt obligation of the issuer, not on the equity securities of the issuer or any form of security that is available to retail investors.
Additional terms for Japan only: Moody’s Japan K.K. (“MJKK”) is a wholly-owned credit rating agency subsidiary of Moody’s Group Japan G.K., which is 
wholly-owned by Moody’s Overseas Holdings Inc., a wholly-owned subsidiary of MCO. Moody’s SF Japan K.K. (“MSFJ”) is a wholly-owned credit rating 
agency subsidiary of MJKK. MSFJ is not a Nationally Recognized Statistical Rating Organization (“NRSRO”). Therefore, credit ratings assigned by MSFJ 
are Non-NRSRO Credit Ratings. Non-NRSRO Credit Ratings are assigned by an entity that is not a NRSRO and, consequently, the rated obligation will 
not qualify for certain types of treatment under U.S. laws. MJKK and MSFJ are credit rating agencies registered with the Japan Financial Services Agency 
and their registration numbers are FSA Commissioner (Ratings) No. 2 and 3 respectively.
MJKK or MSFJ (as applicable) hereby disclose that most issuers of debt securities (including corporate and municipal bonds, debentures, notes and com-
mercial paper) and preferred stock rated by MJKK or MSFJ (as applicable) have, prior to assignment of any credit rating, agreed to pay to MJKK or MSFJ 
(as applicable) for credit ratings opinions and services rendered by it fees ranging from JPY100,000 to approximately JPY550,000,000.
MJKK and MSFJ also maintain policies and procedures to address Japanese regulatory requirements.
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Hayden D. Littlefield joined Newmark Valuation & Advisory in 2017 and currently serves 
as a Senior Director in Dallas, Texas. In this role, Hayden is responsible for performing 
appraisals on a variety of commercial and special use properties, business 
development, third party appraisal review services; providing valuation and consulting 
services for the acquisition, disposition, and financing of investment grade real estate. 
Additionally, Hayden oversees a team of appraisers within the North Texas and West 
Texas regions served by Newmark. 

Hayden’s experience extends over numerous property types including; Apartments 
(proposed, investment grade, garden style), Industrial (warehouse, flex, self storage, 
manufacturing/distribution facilities), Professional and Medical Office (high rise, garden 
style, mid-rise), Retail (strip, neighborhood, big box, lifestyle, regional mall, single 
tenant), Land (raw, finished lots), and Special Purpose/Use (marinas, shipyards, mining 
facilities, farms and ranches).  

Since beginning his career in valuation in 1989, Hayden has worked with clients on a 
wide variety of property types and has provided valuation analyses on historic tax 
credits and tax increment financing (TIF) arrangements. Hayden also has significant 
experience in litigation assignments, including the preparation of appraisals and 
providing expert witness testimony.  

He began his career in real estate in 1984 when he obtained his Texas real estate 
salesman license.  He began his appraisal career in 1989 with Rhodes Appraisal 
Service. In 1994 he became a senior appraiser for Aaron & Wright in Houston. From 
2002 through 2017 Hayden served as Vice President with CBRE Valuation Services.  

Over his career, Hayden has acted as a real estate broker or appraiser on a wide 
variety of properties throughout Arizona, Alabama, Arkansas, California, Colorado, 
Ohio, District of Columbia, Georgia, Florida, Indiana, Illinois, Texas, Maine, Maryland, 
Michigan, Missouri, Mississippi, Nebraska, Nevada, Washington, Oregon, North 
Carolina, North Carolina, South Carolina, Tennessee, South Dakota, North Dakota, 
Kansas, Kentucky, Louisiana, Oklahoma, Pennsylvania, Nevada, New Mexico, New 
York, Utah, Virginia, and Wisconsin.   

Professional Affiliations  
– Candidate for Designation, Appraisal Institute  

Licenses and Designations  
– Certified general real estate appraiser, states of Texas, Oklahoma and Louisiana 

Education 
Hayden earned a Bachelor of Business Administration degree in Marketing from The 
University of Texas. 

Hayden D. 
Littlefield  
Senior Director   

t   469-467-2073 
m 713-725-0365 
hayden.littlefield@nmrk.com 
 

YEARS OF 
EXPERIENCE 

30+ 
AREAS OF 
SPECIALTY  

Industrial 

Office 

Multifamily 

Complex Mixed-Use Assets 

Retail  

Farm and Ranch 

Marinas 

Subdivisions/Land 

Appraisal Review Services 
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Appraiser: Hayden Dee Littlefield
License #: TX 1324546 G License Expires: 12/31/2024

Chelsea Buchholtz
Commissioner

Certified General
Real Estate Appraiser

Having provided satisfactory evidence of the qualifications required  
by the Texas Appraiser Licensing and Certification Act, Occupations 
Code, Chapter 1103, authorization is granted to use this title: 
Certified General Real Estate Appraiser

For additional information or to file a complaint please contact TALCB 
at www.talcb.texas.gov.

HAYDEN DEE LITTLEFIELD
4904 COMANCHE DRIVE
GRANBURY, TX 76049
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David Thibodeaux MAI, is an accomplished commercial real estate professional and 
manager with over 25 years of experience. David joined Newmark Valuation & Advisory 
in 2017 as Senior Managing Director of Valuation & Advisory Services for the South 
Central Region. The region includes Texas and Louisiana. 

David has performed consulting, review and appraisal services on most significant 
commercial real estate transactions and development projects in the Texas. 
Additionally, he has provided expert witness testimony in US Bankruptcy Court, US 
District Court, various County District Courts and in various County Property Tax 
Appraisal disputes. His experience ranges across property lines and has acted to 
establish his reputation as a prominent player in the South Central Region.  

From 1997 to 2017 David worked at CBRE, Inc. During his time at CBRE David served 
as Director of the Financial Consulting Group (FCG), Managing Director of Valuation 
and Advisory Services (VAS) and First Vice President in charge of The Investment 
Properties Team. 

Prior to his career at CBRE, David spent three years with National Facilities Corporation 
as an Acquisition Analyst and served in positions as a commercial real estate analyst 
with Lee Burns and Company and The Harris County Appraisal District.  

Licenses and Designations  
– MAI designation, Appraisal Institute  

– Certified general real estate appraiser, states of Texas and Louisiana 

– Licensed Real Estate Agent, state of Texas 

Education 
David earned a Bachelor of Business Administration degree with a concentration in 
Finance and Accounting from Lamar University. 

David O. 
Thibodeaux 
MAI 
Senior Managing Director 
Co-Market Leader – TX, LA 

t   512-676-5538 
m 512-619-0341 
david.thibodeaux@ngkf.com 
 

YE ARS OF 
EXPERIENCE 

25+ 
ARE AS OF 
SPECI ALTY  

Industrial 

Office 

Retail 

Condominium Sellout 

Complex Mixed-Use Assets 

Property Tax Appeals 

Expert Witness Testimony 

Appraisal Review Services 
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Appraiser: David Odeus Thibodeaux
License #: TX 1328395 G License Expires: 01/31/2025

Chelsea Buchholtz
Commissioner

Certified General
Real Estate Appraiser

Having provided satisfactory evidence of the qualifications required  
by the Texas Appraiser Licensing and Certification Act, Occupations 
Code, Chapter 1103, authorization is granted to use this title: 
Certified General Real Estate Appraiser

For additional information or to file a complaint please contact TALCB 
at www.talcb.texas.gov.

DAVID ODEUS THIBODEAUX
2708 SOUTH 5TH STREET
UNIT A
AUSTIN, TX 78704
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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I do hereby certify that this is a true and correct copy of the original
record now on file in the Official Public Records of Johnson County, Texas.

To verify the authenticity of this copy please visit:
https://johnson.tx.publicsearch.us/verifycert/c3LXK3Wt

Digitally signed
by Becky Ivey
Date: 2020.11.03
10:05:51 -06:00

Johnson County Clerk
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Date Prepared: 4/29/2024

Borrower Name: Wall 009, LLC

Property Address:

Note Date: 9/11/2019

Total Principal Balance 5/1/2024 $810,000.00

Plus: Principal Balance Interest Rate # days

Accrued Interest 2/1/22 to 3/29/22 $900,000.00 12.00% 57 $16,865.75

Principal Reduction 3/29/22 -$90,000.00

Balance 3/29/22 $810,000.00

Accrued Interest (3/29/22 to 05/01/2024) $810,000.00 12.00% 794 $211,443.29

Total Accrued Interest Due $228,309.04

Late Fees (5% monthly payment - $8,100 *5% = $405.00 25 $10,125.00

Other Costs:

Appraisal Fee $4,000.00

Legal Fees (thru 3/31/24) $18,839.30

Total Principal, Accrued Interest, Late Fees and Other Costs - Good Through May 1, 2024 $1,071,273.34

Daily Interest Per Diem $266.30 per day

For additional information on this matter please contact:

Southern Star Capital, LLC

Attn:  Al J. Keller

email:  Al@rmcdfw.com

Phone: (214) 346 - 5204

Southern Star Capital LLC d/b/a/ Reliance Mortgage Company

5220 Spring Valley Road, Suite 602

Dallas, TX 75254

(214) 346-5204
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NEWMARK VALUATION & ADVISORY 

    Newmark Valuation & Advisory 
    2601 Olive Street, Suite 1600 
    Dallas, TX 75201 
    www.nmrk.com/valuation 

November 28, 2023 

Al J. Keller 
Southern Star Capital LLC 
5220 Spring Valley Road 
Dallas, TX   75254 

RE: Appraisal Of Vacant Land Located at 1209 County Road 501, Venus, Johnson County, 
TX 76084, Prepared By Newmark Valuation & Advisory, LLC (herein “Firm” or 
“Newmark”) 

Newmark Job No.:  23-0195609-1 
 

Dear Mr. Keller: 

The “Subject Property” is a 63.760 acre tract of vacant land.  The subject is physically located 
along the northern line of County Road 501 in Venus, Johnson County, Texas.  The site is zoned 
R-1 Single Family Residential by the City of Venus, has an irregular shape, with slightly rolling 
terrain. The subject site is adjacent to a single family "ranchette" style subdivision known as 
“Northstar”.   The Subject has access to water connections through Mountain Peak Water and 
sewer connections through the City of Venus. The subject is not located within a Flood Hazard 
Zone. The subject has good access and visibility along County Road 501. Currently, the property 
is used for crop production.  

Based on the analysis contained in the following report, the opinion of value for the subject is: 

 
 

  

Value Conclusions
Appraisal Premise Interest Appraised Date of Value Value Conclusion
Market Value "As Is" Fee Simple 11/7/2023 $1,210,000
Compiled by Newmark
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November 28, 2023 
AL J. KELLER 

 Vacant Land 

Extraordinary Assumptions 
An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of 
the effective date regarding uncertain information used in an analysis which, if found to be false, 
could alter the appraiser’s opinions or conclusions. The value conclusions are subject to the 
following extraordinary assumptions that may affect the assignment results. 

 
Hypothetical Conditions 
A hypothetical condition is defined in USPAP as a condition, directly related to a specific 
assignment, which is contrary to what is known by the appraiser to exist on the effective date of 
the assignment results, but is used for the purpose of analysis. The value conclusions are based 
on the following hypothetical conditions that may affect the assignment results. 

 

The appraisal was developed based on, and this report has been prepared in conformance with 
the Client’s appraisal requirements, the guidelines and recommendations set forth in the Uniform 
Standards of Professional Appraisal Practice (USPAP), the requirements of the Code of 
Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute, 
Title XI of the Financial Institution Reform, Recovery and Enforcement Act (FIRREA) of 1989, and 
the Interagency Appraisal and Evaluation Guidelines (December 2, 2010).  

1. Although requested, a survey was not provided. The size of the property is based on the tax card provided by 
the Johnson County Appraisal District as well as a legal description provided by the client. Should this 

The use of this extraordinary assumption might have affected assignment results.

1. None
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CERTIFICATION 4 

 Vacant Land 

Certification 
We certify that, to the best of our knowledge and belief: 

 

 

 

 

1. The statements of fact contained in this report are true and correct.
2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 

conditions and are our personal, impartial and unbiased professional analyses, opinions, and conclusions.
3. We have no present or prospective interest in the property that is the subject of this report and no personal 

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

this assignment.
5. Our engagement in this assignment was not contingent upon developing or reporting predetermined results.
6. 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.

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

8. 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 requirements of the State of 
Texas.

9. The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute.

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

11. As of the date of this report, Hayden Littlefield Jr has completed the Standards and Ethics Education 
Requirements for Candidates of the Appraisal Institute.

12. Hayden Littlefield Jr made a personal inspection of the property that is the subject of this report. 

13. No one provided significant real property appraisal assistance to the person(s) signing this certification.   

14. The Firm operates as an independent economic entity.  Although employees of other service lines or 
affiliates of the Firm may be contacted as a part of our routine market research investigations, absolute 
client confidentiality and privacy were maintained at all times with regard to this assignment without 
conflict of interest.

15. Within this report, "Newmark", "Newmark Valuation & Advisory", "Newmark, Inc.", and similar forms of 
reference refer only to the appraiser(s) who have signed this certification and any persons noted above as 
having provided significant real property appraisal assistance to the persons signing this report.

16. Hayden Littlefield Jr has not performed any 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 the agreement 
to perform this assignment.    
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CERTIFICATION 5 

 Vacant Land 

 

 
Hayden Littlefield Jr 
Senior Director 
Certified General Real Estate Appraiser 
Texas # 1324546-G 
Telephone: 469-467-2073 
Email: hayden.littlefield@nmrk.com 
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Executive Summary 

 

 
 

 

 
 

 

 
 

Property Type: Land-Agriculture
Street Address: 1209 County Road 501
City, State & Zip: Venus, Johnson County, TX 76084
Land Area: 63.760 acres; 2,777,386 SF
Zoning: R-1 Single Family Residential 
Highest and Best Use - As Vacant: Future Single Family Development - Interim Agricultural Use

Vacant Land

Analysis Details
Valuation Date:

Market Value "As Is" November 7, 2023
Inspection Date and Date of Photos:
Report Date:
Report Type:
Client:
Intended Use:
Intended User:
Appraisal Premise:
Intended Use and User:

Interest Appraised:
Exposure Time (Marketing Period) Estimate:

Southern Star Capital LLC

November 7, 2023

Market Value "As Is"

November 28, 2023

The intended use and user of our report are specifically identified in our report as agreed upon in our 
contract for services and/or reliance language found in the report. No other use or user of the report 
is permitted by any other party for any other purpose. Dissemination of this report by any party to non-
client, non-intended users does not extend reliance to any other party and Newmark will not be 
responsible for unauthorized use of the report, its conclusions or contents used partially or in its 
entirety.

Appraisal Report

Internal Business Decisions
Southern Star Capital LLC

Fee Simple
12 Months (12 Months)

Compiled by Newmark

Valuation Summary
Land Value $1,210,000

$18,977 $1,210,000

Exposure / Marketing Time Min Max Average
Comparable Sales 1 18 12.0
Market Participants 1 18 12.0

Compiled by Newmark

Market Value Conclusions Market Value "As Is" 

1. Although requested, a survey was not provided. The size of the property is based on the tax card provided by 
the Johnson County Appraisal District as well as a legal description provided by the client. Should this 

1. None
Compiled by Newmark

A hypothetical condition is defined in USPAP as a condition, directly related to a specific assignment, which is 
contrary to what is known by the appraiser to exist on the effective date of the assignment results, but is used for 
the purpose of analysis.  The value conclusions are based on the following hypothetical conditions that may affect 
the assignment results.

The use of this extraordinary assumption might have affected assignment results.

Extraordinary Assumptions and Hypothetical Conditions
An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of the effective date 
regarding uncertain information used in an analysis which, if found to be false, could alter the appraiser’s opinions 
or conclusions.  The value conclusions are subject to the following extraordinary assumptions that may affect the 
assignment results.
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Introduction 
OWNERSHIP HISTORY 
Per the Johnson County Appraisal District Records, the current owner of record is Lynco 
Ventures, LLC. (controlled by Tim Barton).  The previous owner (Wall009, LLC.) reportedly 
purchased the property as a much larger 101-acre tract on July 10, 2017 for $2,900,000 or 
$28,713 per acre).  The recording number was 2017-16584 and the Grantor at that time was 
Lynco Ventures, LLC.  We did not go any further in our deed history to see who the 101-acre 
parent tract was purchased from.   

The previous owner (Wall009, LLC.) signed a Deed of Trust for $900,000 on September 11, 2019 
to Southern Star Capital, LLC. dba Reliance Mortgage Company as the Lender.   

The current owner (Lynco Ventures, LLC.) executed a Special Warranty Deed in January 2020 
with the Grantor shown as Wall009, LLC. (the previous owner, also controlled by Tim Barton) and 
the Grantee as Lynco Ventures, LLC.  This promissory note was for the 63.76 acres of the subject 
property and totaled $4,780,090 or $74,970 per acre.    

It is apparent from a simple Google Search of "Tim Barton", "Lynco Ventures, LLC." and "Wall009, 
LLC." that these are related entities.  Therefore, the most recent ownership transfer was between 
related parties and would not be considered an "arms-length" transaction.   

The following summarizes a three-year history of ownership, the current listing status, and 
pending transactions for the subject property (as applicable).   

 

Lynco Ventures purchased the property from Wall009, LLC for $4,780,090 in August 2022.  

The subject is not currently listed for sale, being actively marketed, nor is it under contract.  

Previous Sales
Sales in the Previous Three Years: 1
Most Recent Reported Sale: August 17, 2022

Buyer:
Seller:
Purchase Price: $4,780,090 $74,970 Per SF (Net Rentable Area)
Deed Information:

Compiled by Newmark

Lynco Ventures, LLC
Wall009, LLC

Ownership History
To the best of our knowledge, no other sale or transfer of ownership has taken place within the three-year period prior to the 
effective date of the appraisal.

2022-29088
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To the best of our knowledge, no other sale or transfer of ownership has taken place within a 
three-year period prior to the effective date of the appraisal.  

INTENDED USE AND USER 
The intended use and user of our report are specifically identified in our report as agreed upon in 
our contract for services and/or reliance language found in the report. No other use or user of the 
report is permitted by any other party for any other purpose. Dissemination of this report by any 
party to non-client, non-intended users does not extend reliance to any other party and Newmark 
will not be responsible for unauthorized use of the report, its conclusions or contents used partially 
or in its entirety. 

– The intended use of the appraisal is for Internal Business Decisions and no other use 
is permitted. 

– The client is Southern Star Capital LLC. 

– The intended user is Southern Star Capital LLC and no other user is permitted by any 
other party for any other purpose. 

DEFINITION OF VALUE 
Market value is defined as: 

“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 U.S. 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.” 
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(Source: Code of Federal Regulations, Title 12, Chapter I, § 34.42[h]; also Interagency 
Appraisal and Evaluation Guidelines, Federal Register, 75 FR 77449, December 10, 
2010, page 77472) 

APPRAISAL REPORT 
This appraisal is presented in the form of an appraisal report, which is intended to comply with 
the reporting requirements set forth under Standards Rule 2-2(a) of USPAP. This report 
incorporates sufficient information regarding the data, reasoning and analysis that were used to 
develop the opinion of value in accordance with the intended use and user. 

PURPOSE OF THE APPRAISAL & INTEREST APPRAISED 
The primary purpose of the appraisal is to develop an opinion of the As Is Market Value of the 
Fee Simple interest in the property.  (Please see Glossary of Terms for definition(s) of interest(s) 
appraised) 

 

SCOPE OF WORK 
Extent to Which the Property is Identified 

– Physical characteristics 

– Legal characteristics 

– Economic characteristics 

 

Extent to Which the Property is Inspected 
Newmark inspected the subject property on November 7, 2023 as per the defined scope of work.  
Hayden Littlefield Jr made a personal inspection of the property that is the subject of this report.    

Type and Extent of the Data Researched 

– Exposure and marketing time; 

– Neighborhood and land use trends; 

– Demographic trends; 

– Market trends relative to the 
subject property type; 

– Physical characteristics of the site 
and applicable improvements; 

– Flood zone status; 

– Zoning requirements and 
compliance; 

– Real estate tax data; 

– Relevant applicable comparable 
data; and 

– Investment rates 

Purpose of the Appraisal
Appraisal Premise Interest Appraised Date of Value
Market Value "As Is" Fee Simple 11/7/2023
Compiled by Newmark
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Type and Extent of Analysis Applied 
We analyzed the property and market data gathered through the use of appropriate, relevant, and 
accepted market-derived methods and procedures. Further, we employed the appropriate and 
relevant approaches to value, and correlated and reconciled the results into an estimate of market 
value, as demonstrated within the appraisal report.  The applied scope of work is appropriate and 
sufficient to produce credible assignment results for the intended use of this report. 
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Economic Analysis 
NATIONAL TRENDS AND UNCERTAINTIES 
Interest rates have continued to rise with the 10-year Treasury now at levels last seen in 2007.  
This bond rate is foundational to commercial real estate in terms of both debt and equity.  The 
continued increase was at least somewhat unexpected and has changed investor expectations 
as to future interest rate levels.  Commercial real estate transaction volumes are anemic with 
capitalization rates increasing and prices falling.  Although a few positive trends were beginning 
to emerge over the past few months, the continued interest rate increases and the indication that 
the Fed plans to maintain the higher rate level are reversing them.   

In an effort to curtail inflation, The Federal Reserve embarked on an aggressive strategy.  In spite 
of three major bank failures, the Fed raised rates another 25 basis points in May 2023 followed 
by 25 basis points more in July 2023.  The total increase from 2022 into 2023 is now 525 basis 
points.  The Fed now targets a range of 5.25% to 5.50% for the Federal Funds Rate – the highest 
since June 2006.  This has been the fastest increase in rates the Federal Reserve has engineered 
over the past few decades.  But, the recent rise in interest rates such as the 10 year Treasury can 
be traced more to other factors such as global turmoil.  Although the Fed did not increase the 
rates in September, they indicated that their key rate would stay higher in 2024 than most analysts 
had expected.  This is creating negativity in the CRE marketplace as investors were anticipating 
lower rates sooner than now expected.  

Transaction markets now show clear increases in transaction cap rates, belatedly following the 
public markets.  These effects are a function of the unfavorable credit conditions and inflation as 
well as other factors such as impacts to office use driven in part by hybrid work from home policies 
of many companies.  Credit tightening, which includes wider credit spreads and lower loan-to-
value ratios, is arising due to uncertain economic outlooks, deterioration in real estate collateral 
values, and concerns about bank liquidity.   According to Real Capital Analytics (RCA), regional 
and local banks have sharply curtailed lending partly as a result the Signature Bank failure and 
attendant regulatory attention as well as the expectation of distress that has not yet been 
witnessed.  RCA also reported that commercial transaction volume was down 63% YOY in the 
second quarter of 2023 over the same period in 2022.  The quarterly transaction volume is 
approximately 35% lower than the average from 2015 to 2019. 

It will take time for investors to reach the point of price discovery that will, in turn, allow transaction 
volume to increase assuming debt availability.  Investors are grappling with the reality that 
capitalization rates will continue to increase into the near term and that the debt market and costs 
will remain unfavorable.  We have considered, and will address, these issues throughout this 
appraisal and report including in our determinations of overall capitalization rates, discount rates, 
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market rent assumptions, market conditions adjustments, and growth of rents and expenses 
where applicable. 
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AREA ANALYSIS 

 
Area Map 

 
The subject is located within Venus and Johnson County, Texas.  It is part of the Fort Worth-
Arlington  metro area (Fort Worth MSA).   

Moody’s Analytics’ Economy.com provides the following economic summary for the Fort Worth 
MSA as of August, 2023.   

 

  

2017 2018 2019 2020 2021 2022 INDICATORS 2023 2024 2025 2026 2027 2028
126.7 132.0 133.7 127.5 138.4 145.7 Gross metro product (C12$ bil) 152.3 155.5 161.4 168.5 175.7 182.7

4.0 4.2 1.3 -4.6 8.6 5.3 % change 4.5 2.1 3.7 4.4 4.3 4.0
1,037.0 1,066.9 1,096.3 1,055.9 1,097.6 1,161.7 Total employment (ths) 1,206.3 1,223.7 1,237.5 1,251.1 1,264.2 1,277.6

2.5 2.9 2.8 -3.7 4.0 5.8 % change 3.8 1.4 1.1 1.1 1.0 1.1
3.8 3.5 3.3 7.3 5.2 3.6 Unemployment rate (%) 3.7 3.5 3.5 3.5 3.5 3.5
7.4 5.9 3.0 4.9 9.2 5.5 Personal income growth (%) 6.6 5.2 5.2 5.3 5.1 4.9

64.2 65.9 68.4 70.5 71.4 73.0 Median household income ($ ths) 75.8 78.0 80.7 83.5 86.4 89.3
2,485.5 2,527.1 2,557.8 2,586.2 2,618.7 2,669.5 Population (ths) 2,714.9 2,753.3 2,789.7 2,826.2 2,863.2 2,900.8

1.9 1.7 1.2 1.1 1.3 1.9 % change 1.7 1.4 1.3 1.3 1.3 1.3
29.4 26.4 16.4 17.7 25.0 41.1 Net migration (ths) 33.0 25.4 23.7 23.9 24.8 25.7

8,976 10,125 9,849 12,646 13,649 12,979 Single-family permits (#) 10,428 10,809 12,428 13,255 13,080 12,773
5,647 6,086 9,500 5,778 7,927 8,982 Multifamily permits (#) 6,521 7,269 7,189 7,693 7,808 7,454

Source: Moody's Analytics Précis® US Metro

Moody's Analytics Précis® Metro Indicators: Fort Worth MSA
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Moody’s summarizes the area’s economic performance in recent months as follows: 

Recent Performance 
Job growth in Fort Worth MSAhas strengthened in recent months following a deceleration at the 
beginning of 2023. Leading the way have been financial services, healthcare and core 
manufacturing. Year over year, total employment is up twice as much as that of the nation 
because of strong gains back in the second half of 2022. Additionally, growth in the number of 
high-wage jobs has been substantially higher than in the nation. The unemployment rate has risen 
to 3.8%, up nearly 0.5 percentage point over the past year. However, one reason has been the 
above-average increase in the labor force amid solid job growth during that time. Housing market 
data have been mixed, with house prices declining but new permits rebounding since the start of 
2023. 

Market Comparison 
The following table illustrates key economic indicators and a comparison of the Fort Worth MSA 
to the regional grouping as a whole.  As indicated, Fort Worth is projected to outperform the 
National Region Metros in six of eight performance categories shown over the next five years.   

 

  

Indicator 2017 2022 2027 2017 - 2022 2022 - 2027 2017 2022 2027 2017 - 2022 2022 - 2027
Gross metro product (C12$ bil) 126.7 145.7 175.7 2.8% 3.8% 18,077 19,965 22,356 2.0% 2.3%
Total employment (ths) 1,037.0 1,161.7 1,264.2 2.3% 1.7% 146,606 152,045 157,507 0.7% 0.7%
Unemployment rate (%) 3.8% 3.6% 3.5% 4.4% 3.7% 4.1%
Personal income growth (%) 7.4% 5.5% 5.1% 4.6% 2.3% 4.6%
Population (ths) 2,485.5 2,669.5 2,863.2 1.4% 1.4% 325,122 332,391 339,637 0.4% 0.4%
Single-family permits (#) 8,976 12,979 13,080 7.7% 0.2% 848,500 1,019,048 1,319,656 3.7% 5.3%
Multifamily permits (#) 5,647 8,982 7,808 9.7% -2.8% 356,167 547,574 448,038 9.0% -3.9%
Fort Worth MSA outperforming National Region Metros
Fort Worth MSA underperforming National Region Metros
Source: Moody's Analytics Précis® US Metro; Compiled by Newmark

Fort Worth MSA Annual Growth National
Comparison of Key Economic Indicators - Fort Worth MSA Metro to National Region

Annual Growth
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Employment Sectors and Trends 
Employment data by occupation and business/industry sectors provides an indication of the 
amount of diversification and stability in the local economy.  Job sector composition also gives an 
indication of the predominant drivers of current and future demand for supporting commercial real 
estate sectors. The following tables display employment data by occupation sector and by 
business/industry sector for the area and region. 

  

 

  

Occupation Sector
Administrative Support 510 7.7% 167 6.7% 8,691 9.3% 454,833 10.9% 1,525,256 10.5%
Management/Business/Financial 1,128 17.1% 414 16.5% 13,158 14.1% 856,193 20.5% 2,581,724 17.8%
Professional 1,064 16.1% 314 12.5% 15,862 17.0% 1,003,670 24.0% 3,440,230 23.7%
Sales and Sales Related 425 6.5% 159 6.3% 6,978 7.5% 376,344 9.0% 1,312,601 9.0%
Construction/Extraction 533 8.1% 197 7.9% 5,863 6.3% 232,971 5.6% 926,228 6.4%
Farming/Fishing/Forestry 0 0.0% 0 0.0% 194 0.2% 5,109 0.1% 43,799 0.3%
Installation/Maintenance/Repair 349 5.3% 138 5.5% 3,330 3.6% 121,090 2.9% 471,102 3.2%
Production 244 3.7% 52 2.1% 4,298 4.6% 175,568 4.2% 665,111 4.6%
Transportation/Material Moving 1,600 24.3% 736 29.3% 21,951 23.6% 358,305 8.6% 1,203,137 8.3%

Total Employees (16+ Occupation Base) 6,589 100.0% 2,509 100.0% 93,054 100.0% 4,184,108 100.0% 14,530,585 100.0%
Source: ESRI; Compiled by Newmark

Dallas-Fort Worth-
Arlington, TX MSAVenus town Johnson County

Current Employment by Occupation Sector

Texas76084

Industry Sector
Agriculture/Mining 97 1.5% 27 1.1% 1,522 1.6% 30,671 0.7% 299,511 2.1%
Construction 641 9.7% 177 7.1% 8,032 8.6% 331,402 7.9% 1,237,074 8.5%
Manufacturing 505 7.7% 134 5.3% 10,516 11.3% 378,969 9.1% 1,252,266 8.6%
Wholesale Trade 213 3.2% 51 2.0% 1,844 2.0% 91,485 2.2% 290,641 2.0%
Retail Trade 666 10.1% 328 13.1% 15,943 17.1% 433,338 10.4% 1,511,297 10.4%
Transportation/Utilities 1,071 16.3% 541 21.6% 6,785 7.3% 330,635 7.9% 1,036,874 7.1%
Information 130 2.0% 25 1.0% 781 0.8% 89,560 2.1% 241,491 1.7%
Finance/Insurance/Real Estate 475 7.2% 182 7.3% 4,593 4.9% 394,491 9.4% 1,026,381 7.1%
Services 2,546 38.6% 943 37.6% 38,939 41.8% 1,975,636 47.2% 7,004,709 48.2%
Public Administration 245 3.7% 101 4.0% 4,099 4.4% 127,921 3.1% 630,341 4.3%
Total Employees (16+ Occupation Base) 6,589 100.0% 2,509 100.0% 93,054 100.0% 4,184,108 100.0% 14,530,585 100.0%
Source: ESRI; Compiled by Newmark

Current Employment by Industry Sector

76084 Venus town Johnson County
Dallas-Fort Worth-
Arlington, TX MSA Texas
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Comparing the industry sectors for the local market area (Venus town) to Dallas-Fort Worth-
Arlington, TX MSA indicates the local market area is somewhat more heavily weighted toward the 
Transportation/Utilities, Retail Trade, Public Administration, and Agriculture/Mining sectors.  By 
contrast, the industry employment totals for Dallas-Fort Worth-Arlington, TX MSA indicate 
somewhat higher proportions within the Services, Manufacturing, Finance/Insurance/Real Estate, 
Information, Construction, and Wholesale Trade sectors.  The following graphic further illustrates 
this comparison. 

 

  

Source: ESRI; Compiled by Newmark

Employment Comparison
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Unemployment 
The following table displays the historical unemployment data for the area derived from the US 
Department of Commerce, Bureau of Labor Statistics.  The most recent reported unemployment 
rate for the Dallas-Fort Worth-Arlington, TX Metropolitan Statistical Area is 4.2% (August 2023). 

 

  

Bars represent beginning to end range of unemployment rates in each year
Orange bars denote increasing unemployment from beginning to end of year
Blue bars are declining unemployment from beginning to end of year
Arrows are extent of unemployment rates over the year
Compiled by Newmark

Unemployment Rate: Dallas-Fort Worth-Arlington, TX Metropolitan Statistical Area
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Major Employers 
The following table lists a number of major employers with the Fort Worth MSA as reported by 
Moody’s.  While not all-encompassing, this list provides further indication of the types of economic 
sectors that are drivers for the area. 

 

Analysis 
Further economic analysis from Moody’s is detailed as follows: 

Manufacturing 
New uncertainties surround the near-term outlook for the F-35, which is assembled in Fort Worth. 
At the beginning of the year, Lockheed had expected to deliver about 150 planes in 2023, close 
to the full capacity of output. However, problems with the TR-3 software system are causing 
significant delays because the Defense Department stated in June that it would not accept newly 
built F-35s until the problems are resolved. A separate IT issue has been that the Pentagon needs 
to vet the plane's capability in the Joint Simulation Environment, development of which has itself 
been delayed. The new projection is that only about 100 to 120 planes will be delivered this year. 
However, Lockheed has indicated that the pace of production will continue unabated and that 
deliveries will exceed production in 2024. On the positive side, demand fundamentally remains 
strong. Last year, the Pentagon agreed to buy 375 planes during 2023-2025, and in April 2023 
awarded a substantial increase for contract modifications. Lockheed still projects that more than 

Rank Employer Employees
1 AMR/American Airlines 25,000
2 Lockheed Martin 13,690
3 Texas Health Resources 12,000
4 NAS - Fort Worth - JRB 10,000
5 Arlington ISD 10,000
6 University of Texas at Arlington 7,311
7 JPS Health Network 6,500
8 Cook Children’s Health Care System 6,042
9 Tarrant County College 5,999

10 Alcon Laboratories Inc. 5,393
11 Bell Helicopter Textron 4,953
12 BNSF Railway 4,500
13 General Motors 4,125
14 GM Financial 3,820
15 Fidelity 3,700
16 JPMorgan Chase 3,678

Source: Fort Worth Chamber of Commerce, 2017
Source: Moody's Analytics Précis® US Metro

Selected Major Employers: Fort Worth MSA
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2,000 planes will ultimately be built compared with about 900 delivered to date, supporting 
manufacturing in the metro division over the coming years. 

Financial Services 
The banking industry will push past current headwinds and continue to advance. Industry 
employment is up 2.2% since the end of 2022 and 5% year over year. Although the strong trend 
growth in banking in neighboring Dallas is well known, Fort Worth has matched up. The level of 
industry employment in each metro division has doubled over the past two decades. Whereas 
Dallas benefits from its high-profile investment banking and wealth management segments as 
well as conventional lending, Fort Worth has attracted a large number of small community-
oriented banks, including new or growing regional operations of banks based in such states as 
Pennsylvania, Missouri, Arkansas and Oklahoma, where growth opportunities are fewer. Both 
metro divisions benefit from strong job and population growth that has boosted demand for credit. 

Homebuilding 
Residential construction has begun to bounce back and should rise slowly over the coming year. 
New permits for single-family homes declined more than 50% during 2022 but have now risen by 
about 20% since early 2023. Despite lower house prices, developers have been encouraged by 
the low inventory of existing homes for sale. Longer term, the Fort Worth housing market should 
grow at an above-average pace, lifted by higher relative affordability than in Dallas and strong 
demographics. 

Conclusion 

Positive Attributes Negative Attributes 
– Central Southwest location near Latin

America supports distribution industry. 

– Relatively high housing affordability
attracts homebuyers employed in Dallas. 

– Large military procurement industry is
sensitive to political winds. 

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

Fort Worth MSAwill outperform the nation over the coming year, led by manufacturing and 
financial services. The homebuilding outlook appears bright. Longer term, robust population 
growth, a diversified manufacturing base, and lower business costs and costs of living relative to 
Dallas will support above-average gains.
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NEIGHBORHOOD ANALYSIS 

Neighborhood Map 
 

Boundaries 
The subject is located in the northwestern area of Venus Town. This area is part of the Johnson 
County submarket as defined by Costar and is generally delineated as follows: 

North County Road 506 
South US Highway 67 
East US Highway 287 
West Farm-to-Market Road 2738 

Surrounding Area of Influence Trends 
Description 
The subject’s surrounding area is viewed as suburban with commercial uses and vacant land. 
The immediate area around the subject can be described as vacant land. 

Characteristics 
– The subject property is in the proximity of US Highway 67 which provide an easy 

access to the most parts of Fort Worth MSA. 

– The subject property is in the vicinity of Mid-Way Regional Airport. 

Fundamental Real Estate Cycle 
The surrounding area is considered to be within the risk stage of its real estate cycle. 
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New Development 
– TBD Brookhollow - Xchange at Rail port Building One is a proposed industrial building 

with a rentable building area of 711,360SF located 1.5 miles to the northeast of the 
subject. This project is expected to complete construction by May 2024. 

– 8636 East Highway 67 is a proposed industrial building with a rentable building area 
of 300,000 SF located 4.6 miles to the northeast of the subject. This project is expected 
to complete construction by September 2024. 

– 8228 US Highway 67 is a proposed industrial building with a rentable building area of 
210,000 SF located 4.8 miles to the southwest of the subject. This project is expected 
to complete construction by July 2025. 

Conformity 
Land uses within the subject neighborhood consist of a mixture of commercial and residential 
developments. 

Nuisances or Hazards 
Our observation of the area revealed no evidence of significant nuisances or hazards. 

Access 
Primary Access and Major Thoroughfares 
Major thoroughfares in the area includes County Road 501, US Highway 67, Farm to Market Road 
157, County Road 615. US Route 67 is a major U.S. Highway in the state of Texas. It runs from 
the U.S.–Mexico border west of Presidio to Texarkana at the Arkansas state line. US Route 67 is 
part of the La Entrada al Pacifico international trade corridor from its southern terminus to US 385 
in McCamey. US Highway 67 enters Texas from Mexico as Federal Highway 16 west of Presidio. 
US Highway 67 is in the vicinity of the subject providing primary access. 

Transportation 
Transportation is primarily via automobile. The subject is in the vicinity of County Road 502, US 
Highway 67, Farm to Market Road 157, County Road 502. The nearby bus stop is a South Park 
and Ride bus stop. Fort Worth Meacham Int'l Airport provides air services in subject area. 
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Distance from Key Locations 
The commute to the Venus city is about five to ten minutes and the drive to Mid-Way Regional 
Airport is about twenty minutes depending on the traffic.   

The following illustrates the 30-minute drive time from the subject. 

 
Drive Time Map 
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Land Use 
The following was developed from Costar data for the major property types in the surrounding 5.0 
mile radius around the subject.   

 

Within the immediate area of the subject, property uses include the following: 

– Within a 5.0-mile radius, Costar recognizes a total of 88 commercial use properties. 

– Costar recognizes 51 Industrial, 16 retail, 9 multifamily, 5 flex , 4 office  and 3 specialty 
properties in this radius. Retail and industrial properties dominate the subject 
surrounding area in terms of number of properties. 

– Within the radius there are currently 6,991,110 square feet of industrial property 
developments. 

  

Souce: Costar; Compiled by Newmark

Surrounding Area Commercial Property Characteristics

Industrial

Office

Retail

Multi-
Family

Flex

Specialty

By # of Properties

Industrial

Retail

Multi-
Family

Flex

By Size (SF)
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Demographics 
A demographic summary for the defined area is illustrated as follows: 

 

– As shown above, the current population within a 3-mile radius of the subject is 10,153 
and the average household size 3.39. Population in the area has grown since the 2010 
census, and this trend is projected to grow over the next five years. 

– Median household income in 3-mile radius is $81,598, which is higher than the 
household income of Johnson County. Residents within a 3-mile radius have a lower 
level of educational attainment than those of Johnson County. Also, the median home 
values are lower in 3-mile radius. 

– Population growth in the surrounding area has been high with income levels 
increasing. This has a positive effect on industrial real estate demand. This trend is 
projected to continue into the foreseeable future. 

3-Miles Radius 5-Miles Radius 10-Miles Radius 76084 Venus town Johnson County

Dallas-Fort 
Worth-

Arlington, TX 
MSA Texas

Population
2010 Total Population 6,890 15,455 85,873 8,417 3,207 150,934 6,366,542 25,145,561
2023 Total Population 10,153 20,785 129,964 13,868 5,539 192,587 8,058,326 30,506,523
2028 Total Population 17,677 38,373 170,118 23,020 12,861 206,332 8,605,015 32,021,944
Projected Annual Growth % 11.7% 13.0% 5.5% 10.7% 18.4% 1.4% 1.3% 1.0%

Households
2010 Total Households 1,854 4,407 28,403 2,384 733 52,193 2,296,410 8,922,933
2023 Total Households 2,787 5,877 42,988 4,041 1,421 66,252 2,923,482 11,047,066
2028 Total Households 5,136 11,323 56,509 6,906 3,652 71,358 3,135,223 11,696,400
Projected Annual Growth % 13.0% 14.0% 5.6% 11.3% 20.8% 1.5% 1.4% 1.1%

Income
2023 Median Household Income $81,598 $78,390 $97,433 $91,366 $84,588 $79,951 $79,409 $69,529
2023 Average Household Income $96,801 $96,095 $121,190 $111,738 $99,031 $99,101 $115,034 $102,636
2023 Per Capita Income $28,100 $28,240 $39,971 $32,670 $25,681 $34,116 $41,785 $37,264

Housing
2023 Owner Occupied Housing Units 81.5% 81.9% 73.9% 85.9% 86.1% 70.4% 56.0% 56.9%
2023 Renter Occupied Housing Units 14.3% 13.9% 21.3% 11.0% 10.0% 24.2% 37.6% 33.5%
2023 Median Home Value $211,822 $195,654 $305,239 $247,356 $221,619 $244,619 $311,758 $255,469
Median Year Structure Built 2002 1999 2001 2003 2003 1992 1989 1988

Miscellaneous Data Items
2023 Bachelor's Degree 8.3% 8.8% 20.3% 12.1% 9.5% 15.7% 26.5% 22.8%
2023 Grad/Professional Degree 4.2% 4.6% 11.0% 8.3% 4.4% 7.3% 14.0% 12.1%
2023 College Graduate % 12.5% 13.4% 31.4% 20.4% 13.9% 22.9% 40.4% 34.9%
2023 Average Household Size 3.39 3.35 2.97 3.18 3.18 2.86 2.73 2.71
2023 Median Age 35.3 35.2 36.8 34.9 34.6 38.0 35.5 35.7
Source: ESRI; Compiled by Newmark

Demographic Analysis
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Demand Generators 
The University of Texas at Arlington is a public research university in Arlington, Texas. The 
university was founded in 1895 and was in the Texas A&M University System for several decades 
until joining the University of Texas System in 1965. UT Arlington is the third-largest producer of 
college graduates in Texas and offers over 180 baccalaureate, masters, and doctoral degree 
programs. Arlington College was established as a private school for primary through secondary 
level students, equivalent to the modern 1st to 10th grades. At the time, the public school system 
in the city of Arlington was underfunded and understaffed. The 420-acre main campus is at the 
southern edge of downtown Arlington, which also includes the largest branch of the public library, 
City Hall, Theatre Arlington, Levitt Pavilion, Arlington Museum of Art, churches, and numerous 
types of businesses just south of the Texas and Pacific Railway line, around which the city was 
established. The company has daytime employment of nearly 7,311. It is located 31 miles (35 
minutes) northwest of the subject. 

The origins of JPS Health Network go back to October of 1877. Future Fort Worth mayor, John 
Peter Smith, deeded five acres of land for medical facilities for families in Fort Worth and in Tarrant 
County. JPS is a teaching facility. It is the site of the nation's largest hospital-based Family 
Medicine residency program. JPS Health Network operates John Peter Smith Hospital, which is 
a 573-bed acute care facility in Fort Worth, Texas. John Peter Smith Hospital provides emergency 
services and Level 1 trauma care. The hospital is the only psychiatric emergency services site in 
Tarrant County. More than 5,000 babies are born each year at John Peter Smith Hospital. JPS is 
a certified Chest Pain Center, Certified Primary Stroke Center, and an Accredited American 
College of Surgery Cancer Center. Joint Commission Disease Specific Certification in Sepsis and 
Geriatrics. JPS has a Level lll Neonatal Intensive Care Center. The company has daytime 
employment of nearly 6,500. It is located 30 miles (30 minutes) northwest of the subject. 

Conclusion 
Given the history of the area and the growth trends illustrated in the surrounding area analysis, it 
is anticipated that property values will expand in the near future.  
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Single Family Market Analysis 
Classification 
The subject is in the Parker County submarket of the Dallas/Ft Worth market.  The subject is a 
tract of vacant land and will most likely be developed as a mixed use development at some point 
in the future.  Thus, we have included this single family market analysis. 

Metrostudy's September 2023 report on Dallas-Fort Worth-Arlington, TX MSA market data covers 
all of the new housing activity in Dallas, Denton, Collin, Tarrant, Johnson, Rockwall and Parker 
counties. Included in this data are single family detached and single family attached homes 
(townhomes and duplexes). This information is intended to summarize the For-Sale housing 
market in the Dallas-Fort Worth-Arlington, TX MSA. 
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Residential Building Permits 
Building permits offer foresight into future real estate supply levels. A high volume indicates the 
construction industry will be active, which forecasts more jobs and, again, an increase in GDP. 
The housing market is generally seen as one of the first economic sectors to rise or fall when 
economic conditions improve or degrade, and housing permits and starts can be early indicators 
of activity in the housing market. New residential housing construction generally leads to other 
types of economic production. The new-housing market is sensitive to interest rate changes and 
therefore sensitive to changes in interest rates initiated by the Federal Reserve. Locally, the new-
housing market is affected by those same national interest rate fluctuations, but it also may be 
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influenced by strictly local factors. Investors typically interpret steady growth in building permit 
numbers as an indication that Americans have confidence in the economy and their own personal 
financial positions. Likewise, they watch the month-to-month and year-over-year trend for any 
indication of weakness that might suggest a spending contraction on the part of consumers. 
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Permits in Johnson County have been increasing at a historic rate since 2020,reaching an all 
time high in 2021.  The Average Value has increased this year as well. 
. 
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Land and Site Analysis 

Plat Map 
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Aerial Map 

Subject 
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Flood Map 

Subject 
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Land Parcels
Parcel Summary Associated APN(s) Land Area (SF) Land Area (Acres)

Site 1 R000009595 2,733,390.00 62.7500
Site 2 R000009594 43,995.60 1.0100

2,777,385.60 63.7600
2,777,385.60 63.7600

Compiled by Newmark

Total Gross Land Area
Total Usable Land Area

Total Land Area 63.7600 Acres; 2,777,386 SF
Usable Land Area 63.7600 Acres; 2,777,386 SF
Excess Land Area None
Surplus Land Area None
Source of Land Area Tax Card
Site Characteristics
Secondary Street Frontage County Road 501
Traffic Control at Entry None
Traffic Flow Moderate
Accessibility Rating Average
Visibility Rating Average
Shape Irregular
Corner No
Rail Access No
Topography Rolling terrain
Site Vegetation Typical
Other Site Characteristics None noted
Environmental Issue None Noted
Flood Zone Analysis
Flood Area Panel Number 48183C0235F
Date 9/21/2023
Zone Zone X
Description Area of minimal flood hazard, usually depicted on Flood 

Insurance Rate Maps as above the 500-year flood level.

Insurance Required? No
Utilities
Utility Services Water, Sewer
Utility Service Providers

Water Mountain Peak Water
Sewer City of Venus

Compiled by Newmark

Land Description
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EXCESS OR SURPLUS LAND 
There is no excess or surplus land area. 

EASEMENTS, ENCROACHMENTS AND RESTRICTIONS 
We were not provided a current title report to review.  Further, there do not appear to be any 
easements, encroachments, or restrictions that would adversely affect value.  Our valuation 
assumes no adverse impacts from easements, encroachments, or restrictions, and further 
assumes that the subject has clear and marketable title. 

ENVIRONMENTAL ISSUES 
No environmental issues were observed or reported. Newmark is not qualified to detect the 
existence of potentially hazardous issues such as soil contaminants, the presence of abandoned 
underground tanks, or other below-ground sources of potential site contamination.  The existence 
of such substances may affect the value of the property.  For this assignment, we have specifically 
assumed that any hazardous materials that would cause a loss in value do not affect the subject. 

FLOOD PLAIN 
All of the subject is located in Zone X per FEMA Map 48251C0230K dated September 21, 2023. 

CONCLUSION  
The subject site has an irregular shape and is of rolling terrain topography.  The subject has 
access and visibility along County Road 501 Road. There are no adverse influences preventing 
the site from being developed to its highest and best use. 
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Zoning and Legal Restrictions 
Zoning Map 

 

  

Zoning Map 

Category Description
Zoning Jurisdiction City of Venus
Zoning Designation R-1 Single Family Residential 
Description Single Family Residential
Legally Conforming? Yes
Permitted Uses Limited primarily to single-family dwellings and certain community 

and recreational facilities to serve residents of the district.

Compiled by Newmark

Zoning Summary

Subject 
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The preceding Future Land Use Map published by the City of Venus shows the subject site 
will be utilized for single family development. 

 

Future Land Use Map 
 

  

Subject 
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Real Estate Taxes 

 

The property is assessed on a fee simple basis.  Within the state of Texas properties are 
supposed to be assessed at 100% of market value, real estate and FF&E only.  In addition, Texas 
recognizes equal and uniform, whereby tax comparables can be used to support the assessed 
values.  The lower of the two takes precedence.  The sale of the subject has some impact on its 
assessment.  Texas is a non-disclosure state, but sale prices are becoming easier to confirm.  
Nevertheless, buyers will typically rely on tax comparables as outlined below. 

Under The Texas Property Tax Code, assessed value is intended to represent 100% of market 
value via the use of all three approaches to value. However, equal and uniform (tax comparables) 
regulations make this difficult. Additionally, Texas is a non-disclosure state and the sales price is 
not on any public document and does not have to be divulged. Finally, the owners of the subject 
property have the ability to protest the subject’s valuation in any given tax year regardless of 
whether or not there is an increase. 

Properties within the state of Texas are assessed as of January 1 and taxes are due January 31 
of the following year and after that penalties are due.  The subject’s current assessment is based 
on a vacant tract.   

SUBJECT TAX CONCLUSION 

 

Our projection is based on the subject’s history. Under the Texas Property Tax Code, assessed 
value is intended to represent 100% of market value via the use of all three approaches to value. 
However, equal and uniform regulations make this difficult. Additionally, Texas is a non-disclosure 

Tax Year 2023

Tax ID Land Improvements Ag Exempt Total
Assessment 

Ratio Land Improvements Ag Exempt Total
Land & 

Improvements
Ad Valorem 

Taxes Total
R000009595 $658,875 $0 $647,705 $11,170 100.0% $658,875 $0 $647,705 $11,170 2.3628% $1,557 $1,557
R000009594 $10,500 $0 $0 $10,500 100.0% $10,500 $0 $0 $10,500 2.3628% $25 $25

$669,375 $0 $647,705 $21,670 100.0% $669,375 $0 $647,705 $21,670 2.3628% $1,582 $1,582
Compiled by Newmark

Assessor's Market Value Assessed Value Tax Rates Taxes and Assessments

Taxes and Assessments

Conclusion
2023

Total Assessed Value $1,582 $1,582
Total Assessed Value/SF $24.81 $24.81
Tax Rate 2.3628% 2.3628%
Actual / Pro Forma Taxes $1,582 $37
Reported Tax Delinquencies None None
Tax Exemptions or Abatements None None

Compiled by Newmark

Ad Valorem Tax Analysis
Subject History
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state and the sales price is not on any public document and doesn’t have to be divulged. Finally, 
the owners of the subject property have the ability to protest the subject’s valuation in any given 
tax year regardless of whether or not there is any increase.  

January 1 marks the beginning of property appraisal.  What a property is used for on January 1, 
market conditions at that time and who owns the property on that date determine whether the 
property is taxed, its value, and who is responsible for paying the tax.  Between January 1 and 
April 30, the appraisal district processes applications for tax exemptions, agricultural appraisals 
and other tax relief.    

Around May 15, the appraisal review board (ARB) begins hearing protests from property owners 
who believe their property values are incorrect.  The ARB is an independent panel of citizens 
responsible for handling protests about the appraisal districts work.  When the ARB finishes its 
work, the appraisal district gives each taxing unit a list of taxable property.  In August or 
September, the elected officials of each taxing unit adopt tax rates for their operations and debt 
payments.  Several taxing units are responsible for taxing property in their jurisdictions.  The 
county and the local school district tax every property.  Taxes may also be paid to a city and 
special districts such as hospital, junior college, water, fire and others.  Tax collection starts 
around October 1 as tax bills go out.  Taxpayers have until January 31 of the following year to 
pay their taxes.  On February 1, penalty and interest charges begin accumulating on most unpaid 
tax bills.  Tax collectors may start legal action to collect unpaid taxes on February 1. 

Rollback Taxes 

The subject is currently assessed under an agricultural use which lowers the assessed value 
resulting in a lower tax liability. If the site were to sell and be developed with a commercial use, 
the agricultural exemption would be lost, and the property would be subject to roll back taxes. The 
subject is a rural acreage site. We have appraised the site as is with no future development plans 
in mind.   

Agricultural Exemption 

The qualifications for land to be Ag exempt include: 

• the land must be in use currently, and for agricultural purposes, which must be the main purpose 
of the land; 

• the land must be used to the intensity of other land in the area, it must be devoted primarily to 
agricultural use for five of the preceding seven years; 

• the property owner must file a valid application with the appraisal district and reapply every five 
years unless otherwise told. 
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Under Article VIII, section 1-D-1, the owner of the land does not have to make their living from the 
land, and their primary occupation does not have to be farming or ranching. The Tax Code defines 
agriculture as: 

• “cultivating the soil, producing crops for human food, animal feed or planting seed or for the 
production of fibers; floriculture, viticulture, and horticulture; 

• raising or keeping livestock; raising or keeping exotic animals for the production of human food 
or of fiber, leather, pelts, or other tangible products having a commercial value; 

• and planting cover crops or leaving land idle for the purpose of participating in any governmental 
program or normal crop or livestock rotation procedure and wildlife management.” Some activities 
that would not qualify include, harvesting native plants, hunting native wild animals such as deer 
or turkey, and processing activities that take place after the crop or animal has been harvested 
such as slaughter operations or cotton ginning.  

There are minimum numbers of average and amount of agricultural produce required to qualify 
as well. Properties with less than 10 acres generally will not qualify. Depending on the county, 
you may need one animal unit per 5-10 acres of improved land. 

Rollback Texas for Agricultural Exempt Land Tracts 

In the State of Texas if you change the use of an ag exempt tract, you could be subject to five 
years of rollback taxes + 7% interest. Buyers frequently look for land with an “Ag exemption” for 
the low taxes without realizing that if they build or cease agricultural activities on the property, 
they can receive a huge tax bill for back taxes. This is basically the difference between the 
property being taxed at the lower Ag rate and the normal rate for 5 years plus interest. Since no 
change in use is expected, no rollback taxes have been projected. 
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Highest and Best Use 
AS VACANT 
Legally Permissible 
The is located within City of Venus and is subject to local zoning ordinances.  The subject site is 
zoned R-1, Single Family Residential District.  Thus, the site could be developed with a single-
family use.  Based on available data and analysis, no other legal restrictions such as easements 
or deed covenants are present which would impair the utility of the site.  Given that surrounding 
properties are similarly zoned, and the future surrounding land use plan is focused on similar 
interim uses until such time single family development is warranted, it is unlikely that there would 
be a change of zoning classification.  Further information and analysis about the legal restrictions 
to the subject property is included in the Site Analysis and Zoning and Legal Restrictions sections 
of this report.   

Physically Possible 
The subject site contains 2,777,386 square feet (63.760 acres), has favorable topography, 
adequate access and access to utilities to support the range of legally permissible uses.  No 
significant physical limitations were noted.  The size of the site is typical for the categories of uses 
allowed under zoning.  In total, the site is physically capable of supporting the legally permissible 
uses. 

Financially Feasible 
The test of feasibility is only to those uses that are legally permissible and physically possible. If 
the property is capable of generating a sufficient net income to cover the required return on 
investment while also providing an adequate return to the land, then the usage is financially 
feasible within a defined price limit. Based on current supply (vacant land) and other 
developments in the immediate neighborhood, it appears that the market is capable of providing 
a sufficient income stream to justify continued use as an agricultural property and to hold for future 
single-family development, as demand warrants.  

Maximally Productive 
The test of maximum productivity is to determine the actual use of the property that results in the 
highest land value and/or the highest return to the land.  It is important to consider the risk of 
potential uses as a use that may generate the highest returns in cash could also be the riskiest 
and thus not as likely for a developer to consider.  Maximally productive usage is the development 
which produces the highest value of the site, as if vacant. Based on the subject's exposure, 
accessibility, shape and size, the maximally productive usage of the site is thought to be for 
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continued use as an agricultural property and to hold for development of a single family 
development property once time and circumstance warrant such development. 

Highest and Best Use Conclusion – As Vacant 
At present, vacant land sites within the immediate area are primarily used for residential or 
agricultural development. As the area is less than 25% built-up, an ample amount of land remains 
for development. Under the prevailing market conditions, it is estimated the highest and best use 
of the site, "as if vacant", would be for continued agricultural use with future single-family 
development, as demand warrants. 

The most likely buyer would be an end user or future developer who would hold the property in 
the interim use until development is feasible. 
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Appraisal Methodology 
COST APPROACH 
The cost approach is based on the proposition that the informed purchaser would pay no more 
for the subject than the cost to produce a substitute property with equivalent utility.  This approach 
is particularly applicable when the property being appraised involves relatively new improvements 
that represent the highest and best use of the land, or when it is improved with relatively unique 
or specialized improvements for which there exist few sales or leases of comparable properties. 

SALES COMPARISON APPROACH 
The sales comparison approach utilizes sales of comparable properties, adjusted for differences, 
to indicate a value for the subject.  Valuation is typically accomplished using physical units of 
comparison such as price per square foot, price per unit, price per floor, etc., or economic units 
of comparison such as gross rent multiplier.  Adjustments are applied to the property units of 
comparison derived from the comparable sale.  The unit of comparison chosen for the subject is 
then used to yield a total value.   

INCOME CAPITALIZATION APPROACH 
The income capitalization approach reflects the subject’s income-producing capabilities.  This 
approach is based on the assumption that value is created by the expectation of benefits to be 
derived in the future.  Specifically estimated is the amount an investor would be willing to pay to 
receive an income stream plus reversion value from a property over a period of time.  The two 
common valuation techniques associated with the income capitalization approach are direct 
capitalization and the discounted cash flow (DCF) analysis. 

 

The subject property is a tract of vacant land.  In the absence of ground leases, subdivision, or 
other income sources, the sales comparison approach is viewed as most applicable in the 
valuation of land parcels.  Therefore, the sales comparison approach is the sole approach to value 
utilized in this appraisal.  The exclusion of the other two approaches does not impact the reliability 
of the appraisal. 

Application of Approaches to Value 
Approach Comments
Cost Approach
Sales Comparison Approach
Income Capitalization Approach

Compiled by Newmark

The Income Capitalization Approach is not applicable and is not utilized in this 
The Sales Comparison Approach is applicable and is utilized in this appraisal.
The Cost Approach is not applicable and is not utilized in this appraisal.
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Sales Comparison Approach 
Land value can be developed from a number of different methodologies.  In this case, we have 
employed the sales comparison as sufficient comparable data exists from which to derive a 
reliable indication of value.  Sales comparison includes the following steps. 

– Research and verify information on properties in the market that are similar to the 
subject and that have recently sold, are listed for sale, or are under contract. 

– Select the most relevant units of comparison in the market and develop a comparative 
analysis. 

– Examine and quantify via adjustments differences between the comparable sales and 
the subject property using all appropriate elements of comparison.  

– Reconcile the various value indications to a value indication. 

Based on a review of market activity, the appropriate unit of comparison is price per gross land 
acre. 

 
Land Comparables Map 
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ANALYSIS OF LAND COMPARABLES 
The following paragraphs analyze the most relevant comparable data against the subject 
property. 

Comparable One 
This comparable represents the sale of 52.78 acres of land situated at 3772 Fm 3136 in Cleburne 
TX. The site has an irregular shape with generally level topography and no floodplain; it has not 
been zoned by the City of Cleburne. Co-op Water, Electricity, and Gas are available to the site. 
The property sold in September 2023 for $900,000 or $17,051 per acre.  

Comparable Two 
This comparable represents the sale of 95.852 acres of land situated at 8430 E Farm-to-Market 
Road 916 in Grandview, TX. The site has an irregular shape with generally level topography and 
no floodplain; it has not been zoned by the City of Grandview. County Water and Electricity are 
available to the site. The property sold in December 2022 for $1,7000,000 or $17,735 per acre.  

Comparable Three 
This comparable represents the sale of 58.50 acres of land situated at 31500 County Road 602 
in Burleson TX. The site has an irregular shape with generally level topography and no floodplain; 
it has not been zoned by the City of Burleson. Co-op Water, Electricity, and Private sewer access 
are available to the site. The property sold in November 2022 for $1,515,000 or $25,897 per acre.  

Comparable Four 
This comparable represents the sale of 50.770 acres of land situated at 3200 County Road 805 
in northern Keene TX. The site has an irregular shape with generally level topography and no 

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Address 1209 County Road 3772 Fm 3136 8430 East Fm 916 1500 County Road 602 3200 County Road 805 13762 County Road 108
City, State Venus, TX Cleburne, TX Grandview, TX Burleson, TX Keene, TX Venus, TX
Proposed Use Agriculture Agriculture Agriculture Agriculture Agriculture Agriculture
Gross Acres 63.76 Acres 52.78 Acres 95.85 Acres 58.50 Acres 50.77 Acres 99.29 Acres
Gross Land SF 2,777,386 SF 2,299,097 SF 4,175,313 SF 2,548,260 SF 2,211,541 SF 4,325,072 SF
Useable Acres 63.76 Acres 52.78 Acres 95.85 Acres 58.50 Acres 50.77 Acres 99.29 Acres
Useable Land SF 2,777,386 SF 2,299,097 SF 4,175,313 SF 2,548,260 SF 2,211,541 SF 4,325,072 SF
Shape/Topography Irregular/Rolling Irregular/Generally Level Irregular/Generally Level Irregular/Generally Level Irregular/Generally Level Rectangular/Generally 
Utilities Available Water, Sewer Electricity, Gas, Water Water, Electricity Electricity, Sewer, Water Electricity, Water Electricity, Water

Transaction Type Recorded Closed Closed Closed Listing
Buyer Cody Lee GILLUM STREET II LLC BURLESON 602 ESTATES Miosi Mark TBD
Seller HEAD DONALD A LDR LAND & CATTLE LLC STANFORD BILLY D KIM JIEN SUP TR Sue Maner

Interest Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
Transaction Date Sep-23 Dec-22 Nov-22 Jun-22 Nov-23
Price $900,000 $1,700,000 $1,515,000 $900,000 $1,588,576 
Adj. Sale Price $900,000 $1,700,000 $1,515,000 $900,000 $1,588,576 
Price per Gross Land Acre $17,052 $17,736 $25,897 $17,727 $15,999 
Price per Usable Land Acre $17,052 $17,736 $25,897 $17,727 $15,999 

Compiled by Newmark

Comparable Land Sales Summary
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floodplain; it has not been zoned by the City of Keene. City Water and Electricity are available to 
the site. The property sold in June 2022 for $900,000 or $17,727 per acre. 

Comparable Five 
This transaction represents the listing of a 99.29-acre tract of vacant land located at 13762 County 
Road 108 in Venus, TX. The tract is on the southern line of County Road 108 between Farm-to-
Market Road 157 and County Road 213. The property is listed for $1,588,576 or $ 15,999 per 
acre. The land is not zoned and partially located in an A designated flood zone.  

Summary of Adjustments / Adjustment Grid 
Based on our comparative analysis, the following table summarizes the adjustments warranted 
to each land sale.  

 

ADJUSTMENTS TO SALES COMPARABLES 
Conditions of Sale 

– Comparable 5 has been adjusted downward to account for the property being actively 
listed for sale to reflect typical negotiations between buyers and sellers. 

Location 
– Comparable Three is located closer to the DFW Metro area and is in higher demand, 

a downward adjustment for location is warranted.   

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Address 1209 County Road 

501
3772 Fm 3136 8430 East Fm 916 1500 County Road 602 3200 County Road 805 13762 County Road 108

City, State Venus, TX Cleburne, TX Grandview, TX Burleson, TX Keene, TX Venus, TX
Gross Land SF 2,777,386 SF 2,299,097 SF 4,175,313 SF 2,548,260 SF 2,211,541 SF 4,325,072 SF
Usable Land Area (Acres) 63.76 Acres 52.78 Acres 95.85 Acres 58.50 Acres 50.77 Acres 99.29 Acres
Usable Land Area (SF) 2,777,386 SF 2,299,097 SF 4,175,313 SF 2,548,260 SF 2,211,541 SF 4,325,072 SF
Transaction Type -- Recorded Closed Closed Closed Listing
Transaction Date -- Sep-23 Dec-22 Nov-22 Jun-22 Nov-23
Price per Gross Land Acre $17,052 $17,736 $25,897 $17,727 $15,999

Property Rights 0% 0% 0% 0% 0%
Financing 0% 0% 0% 0% 0%
Conditions of Sale 0% 0% 0% 0% -10%
Market Conditions (Time) 0% 0% 0% 0% 0%
Subtotal (adjustments are multiplied) 0% 0% 0% 0% -10.0%
Transaction Adjusted Price per Gross Land Acre $17,052 $17,736 $25,897 $17,727 $14,399 

Location 0% 0% -15% 0% 0%
Size 0% 10% 0% 0% 10%
Flood/Topography 0% 0% 0% 0% 10%
Utilities 5% 5% 0% 5% 0%
Subtotal (adjustments are summed) 5% 15% -15% 5% 20%
Overall Adjustment 5.0% 15.0% -15.0% 5.0% 8.0%
Indicated Price per Gross Land Acre $17,905 $20,396 $22,012 $18,613 $17,279 
Compiled by Newmark

Physical Adjustments

Transaction Adjustments

Comparable Land Sales Adjustment Grid
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Size 
– Comparables 2 and 5 are adjusted for differences in size compared to the subject to 

account for economies of scale. 
Flood/Topography 

– Comparables 5 is adjusted to account for being located within a Flood Hazard Zone. 
Utilities  

– Comparables 1, 2, and 4 are adjusted to account for differences in access to utilities. 
 
LAND VALUE CONCLUSION 

– Market participants have indicated land value trends have been relatively flat over the 
recent past.   

– Prior to adjustments, the sales reflect a range of $15,999 to $25,897 per gross land 
acre.  

– After adjustment, the range is narrowed to $17,279 to $22,012 per gross land acre, 
with an average of $19,241 per gross land acre. 

– More weight was applied to Comparables 1, 2 and 4 because they required the least 
amount for overall adjustment. These three sales average $18,971 per acre. 
Secondary weight has been applied to Comparable 4 and Listing 5 (which is not a 
closed transaction). 

 

Gross Acres 63.760
Comparable Sales Indications Range Average
Unadjusted Price per Gross Land Acre $15,999 - $25,897 $18,882
Adjusted Price per Gross Land Acre $17,279 - $22,012 $19,241
Reconciled Value per Gross Land Acre $18,900
Total Indicated Value $1,205,064

Rounded $1,210,000
Compiled by Newmark

Land Value Conclusion
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Reconciliation of Value 
The values indicated by our analyses are as follows: 

 

Cost Approach 
As previously discussed, the Cost Approach was not utilized for valuation of the subject property 
as it is land. 

Sales Comparison Approach 
The Sales Comparison Approach is focused on comparing the subject to sale and other market 
transactions with the aim to develop an indication of value that is founded on the theory of 
substitution.  Basically, the intention is to determine value through considering the prices of 
properties which would be a substitute property to the subject.  In this case, a selection of 
reasonably similar sales were obtained and the adjustment process was well founded by 
reasoning and direct evidence.  In the absence of ground leases, subdivision, or other income 
sources, the sales comparison approach is viewed as most applicable in the valuation of land 
parcels.  Therefore, the sales comparison approach is the sole approach to value utilized in this 
appraisal.   

Income Capitalization Approach 
As the subject property is a tract of land and is not leased (or has any other reasonable income 
source), the Income Capitalization Approach was not applicable and not utilized.   

FINAL VALUE CONCLUSIONS 

 

Market Value "As Is"
Land Value Conclusion $1,210,000
Market Value "As Is" $1,210,000
Compiled by Newmark

Land Value Conclusion

Value Conclusions
Appraisal Premise Interest Appraised Date of Value Value Conclusion
Market Value "As Is" Fee Simple 11/7/2023 $1,210,000
Compiled by Newmark
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1. Although requested, a survey was not provided. The size of the property is based on the tax card provided by 
the Johnson County Appraisal District as well as a legal description provided by the client. Should this 

1. None
Compiled by Newmark

A hypothetical condition is defined in USPAP as a condition, directly related to a specific assignment, which is 
contrary to what is known by the appraiser to exist on the effective date of the assignment results, but is used for 
the purpose of analysis.  The value conclusions are based on the following hypothetical conditions that may affect 
the assignment results.

The use of this extraordinary assumption might have affected assignment results.

Extraordinary Assumptions and Hypothetical Conditions
An extraordinary assumption is defined in USPAP as an assignment-specific assumption as of the effective date 
regarding uncertain information used in an analysis which, if found to be false, could alter the appraiser’s opinions 
or conclusions.  The value conclusions are subject to the following extraordinary assumptions that may affect the 
assignment results.
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Assumptions and Limiting Conditions 
The Appraisal contained in this Report (herein “Report”) is subject to the following assumptions 
and limiting conditions: 

1. Unless otherwise stated in this report, title to the property which is the subject of this report 
(herein “Property”) is assumed to be good and marketable and free and clear of all liens 
and encumbrances and that there are no recorded or unrecorded matters or exceptions 
to title that would adversely affect marketability or value.  No responsibility is assumed for 
the legal description, zoning, condition of title or any matters which are legal in nature or 
otherwise require expertise other than that of a professional real estate appraiser.  This 
report shall not constitute a survey of the Property. 

2. Unless otherwise stated in this report, it is assumed: that the improvements on the 
Property are structurally sound, seismically safe and code conforming; that all building 
systems (mechanical/electrical, HVAC, elevator, plumbing, etc.)  are in good working order 
with no major deferred maintenance or repair required; that the roof and exterior are in 
good condition and free from intrusion by the elements; that the Property and 
improvements conform to all applicable local, state, and federal laws, codes, ordinances 
and regulations including environmental laws and regulations.  No responsibility is 
assumed for soil or subsoil conditions or engineering or structural matters. The Property 
is appraised assuming that all required licenses, certificates of occupancy, consents, or 
other legislative or administrative authority from any local, state, or national government 
or private entity or organization have been or can be obtained or renewed for any use on 
which the value estimates contained in this report is based, unless otherwise stated.  The 
physical condition of the Property reflected in this report is solely based on a visual 
inspection as typically conducted by a professional appraiser not someone with 
engineering expertise. Responsible ownership and competent property management are 
assumed. 

3. Unless otherwise stated in this report, this report did not take into consideration the 
existence of asbestos, PCB transformers or other toxic, hazardous, or contaminated 
substances or underground storage tanks, or the cost of encapsulation, removal or 
remediation thereof. Real estate appraisers are not qualified to detect such substances.  
The presence of substances such as asbestos, urea formaldehyde foam insulation, 
contaminated groundwater or other potentially hazardous materials and substances may 
adversely affect the value of the Property.  Unless otherwise stated in this report, the 
opinion of value is predicated on the assumption that there is no such material or 
substances at, on or in the Property. 
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4. All statements of fact contained in this report as a basis of the analyses, opinions, and 
conclusions herein are true and correct to the best of the appraiser's actual knowledge 
and belief.  The appraiser is entitled to and relies upon the accuracy of information and 
material furnished by the owner of the Property or owner’s representatives and on 
information and data provided by sources upon which members of the appraisal 
profession typically rely and that are deemed to be reliable by such members. Such 
information and data obtained from third party sources are assumed to be reliable and 
have not been independently verified. No warranty is made as to the accuracy of any of 
such information and data. Any material error in any of the said information or data could 
have a substantial impact on the conclusions of this Report.  The appraiser reserves the 
right to amend conclusions reported if made aware of any such error.  

5. The opinion of value stated in this report is only as of the date of value stated in this report. 
An appraisal is inherently subjective and the conclusions stated apply only as of said date 
of value, and no representation is made as to the effect of subsequent events.  This report 
speaks only as of the date hereof.  

6. Any projected cash flows included in the analysis are forecasts of estimated future 
operating characteristics and are predicated on the information and assumptions 
contained within this report.  Any projections of income, expenses and economic 
conditions utilized in this report are not predictions of the future.  Rather, they are 
estimates of market expectations of future income and expenses.  The achievement of 
any financial projections will be affected by fluctuating economic conditions and is 
dependent upon other future occurrences that cannot be assured.  Actual results may vary 
from the projections considered herein.  There is no warranty or assurances that these 
forecasts will occur.  Projections may be affected by circumstances beyond anyone’s 
knowledge or control. Any income and expense estimates contained in this report are 
used only for the purpose of estimating value and do not constitute predictions of future 
operating results. 

7. The analyses contained in this report may necessarily incorporate numerous estimates 
and assumptions regarding Property performance, general and local business and 
economic conditions, the absence of material changes in the competitive environment and 
other matters. Some estimates or assumptions, however, inevitably will not materialize, 
and unanticipated events and circumstances may occur; therefore, actual results achieved 
during the period covered by the analysis will vary from estimates, and the variations may 
be material.  

8. All prospective value opinions presented in this report are estimates and forecasts which 
are prospective in nature and are subject to considerable risk and uncertainty. In addition 
to the contingencies noted in the preceding paragraphs, several events may occur that 
could substantially alter the outcome of the estimates such as, but not limited to changes 
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in the economy, interest rates, capitalization rates, behavior of consumers, investors and 
lenders, fire and other physical destruction, changes in title or conveyances of easements 
and deed restrictions, etc.  In making prospective estimates and forecasts, it is assumed 
that conditions reasonably foreseeable at the present time are consistent or similar with 
the future. 

9. The allocations of value for land and improvements must not be used in conjunction with 
any other appraisal and are invalid if so used.  This report shall be considered only in its 
entirety.  No part of this report shall be utilized separately or out of context. 

10. Neither all nor any part of the contents of this report (especially any conclusions as to 
value, the identity of the appraiser, or any reference to the Appraisal Institute) shall be 
disseminated through advertising media, public relations media, news media or any other 
means of communication (including without limitation prospectuses, private offering 
memoranda and other offering material provided to prospective investors) without the prior 
written consent of the Firm. Possession of this report, or a copy hereof, does not carry 
with it the right of publication. 

11. Client and any other Intended User identified herein should consider this report and the 
opinion of value contained herein as only one factor together with its own independent 
considerations and underwriting guidelines in making any decision or investment or taking 
any action regarding the Property.  Client agrees that Firm shall not be responsible in any 
way for any decision of Client or any Intended User related to the Property or for the advice 
or services provided by any other advisors or contractors.  The use of this report and the 
appraisal contained herein by anyone other than an Intended User identified herein, or for 
a use other than the Intended Use identified herein, is strictly prohibited. No party other 
than an Intended User identified herein may rely on this report and the appraisal contained 
herein. 

12. Unless otherwise stated in the agreement  to prepare this report, the appraiser shall not 
be required to participate in or prepare for or attend any judicial, arbitration, or 
administrative proceedings.   

13. The Americans with Disabilities Act (ADA) became effective January 26, 1992. No survey 
or analysis of the Property has been made in connection with this report to determine 
whether the physical aspects of the improvements meet the ADA accessibility guidelines.  
No expertise in ADA issues is claimed, and the report renders no opinion regarding the 
Property’s compliance with ADA regulations. Inasmuch as compliance matches each 
owner’s financial ability with the cost to cure the non-conforming physical characteristics 
of a property, a specific study of both the owner’s financial ability and the cost to cure any 
deficiencies would be needed for the Department of Justice to determine compliance. 
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14. Acceptance and/or use of this report constitutes full acceptance of these Assumptions and 
Limiting Conditions and any others contained in this report, including any Extraordinary 
Assumptions and Hypothetical Conditions, and is subject to the terms and conditions 
contained in the agreement to prepare this report and full acceptance of any limitation of 
liability or claims contained therein.   
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Addendum A 

Glossary of Terms 
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The following definitions are derived from The Dictionary of Real Estate Appraisal, 7th ed. 
(Chicago: Appraisal Institute, 2022). 

♦ Absorption Period:  The actual or expected period required from the time a property, group of properties, or 
commodity is initially offered for lease, purchase, or use by its eventual users until all portions have been sold or 
stabilized occupancy has been achieved. 

♦ Absorption Rate:  1) Broadly, the rate at which vacant space in a property or group of properties for sale or lease 
has been or is expected to be successfully sold or leased over a specified period of time. 2) In subdivision analysis, 
the rate of sales of lots or units in a subdivision. 

♦ Ad Valorem Tax:  A tax levied in proportion to the value of the thing(s) being taxed. Exclusive of exemptions, use-
value assessment provisions, and the like, the property tax is an ad valorem tax. (IAAO) 

♦ As Is Market Value: The estimate of the market value of real property in its current physical condition, use, and 
zoning as of the appraisal date. (Interagency Appraisal and Evaluation Guidelines) Note that the use of the “as is” 
phrase is specific to appraisal regulations pursuant to FIRREA applying to appraisals prepared for regulated 
lenders in the United States. The concept of an “as is” value is not included in the Standards of Valuation Practice 
of the Appraisal Institute, Uniform Standards of Professional Appraisal Practice, or International Valuation 
Standards. 

♦ Assessed Value:  The value of a property according to the tax rolls in ad valorem taxation; may be higher or lower 
than market value, or based on an assessment ratio that is a percentage of market value. 

♦ Cash Equivalency Analysis:  An analytical process in which the sale price of a  transaction with atypical financing 
or financing with unusual conditions or incentives is converted into a price equivalent or consistent with what a 
cash buyer would pay with all other factors the same. 

♦ Cash-Equivalent Price:  The sale price of a property that is equivalent to what a cash buyer would pay. 

♦ Contract Rent:  The actual rental income specified in a lease. 

♦ Disposition Value:  The most probable price that a specified interest in property should bring under the following 
conditions:  1) Consummation of a sale within a specified time, which is shorter than the typical exposure time for 
such a property in that market.  2) The property is subjected to market conditions prevailing as of the date of 
valuation.  3) Both the buyer and seller are acting prudently and knowledgeably.  4) The seller is under compulsion 
to sell.  5) The buyer is typically motivated.  6) Both parties are acting in what they consider to be their best interests.  
7) An adequate marketing effort will be made during the exposure time.  8) Payment will be made in cash in US 
dollars (or the local currency) or in terms of financial arrangements comparable thereto.  9) 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.  This definition can also be modified to provide for valuation with 
specified financing terms.  

♦ Economic Life:  The period over which improvements to real estate contribute to property value.  

♦ Effective Gross Income (EGI): The anticipated income from all operations of the real estate after an allowance 
is made for vacancy and collection losses and an addition is made for any other income. 

♦ Effective Rent:  Total base rent, or minimum rent stipulated in a lease, over the specified lease term minus rent 
concessions; the rent that is effectively paid by a tenant net of financial concessions provided by a landlord.  

♦ Excess Land:  Land that is not needed to serve or support the existing use. The highest and best use of the 
excess land may or may not be the same as the highest and best use of the improved parcel. Excess land has the 
potential to be sold separately and is valued separately. See also surplus land. 

♦ Excess Rent:  The amount by which contract rent exceeds market rent at the time of the appraisal; created by a 
lease favorable to the landlord (lessor) and may reflect unusual management, unknowledgeable or unusually 
motivated parties, a lease execution in an earlier, stronger rental market, or an agreement of the parties. 
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♦ Exposure Time:  1) The time a property remains on the market.  2 An opinion, based on supporting market data, 
of the length of time that 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. (USPAP, 2020-2021 
ed.) 

♦ 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. 
Comment: Uncertain information might include physical, legal, or economic characteristics of the subject property, 
or conditions external to the property, such as market conditions or trends, or about the integrity of data used in an 
analysis. (USPAP, 2020-2021 ed.)  

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

♦ Floor Area Ratio (FAR):  The relationship between the above-ground floor area of a building, as described by the 
zoning or building code, and the area of the plot on which it stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a building is twice the total land area.   

♦ Frictional Vacancy:  The amount of vacant space needed in a market for its orderly operation. Frictional vacancy 
allows for move-ins and move-outs.  

♦ Full Service (Gross) Lease:  See gross lease. 

♦ General Vacancy:  A method of calculating any remaining vacancy and collection loss considerations when using 
discounted cash flow (DCF) analysis, where turnover vacancy has been used as part of the income estimate. The 
combined effects of turnover vacancy and general vacancy relate to total vacancy and collection loss.  

♦ Going-Concern Premise:  One of the premises under which the total assets of a business can be valued; the 
assumption that a company is expected to continue operating well into the future (usually indefinitely). 

♦ Going-Concern Value:  An outdated label for the market value of all the tangible and intangible assets of an 
established and operating business with an indefinite life, as if sold in aggregate; more accurately termed the 
market value of the going concern or market value of the total assets of the business. See also Market Value of 
the Going Concern and Market Value of the Total Assets of the Business (MVTAB).   

♦ Going-In Capitalization Rate (Ro): The overall capitalization rate obtained by dividing a property’s net operating 
income for the first year after purchase by the present value of the property. 

♦ Gross Building Area (GBA):  1) Total floor area of a building, excluding unenclosed areas, measured from the 
exterior of the walls of the above grade area. This includes mezzanines and basements if and when typically 
included in the market area of the type of property involved.  2) Gross leasable area plus all common areas.  3) 
For residential space, the total area of all floor levels measured from the exterior of the walls and including the 
superstructure and substructure basement; typically does not include garage space. 

♦ Gross Lease:  A lease in which the landlord receives stipulated rent and is obligated to pay all of the property’s 
operating and fixed expenses; also called full-service lease.  

♦ Hypothetical Condition:  1) A condition that is presumed to be true when it is known to be false. (Appraisal 
Institute: The Standards of Valuation Practice [SVP])  2) 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. Comment: Hypothetical conditions are contrary to known facts about physical, 
legal, or economic characteristics of the subject property; or about conditions external to the property, such as 
market conditions or trends; or about the integrity of data used in an analysis. (USPAP, 2020-2021 ed.)   

♦ Intended Use:  1) The valuer’s intent as to how the report will be used. (SVP)  2) The use(s) of an appraiser’s 
reported appraisal or appraisal review assignment results, as identified by the appraiser based on communication 
with the client at the time of the assignment. (USPAP, 2020-2021 ed.) 
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♦ Intended Users:  1) The party or parties the valuer intends will use the report. (SVP)  2) The client and any other 
party as identified, by name or type, as users of the appraisal or appraisal review report by the appraiser, based 
on communication with the client at the time of the assignment. (USPAP, 2020-2021 ed.) 

♦ Investment Value:  1) The value of a property to a particular investor or class of investors based on the investor’s 
specific requirements. Investment value may be different from market value because it depends on a set of 
investment criteria that are not necessarily typical of the market.  2) The value of an asset to the owner or a 
prospective owner given individual investment or operational objectives (may also be known as worth). 
(International Valuation Standards [IVS]) 

♦ Land-to-Building Ratio:  The proportion of land area to gross building area; one of the factors determining 
comparability of properties. See also floor area ratio. 

♦ Lease:  A contract in which the rights to use and occupy land, space, or structures are transferred by the owner to 
another for a specified period of time in return for a specified rent.  

♦ Leased Fee Interest:  The ownership interest held by the lessor, which includes the right to receive the contract 
rent specified in the lease plus the reversionary right when the lease expires. 

♦ Leasehold Estate:  The right held by the lessee to use and occupy real estate for a stated term and under the 
conditions specified in the lease.  

♦ Lessee:  One who has the right to occupancy and use of the property of another for a period of time according to 
a lease agreement. 

♦ Lessor:  One who conveys the rights of occupancy and use to others under a lease agreement. 

♦ Liquidation Value:  The most probable price that a specified interest in property should bring under the following 
conditions:  1) Consummation of a sale within a short time period.  2) The property is subjected to market conditions 
prevailing as of the date of valuation.  3) Both the buyer and seller are acting prudently and knowledgeably. 4) The 
seller is under extreme compulsion to sell.  5) The buyer is typically motivated.  6) Both parties are acting in what 
they consider to be their best interests.  7) A normal marketing effort is not possible due to the brief exposure time.  
8) Payment will be made in cash in US dollars (or the local currency) or in terms of financial arrangements 
comparable thereto.  9) 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.  This definition can also be 
modified to provide for valuation with specified financing terms.  

♦ Market Rent: The most probable rent that a property should bring in a competitive and open market under all 
conditions requisite to a fair lease transaction, the lessee and lessor each acting prudently and knowledgeably, 
and assuming the rent is not affected by undue stimulus. Implicit in this definition is the execution of a lease as of 
a specified date under conditions whereby • Lessee and lessor are typically motivated; • Both parties are well 
informed or well advised, and acting in what they consider their best interests; • Payment is made in terms of cash 
or in terms of financial arrangements comparable thereto; and •  The rent reflects specified terms and conditions 
typically found in that market, such as permitted uses, use restrictions, expense obligations, duration, concessions, 
rental adjustments and revaluations, renewal and purchase options, frequency of payments (annual, monthly, etc.), 
and tenant improvements (TIs). 

♦ Market Value:  A type of value that is the major focus of most real property appraisal assignments. Both economic 
and legal definitions of market value have been developed and refined.1   

♦ Market Value of the Going Concern:  The market value of an established and operating business including the 
real property, personal property, financial assets, and the intangible assets of the business. 

♦ Market Value of the Total Assets of the Business (MVTAB): The market value of all of the tangible and 
intangible assets of a business as if sold in aggregate as a going concern. 

♦ Modified Gross Lease:  A lease in which the landlord receives stipulated rent and is obligated to pay some, but 
not all, of the property’s operating and fixed expenses.  Since assignment of expenses varies among modified 

 
1 The actual definition of value used for this appraisal is contained within the body of the report. 
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gross leases, expense responsibility must always be specified. In some markets, a modified gross lease may be 
called a double net lease, net net lease, partial net lease, or semi-gross lease.  See also net lease. 

♦ Net Lease:  A lease in which the landlord passes on all expenses to the tenant. See also gross lease; modified 
gross lease. 

♦ Net Net Net Lease:  An alternative term for a type of net lease. In some markets, a net net net lease is defined as 
a lease in which the tenant assumes all expenses (fixed and variable) of operating a property except that the 
landlord is responsible for structural maintenance, building reserves, and management; also called NNN lease, 
triple net lease, or fully net lease.  

♦ Net Operating Income (NOI or Io): The actual or anticipated net income that remains after all operating expenses 
are deducted from effective gross income but before mortgage debt service and book depreciation are deducted.  
Note: This definition mirrors the convention used in corporate finance and business valuation for EBITDA (earnings 
before interest, taxes, depreciation, and amortization). 

♦ Occupancy Rate:  1) The relationship or ratio between the potential income from the currently rented units in a 
property and the income that would be received if all the units were occupied.  2) The ratio of occupied space to 
total rentable space in a building. 

♦ Operating Expenses: The periodic expenditures necessary to maintain the real estate and continue production 
of the effective gross income, assuming prudent and competition management. 

♦ Overage Rent:  The percentage rent paid over and above the guaranteed minimum rent or base rent; calculated 
as a percentage of sales in excess of a specified breakpoint sales volume.  

♦ Percentage Rent:  Rental income received in accordance with the terms of a percentage lease; typically derived 
from retail store and restaurant tenants and based on a certain percentage of their gross sales. 

♦ Prospective Opinion of Value:  A value opinion effective as of a specified future date. The term does not define 
a type of value. Instead, it identifies a value opinion as being effective at some specific future date. An opinion of 
value as of a prospective date is frequently sought in connection with projects that are proposed, under 
construction, or under conversion to a new use, or those that have not yet achieved sellout or a stabilized level of 
long-term occupancy.  

♦ Rentable Area:  For office or retail buildings, the tenant’s pro rata portion of the entire office floor, excluding 
elements of the building that penetrate through the floor to the areas below. The rentable area of a floor is computed 
by measuring to the inside finished surface of the dominant portion of the permanent building walls, excluding any 
major vertical penetrations of the floor. Alternatively, the amount of space on which the rent is based; calculated 
according to local practice. 

♦ Retrospective Value Opinion:  A value opinion effective as of a specified historical date. The term retrospective 
does not define a type of value. Instead, it identifies a value opinion as being effective at some specific prior date. 
Value as of a historical date is frequently sought in connection with property tax appeals, damage models, lease 
renegotiation, deficiency judgments, estate tax, and condemnation. Inclusion of the type of value with this term is 
appropriate, e.g., “retrospective market value opinion.” 

♦ Shell Rent:  The typical rent paid for retail, office, or industrial tenant space based on minimal “shell” interior 
finishes (called vanilla finish or white wall finish in some areas). Usually the landlord delivers the main building 
shell space or some minimum level of interior build-out, and the tenant completes the interior finish, which can 
include wall, ceiling, and floor finishes, mechanical systems, interior electricity, and plumbing. Typically these are 
long-term leases with tenants paying all or most property expenses. 

♦ Surplus Land:  Land that is not currently needed to support the existing use but cannot be separated from the 
property and sold off for another use. Surplus land does not have an independent highest and best use and may 
or may not contribute value to the improved parcel. See also excess land.  

♦ Turnover Vacancy:  A method of calculating vacancy allowance that is estimated or considered as part of the 
potential income estimate when using discounted cash flow (DCF) analysis. As units or suites turn over and are 
available for re-leasing, the periodic vacancy time frame (vacancy window) to release the space is considered.  
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♦ Usable Area:  1) For office buildings, the actual occupiable area of a floor or an office space; computed by 
measuring from the finished surface of the office side of corridor and other permanent walls, to the center of 
partitions that separate the office from adjoining usable areas, and to the inside finished surface of the dominant 
portion of the permanent outer building walls. Sometimes called net building area or net floor area. See also floor 
area.  2) The area that is actually used by the tenants measured from the inside of the exterior walls to the inside 
of walls separating the space from hallways and common areas. 

♦ Usable Site Area: The area of a site that can legally and physically accommodate buildings or significant site 
improvements. The usable site area equals the total site area less certain obstructions, such as flood hazard areas, 
required natural buffers, cemeteries, archeologically restricted areas, ecologically restricted areas, areas within 
certain restrictive easements, and other obstructions. The net site area or usable site area should be more precisely 
defined in each appraisal because the significance of improvements or the obstruction depends on the specific 
assignment. 

♦ Use Value:  The value of a property based on a specific use, which may or may not be the property’s highest and 
best use. If the specified use is the property’s highest and best use, use value will be equivalent to market value. 
If the specified use is not the property’s highest and best use, use value will be equivalent to the property’s market 
value based on the hypothetical condition that the only possible use is the specified use. 

♦ Value In Use:  1. The amount determined by discounting the future cash flows (including the ultimate proceeds of 
disposal) expected to be derived from the use of an asset at an appropriate rate that allows for the risk of the 
activities concerned. (FASB Accounting Standards Codification, Master Glossary)  2. Formerly used in valuation 
practice as a synonym for contributory value or use value. See also use value. 
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Addendum B 

Engagement Letter
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_<M@;C�cF�d?DL�eDF< fMAB9;�g?E?h:?ABCî@<::�j?E9< PÌ̀k<D9DT�gC:9TD?E9<D l<E�k<DCLOB<<L�m?> nKHGPR̀NHGoOB<<L�m?>�g?EC PHìniH̀PHOB<<L�eD:M@?D;CjCpM9@CL l<_9EC�_8?>C e@@CTMB?@_9EC�7<><T@?>8V ĈDC@?BBV�dCWCBOB<<L�k<DCgC:9TD?E9<D SqCTCE?E9<D 7V>9;?B7@?FF9;�R<DE@<B�rE�]DE@V l<DC7@?FF9;�OB<U m<LC@?EChE9B9E9C: s��]BC;E@9;9EVs��̂?:s��[?EC@R<@DC@�d<E l<r;;C::9A9B9EV�j?E9DT rWC@?TCq9:9A9B9EV�j?E9DT rWC@?TC

_?BC�_E?EM: RB<:CL_?BC�g?EC b̀iHHiH̀HN_?BC�f@9;C ab̀ \̀̀̀ `@̂?DE<@�t_CBBC@u v]rg�gclrdg�r@̂?DECC�twMVC@u R<LV�dCCf@<>C@EV�j9T8E: OCC�_9=>BCg<;M=CDE�7V>C gCCLjC;<@L9DT�lM=AC@ H̀HNZHQbGbO9D?D;9DT�7V>C R?:8�E<�:CBBC@]FFC;E9WC�_?BC:�f@9;C ab̀ \̀̀̀ Ì̀̀f@9;C�fC@�d?DL�_Ot̂@<::u àINbf@9;C�fC@�r;@C�t̂@<::u aPJ\̀GPIbPf@9;C�fC@�d?DL�_Oth:?ABCu àINbf@9;C�fC@�r;@Cth:?ABCu aPJ\̀GPIbP
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Précis Metro Report - Economy.Com, Inc.
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1-866-275-3266
helpeconomy@moodys.com

ANALYSIS

VITALITYRELATIVE COSTS
LIVING BUSINESS RELATIVE OF LIFE

Best=1, Worst=378Best=1, Worst=403

STRENGTHS & WEAKNESSES

U.S.=100%

SHORT TERM

FORECAST RISKS

LONG TERM

BUSINESS CYCLE STATUS

MOODY’S RATING

ECONOMIC DRIVERS

Most=1
Least=403

EMPLOYMENT GROWTH RANK

Best=1, Worst=410

2022-2024 2022-2027
QUALITY

MOODY’S ANALYTICS   /   Précis® U.S. Metro   /   August 2023

	

MANUFAC

TURING 	

LOGISTICS

	

	 2017	 2018	 2019	 2020	 2021	 2022	 INDICATORS	 2023	 2024	 2025	 2026	 2027	 2028
	 126.7	 132.0	 133.7	 127.5	 138.4	 145.7	 Gross metro product (C12$ bil)	 152.3	 155.5	 161.4	 168.5	 175.7	 182.7	
	 4.0	 4.2	 1.3	 -4.6	 8.6	 5.3	 % change	 4.5	 2.1	 3.7	 4.4	 4.3	 4.0	
	 1,037.0	 1,066.9	 1,096.3	 1,055.9	 1,097.6	 1,161.7	 Total employment (ths)	 1,206.3	 1,223.7	 1,237.5	 1,251.1	 1,264.2	 1,277.6	
	 2.5	 2.9	 2.8	 -3.7	 4.0	 5.8	 % change	 3.8	 1.4	 1.1	 1.1	 1.0	 1.1	
	 3.8	 3.5	 3.3	 7.3	 5.2	 3.6	 Unemployment rate (%)	 3.7	 3.5	 3.5	 3.5	 3.5	 3.5	
	 7.4	 5.9	 3.0	 4.9	 9.2	 5.5	 Personal income growth (%)	 6.6	 5.2	 5.2	 5.3	 5.1	 4.9	
	 64.2	 65.9	 68.4	 70.5	 71.4	 73.0	 Median household income ($ ths)	 75.8	 78.0	 80.7	 83.5	 86.4	 89.3	
	 2,485.5	 2,527.1	 2,557.8	 2,586.2	 2,618.7	 2,669.5	 Population (ths)	 2,714.9	 2,753.3	 2,789.7	 2,826.2	 2,863.2	 2,900.9	
	 1.9	 1.7	 1.2	 1.1	 1.3	 1.9	 % change	 1.7	 1.4	 1.3	 1.3	 1.3	 1.3	
	 29.4	 26.4	 16.4	 17.7	 25.0	 41.1	 Net migration (ths)	 33.0	 25.4	 23.7	 23.9	 24.8	 25.7	
	 8,976	 10,125	 9,849	 12,646	 13,649	 12,979	 Single-family permits (#)	 10,428	 10,809	 12,428	 13,255	 13,080	 12,773	
	 5,647	 6,086	 9,500	 5,778	 7,927	 8,982	 Multifamily permits (#)	 6,521	 7,269	 7,189	 7,693	 7,808	 7,454	
	 10.0	 8.1	 5.0	 4.5	 15.3	 22.0	 FHFA house price index (% change)	 1.6	 -5.3	 -4.0	 -1.1	 0.7	 1.1	

Recent Performance. Job growth in Fort 
Worth-Arlington has strengthened in recent 
months following a deceleration at the begin-
ning of 2023. Leading the way have been finan-
cial services, healthcare and core manufacturing. 
Year over year, total employment is up twice as 
much as that of the nation because of strong 
gains back in the second half of 2022. Addition-
ally, growth in the number of high-wage jobs has 
been substantially higher than in the nation. The 
unemployment rate has risen to 3.8%, up nearly 
0.5 percentage point over the past year. How-
ever, one reason has been the above-average 
increase in the labor force amid solid job growth 
during that time. Housing market data have 
been mixed, with house prices declining but new 
permits rebounding since the start of 2023.

Manufacturing. New uncertainties surround 
the near-term outlook for the F-35, which is as-
sembled in FTW. At the beginning of the year, 
Lockheed had expected to deliver about 150 
planes in 2023, close to the full capacity of out-
put. However, problems with the TR-3 software 
system are causing significant delays because the 
Defense Department stated in June that it would 
not accept newly built F-35s until the problems 
are resolved. A separate IT issue has been that the 
Pentagon needs to vet the plane’s capability in 
the Joint Simulation Environment, development 
of which has itself been delayed. The new projec-
tion is that only about 100 to 120 planes will be 
delivered this year. However, Lockheed has indi-
cated that the pace of production will continue 
unabated and that deliveries will exceed produc-
tion in 2024. On the positive side, demand fun-
damentally remains strong. Last year, the Penta-
gon agreed to buy 375 planes during 2023-2025, 
and in April 2023 awarded a substantial increase 
for contract modifications. Lockheed still proj-
ects that more than 2,000 planes will ultimately 
be built compared with about 900 delivered to 

date, supporting manufacturing in the metro divi-
sion over the coming years.

Financial services. The banking industry will 
push past current headwinds and continue to 
advance. Industry employment is up 2.2% since 
the end of 2022 and 5% year over year. Although 
the strong trend growth in banking in neighbor-
ing Dallas is well known, FTW has matched up. 
The level of industry employment in each metro 
division has doubled over the past two decades. 
Whereas Dallas benefits from its high-profile 
investment banking and wealth management 
segments as well as conventional lending, FTW 
has attracted a large number of small communi-
ty-oriented banks, including new or growing re-
gional operations of banks based in such states as 
Pennsylvania, Missouri, Arkansas and Oklahoma, 
where growth opportunities are fewer. Both met-
ro divisions benefit from strong job and popula-
tion growth that has boosted demand for credit.

Homebuilding. Residential construction has 
begun to bounce back and should rise slowly 
over the coming year. New permits for single-
family homes declined more than 50% during 
2022 but have now risen by about 20% since 
early 2023. Despite lower house prices, develop-
ers have been encouraged by the low inventory 
of existing homes for sale. Longer term, the FTW 
housing market should grow at an above-aver-
age pace, lifted by higher relative affordability 
than in Dallas and strong demographics.

Fort Worth-Arlington will outperform the 
nation over the coming year, led by manufac-
turing and financial services. The homebuild-
ing outlook appears bright. Longer term, ro-
bust population growth, a diversified manu-
facturing base, and lower business costs and 
costs of living relative to Dallas will support 
above-average gains.

Edward Friedman
August 2023

STRENGTHS
	» Central Southwest location near Latin America 

supports distribution industry.
	» Relatively high housing affordability attracts 

homebuyers employed in Dallas.

WEAKNESSES
	» Large military procurement industry is sensitive to 

political winds.
	» Exposure to motor vehicle and energy industries 

adds to cyclical volatility.

UPSIDE
	» Homebuilding rebounds faster because of low 

supply of existing homes for sale.
	» Military aircraft production rebounds more 

strongly as supply-chain issues resolve.

DOWNSIDE
	» Banking weakens because of elevated interest 

rates.
	» Energy-related manufacturing is slow to rebound 

because of the decline in oil prices.

X X

COUNTY
AS OF DEC 15, 2022Aaa

49  1st quintile

1710.54 
Rank: 5297%105%20 

1st quintile
19 

1st quintile

At Risk

Recovery

Mid
Expansion

Late
Expansion

In Recession

FORT WORTH-ARLINGTON TX 
	 Data Buffet® MSA code: IUSA_DMFTW

RISK EXPOSURE 
2023-2028
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PRÉCIS® U.S. METRO  •  Fort Worth-Arlington TX

FTW TX U.S.
13 14 15 16 17 18 19 20 21 22 23
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 3-MO MA Feb 23 Mar 23 Apr 23 May 23 Jun 23 Jul 23
Employment, change, ths 2.9 1.8 3.0 3.7 6.1 5.1
Unemployment rate, % 3.5 3.6 3.7 3.8 3.8 3.7
Labor force participation rate, % 66.8 67.0 67.3 67.6 67.8 67.9
Average weekly hours, # 36.9 37.1 36.9 36.9 36.7 36.6
Industrial production, 2012=100 101.5 101.9 102.2 102.7 102.9 103.2
Residential permits, single-family, # 7,675 9,167 10,484 12,272 11,783 12,379
Residential permits, multifamily, # 4,841 5,098 4,763 4,701 4,915 5,087

 Dec/Dec Dec 17 Dec 18 Dec 19 Dec 20 Dec 21 Dec 22
Employment, change, ths 28.4 29.5 31.8 -42.8 62.7 58.3
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% CHANGE YR AGO, 3-MO MA
	 Jul 22	 Jan 23	 Jul 23
Total	 6.0	 5.2	 4.5
Mining	 4.4	 12.0	 10.9
Construction	 5.8	 4.2	 3.3
Manufacturing	 5.3	 6.7	 4.9
Trade	 3.7	 3.2	 3.9
Trans/Utilities	 6.4	 2.0	 3.1
Information	 13.8	 7.6	 2.7
Financial Activities	 7.3	 6.5	 4.8
Prof & Business Svcs.	 14.1	 9.0	 8.9
Edu & Health Svcs.	 4.1	 5.9	 3.7
Leisure & Hospitality	 7.6	 6.3	 4.1
Other Services	 3.7	 6.5	 5.4
Government	 1.4	 2.1	 2.4

FTW TX U.S.
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FORECAST
VS. 6 MO PRIOR

 2-Yr 5-Yr

Sources: BLS, Moody’s Analytics

ECONOMIC HEALTH CHECK BUSINESS CYCLE INDEX

RELATIVE EMPLOYMENT PERFORMANCE

CURRENT EMPLOYMENT TRENDS

Source: Moody’s Analytics

Sources: BLS, Moody’s AnalyticsSources: BLS, Moody’s Analytics

Sources: BLS, Moody’s Analytics

% CHANGE YR AGO

 Government  Goods producing
  Private services

HOUSE PRICE

Sources: FHFA, Moody’s Analytics

Better than prior 3-mo MA Unchanged from prior 3-mo MA Worse than prior 3-mo MA
Sources: BLS, Census Bureau, Moody’s Analytics

RENTAL AFFORDABILITY
GREATER THAN 100=MORE AFFORDABLE

DIFFUSION INDEX

HOUSE PRICE TRENDS

Sources: NAR, Moody’s Analytics

GREATER THAN 100=MORE AFFORDABLE

HOUSING AFFORDABILITY

Source: Moody’s Analytics

%

JAN 2013=100

JAN 2013=100 1998Q1=100, NSA

Sources: Census Bureau, BLS, Moody’s Analytics

3-DIGIT NAICS LEVEL, 6-MO MA
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			   Location	 Employees 
	 NAICS	 Industry	 Quotient	 (ths)

4811	 Scheduled air transportation	 8.9	 28.4
3364	 Aerospace product & parts manuf.	 6.9	 24.6
6211	 Offices of physicians	 1.0	 19.6
GVF	 Federal Government	 0.8	 16.9
GVL	 Local Government	 1.0	 107.6
6221	 General medical and surgical hospitals	 0.9	 30.0
2382	 Building equipment contractors	 1.1	 18.6
GVS	 State Government	 0.4	 14.0
7225	 Restaurants and other eating places	 1.2	 91.7
5613	 Employment services	 1.3	 36.5
4931	 Warehousing and storage	 1.6	 22.4
4451	 Grocery stores	 0.8	 17.2

 

Source: Moody’s Analytics, 2022

Federal	 16,957
State	 13,518
Local 	 109,335

2022

FTW	 124.9	 10.8

U.S.	 15,202.5	 10.0

FTW	 36.7	 3.2

U.S.	 8,388.4	 5.5

AMR/American Airlines	 25,000
Lockheed Martin	 13,690
Texas Health Resources	 12,000
NAS - Fort Worth - JRB	 10,000
Arlington ISD	 10,000
University of Texas at Arlington	 7,311
JPS Health Network	 6,500
Cook Children’s Health Care System	 6,042
Tarrant County College 	 5,999
Alcon Laboratories Inc.	 5,393
Bell Helicopter Textron	 4,953
BNSF Railway	 4,500
General Motors	 4,125
GM Financial	 3,820
Fidelity	 3,700
JPMorgan Chase	 3,678

Source: Fort Worth Chamber of Commerce, 2017

NOT
AVAILABLE

87,016 97,018 92,043

FTW TX U.S.

0 20 40 60 80 100 120 140

COMPARATIVE EMPLOYMENT AND INCOME
	 % OF TOTAL EMPLOYMENT	 AVERAGE ANNUAL EARNINGS
Sector	 FTW	 TX	 U.S.	 FTW	 TX	 U.S.
Mining	 0.8	 1.5	 0.4	 $51,069	 $202,521	 $140,972
Construction	 5.7	 5.8	 5.1	 $81,596	 $70,189	 $74,543
Manufacturing	 9.2	 6.9	 8.4	 $96,589	 $104,973	 $95,006
   Durable	 73.1	 63.3	 62.2	 nd	 $102,268	 $98,900
   Nondurable	 26.9	 36.7	 37.8	 nd	 $109,432	 $88,725
Transportation/Utilities	 8.9	 5.2	 4.7	 nd	 $69,502	 $62,962
Wholesale Trade	 5.0	 4.7	 3.9	 nd	 $105,177	 $104,126
Retail Trade	 10.6	 10.2	 10.1	 $41,648	 $42,393	 $43,812
Information	 1.0	 1.7	 2.0	 $71,236	 $109,036	 $167,037
Financial Activities	 6.5	 6.5	 5.9	 $41,365	 $54,316	 $65,977
Prof. and Bus. Services	 13.2	 15.4	 14.8	 nd	 $77,456	 $86,343
Educ. and Health Services	 12.7	 13.4	 16.0	 $66,020	 $62,824	 $66,256
Leisure and Hosp. Services	 10.8	 10.5	 10.4	 $28,620	 $30,678	 $36,373
Other Services	 3.5	 3.3	 3.7	 $38,133	 $37,962	 $42,808
Government	 12.0	 14.8	 14.5	 $81,652	 $79,985	 $90,556

Sources: Percent of total employment — BLS, Moody’s Analytics, 2022, Average annual earnings — BEA, Moody’s Analytics, 2021

2021

FTW TX
0 20 40 60 80 100 120

EMPLOYMENT AND INDUSTRY ENTREPRENEURSHIP

 

Due to U.S. fl uctuations Relative to U.S.

TOP EMPLOYERS

PUBLIC

INDUSTRIAL DIVERSITY

EMPLOYMENT VOLATILITY

Due to U.S.

Most Diverse (U.S.)

Least Diverse

Not due to U.S.
M

ID

LEADING INDUSTRIES BY WAGE TIER
HIGH-TECH 

EMPLOYMENT

HOUSING-RELATED
EMPLOYMENT

BUSINESS COSTS

Source: Moody’s Analytics

U.S.=100

EXPORTS

PRODUCTIVITY

Total

Unit labor

Energy

State and local taxes

Offi  ce rent

BROAD-BASED START-UP RATE
U.S.=100

REAL OUTPUT PER WORKER, $

Sources: BEA, Moody’s Analytics, 2021

2016 2021

Sources: Census Bureau, Moody’s Analytics
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NET MIGRATION, #
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	  FTW	  U.S.

Sources: Census Bureau, ACS, Moody’s Analytics, 2021

MFT TX U.S.
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INTO FORT WORTH TX
Number of

Migrants
Dallas TX	 43,924
Houston TX	 3,796
Austin TX	 2,509
Los Angeles CA	 2,436
Riverside CA	 1,867
San Antonio TX	 1,636
San Diego CA	 1,378
Chicago IL	 1,267
New York NY	 1,252
Phoenix AZ	 1,199
Total in-migration	 126,102

FROM FORT WORTH TX
Dallas TX	 41,191
Houston TX	 3,510
Austin TX	 2,187
San Antonio TX	 1,725
Phoenix AZ	 803
Oklahoma City OK	 773
Denver CO	 761
Killeen TX	 680
Los Angeles CA	 605
Waco TX	 582
Total out-migration	 104,207

Net migration	 21,895

Index	 2019	 Rank*
Gini coefficient	 0.42	 355
Palma ratio	 2.9	 265
Poverty rate	 9.0%	 349

*Most unequal=1, Most equal=403
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Net Migration, FTW
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0
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FTW U.S.

0 5 10 15 20 25 30 35

	 2018	 2019	 2020	 2021
Domestic	 20,001	 12,009	 13,632	 21,727
Foreign	 6,382	 4,400	 4,092	 3,254
Total	 26,383	 16,408	 17,724	 24,981

Sources: IRS (top), 2021, Census Bureau, Moody’s Analytics

FTW TX U.S.

85.5%

Top Outside Sources of Workers
Fort Worth TX	 Share
Dallas TX	 12.3
Houston TX	 0.1
Austin TX	 0.1
 
 

80.7%

Top Outside Sources of Jobs
Fort Worth TX	 Share
Dallas TX	 17.2
Houston TX	 0.1
Austin TX	 0.1
San Antonio TX	 0.1
Odessa TX	 0.1

Sources: Census Bureau, Moody’s Analytics, avg 2011-2015

RESIDENTS WHO WORK IN FTW WORKERS WHO LIVE IN FTW

PRÉCIS® U.S. METRO  •  Fort Worth-Arlington TX
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Sources: BEA, Moody’s Analytics

$ THS

POPULATION BY GENERATION, %

% OF TOTAL

Less than HS

High School

Some College

Associate’s

Bachelor’s

Graduate

Occupations Population

HOUSEHOLDS BY INCOME, %

Gen Z
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	 2022	 FTW $60,716	 TX $61,985	 U.S. $65,423

Sources: Census Bureau, ACS, Moody’s Analytics, 2018

Sources: Census Bureau, Moody’s Analytics, 2021 Sources: Census Bureau, ACS, Moody’s Analytics, 2021 Sources: Census Bureau, Moody’s Analytics, 2021

App.322

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 325 of 397   PageID 17771



MOODY’S ANALYTICS   /   Précis® U.S. Metro   /   August 2023

GEOGRAPHIC PROFILE

Sources: ACS, Moody’s Analytics

POPULATION DENSITY

MEDIAN HOUSEHOLD INCOME

MEDIAN COMMUTE TIME

POPULATION & HOUSING CHARACTERISTICS

		  Units	 Value	 Rank*

Total area	 sq mi	 4,098.2	 71

	 Total water area	 sq mi	 94.8	 137

	 Total land area	 sq mi	 4,003.3	 66

		  Land area - developable	 sq mi	 3,099.0	 26

		  Land area - undevelopable	 sq mi	 904.4	 149

Population density	 pop. to developable land	 666.2	 43

Total population	 ths	 2,667.0	 23

	 U.S. citizen at birth	 % of population	 83.1	 334

	 Naturalized U.S. citizen	 % of population	 6.4	 78

	 Not a U.S. citizen	 % of population	 9.0	 51

Median age		  37.7	 259

Total housing units	 ths	 980.8	 30

	 Owner occupied	 % of total	 51.0	 350

	 Renter occupied	 % of total	 34.2	 94

	 Vacant	 % of total	 6.6	 295

	 1-unit, detached	 % of total	 64.6	 249

	 1-unit, attached	 % of total	 4.2	 213

	 Multifamily	 % of total	 26.3	 106

Median year built		  1995

* Areas & pop. density, out of 410 metro areas/divisions, including metros in Puerto Rico; 
all others, out of 403 metros.

Sources: Census Bureau, Moody’s Analytics, 2021 except land area 2010

PRÉCIS® U.S. METRO  •  Fort Worth-Arlington TX
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 About Moody’s Analytics

Moody’s Analytics provides fi nancial intelligence and analytical tools supporting our clients’ growth, effi ciency 

and risk management objectives. The combination of our unparalleled expertise in risk, expansive information 

resources, and innovative application of technology helps today’s business leaders confi dently navigate an 

evolving marketplace. We are recognized for our industry-leading solutions, comprising research, data, software 

and professional services, assembled to deliver a seamless customer experience. Thousands of organizations 

worldwide have made us their trusted partner because of our uncompromising commitment to quality, client 

service, and integrity. 

Concise and timely economic research by Moody’s Analytics supports fi rms and policymakers in strategic planning, product 
and sales forecasting, credit risk and sensitivity management, and investment research. Our economic research publications 
provide in-depth analysis of the global economy, including the U.S. and all of its state and metropolitan areas, all European 
countries and their subnational areas, Asia, and the Americas. We track and forecast economic growth and cover specialized 
topics such as labor markets, housing, consumer spending and credit, output and income, mortgage activity, demographics, 
central bank behavior, and prices. We also provide real-time monitoring of macroeconomic indicators and analysis on timely 
topics such as monetary policy and sovereign risk. Our clients include multinational corporations, governments at all levels, 
central banks, fi nancial regulators, retailers, mutual funds, fi nancial institutions, utilities, residential and commercial real 
estate fi rms, insurance companies, and professional investors.

Moody’s Analytics added the economic forecasting fi rm Economy.com to its portfolio in 2005. This unit is based in 
King of Prussia PA, a suburb of Philadelphia, with offi ces in London, Prague and Sydney. More information is available at 
www.economy.com.

Moody’s Analytics is a subsidiary of Moody’s Corporation (NYSE: MCO). Further information is available at 
www.moodysanalytics.com.

DISCLAIMER: Moody’s Analytics, a unit of Moody’s Corporation, provides economic analysis, credit risk data and insight, 
as well as risk management solutions. Research authored by Moody’s Analytics does not refl ect the opinions of Moody’s 
Investors Service, the credit rating agency. To avoid confusion, please use the full company name “Moody’s Analytics”, 
when citing views from Moody’s Analytics.

About Moody’s Corporation

Moody’s Analytics is a subsidiary of Moody’s Corporation (NYSE: MCO). MCO reported revenue of $5.5 billion in 2022, 
employs approximately 14,000 people worldwide and maintains a presence in more than 40 countries. Further information 
about Moody’s Analytics is available at www.moodysanalytics.com.
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© 2023 Moody’s Corporation, Moody’s Investors Service, Inc., Moody’s Analytics, Inc. and/or their licensors and affi liates (collectively, “MOODY’S”). 
All rights reserved.
CREDIT RATINGS ISSUED BY MOODY’S CREDIT RATINGS AFFILIATES ARE THEIR CURRENT OPINIONS OF THE RELATIVE FUTURE CREDIT RISK 
OF ENTITIES, CREDIT COMMITMENTS, OR DEBT OR DEBT-LIKE SECURITIES, AND MATERIALS, PRODUCTS, SERVICES AND INFORMATION 
PUBLISHED BY MOODY’S (COLLECTIVELY, “PUBLICATIONS”) MAY INCLUDE SUCH CURRENT OPINIONS. MOODY’S DEFINES CREDIT RISK AS 
THE RISK THAT AN ENTITY MAY NOT MEET ITS CONTRACTUAL FINANCIAL OBLIGATIONS AS THEY COME DUE AND ANY ESTIMATED FINAN-
CIAL LOSS IN THE EVENT OF DEFAULT OR IMPAIRMENT. SEE APPLICABLE MOODY’S RATING SYMBOLS AND DEFINITIONS PUBLICATION FOR 
INFORMATION ON THE TYPES OF CONTRACTUAL FINANCIAL OBLIGATIONS ADDRESSED BY MOODY’S CREDIT RATINGS. CREDIT RATINGS 
DO NOT ADDRESS ANY OTHER RISK, INCLUDING BUT NOT LIMITED TO: LIQUIDITY RISK, MARKET VALUE RISK, OR PRICE VOLATILITY. CREDIT 
RATINGS, NON-CREDIT ASSESSMENTS (“ASSESSMENTS”), AND OTHER OPINIONS INCLUDED IN MOODY’S PUBLICATIONS ARE NOT STATE-
MENTS OF CURRENT OR HISTORICAL FACT. MOODY’S PUBLICATIONS MAY ALSO INCLUDE QUANTITATIVE MODEL-BASED ESTIMATES OF 
CREDIT RISK AND RELATED OPINIONS OR COMMENTARY PUBLISHED BY MOODY’S ANALYTICS, INC. AND/OR ITS AFFILIATES. MOODY’S 
CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS DO NOT CONSTITUTE OR PROVIDE INVESTMENT OR FINANCIAL 
ADVICE, AND MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS ARE NOT AND DO NOT PROVIDE REC-
OMMENDATIONS TO PURCHASE, SELL, OR HOLD PARTICULAR SECURITIES. MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS 
AND PUBLICATIONS DO NOT COMMENT ON THE SUITABILITY OF AN INVESTMENT FOR ANY PARTICULAR INVESTOR. MOODY’S ISSUES ITS 
CREDIT RATINGS, ASSESSMENTS AND OTHER OPINIONS AND PUBLISHES ITS PUBLICATIONS WITH THE EXPECTATION AND UNDERSTAND-
ING THAT EACH INVESTOR WILL, WITH DUE CARE, MAKE ITS OWN STUDY AND EVALUATION OF EACH SECURITY THAT IS UNDER CONSID-
ERATION FOR PURCHASE, HOLDING, OR SALE. 
MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS, AND PUBLICATIONS ARE NOT INTENDED FOR USE BY RETAIL INVESTORS AND 
IT WOULD BE RECKLESS AND INAPPROPRIATE FOR RETAIL INVESTORS TO USE MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS 
OR PUBLICATIONS WHEN MAKING AN INVESTMENT DECISION. IF IN DOUBT YOU SHOULD CONTACT YOUR FINANCIAL OR OTHER PROFES-
SIONAL ADVISER.
ALL INFORMATION CONTAINED HEREIN IS PROTECTED BY LAW, INCLUDING BUT NOT LIMITED TO, COPYRIGHT LAW, AND NONE OF SUCH IN-
FORMATION MAY BE COPIED OR OTHERWISE REPRODUCED, REPACKAGED, FURTHER TRANSMITTED, TRANSFERRED, DISSEMINATED, REDISTRIB-
UTED OR RESOLD, OR STORED FOR SUBSEQUENT USE FOR ANY SUCH PURPOSE, IN WHOLE OR IN PART, IN ANY FORM OR MANNER OR BY ANY 
MEANS WHATSOEVER, BY ANY PERSON WITHOUT MOODY’S PRIOR WRITTEN CONSENT.
MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS ARE NOT INTENDED FOR USE BY ANY PERSON AS A BENCH-
MARK AS THAT TERM IS DEFINED FOR REGULATORY PURPOSES AND MUST NOT BE USED IN ANY WAY THAT COULD RESULT IN THEM BEING 
CONSIDERED A BENCHMARK.
All information contained herein is obtained by MOODY’S from sources believed by it to be accurate and reliable. Because of the possibility of human 
or mechanical error as well as other factors, however, all information contained herein is provided “AS IS” without warranty of any kind. MOODY’S 
adopts all necessary measures so that the information it uses in assigning a credit rating is of suffi cient quality and from sources MOODY’S considers to 
be reliable including, when appropriate, independent third-party sources. However, MOODY’S is not an auditor and cannot in every instance indepen-
dently verify or validate information received in the credit rating process or in preparing its Publications.
To the extent permitted by law, MOODY’S and its directors, offi cers, employees, agents, representatives, licensors and suppliers disclaim liability to any 
person or entity for any indirect, special, consequential, or incidental losses or damages whatsoever arising from or in connection with the information 
contained herein or the use of or inability to use any such information, even if MOODY’S or any of its directors, offi cers, employees, agents, representatives, 
licensors or suppliers is advised in advance of the possibility of such losses or damages, including but not limited to: (a) any loss of present or prospective 
profi ts or (b) any loss or damage arising where the relevant fi nancial instrument is not the subject of a particular credit rating assigned by MOODY’S.
To the extent permitted by law, MOODY’S and its directors, offi cers, employees, agents, representatives, licensors and suppliers disclaim liability for 
any direct or compensatory losses or damages caused to any person or entity, including but not limited to by any negligence (but excluding fraud, will-
ful misconduct or any other type of liability that, for the avoidance of doubt, by law cannot be excluded) on the part of, or any contingency within or 
beyond the control of, MOODY’S or any of its directors, offi cers, employees, agents, representatives, licensors or suppliers, arising from or in connection 
with the information contained herein or the use of or inability to use any such information.
NO WARRANTY, EXPRESS OR IMPLIED, AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR 
PURPOSE OF ANY CREDIT RATING, ASSESSMENT, OTHER OPINION OR INFORMATION IS GIVEN OR MADE BY MOODY’S IN ANY FORM OR MAN-
NER WHATSOEVER.
Moody’s Investors Service, Inc., a wholly-owned credit rating agency subsidiary of Moody’s Corporation (“MCO”), hereby discloses that most issuers of 
debt securities (including corporate and municipal bonds, debentures, notes and commercial paper) and preferred stock rated by Moody’s Investors Ser-
vice, Inc. have, prior to assignment of any credit rating, agreed to pay to Moody’s Investors Service, Inc. for credit ratings opinions and services rendered 
by it fees ranging from $1,000 to approximately $5,000,000. MCO and Moody’s I nvestors Service also maintain policies and procedures to address the 
independence of Moody’s Investors Service credit ratings and credit rating processes. Information regarding certain affi liations that may exist between 
directors of MCO and rated entities, and between entities who hold credit ratings from Moody’s Investors Service, Inc. and have also publicly reported 
to the SEC an ownership interest in MCO of more than 5%, is posted annually at www.moodys.com under the heading “Investor Relations — Corporate 
Governance — Charter Documents Director and Shareholder Affi liation Policy.”  
Additional terms for Australia only: Any publication into Australia of this document is pursuant to the Australian Financial Services License of MOODY’S 
affi liate, Moody’s Investors Service Pty Limited ABN 61 003 399 657AFSL 336969 and/or Moody’s Analytics Australia Pty Ltd ABN 94 105 136 972 
AFSL 383569 (as applicable). This document is intended to be provided only to “wholesale clients” within the meaning of section 761G of the Corpora-
tions Act 2001. By continuing to access this document from within Australia, you represent to MOODY’S that you are, or are accessing the document 
as a representative of, a “wholesale client” and that neither you nor the entity you represent will directly or indirectly disseminate this document or its 
contents to “retail clients” within the meaning of section 761G of the Corporations Act 2001. MOODY’S credit rating is an opinion as to the creditwor-
thiness of a debt obligation of the issuer, not on the equity securities of the issuer or any form of security that is available to retail investors.
Additional terms for Japan only: Moody’s Japan K.K. (“MJKK”) is a wholly-owned credit rating agency subsidiary of Moody’s Group Japan G.K., which is 
wholly-owned by Moody’s Overseas Holdings Inc., a wholly-owned subsidiary of MCO. Moody’s SF Japan K.K. (“MSFJ”) is a wholly-owned credit rating 
agency subsidiary of MJKK. MSFJ is not a Nationally Recognized Statistical Rating Organization (“NRSRO”). Therefore, credit ratings assigned by MSFJ 
are Non-NRSRO Credit Ratings. Non-NRSRO Credit Ratings are assigned by an entity that is not a NRSRO and, consequently, the rated obligation will 
not qualify for certain types of treatment under U.S. laws. MJKK and MSFJ are credit rating agencies registered with the Japan Financial Services Agency 
and their registration numbers are FSA Commissioner (Ratings) No. 2 and 3 respectively.
MJKK or MSFJ (as applicable) hereby disclose that most issuers of debt securities (including corporate and municipal bonds, debentures, notes and com-
mercial paper) and preferred stock rated by MJKK or MSFJ (as applicable) have, prior to assignment of any credit rating, agreed to pay to MJKK or MSFJ 
(as applicable) for credit ratings opinions and services rendered by it fees ranging from JPY100,000 to approximately JPY550,000,000.
MJKK and MSFJ also maintain policies and procedures to address Japanese regulatory requirements.
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ADDENDA 

 Vacant Land 

Addendum F 

Appraiser Qualifications and Licenses
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Hayden D. Littlefield joined Newmark Valuation & Advisory in 2017 and currently serves 
as a Senior Director in Dallas, Texas. In this role, Hayden is responsible for performing 
appraisals on a variety of commercial and special use properties, business 
development, third party appraisal review services; providing valuation and consulting 
services for the acquisition, disposition, and financing of investment grade real estate. 
Additionally, Hayden oversees a team of appraisers within the North Texas and West 
Texas regions served by Newmark. 

Hayden’s experience extends over numerous property types including; Apartments 
(proposed, investment grade, garden style), Industrial (warehouse, flex, self storage, 
manufacturing/distribution facilities), Professional and Medical Office (high rise, garden 
style, mid-rise), Retail (strip, neighborhood, big box, lifestyle, regional mall, single 
tenant), Land (raw, finished lots), and Special Purpose/Use (marinas, shipyards, mining 
facilities, farms and ranches).  

Since beginning his career in valuation in 1989, Hayden has worked with clients on a 
wide variety of property types and has provided valuation analyses on historic tax 
credits and tax increment financing (TIF) arrangements. Hayden also has significant 
experience in litigation assignments, including the preparation of appraisals and 
providing expert witness testimony.  

He began his career in real estate in 1984 when he obtained his Texas real estate 
salesman license.  He began his appraisal career in 1989 with Rhodes Appraisal 
Service. In 1994 he became a senior appraiser for Aaron & Wright in Houston. From 
2002 through 2017 Hayden served as Vice President with CBRE Valuation Services.  

Over his career, Hayden has acted as a real estate broker or appraiser on a wide 
variety of properties throughout Arizona, Alabama, Arkansas, California, Colorado, 
Ohio, District of Columbia, Georgia, Florida, Indiana, Illinois, Texas, Maine, Maryland, 
Michigan, Missouri, Mississippi, Nebraska, Nevada, Washington, Oregon, North 
Carolina, North Carolina, South Carolina, Tennessee, South Dakota, North Dakota, 
Kansas, Kentucky, Louisiana, Oklahoma, Pennsylvania, Nevada, New Mexico, New 
York, Utah, Virginia, and Wisconsin.   

Professional Affiliations  
– Candidate for Designation, Appraisal Institute  

Licenses and Designations  
– Certified general real estate appraiser, states of Texas, Oklahoma and Louisiana 

Education 
Hayden earned a Bachelor of Business Administration degree in Marketing from The 
University of Texas. 

Hayden D. 
Littlefield  
Senior Director   

t   469-467-2073 
m 713-725-0365 
hayden.littlefield@nmrk.com 
 

YEARS OF 
EXPERIENCE 

30+ 
AREAS OF 
SPECIALTY  

Industrial 

Office 

Multifamily 

Complex Mixed-Use Assets 

Retail  

Farm and Ranch 

Marinas 

Subdivisions/Land 

Appraisal Review Services 
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Appraiser: Hayden Dee Littlefield
License #: TX 1324546 G License Expires: 12/31/2024

Chelsea Buchholtz
Commissioner

Certified General
Real Estate Appraiser

Having provided satisfactory evidence of the qualifications required  
by the Texas Appraiser Licensing and Certification Act, Occupations 
Code, Chapter 1103, authorization is granted to use this title: 
Certified General Real Estate Appraiser

For additional information or to file a complaint please contact TALCB 
at www.talcb.texas.gov.

HAYDEN DEE LITTLEFIELD
4904 COMANCHE DRIVE
GRANBURY, TX 76049
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PROMISSORY NOTE

«>•

References in the boxes above are for Lender's use onlyand do not limit the applicability of this document to any particular loanor item.
Any item above containing "* »" has been omitted due to textlength limitations.

Borrower: Southern Star Capital, LLC
5220 Spring Valley, Suite 602
Dallas, TX 75254

Principal Amount: $127,500.00

Lender; Texas Brand Bank
1919 S. Shiloh Road
Suite 100
Garland. TX 75042

(972)'494-9800

Date of Note: June 30, 2021

PROMISE TO PAY. Southern Star Capital. LLC ("Borrower") promises to pay to Texas Brand Bank ("Lender"), or order. In lawful money of the
United States of America, the principal amount of One Hundred Twenty-seven Thousand Five Hundred & 00/100 Dollars ($127,500.00),
together with interest on the unpaid principal balance from June 30, 2021, until maturity.

PAYMENT. Borrower will pay this loan in full immediately upon Lender's demand. If no demand is made, subject to any payment changes
resulting from changes in the Index, Borrower will pay this loan in 59 regular payments of $1,046.98 each and one irregular last payment
estimated at $97,181.45. Borrower's first payment is due July 30, 2021, and all subsequent payments are due on the same day of each month
after that. Borrower's final payment will be due on June 30, 2026, and will be for all principal and all accrued interest not yet paid. Payments
include principal and interest. Unless otherwise agreed or required by applicable law, payments will be applied first to any accrued unpaid
interest; then to principal; then to any late charges; and then to any unpaid collection costs. Any accrued interest not paid when due is added
to principal and thereafter will accrue interest as principal.

VARIABLE INTEREST RATE. The interest rate on this Note is subject to change from time to time based on changes in an independent index
which is the Wall Street Journal Prime Rate as published in the Money Rate Section of the Wall Street Journal (the "Index"). The Index is not
necessarily the lowest rate charged by Lender on its loans. Lender will tell Borrower the current Index rate upon Borrower's request. The
interest rate change will not occur more often than each day. Borrower understands that Lender may make loans based on other rates as well.
The Index currently is 3.250% per annum. Interest prior to maturity on the unpaid principal balance of this Note will be calculated as described
in the "INTEREST CALCULATION METHOD" paragraph using a rate of 1.000 percentage point over the Index (the "Margin"), adjusted if
necessary for any minimum and maximum rate limitations described below, resulting in an initial rate of 5.500%. If Lender determines, in its
sole discretion, that the Index has become unavailable or unreliable, either temporarily, indefinitely, or permanently, during the term of this Note,
Lender may amend this Note by designating a substantially similar substitute index. Lender may also amend and adjust the Margin to
accompany the substitute Index. The change to the Margin may be a positive or negative value, or zero. In making these amendments. Lender
may take into consideration any then-prevailing market convention for selecting a substitute index and margin for the specific Index that is
unavailable or unreliable. Such an amendment to the terms of this Note will become effective and bind Borrower 10 business days after Lender
gives written notice to Borrower without any action or consent of the Borrower. NOTICE: Under no circumstances will the interest rate on this
Note be less than 5.500% per annum or more than the maximum rate allowed by applicable law. For purposes of this Note, the "maximum rate
allowed by applicable law" means the greater of (A) the maximum rate Df interest permitted under federal or other law applicable to the
indebtedness evidenced by this Note, or (B) the "Weekly Celling" as referred to in Sections 303.002 and 303.003 of the Texas Finance Code.
Whenever increases occur in the interest rete, Lender, at its option, may do one or more of the following: (A) increase Borrower's payments to
ensure Borrower's loan will pay off by Its original final maturity date, (B) increase Borrower's payments to cover accruing interest, (C)
increase the number of Borrower's payments, and (D) continue Borrower's payments at the same amount and increase Borrower's final
payment.

INTEREST CALCULATION METHOD. Interest on this Note is computed on a 365/360 basis; that is, by applying the ratio of the interest rate
over a year of 360 days, multiplied by the outstanding principal balance, multiplied by the actual number of days the principal balance is
outstanding (but not including February 29 in leap years), unless such calculation would result in a usurious rate. In which case interest shall be
calculated on a per diem basis of a year of 365 days. All interest payable under this Note is computed using this method. This calculation
method results in a higher effective interest rate than the numeric interest rate stated in this Note.

RECEIPT OF PAYMENTS. All payments must be made In U.S. dollars ami must be received by Lender at:

Texas Brand Bank
1919 S. Shiloh Road

Suite 100

Garland, TX 75042

All payments must be received by Lender consistent with any written payment instructions provided by Lender. If a payment is made consistent
with Lender's payment instructions but received after 5:00 PM Central Time on a business day, Lender will credit Borrower's payment on the
next business day.

PREPAYMENT. Borrower agrees that all loan fees and other prepaid finance charges are earned fully as of the date of the loan and will not be
subject to refund upon early payment (whether voluntary or as a result of default), except as otherwise required by law. Except for the
foregoing, Borrower may pay without penalty all or a portion of the amount owed earlier than It Is due. Prepayment in full shall consist of
payment of the remaining unpaid principal balance together with all accrued and unpaid interest and all other amounts, costs and expenses for
which Borrower is responsible under this Note or any other agreement with Lender pertaining to this loan, and in no event will Borrower ever be
required to pay any unearned interest. Early payments will not, unless agreed to by Lender in writing, relieve Borrower of Borrower's obligation
to continue to make payments under the payment schedule. Rather, early payments will reduce the principal balance due and may result In
Borrower's making fewer payments. Borrower agrees not to send Lender payments marked "paid in full", "without recourse", or similar
language. If Borrower sends such a payment. Lender may accept it without losing any of Lender's rights under this Note, and Borrower will
remain obligated to pay any further amount owed to Lender. All written communications concerning disputed amounts, including any check or
other payment instrument that indicates that the payment constitutes "payment in full" of the amount owed or that is tendered with other
conditions or limitations or as full satisfaction of a disputed amount must be mailed or delivered to: Texas Brand Bank, 1919 S. Shiloh Road
Garland, TX 75042.
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PROMISSORY NOTE
Loan No: 2735533240 {Continued) Page 2

LATE CHARQE. If a payment is 11 d*Y* or more late, Borrower will be charged 5.000% of the unpaid portion of the regularly scheduled
payment,

INTEREST AFTERDEFAULT* Upon default, including failureto pay upon final maturity, the total sum due under this Note will continue to accrue
interest at the interest rate under thlisiNote.

DEFAULT. Each of the following shall constitute an event of default ("Event of Default") under this Note:

Payment Default Borrower fails to make any payment when due under this Note.

Other Defaults. Borrower falls to comply with or to perform any other term, obligation, covenant or condition contained In this Note or in
any of the related documents or to comply with or to perform any term, obligation, covenant or condition contained in any other agreement
between Lender and Borrower.

Default In Favor of Third Parties. Borrower or any Grantor defaults under any loan, extension of credit, security agreement, purchase or
sales agreement, or any other agreement, in favor of any other creditor or person that may materially affect any of Borrower's property or
Borrower's ability to repay this Note or perform Borrower's obligations under this Note or any of the rotated documents.

False Statements. Any warranty, representation or statement made or furnished to Lender by Borrower or on Borrower's behalf under this
Note or the related documents is false or misleading in any material respect, either now or at the time made or furnished or becomes false
or misleading at any time thereafter.

Death or Insolvency. The dissolution of Borrower (regardless of whether election to continue is made), any member withdraws from
Borrower, or any othertermination of Borrower's existence as a going business orthe death of any member, the insolvency of Borrower,
the appointment of a receiver for any pan of Borrower's property, any assignment for the benefit of creditors, any type of creditor workout,
or the commencement of any proceeding under any bankruptcy or Insolvency laws by or against Borrower.

Creditor or Forfeiture Proceedings. Commencement of foreclosure or forfeiture proceedings, whether by judicial proceeding, self-help,
repossession or any other method, by any creditor of Borrower or by any governmental agency against any collateral securing the loan.
This includes a garnishment of any of Borrower's accounts, including deposit accounts, with Lender. However, this Event of Default shaJJ
not apply if there Is a good faith dispute by Borrower as to the validity or reasonableness of the claim which is the basis of the creditor or
forfeiture proceeding and If Borrower gives Lender written notice of the creditor or forfeiture proceeding and deposits with Lender monies or
a surety bond for the creditor or forfeiture proceeding, In an amount determined by Lender, in its sole discretion, as being en adequate
reserve or bond for the dispute.

Events Affecting Guarantor. Any of the preceding events occurs with respect to any Guarantor of any of the indebtedness or any
Guarantor dies or becomes Incompetent, or revokes or disputes the validity of, or liability under, any guarenty of the indebtedness
evidenced by this Note.

Adverse Change. A material adverse change occura In Borrower's financial condition, or Lender believes the prospect of payment or
performance of this Note is impaired.

Cure Provisions. If any default, other than a default In payment, is curable and if Borrower has not been given a notice of a breach of the
seme provision of this Note within the preceding twelve 02) months, it may be cured if Borrower, after Lender sends written notice to
Borrower demanding cure of such default; (1) cures the defaultwithinthirty (30) days; or (2) if the cure requires more than thirty (30)
days, immediately initiates steps which Lender deems in Lender's sole discretion to be sufficient to cure the default and thereafter
continues and completes all reasonable and necessary steps sufficient to produce compliance as soon as reasonably practical.

LENDER'S RIGHTS, Upon default, Lender may declare the entire indebtedness, including the unpaid principal balance under this Note, ell
accrued unpaid Interest, and all other amounts, costs and expenses for which Borrower is responsible under this Note or any other agreement
with Lender pertaining to this loan, immediately due, without notice, and then Borrower will pay that amount. Upon default, after giving any
required notice of default 9nd after Borrower's failure to cure the default during any required cure period. Lender may declare due the entire
indebtedness, including the unpaid principal balance, accrued unpaid interest, and ellother amounts, costs and expenses for which Borrower is
responsible under this Noteor any other agreement with Lender pertaining to thieban andBorrower willthen paythat amount
ATTORNEYS' FEES; EXPENSES. Lender may hire an attorney to help collect this Note if Borrower does not pay, and Borrower wilt pey Lender's
reasonable attorneys' fees. Borrower also will pay Lender all other amounts Lender actually incurs as court costs, lawful fees for filing,
recording, releasing to any public office any instrument securing this Note; the reasonable cost actually expended for repossessing, storing,
preparing for sale, and selling any security; and fees for noting a lien on or transferring a certificate of title to any motor vehicle offered as
security for this Note, or premiums or identifiable charges received inconnection withthe saleof authorized insurance.
GOVERNING LAW. This Note wiH be governed by federallow applicable to Lender and. to the extent not preempted by federal law, the laws of
theStateofTexas without regard to its conflicts of lawprovisions, this Note hasbeen accepted by Lender inthe Stateof Texas.
CHOICE OF VENUE. If there Is a lawsuit, and if the transaction evidenced by this Note occurred in Dallas County, Borrower agrees upon
Lender's request to submit to the jurisdiction of the courts of DallasCounty, State of Texas.

RIGHT OF SETOFF. To the extent permitted by applicable law, Lender reserves a rightof setoff in allBorrower's accounts with Lender(whether
1 checking, savings,or some other account). This includesallaccounts Borrower holdsJointly with someone else and allaccounts Borrower may
i open in the future. However, this does not include any IRA or Keogh accounts, or any trust accounts for which setoff would be prohibited by

law. Borrower authorizes Lender, to the extent permitted by applicable law, to charge or setoff all sums owing on the indebtedness against any
end eH such accounts.

, TAX LIEN LOAN, (a) Borrower shall obtain a loan to pay allor any portion of the ed valorem taxes accrued and/oraccruing againstthe Property
or eny portion thereof <a "Tax Uon Loan"), (b) Borrower ensll execute a deed of trust or other lieninstrumentencumbering the Property or any

1 portion thereof to secure a Tax Lien Loan, or (c) any taxing authority snail assign its lien securing the payment of ad valorem taxes accrued
i end/or accruingagainst the Propertyor any portionthereof to a third partyto secure or collateralize a Tax Lien Loan.

I SUCCESSOR INTERESTS. The terms of this Note shall be binding upon Borrower, and upon Borrower's heirs, personal representatives,
successors and assigns, and shall inure to the benefit of Lender and itssuccessors and assigns.
NOTIFY US OF INACCURATE INFORMATION WE REPORT TO CONSUMER REPORTING AGENCIES. Borrower may notify Lender if Lender
reports any inaccurate information about Borrower's accounts) to a consumer reporting agency. Borrower's written notice describing the
specific inaccuracy(ies) should be sent to Lender at the following address: Texas Brand Bank 1919 S. Shiloh Road Garland, TX 75042.

•, GENERAL PROVISIONS. This Note is payable on demand. The inclusion of specific default provisions or rights of Lender shell not preclude
Lender's right to declare payment of thie Note on its demand. If any part of this Note cannot be enforced, this fact will not affect the rest of the
Note. Borrower does not agree or intend to pay, and Lender does not agree or intend to contract for, charge, collect, take, reserve or receive
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PROMISSORY NOTE
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(collectively referred to hereinas "charge or coiled"), any amount in the natureof interest or Inthe nature of a fee forthis loan,which would in
any way or event (including demand, prepayment, or acceleration) cause Lender to charge or collect more for this loan than the maximum
Lender would be permitted to charge or collect by federal taw or the law of the State of Texas (as applicable). Any such excess interest or
unauthorized fee shall, instead of anything stated to the contrary, beapplied first to reduce the principal balance of this loan, and when the
principal has been paid in full* be refunded to Borrower. The rightto accelerate maturityof sums due under this Note does not include the right
to accelerateany interest which hes not otherwise accrued on the date of such acceleration, and Lenderdoes not intend to chargeor collectany
unearned interest in the event of acceleration. All sums paid or agreed to be paid to Lender for the use, forbearance or detention of sums due
hereunder shell, to the extent permitted by applicable law, be amortized, prorated, allocated and spread throughout the full term of the loan
evidenced by this Note until payment in full so that the rate or amount of interest on account of the loan evidenced hereby does not exceed the
applicable usury ceiling. Lender may delay or forgo enforcing any of Its rightsor remedies under this Note without losingthem. Borrower and
any other person who signs, guarantees or endorses this Note, to the extent allowed by law, waive presentment, demand tor payment, notice of
dishonor, notice of intent to accelerate the maturity of this Note, and notice of accelerationof the maturity of this Note, provided, however, that
Borrower shall be entitled to any required notice of default and shall be given all opportunity to cure as required'by applicable law. Upon any
change In the terms of this Note, and unless otherwise expresslystated in writing, no party who signs this Note, whether as maker, guarantor,
accommodation maker or endorser, shall be released from liability. All such parties agree that Lender may renew or extend (repeatedly and for
any length of time) this loan or release any party or guarantoror collateral; or impair, fall to realize upon or perfect Lender's security interest in
the collateral without the consent of or notice to anyone. Ail such parties alsoagreethat Lender may modify this ban without the consent of or
notice to anyone other than the party with whom the modification is made. The obligations under this Note are joint and several.

PRIOR TO SIGNING THIS NOTE, BORROWER READ AND UNDERSTOOD ALL THE PROVISIONS OF THIS NOTE, INCLUDING THE VARIABLE
INTEREST RATE PROVISIONS. BORROWER AGREES TO THE TERMS OF THE NOTE.

BORROWER ACKNOWLEDGES RECEIPT OF A COMPLETED COPY OF THIS PROMISSORY NOTE.

BORROWER:

SOUTHERN STAR

™^vWry''tf$\'l'fii{\\.*'u fi/'v:'flVfl I1"! f iVllll li I It,' \ filti,!^ ,1 Vl/ ,1, Itfl
Michael D. Anderson, Manager of Southern Star
Capital, LLC

Uttrfro. Vfr. 1M Aa22 ©>pr. «tm»*»US*CflOWfdon 1997.2011. A»ftt9fct*A«*tv«L • IX fctfTOJPOWtOfC TMtt& »*
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LNS TRANSACTION HISTORY REPORT FOR SOUTHERN STAR CAPITAL LLC - 2735533 - 240 Public ID: JEANNINE

NAME AND ADDRESS

SOUTHERN STAR CAPITAL LLC

5220 SPRING VALLEY STE 602

DALLAS TX 75254

NOTE# 240

BORROWER #

PHONE#

PRIMARY DDA#

PRIMARY OFFICER

F/S CODE

2735533 5/1/2024

(214) 346-5201
000000000000

WEL

LOAN AMOUNT LOAN DATE MATURITY DATE ,NTEREST RAJE REAL ESTATE LOCATION
$127,500.00 06/30/2021 07/10/2026 9.5000000% N/R 940 COUNTY RD 110

DATE NEXT DUE CURRENT BALANCE $113,742.62

05/10/2024 INTEREST FOR YEAR $3,693.97

LATE CHARGES FOR YEAR $0.00

EFFECTIVE TRANSACTION BREAKDOWN
ESCROW

DATE TOTAL AMOUNT PRINCIPAL INTEREST ESC/LATE/FEE BALANCE LOAN BALANCE PUBLIC ID

04/09/2024 $1,320.75 P $387.34 $933.41 $0.00 $0.00 $113,742.62

03/08/2024 $1,320.75 P $443.64 $877.11 $0.00 $0.00 $114,129.96

02/13/2024 $1,320.75 P $380.56 $940.19 $0.00 $0.00 $114,573.60

01/08/2024 $1,320.75 P $377.49 $943.26 $0.00 $0.00 $114,954.16

12/08/2023 $1,320.75 P $404.89 $915.86 $0.00 $0.00 $115,331.65

11/06/2023 $1,320.75 P $370.93 $949.82 $0.00 $0.00 $115,736.54

10/10/2023 $1,320.75 P $398.31 $922.44 $0.00 $0.00 $116,107.47

09/11/2023 $1,320.75 P $353.58 $967.17 $0.00 $0.00 $116,505.78

08/08/2023 $1,303.54 P $369.37 $934.17 $0.00 $0.00 $116,859.36

07/27/2023 0002 FM: INTEREST RATE TO: 095000000C FROM: 092500000C

07/14/2023 $1,368.72 P $395.75 $907.79 $65.18 LC $0.00 $117,228.73

06/22/2023 $1,303.54 P $357.51 $946.03 $0.00 $0.00 $117,624.48

05/15/2023 $1,350.34 P $397.17 $888.87 $64.30 LC $0.00 $117,981.99

05/03/2023 0002 FM: INTEREST RATE TO: 092500000C FROM: 090000000C

04/21/2023 $1,286.04 P $375.80 $910.24 $0.00 $0.00 $118,379.16

03/22/2023 0002 FM: INTEREST RATE TO: 090000000C FROM: 087500000C

03/08/2023 $1,269.23 P $450.78 $818.45 $0.00 $0.00 $118,754.96

02/16/2023 $1,251.68 P $376.49 $875.19 $0.00 $0.00 $119,205.74

02/02/2023 0002 FM: INTEREST RATE TO: 087500000C FROM: 085000000C

01/09/2023 $1,251.68 P $380.12 $871.56 $0.00 $0.00 $119,582.23

12/14/2022 0002 FM: INTEREST RATE TO: 085000000C FROM: 080000000C

12/12/2022 $1,217.03 P $394.16 $822.87 $0.00 $0.00 $119,962.35

11/14/2022 $1,165.88 P $411.73 $754.15 $0.00 $0.00 $120,356.51

11/02/2022 0002 FM: INTEREST RATE TO: 080000000C FROM: 072500000C

10/12/2022 $1,165.88 P $463.53 $702.35 $0.00 $0.00 $120,768.24

09/22/2022 0002 FM: INTEREST RATE TO: 072500000C FROM: 065000000C

5/1/2024 12:36 PM 0048 - HARMONY BANK 1 Of 2App.341
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LNS TRANSACTION HISTORY REPORT FOR SOUTHERN STAR CAPITAL LLC - 2735533 - 240 Public ID: JEANNINE

EFFECTIVE TKAMSAIUTJ.UM BKJSIUUwww
ESCROW

DATE TOTAL AMOUNT PRINCIPAL INTEREST ESC/LATE/FEE BALANCE LOAN BALANCE PUBLIC ID

09/13/2022 $1,114.99 P $398.75 $716.24 $0.00 $0.00 $121,231.77

08/08/2022 $1,065.26 P $461.12 $604.14 $0.00 $0.00 $121,630.52

07/27/2022 0002 FM: INTEREST RATE TO : 065000000C 0 FROM: 057500000C

DATE POSTED: 07/28/2022

07/05/2022 $1,065.26 P $482.75 $582.51 $0.00 $0.00 $122,091.64

06/15/2022 0002 FM: INTEREST RATE TO : 057500000C FROM: 055000000C

06/02/2022 $1,046.98 P $464.33 $582.65 $0.00 $0.00 $122,574.39

05/09/2022 $1,046.98 P $481.27 $565.71 $0.00 $0.00 $123,038.72

04/04/2022 $1,046.98 P $459.79 $587.19 $0.00 $0.00 $123,519.99

03/10/2022 $1,046.98 P $514.43 $532.55 $0.00 $0.00 $123,979.78

02/10/2022 $1,046.98 P $454.65 $592.33 $0.00 $0.00 $124,494.21

01/18/2022 $1,046.98 P $453.56 $593.42 $0.00 $0.00 $124,948.86

12/03/2021 $1,046.98 P $470.41 $576.57 $0.00 $0.00 $125,402.42

11/05/2021 $1,046.98 P $448.56 $598.42 $0.00 $0.00 $125,872.83

10/12/2021 $1,046.98 P $466.08 $580.90 $0.00 $0.00 $126,321.39

09/07/2021 $1,046.98 P $444.72 $602.26 $0.00 $0.00 $126,787.47

08/02/2021 $1,046.98 P $267.81 $779.17 $0.00 $0.00 $127,232.19

06/30/2021 $127,500.00 A ;$127,500.00 $0.00 $0.00 $127,500.00 LYNNB

DATE POSTED: 07/01/2021

CODES P = PAYMENT. R ==PAYMENT REVERSAL. D = DISBURSEMENT. LC = LATE CHARGE. F = FEE

E = DISBURSEMENT REVERSAL. A = ADJUSTMENT. U == UNAPPLIED FUNDS. V == ADVANCE

LIFE TOTALS: PRINCIPAL

INTEREST

ESCROW

LATE CHARGE

*1<* 7*7 <x* Y70 TOTALS: PRINCIPAL
$2537499 INTEREST

«nnn ESCROW
$129^8 LATE CHARGE

$1,589.03
$3,693.97

$0.00
$0.00
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LNS TRANSACTION HISTORY REPORT FOR SOUTHERN STAR CAPITAL LLC - 2735533 -185 Public ID: JEANNINE

NAME AND ADDRESS

SOUTHERN STAR CAPITAL LLC

5220 SPRING VALLEY STE 602
DALLAS TX 75254

NOTE# 185

LOAN AMOUNT

$900,000.00
LOAN DATE

09/11/2019

MATURITY DATE

06/07/2024

INTEREST RATE

9.5000000%

BORROWER #

PHONE#

PRIMARY DDA#

PRIMARY OFFICER

F/S CODE

REAL ESTATE LOCATION

N/R 63 ACRES FM501 VENUS

2735533 5/1/2024

(214)346-5201
000000000000

WEL

DATE NEXT DUE CURRENT BALANCE $620,036.13

05/09/2024 INTEREST FOR YEAR $20,671.59

LATE CHARGES FOR YEAR $0.00

EFFECTIVE TRANSACTION BREAKDOWN
ESCROW

DATE TOTAL AMOUNT PRINCIPAL INTEREST ESC/LATE/FEE BALANCE LOAN BALANCE PUBLIC ID

04/04/2024 $5,072.24 P $0.00 $5,072.24 $0.00 $0.00 $620,036.13

03/09/2024 $27,247.63 P

DATE

$22,500.00 $4,747.63

POSTED: 03/11/2024

$0.00 $0.00 $620,036.13 LYNNB

02/13/2024 $5,258.72 P $0.00 $5,258.72 $0.00 $0.00 $642,536.13

01/08/2024 $5,593.00 P $0.00 $5,593.00 $0.00 $0.00 $642,536.13

12/10/2023 $0.00 P

DATE

$0.00

POSTED: 12/11/2023

$0.00 $0.00 $642,536.13 LYNNB

12/08/2023 $5,267.65 P $351.18 $4,916.47 $0.00 $0.00 $642,536.13

12/08/2023 $22,500.00 A $22,500.00 $0.00 $0.00 $642,887.31 LYNNB

11/06/2023 $5,443.24 P $0.00 $5,443.24 $0.00 $0.00 $665,387.31

10/10/2023 $5,267.64 P $0.00 $5,267.64 $0.00 $0.00 $665,387.31

09/11/2023 $5,507.93 P $0.00 $5,507.93 $0.00 $0.00 $665,387.31

08/08/2023 $5,300.00 P $0.00 $5,300.00 $0.00 $0.00 $665,387.31

07/27/2023 0002 FM: INTEREST RATE TO: 095000000C FROM: 092500000C

07/14/2023 $5,501.87 P $0.00 $5,129.03 $372.84 LC $0.00 $665,387.31

06/22/2023 $5,512.65 P $0.00 $5,512.65 $0.00 $0.00 $665,387.31

06/10/2023 $22,500.00 P

DATE

$22,500.00

POSTED: 06/29/2023

$0.00 $0.00 $665,387.31 MARIES

05/15/2023 $5,422.84 P $0.00 $5,159.15 $263.69 LC $0.00 $687,887.31

05/03/2023 0002 FM: INTEREST RATE TO: 092500000C FROM: 090000000C

04/21/2023 $5,273.80 P $0.00 $5,273.80 $0.00 $0.00 $687,887.31

03/22/2023 0002 FM: INTEREST RATE TO: 090000000C FROM: 087500000C

03/10/2023 $27,374.05 P

DATE

$22,500.00 $4,874.05

POSTED: 03/13/2023

$0.00 $0.00 $687,887.31 MARIES

02/16/2023 $5,199.64 P $0.00 $5,199.64 $0.00 $0.00 $710,387.31

02/02/2023 0002 FM: INTEREST RATE TO: 087500000C FROM: 085000000C

5/1/2024 12:29 PM 0048 - HARMONY BANK 1 O

App.376
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LNS TRANSACTION HISTORY REPORT FOR SOUTHERN STAR CAPITAL LLC • 2735533 -185 Public ID: JEANNINE

EFFECTIVE xevcwi^av^x j.vii Di\£*ri£\wni*

ESCROW

DATE TOTAL AMOUNT PRINCIPAL INTEREST ESC/LATE/FEE BALANCE LOAN BALANCE PUBLIC IE

01/09/2023 $5,199.64 P $0.00 $5,199.64 $0.00 $0.00 $710,387.31

12/14/2022 0002

DATE

FM: INTEREST RATE

POSTED: 12/19/2022

TO: 085000000C FROM: 085000000C

12/14/2022 0002 FM: INTEREST RATE TO:

x

085000000C X FROM: 080000000C

12/12/2022 $5,008.06 P $0.00 $5,008.06 $0.00 $0.00 $710,387.31

12/10/2022 0002 FM: INTEREST RATE TO: 085000000C 4 FROM: 080000000C LYNNB

12/10/2022 $22,500.00 P

DATE

$22,500.00

POSTED: 12/19/2022

$0.00 $0.00 $710,387.31 LYNNB

11/14/2022 $4,371.71 P $0.00 $4,371.71 $0.00 $0.00 $732,887.31

11/02/2022 0002 FM: INTEREST RATE TO: 080000000C FROM: 072500000C

09/22/2022 0002 FM: INTEREST RATE TO: 072500000C FROM: 065000000C

09/13/2022 $4,448.39 P $0.00 $4,448.39 $0.00 $0.00 $732,887.31

09/10/2022 $26,948.39 P

DATE

$22,500.00 $4,448.39

POSTED: 09/15/2022

$0.00 $0.00 $732,887.31 LYNNB

08/08/2022 $3,740.22 P $0.00 $3,740.22 $0.00 $0.00 $755,387.31

07/27/2022 0002

DATE

FM: INTEREST RATE

POSTED: 07/28/2022

TO: 065000000C 0 FROM: 057500000C

07/05/2022 $4,383.32 P

DATE

$0.00 $4,383.32

POSTED: 07/06/2022

$0.00 $0.00 $755,387.31 LYNNB

06/15/2022 0002 FM: INTEREST RATE TO: 057500000C FROM: 050000000C

06/10/2022 $0.00 P $0.00 $0.00 $0.00 $755,387.31 LYNNB

06/03/2022 $22,500.00 A $22,500.00 $0.00 $0.00 $755,387.31 LYNNB

06/02/2022 $3,244.80 P $865.28 $2,379.52 $0.00 $0.00 $777,887.31

05/09/2022 $3,244.80 P $0.00 $3,244.80 $0.00 $0.00 $778,752.59

04/13/2022 $3,464.25 P $0.00 $3,464.25 $0.00 $0.00 $778,752.59

04/05/2022 $500.00 A $0.00 $500.00 LC $0.00 $778,752.59 JEANNINE

03/11/2022 $22,500.00 P

DATE

$22,500.00

POSTED: 03/28/2022

$0.00 $0.00 $778,752.59 KARIR

03/10/2022 $3,115.98 P $0.00 $3,115.98 $0.00 $0.00 $801,252.59

02/10/2022 $3,449.84 P $0.00 $3,449.84 $0.00 $0.00 $801,252.59

01/18/2022 $3,427.96 P $0.00 $3,427.96 $0.00 $0.00 $801,252.59

12/03/2021 $25,932.31 P $22,500.00 $3,432.31 $0.00 $0.00 $801,252.59

11/05/2021 $3,546.71 P $0.00 $3,546.71 $0.00 $0.00 $823,752.59

10/12/2021 $3,422.93 P $0.00 $3,422.93 $0.00 $0.00 $823,752.59

09/07/2021 $26,143.59 P $22,500.00 $3,643.59 $0.00 $0.00 $823,752.59

08/06/2021 $3,643.59 P $0.00 $3,643.59 $0.00 $0.00 $846,252.59

07/12/2021 $3,526.05 P $0.00 $3,526.05 $0.00 $0.00 $846,252.59

06/14/2021 $3,740.46 P $0.00 $3,740.46 $0.00 $0.00 $846,252.59

06/10/2021 $22,500.00 P $22,500.00 $0.00 $0.00 $846,252.59

05/05/2021 $3,619.80 P $0.00 $3,619.80 $0.00 $0.00 $868,752.59

5/1/2024 12:29 PM 0048 HARMONY BANK 2 Of 4

App.377

Case 3:22-cv-02118-X   Document 499   Filed 05/24/24    Page 380 of 397   PageID 17826
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EFFECTIVE

DATE TOTAL AMOUNT

04/07/2021 $3,740.47 P

03/10/2021 $22,747.57 P

03/08/2021 $3,416.53 P

02/04/2021 $3,714.38 P

01/11/2021 $3,838.22 P

12/23/2020 $4,523.69 P

12/23/2020 $4,523.69 R

12/23/2020 $4,523.69 P

12/21/2020 $38.08 A

12/17/2020 $5,483.70 R

12/17/2020 $5,483.70 P

12/11/2020

12/11/2020 $22,546.02 P

12/01/2020 $412.50

11/04/2020 $4,722.08 P

10/13/2020 $4,569.75 P

09/08/2020 $4,722.07 P

08/05/2020 $5,063.13 P

07/22/2020 $4,650.00 P

07/22/2020 $18,300.00 R

07/22/2020 $18,300.00 P

06/11/2020 $4,650.00 A

06/11/2020 $4,650.00 A

05/11/2020 $4,650.00 A

05/11/2020 $4,650.00 A

04/11/2020 $4,650.00 A

04/11/2020 $4,650.00 A

03/16/2020 $4,350.00 P

5/1/2024 12:29 PM

TRANSACTION BREAKDOWN

PRINCIPAL INTEREST

$0.00 $3,740.47

$22,500.00 $247.57

DATE POSTED: 03/15/2021

$197.41 $3,219.12

$0.00 $3,714.38

$0.00 $3,838.22

$0.00 $4,523.69

DATE POSTED: 12/28/2020

$3,609.74 $913.95

DATE POSTED: 12/28/2020

$3,609.74 $913.95

$0.00

DATE POSTED: 12/28/2020

$0.00 $5,483.70

DATE POSTED: 12/23/2020

$0.00 $5,483.70

DATE POSTED: 12/18/2020

0002 FM: INTEREST RATE

$22,500.00 $46.02

DATE POSTED: 12/28/2020

MISC FEE # 01

$0.00 $4,722.08

$0.00 $4,569.75

$0.00 $4,722.07

$0.00 $4,563.13

$0.00 $4,650.00

$12,200.00 $6,100.00

$12,200.00 $6,100.00

$0.00 $4,650.00

DATE POSTED: 06/30/2020

$4,650.00

DATE POSTED: 06/30/2020

$0.00 $4,650.00

DATE POSTED: 06/30/2020

$4,650.00

DATE POSTED: 06/30/2020

$0.00 $4,650.00

DATE POSTED: 06/30/2020

$4,650.00

DATE POSTED: 06/30/2020

$0.00 $4,350.00

ESCROW

ESC/LATE/FEE BALANCE LOAN BALANCE PUBLIC ID

$0.00 $0.00 $868,752.59

$0.00 $0.00 $868,752.59 LYNNB

$0.00 $0.00 $891,252.59

$0.00 $0.00 $891,450.00

$0.00 $0.00 $891,450.00

$0.00 $0.00 $891,450.00 JEANNINE

$0.00 $0.00 $891,450.00 JEANNINE

$0.00 $0.00 $887,840.26 JEANNINE

$38.08 LC $0.00 $891,450.00 LYNNB

$0.00 $0.00 $891,450.00 JEANNINE

$0.00 $0.00 $891,450.00 JEANNINE

TO: 050000000C 4 FROM: 060000000C LYNNB

$0.00 $0.00 $891,450.00 LYNNB

$412.50 F $0.00 $913,950.00 JEANNINE

$0.00 $0.00 $913,950.00

$0.00 $0.00 $913,950.00

$0.00 $0.00 $913,950.00

$500.00 LC $0.00 $913,950.00 JEANNINE

$0.00 $0.00 $913,950.00 JEANNINE

$0.00 $0.00 $913,950.00 JEANNINE

$0.00 $0.00 $901,750.00 JEANNINE

$0.00 $0.00 $913,950.00 JEANNINE

$0.00 $0.00 $913,950.00 JEANNINE

$0.00 $0.00 $909,300.00 JEANNINE

$0.00 $0.00 $909,300.00 JEANNINE

$0.00 $0.00 $904,650.00 JEANNINE

$0.00 $0.00 $904,650.00 JEANNINE

$0.00 $0.00 $900,000.00
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LNS TRANSACTION HISTORY REPORT FOR SOUTHERN STAR CAPITAL LLC - 2735533 • 185 Public ID: JEANNINE

EFFECTIVE

DATE

02/14/2020

01/13/2020

12/09/2019

11/20/2019

10/15/2019

09/19/2019

09/11/2019

TRANSACTION BREAKDOWN

TOTAL AMOUNT PRINCIPAL INTEREST

$4,650.00 P $0.00 $4,650.00

$4,650.00 P $0.00 $4,650.00

$4,500.00 P $0.00 $4,500.00

$4,650.00 P $0.00 $4,650.00

$4,393.75 P $0.00 $4,393.75

0002 FM: INTEREST RATE

$900,000.00 A $900,000.00

DATE POSTED: 09/12/2019

DISBURSEMENT. LC = LATE CHARGE. FCODES P = PAYMENT. R = PAYMENT REVERSAL. D = DISBURSEMENT. LC = LATE CHARGE. F = FEE

E = DISBURSEMENT REVERSAL. A = ADJUSTMENT. U = UNAPPLIED FUNDS. V = ADVANCE

ESCROW

ESC/LATE/FEE BALANCE LOAN BALANCE PUBLIC ID

$0.00 $0.00 $900,000.00

$0.00 $0.00 $900,000.00

$0.00 $0.00 $900,000.00

$0.00 $0.00 $900,000.00

$0.00 $0.00 $900,000.00

TO: 060000000C FROM: 062500000C

$0.00 $0.00 $900,000.00 LYNNB

LIFE TOTALS: PRINCIPAL

INTEREST

ESCROW

LATE CHARGE

$293,913.87
$227,262.96

$0.00
$1,136.53

YTD TOTALS: PRINCIPAL

INTEREST

ESCROW

LATE CHARGE

$22,500.00
$20,671.59

$0.00
$0.00
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UNITED STATES DISTRICT COURT

NORTHERN DISTRICT OF TEXAS

DALLAS DIVISION

SECURITIES AND EXCHANGE §
COMMISSION, §

§ Case No. 3:22-CV-2118-X
Plaintiff, §

§
v. §

§
TIMOTHY BARTON, et ah, §

§
Defendants. §

DECLARATION OF AL KELLER IN SUPPORT OF

MOTION AND BRIEF IN SUPPORT OF INTERESTED PARTY

SOUTHERN STAR CAPITAL, LLC
TO MODIFY STAY PROVISION SET FORTH IN RECEIVER ORDER

I, Al Keller, do hereby declare under penalty of perjury, in accordance with 28 U.S.C.

§1746,that the following is true and correct, and that I am competent to testify to the matters stated

herein:

1. I am currently the ChiefFinancial Officer of Southern Star Capital, LLC. (referred

to herein as "SSC") I have been in this position since November 2014.

2. The facts set forth herein are based upon my personal knowledge gained through

dealing with the issues concerning the loans made to DJD Land Partners, LLC and Wall009, LLC

and various other loans and dealings with Mr. Tim Barton and entities under his control. Further

knowledge has been gained from other information and documents contained in the files of SSC.

3. I am the person responsible at SSC for keeping the records on loans made by SSC

to various customers and I personally track payment information and amounts due on the various

loans due to SSC.
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4. The exhibits attached to the Motion of SSC as Exhibits 1 through 6, 7 through 11,

and 14through 18 are true and correctcopiesof the originals that are maintained by SSCin regard

to the loans made to DJD Land Partners, LLC and Wall009, LLC. In regard to these records I am

the ChiefFinancial Officer ofSouthern Star Capital, LLC. I am familiar with the manner in which

its records are created and maintained by virtue of my duties and responsibilities. These exhibits

are the original records or exact duplicates of the original records. It is the regular practice of the

business to make this type of record at or near the time of each act, event, condition, opinion, or

diagnosis set forth in the record. It is the regular practice of the business for this type of record to

be made by, or from information transmitted by persons with knowledge of the matters set forth

in the record. It is the regular practice of the business to keep this type of record in the course of

regularly conducted business activity. It is the regular practice of the business to make or obtain

the records.

5. The exhibits attached to the Motion ofSSC as Exhibits 5 and 10 are the calculations

of the amounts due on the subject loans. I personally prepared these from information contained

in the files of SSC and it has been my responsibility to create such documents since the inception

of the loans. The amounts stated in said exhibits are the amounts that are currently due on said

loans and such amounts are true and correct after allowing for all payments, offsets and credits.

These loans have matured and are currently due and payable.

6. I have personally reviewed the Motion of Southern Star Capital, LLC. I have

reviewed all of the factual statements contained therein. If called to testify before this Court I

would testify to the substance of each and every factual statement as true and correct as every

statement contained therein is within my personal knowledge as the CFO of SSC and is true and

correct.
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7. Due to the death of Mr. Michael D. Anderson, who was the sole member of SSC,

Southern Star Capital, LLC has ceased business operations. It is in the process of wrapping up its

remaining affairs. Currently SSC has no income and is not generating any new loans. The burden

of making the payments on the loans used to fund the loans to DJD and Wall009 are being made

by the Estate of Mr. Anderson due to his personal guarantees on these loans.

8. SSC has lost over $3,500,000.00 in its dealings with Mr. Tim Barton and Mr. Steve

Wall. It is continuing to suffer further damage due to the non-performance of these loans.

9. The continued non-performance of these loans is causing a substantial injury to

SSC.

10. Even though SSC is not currently obtaining new business I have remained as the

CFO of SSC in order to assist in the resolution of its remaining affairs, including these two loans.

I state under penalty of perjury that the foregoing is true and correct.

Dated: May 24, 2024
Al Keller
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