








 Consent Session Agenda Item: 1 
 

 
Meeting Date:   October 5, 2020 
 
 
ITEM DESCRIPTION: 
 
Consider approving City Council Meeting minutes for September 14, 2020 and September 21, 
2020. 
 
BACKGROUND OF ISSUE: 
            
Approve City Council Meeting minutes for September 14, 2020 and September 21, 2020. 
 
FINANCIAL IMPACT: 
 
N/A 
 
 
RECOMMENDATION: 
 
N/A 
 
EXHIBITS: 
 
September 14, 2020 Joint Meeting with SEDC Minutes 
September 14, 2020 Regular Meeting Minutes 
September 21, 2020 Work Session Meeting Minutes 
September 21, 2020 Regular Meeting Minutes 
 
 
 
 



 
MINUTES OF CITY COUNCIL 

JOINT WITH SEAGOVILLE ECONOMIC DEVELOPMENT CORPORATION 
EXECUTIVE SESSION 
SEPTEMBER 14, 2020 

 
The Regular Session of the Joint Meeting with City Council and the Seagoville Economic 
Development Corporation of the City of Seagoville, Texas was called to order at 6:30. p.m. 
on Monday, September 14, 2020, at City Hall, 702 N. Hwy 175, Seagoville, Texas with a 
quorum present, to wit: 
    

Dennis Childress  Mayor  
Jon Epps   Mayor Pro Tem 
Jose Hernandez  Councilmember 
Rick Howard   Councilmember 

   Harold Magill   Councilmember 
Mike Fruin   Councilmember 
 
Jose Hernandez   Board Chair    
Barbara Sherman  Board Member  
Stepper Sebastian  Board Member 
Martin Ashley   Board Member 
Harold Magill   Vice Chair 
Theo Hamilton  Board Member 

   
 
The following staff members were also present: City Manager Patrick Stallings, Police Chief Ray 
Calverley, Community Development Director Ladis Barr, City Attorney Victoria Thomas, Water 
Utilities Director Chris Ryan, Finance Director Patrick Harvey, Assistant Finance Director Gail 
French, Fire Chief Todd Gilcrease, and City Secretary Kandi Jackson. 
 

1. City Council and SEDC recessed into Executive Session at 6:31 p.m. 
City Council and SEDC will recess into Executive Session in compliance with Texas 
Government Code: 

 
A. Section 551.087. Discuss or deliberate regarding commercial or financial 
information that the City has received from a business prospect that the City seeks to 
have locate, stay, or expand in or near the City and with which the City is conducting 
economic development negotiations, and to deliberate the offer of a financial or other 
incentive to a business prospect, to wit: JWWIV, LLC 
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2. City Council and SEDC reconvene into Regular Session at 7:01 p.m.  
City Council and SEDC will reconvene into open session, and take action, if any, on 
matters discussed in Executive Session. 
 

A. Section 551.087. Discuss or deliberate regarding commercial or financial 
information that the City has received from a business prospect that the City seeks to 
have locate, stay, or expand in or near the City and with which the City is conducting 
economic development negotiations, and to deliberate the offer of a financial or other 
incentive to a business prospect, to wit: JWWIV, LLC 
 

Seagoville Economic Development Corporation, motion to approve and authorize the SEDC 
Executive Director to negotiate and execute an addendum to both the October 17, 2019 
Incentive Agreement and the November 6, 2019 Restriction Agreement with JWWIV to extend 
the deadlines stated therein for Project Commencement, date to be 6 months from today’s date 
and all related deadlines set forth in the Agreements also commensurately extended – Dupuis, 
seconded by Magill; motion passed with all ayes. 7/0 
 
 
City Council, motion to approve and authorize the SEDC Executive Director to negotiate and 
execute an addendum to both the October 17, 2019 Incentive Agreement and the November 6, 
2019 Restriction Agreement with JWWIV to extend the deadlines stated therein for Project 
Commencement, date to be 6 months from today’s date and all related deadlines set forth in 
the Agreements also commensurately extended – Hernandez, seconded by Howard; motion 
passed with all ayes. 5/0  

 

SEDC Adjourned at 7:02 p.m. 
 
City Council Adjourned at 7:02 p.m. 

 
 
 
APPROVED: 

 
      

_______________________________ 
       Mayor Dennis K. Childress 
 
 
ATTEST: 
 
 
_________________________________ 
Kandi Jackson, City Secretary 



 
MINUTES OF CITY COUNCIL 

REGULAR SESSION 
SEPTEMBER 14, 2020 

 
The Regular Session of the City Council of the City of Seagoville, Texas was called to order 
at 7:06 p.m. on Monday, September 14, 2020, at City Hall, 702 N. Hwy 175, Seagoville, Texas 
with a quorum present, to wit: 
    

Dennis Childress  Mayor  
Jon Epps   Mayor Pro Tem 
Jose Hernandez  Councilmember 
Rick Howard   Councilmember 

   Harold Magill   Councilmember 
Mike Fruin   Councilmember 

       
 
The following staff members were also present: City Manager Patrick Stallings, Police Chief Ray 
Calverley, Community Development Director Ladis Barr, City Attorney Victoria Thomas, Fire 
Chief Todd Gilcrease, Water Utilities Director Chris Ryan, Finance Director Patrick Harvey, 
Assistant Finance Director Gail French, Director of Administrative Services Cindy Brown, and 
City Secretary Kandi Jackson. 
 
 
Invocation – Invocation was led by Councilmember Magill. 
Pledge of Allegiance – Pledge of Allegiance was led by Mayor Childress. 
Mayor’s Report – Mayor Childress read a Proclamation in support of Law Enforcement. 
Citizens Public Comment Period- This portion of the meeting is to allow each speaker up to six (6) minutes 
to address the council on items not posted on the current agenda. Council may not discuss these items but may respond 
with factual data or policy information, or place the item on a future agenda. Citizens wishing to speak on posted 
agenda items will be called upon at that time.  Anyone wishing to speak shall submit a Speaker Request Form to the 
City Secretary. 
 
None. 
 
CONSENT AGENDA-   The Consent Agenda contains items which are routine in nature and will 
be acted upon in one motion.  

3. Consider approving City Council Meeting minutes for August 31, 2020 (City 
Secretary) 
 
Motion to approve City Council Meeting minutes for August 31, 2020 – Fruin, seconded by 
Magill; motion passed with all ayes. 5/0 
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REGULAR AGENDA- 

4. Discuss and consider approving an Ordinance of the City Council of the City of 
Seagoville, Texas, adopting the budget for fiscal year beginning October 1, 2020 and 
ending September 30, 2021; providing that expenditures for said fiscal year shall be made 
in accordance with said budget; appropriating and setting aside the necessary funds out 
of the general and other revenues for said fiscal year for the maintenance and operation 
of the various departments and for various activities and improvements of the city; 
providing a repealing clause; providing a severability clause; and providing an effective 
(Finance Director) 
 
City Attorney Thomas stated we are required to conduct a public hearing for the budget before 
adopting the budget and we are able to do that since the public hearing was advertised as 
required by the Texas Open Meetings Act.  
 
Mayor Childress opened the public hearing at 7:13 p.m. 
No one spoke for or against. 
Mayor Childress closed the public hearing at 7:13 p.m. 
 
Motion to approve an Ordinance of the City Council of the City of Seagoville, Texas, adopting 
the budget for fiscal year beginning October 1, 2020 and ending September 30, 2021; providing 
that expenditures for said fiscal year shall be made in accordance with said budget; 
appropriating and setting aside the necessary funds out of the general and other revenues for 
said fiscal year for the maintenance and operation of the various departments and for various 
activities and improvements of the city; providing a repealing clause; providing a severability 
clause; and providing an effective – Magill, seconded by Howard. Mayor Childress called for 
a record vote. (For: Howard, Hernandez, Magill, Fruin, and Epps) Motion passed with all 
ayes. 5/0 

 
5. Discuss and consider approving an Ordinance of the City Council of the City of 
Seagoville, Texas, adopting and levying ad valorem taxes for the year 2020 (fiscal year 
2020-2021) at a rate of $0.788800 per One Hundred Dollars ($100) assessed valuation on 
all taxable property within the corporate limits of the City of Seagoville as of January 1, 
2020, to provide revenue for the payment of current expenses; providing for an interest 
and sinking fund for all outstanding debt of the City of Seagoville; providing for due and 
delinquent dates together with penalties and interest; providing a severability clause; 
providing a repealing clause; and providing an effective date (Finance Director) 
 
Motion to approve an Ordinance of the City Council of the City of Seagoville, Texas, adopting 
and levying ad valorem taxes for the year 2020 (fiscal year 2020-2021) at a rate of $0.788800 
per One Hundred Dollars ($100) assessed valuation on all taxable property within the 
corporate limits of the City of Seagoville as of January 1, 2020, to provide revenue for the 
payment of current expenses; providing for an interest and sinking fund for all outstanding 
debt of the City of Seagoville; providing for due and delinquent dates together with penalties 
and interest; providing a severability clause; providing a repealing clause; and providing an 
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effective date – Epps, seconded by Magill. Mayor Childress called for a record vote (For: 
Howard, Hernandez, Magill, Fruin, and Epps) Motion passed with all ayes. 5/0 

 
6. Discuss and consider approving a Resolution of the City Council of the City of 
Seagoville, Texas ratifying the property tax increase reflected in the 2020-2021 fiscal year 
budget; and providing an effective date (Finance Director) 
 
Motion to approve a Resolution of the City Council of the City of Seagoville, Texas ratifying 
the property tax increase reflected in the 2020-2021 fiscal year budget; and providing an 
effective date – Magill, seconded by Howard. Mayor Childress called for a record vote (For: 
Howard, Hernandez, Magill, Fruin, and Epps) Motion passed with all ayes. 5/0 

 
7. Discuss and consider approving the City of Seagoville’s Financial Policies for Fiscal 
Year 2020-2021 (Finance Director) 
 
Motion to approve the City of Seagoville’s Financial Policies for Fiscal Year 2020-2021 – 
Epps, seconded by Fruin; motion passed with all ayes. 5/0 

 
8. Discuss and consider approving a Resolution of the City Council of the City of 
Seagoville, Texas, adopting the City’s Investment policy for fiscal year beginning October 
1, 2020 and ending September 30, 2021; providing a repealing clause; providing a 
severability clause; and providing an effective date (Finance Director) 
 
Motion to approve a Resolution of the City Council of the City of Seagoville, Texas, adopting 
the City’s Investment policy for fiscal year beginning October 1, 2020 and ending September 
30, 2021; providing a repealing clause; providing a severability clause; and providing an 
effective date – Hernandez, seconded by Howard; motion passed with all ayes. 5/0 
 
9. Discuss and consider approving a Resolution of the City Council of the City of 
Seagoville, Texas, approving the adopted budget for the Seagoville Economic 
Development Corporation for the fiscal year October 1, 2020 through September 30, 
2021; providing that expenditures for said fiscal year shall be made in accordance with 
that budget; and declaring an effective date (Finance Director) 
 
Motion to approve a Resolution of the City Council of the City of Seagoville, Texas, approving 
the adopted budget for the Seagoville Economic Development Corporation for the fiscal year 
October 1, 2020 through September 30, 2021; providing that expenditures for said fiscal year 
shall be made in accordance with that budget; and declaring an effective date – Magill, 
seconded by Howard; motion passed with all ayes. 5/0 
 
10. Discuss and consider approving three (3) Hotel Occupancy Tax Grant Agreements 
with Seagoville Chamber of Commerce for Mayfest ($10,500.00); Seagofest ($10,500.00); 
and 4th of July Celebration ($4,000.00) totaling Twenty Five Thousand ($25,000.00) 
Dollars for the fiscal year October 1, 2020 through September 30, 2021. Seeking 
authorization for the City Manager to execute the grant agreements (Finance Director) 
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Motion to approve three (3) Hotel Occupancy Tax Grant Agreements with Seagoville Chamber 
of Commerce for Mayfest ($10,500.00); Seagofest ($10,500.00); and 4th of July Celebration 
($4,000.00) totaling Twenty Five Thousand ($25,000.00) Dollars for the fiscal year October 
1, 2020 through September 30, 2021. Seeking authorization for the City Manager to execute 
the grant agreements – Magill, seconded by Hernandez; motion passed with all ayes. 5/0 

 
11. Conduct interviews with Boards & Commissions Applicant for appointment (City 
Secretary) 
 
City Secretary Jackson stated Places Three (3) and Four (4) on Keep Seagoville Beautiful 
Commission is vacant. She also stated Diane Marshall applied to fill one of the positions on 
Keep Seagoville Beautiful and Ms. Marshall passed the background check. 
 
Mayor Childress invited Ms. Marshall to speak. Applicant Diane Marshall at 201 Shady Lane 
stated she is willing to serve on the Keep Seagoville Beautiful Commission.  
 
Councilmember Magill and Councilmember Hernandez thanked her for volunteering to serve 
on the Keep Seagoville Beautiful Commission. 
 
Motion to appoint Diane Marshall to Place 3 on the Keep Seagoville Beautiful Commission – 
Hernandez, seconded by Howard; motion passed with all ayes. 5/0 

 
12. Discuss and consider approving a Resolution of the City of Seagoville, Texas 
approving the terms and conditions of the Agreement for Mobile Intensive Care 
Ambulance Service between the City of Seagoville and Acadian Ambulance Services, 
LLC; authorizing the City Manager to execute necessary documents; providing a 
severability clause; and providing an effective date (Fire Chief) 
 
Councilmember Hernandez asked if there is an increase in cost to this Agreement. Fire Chief 
Gilcrease introduced Acadian Representative Haley Stewart and stated there is no additional 
cost to the Agreement with Acadian. 
 
Fire Chief Gilcrease stated this Resolution approves an Agreement for Mobile Intensive Care 
Ambulance Service between the City of Seagoville and Acadian Ambulance Services, LLC. He 
also stated a second ambulance for the City of Seagoville was locked in with no additional 
price increase.  
 
Motion to approve a Resolution of the City of Seagoville, Texas approving the terms and 
conditions of the Agreement for Mobile Intensive Care Ambulance Service between the City of 
Seagoville and Acadian Ambulance Services, LLC; authorizing the City Manager to execute 
necessary documents; providing a severability clause; and providing an effective date – 
Hernandez, seconded by Magill; motion passed with all ayes. 5/0 

 
13. Receive a presentation from Halff Associates on water master plan (Water Utilities 
Director and Halff Associates) 
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Halff Associates Senior Project Manager Lackey presented the water master plan. 
 

14. Discuss and consider approving a Resolution of the City of Seagoville, Texas 
approving and ratifying the City Manger’s execution of a contract change order for the 
purchase and installation of two 12” offset bends for the Ard Road Pump Station 
Upgrades Contract 1, in an amount not to exceed Six Thousand Two Hundred Eighty 
Dollars and Zero Cents ($6,280.00); and providing an effective date (Water Utilities 
Director) 
 
Motion to approve a Resolution of the City of Seagoville, Texas approving and ratifying the 
City Manger’s execution of a contract change order for the purchase and installation of two 
12” offset bends for the Ard Road Pump Station Upgrades Contract 1, in an amount not to 
exceed Six Thousand Two Hundred Eighty Dollars and Zero Cents ($6,280.00); and providing 
an effective date – Magill, seconded by Howard; motion passed with all ayes. 5/0 
 
15. Discuss and consider approving a Resolution of the City Council of the City of 
Seagoville, Texas authorizing Anderson Asphalt & Concrete Paving to perform repair 
work on Cubley Drive, in its entirety, in an amount not to exceed One Hundred Thirty-
One Thousand One Hundred Eighty-Two Dollars and No Cents ($131,182.00) as set forth 
in Exhibit A, attached hereto and incorporated herein; authorizing the City Manager to 
execute any and all necessary documents; and providing an effective date (Community 
Development Director) 
 
Motion to approve a Resolution of the City Council of the City of Seagoville, Texas authorizing 
Anderson Asphalt & Concrete Paving to perform repair work on Cubley Drive, in its entirety, 
in an amount not to exceed One Hundred Thirty-One Thousand One Hundred Eighty-Two 
Dollars and No Cents ($131,182.00) as set forth in Exhibit A, attached hereto and incorporated 
herein; authorizing the City Manager to execute any and all necessary documents; and 
providing an effective date – Epps, seconded by Magill; motion passed with all ayes. 5/0 

 
16. Discuss and consider approving a Resolution of the City Council of the City of 
Seagoville, Texas,  approving an agreement for Professional Engineering Services on a 
defined scope of services basis ("Agreement") with Halff Associates, Inc. for the Haven 
Hills Drainage Improvements Phase 2, which is attached hereto as Exhibit "A", in an 
amount not to exceed $32,000.00; authorizing the City Manager to execute said 
Agreement; providing a repealing clause; providing a severability clause; and providing 
an effective date (Community Development Director) 
 
Motion to approve a Resolution of the City Council of the City of Seagoville, Texas,  approving 
an agreement for Professional Engineering Services on a defined scope of services basis 
("Agreement") with Halff Associates, Inc. for the Haven Hills Drainage Improvements Phase 
2, which is attached hereto as Exhibit "A", in an amount not to exceed $32,000.00; authorizing 
the City Manager to execute said Agreement; providing a repealing clause; providing a 
severability clause; and providing an effective date – Epps, seconded by Hernandez; motion 
passed with all ayes. 5/0 
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17. Discuss and consider approving a Resolution of the City of Seagoville, Texas, 
approving the terms and conditions of an Interlocal Cooperation Agreement with 
Kaufman County, Texas, relating to the Subdivision Platting, Option 1 which is attached 
hereto as Exhibit “A”; authorizing its execution by the City Manager; and providing an 
effective date (Community Development Director) 
 
Community Development Director Barr stated this Resolution approves an Interlocal 
Cooperation Agreement with Kaufman County and will allow the City of Seagoville more 
rights for subdivision regulations concerning platting.  
 
Motion to approve a Resolution of the City of Seagoville, Texas, approving the terms and 
conditions of an Interlocal Cooperation Agreement with Kaufman County, Texas, relating to 
the Subdivision Platting, Option 1 which is attached hereto as Exhibit “A”; authorizing its 
execution by the City Manager; and providing an effective date – Hernandez, seconded by 
Howard; motion passed with all ayes. 5/0 

18. Discuss and consider casting votes for Places One through Four for the Texas 
Municipal League Intergovernmental Risk Pool Board of Trustees Election (City 
Secretary) 
 
City Secretary Jackson stated Texas Municipal League Intergovernmental Risk Pool Board of 
Trustees Election is requesting the City Council of the City of Seagoville’s vote for Places One 
(1) through Four (4). 
 
Motion to cast a vote for Robert T. Herrera – Place 1, John W. Fullen – Place 2, Jeffery Snyder 
– Place 3, and Robert S. Hauck – Place 4 – Hernandez, seconded by Howard; motion passed 
with all ayes. 5/0 

 
19. Discuss and consider approving a gathering of 10 or more people for the upcoming 
Movie in The Park Events to be held on Saturday, September 24, 2020 and Saturday, 
October 24, 2020 (Community Development Director) 
 
Motion to approve a gathering of 10 or more people for the upcoming Movie in The Park 
Events to be held on Saturday, September 24, 2020 and Saturday, October 24, 2020 – Epps, 
seconded by Magill; motion passed with all ayes. 5/0 

20. Council recessed into Executive Session at 8:08 p.m. 

Council will recess into Executive Session in compliance with Texas Government Code: 

A. Section § 551.074. Personnel, to deliberate the appointment, employment, 
evaluation, reassignment, duties, discipline, or dismissal of a public officer or 
employee to wit: City Manager 
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B. Section § 551.074. Personnel, to deliberate the appointment, employment, 
evaluation, reassignment, duties, discipline, or dismissal of a public officer or 
employee to wit: City Secretary 
 

C. Section § 551.074. Personnel, to deliberate the appointment, employment, 
evaluation, reassignment, duties, discipline, or dismissal of a public officer or 
employee to wit: City Attorney 

 
21. Council reconvene into Regular Session at 8:32 p.m. 

 
Council will reconvene into open session, and take action, if any, on matters discussed in 
Executive Session. 

 
A. Section § 551.074. Personnel, to deliberate the appointment, employment, 

evaluation, reassignment, duties, discipline, or dismissal of a public officer or 
employee to wit: City Manager 
 

B. Section § 551.074. Personnel, to deliberate the appointment, employment, 
evaluation, reassignment, duties, discipline, or dismissal of a public officer or 
employee to wit: City Secretary 
 

C. Section § 551.074. Personnel, to deliberate the appointment, employment, 
evaluation, reassignment, duties, discipline, or dismissal of a public officer or 
employee to wit: City Attorney 

 
No action taken. 

22. Receive Councilmember Reports/Items of Community Interest – as authorized by 
Section 551.0415 of the Texas Government Code. 
 

None. 
 

23. Future Agenda Items – Council to provide direction to staff regarding future agenda 
items. These items will not be discussed and no action will be taken at this meeting. 

None. 

 
City Council Adjourned at 8:32 p.m. 
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APPROVED: 

 
      

_______________________________ 
       Mayor Dennis K. Childress 
 
 
ATTEST: 
 
 
_________________________________ 
Kandi Jackson, City Secretary 



 

 
MINUTES OF CITY COUNCIL 

WORK SESSION 
SEPTEMBER 21, 2020 

 
The Work Session of the City Council of the City of Seagoville, Texas was called to 
order at 6:32 p.m. on Monday, September 21, 2020, at City Hall, 702 N. Hwy 175, 
Seagoville, Texas with a quorum present, to wit: 
    

Dennis Childress  Mayor  
Jon Epps   Mayor Pro Tem 
Jose Hernandez  Councilmember 
Rick Howard   Councilmember 

   Harold Magill   Councilmember Arrived at 6:50 p.m. 
Mike Fruin   Councilmember  

       
 
The following staff members were also present: City Manager Patrick Stallings, Police 
Chief Ray Calverley, Community Development Director Ladis Barr, City Attorney 
Victoria Thomas, Finance Director Patrick Harvey, Water Utilities Director Chris Ryan, 
Health and Code Director Jimmy Stephens, and City Secretary Kandi Jackson. 
 

A. Discuss Regular Session Agenda Items  
1. Discuss and consider a Resolution of the City Council  of the  City of 
Seagoville, Texas, approving a negotiated settlement between the Atmos Cities 
Steering Committee (“ACSC”) and Atmos Energy Corp., Mid-Tex Division 
regarding the Company’s 2020 Rate Review Mechanism filings; declaring 
existing rates to be unreasonable; adopting tariffs that reflect rate 
adjustments consistent with the negotiated settlement; finding the rates to be 
set by the attached settlement tariffs to be just and reasonable and in the public 
interest; approving an attached exhibit establishing a benchmark for pensions 
and retiree medical benefits; approving an attached exhibit regarding 
amortization of regulatory liability; requiring the Company to reimburse 
ACSC’s reasonable ratemaking expenses; determining that this Resolution was 
passed in accordance with the requirements of the Texas Open Meetings 
Act; adopting a savings clause; declaring an effective date; and requiring 
delivery of this Resolution to the Company and the ACSC’s legal counsel 
(City Manager) 
 
City Secretary Jackson stated this Resolution approves the negotiated settlement 
between the Atmos Cities Steering Committee (“ACSC”) and Atmos Energy Corp., 
Mid-Tex Division regarding the Company’s 2020 Rate Review Mechanism filings; 
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declaring existing rates to be unreasonable; adopting tariffs that reflect rate 
adjustments consistent with the negotiated settlement; finding the rates to be set by 
the attached settlement tariffs to be just and reasonable and in the public interest; 
approving an attached exhibit establishing a benchmark for pensions and retiree 
medical benefits; approving an attached exhibit regarding amortization of 
regulatory liability; requiring the Company to reimburse ACSC’s reasonable 
ratemaking expenses.  
 
 
2. Discuss and consider approval for placement of cornerstone on Fire Station 
#2 by Masonic Lodge (Mike Dupuis) 
 
Mike Dupuis presented a picture sample of a cornerstone and explained the process 
by the Masonic Lodge, should Council approve the placement of the cornerstone at 
Fire Station#2. 
 
3.  Discuss and consider approving a Resolution of the City Council of the City 
of Seagoville, Texas amending the Master Fee Schedule, as amended, by 
amending the section titled “Library”, including the subsections titled “Library 
Cards”, and “Miscellaneous”, as set forth on the attached Exhibit “A”; 
providing a savings clause, providing a severability clause; and providing an 
effective date (Finance Director) 
 
Finance Director Harvey stated this Resolution amends the Master Fee Schedule for 
the Library.  
 
4. Discuss and consider approving an Ordinance of the City of Seagoville, 
Texas amending Ordinance No. 15-2020 to correct scrivener’s errors; providing 
a repealing clause; providing a severability clause; and providing an effective 
date (Finance Director) 
 
Finance Director Harvey stated this Ordinance corrects a scrivener’s error 
concerning the tax rate. He also stated the debt rate amount was interchanged with 
the maintenance and operation amount. 
 
City Attorney Thomas stated this was an obvious scrivener’s error in the Ordinance if 
compared to the legal publications concerning the budget. 
 
5. Discuss and consider approving a Resolution of the City Council of the City 
of Seagoville, Texas approving an agreement for Professional Engineering 
Services on a Defined Scope of Services Basis (“Agreement”) with Halff 
Associates, Inc. for the purpose of providing a Risk and Resilience Assessment 
(RRA) and an Emergency Response Plan (ERP); in an amount not to exceed 
Seventy Four Thousand Two Hundred Dollars and Zero Cents ($74,200.00); 
authorizing the City Manager to sign; and providing an effective date (Water 
Utilities Director) 
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Kimberly Miller with Halff Associates presented the Risk and Resilience Assessment 
and Emergency Response Plan requirements to City Council. 
 
 
6. Discussion concerning existing fire lanes and new fire lanes in the City of 
Seagoville (Community Development Director) 
 
Community Development Barr stated at 2737 North Highway 175 a cell tower is 
being constructed and there is an existing fire lane from another property. He stated 
it is questionable if the existing fire lane meets the requirement of Seventy-Five 
Thousand to Eighty Thousand (75, 000-80,000) pounds. He also stated Item #7 on the 
Agenda will help to ensure this requirement is met in the future. 
 
7. Discuss and consider approving an Ordinance of the City of Seagoville, 
Texas amending the Code of Ordinances by amending Chapter 9 “Fire 
Prevention and Protection”, Article 9.03 “Fire Code”, by amending Section 
9.03.003 “Amendments” to provide specific design and construction 
requirements for fire apparatus access roads; providing a savings clause; 
providing for a severability clause; providing a penalty of fine not to exceed the 
sum of Two Thousand Dollars ($2000.00) for each offense; providing for 
publication; and providing an effective date (Community Development Director)  
 
Community Development Director Barr stated this Ordinance amends the Code of 
Ordinances by amending Chapter 9 “Fire Prevention and Protection”, Article 9.03 
“Fire Code”, by amending Section 9.03.003 “Amendments” to provide specific 
design and construction requirements for fire apparatus access roads. 
 
City Manager Stallings stated this Ordinance clarifies the requirements for fire lanes. 
 
8. Discuss and consider approving a Resolution of the City of Seagoville, Texas, 
approving the terms and conditions of an Interlocal Cooperation Agreement 
with Dallas County Health and Human Services; authorizing its execution by the 
City Manager; and providing an effective date (Director of Health and Code) 
 
Director of Health and Code Stephens stated this Resolution approves the terms and 
conditions of an Interlocal Cooperation Agreement with Dallas County Health and 
Human Services concerning mosquito spraying and inspection services of food 
establishments. He also stated the inspection of food establishments will only take 
place during the times he is unavailable.   
 

 Adjourned  at 6:57 p.m. 
 
 
 

APPROVED: 
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_______________________________ 
      Mayor Dennis K. Childress 
 
 
ATTEST: 
 
 
_________________________________ 
Kandi Jackson, City Secretary 
  



 
MINUTES OF CITY COUNCIL 

REGULAR SESSION 
SEPTEMBER 21, 2020 

 
The Regular Session of the City Council of the City of Seagoville, Texas was called to order 
at 7:05 p.m. on Monday, September 21, 2020, at City Hall, 702 N. Hwy 175, Seagoville, Texas 
with a quorum present, to wit: 
    

Dennis Childress  Mayor  
Jon Epps   Mayor Pro Tem 
Jose Hernandez  Councilmember 
Rick Howard   Councilmember 

   Harold Magill   Councilmember 
Mike Fruin   Councilmember 

       
 
The following staff members were also present: City Manager Patrick Stallings, Police Chief Ray 
Calverley, Community Development Director Ladis Barr, City Attorney Victoria Thomas, Health 
and Code Director Jimmy Stephens, Water Utilities Director Chris Ryan, Finance Director Patrick 
Harvey, and City Secretary Kandi Jackson. 
 
 
Invocation – Invocation was led by Mayor Childress. 
Pledge of Allegiance – Pledge of Allegiance was led by Mayor Childress. 
Mayor’s Report – None.  
Citizens Public Comment Period- This portion of the meeting is to allow each speaker up to six (6) minutes 
to address the council on items not posted on the current agenda. Council may not discuss these items but may respond 
with factual data or policy information, or place the item on a future agenda. Citizens wishing to speak on posted 
agenda items will be called upon at that time.  Anyone wishing to speak shall submit a Speaker Request Form to the 
City Secretary. 
 
None. 
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CONSENT AGENDA-   The Consent Agenda contains items which are routine in nature and will 
be acted upon in one motion.  
 

1. Discuss and consider a Resolution of the City Council  of the  City of Seagoville, 
Texas, approving a negotiated settlement between the Atmos Cities Steering Committee 
(“ACSC”) and Atmos Energy Corp., Mid-Tex Division regarding the Company’s 2020 
Rate Review Mechanism filings; declaring existing rates to be unreasonable; adopting 
tariffs that reflect rate adjustments consistent with the negotiated settlement; finding 
the rates to be set by the attached settlement tariffs to be just and reasonable and in the 
public interest; approving an attached exhibit establishing a benchmark for pensions 
and retiree medical benefits; approving an attached exhibit regarding amortization 
of regulatory liability; requiring the Company to reimburse ACSC’s reasonable 
ratemaking expenses; determining that this Resolution was passed in accordance with 
the requirements of the Texas Open Meetings Act; adopting a savings clause; 
declaring an effective date; and requiring delivery of this Resolution to the Company 
and the ACSC’s legal counsel (City Manager) 
 
Motion to approve consider a Resolution of the City Council  of the  City of Seagoville, Texas, 
approving a negotiated settlement between the Atmos Cities Steering Committee (“ACSC”) 
and Atmos Energy Corp., Mid-Tex Division regarding the Company’s 2020 Rate Review 
Mechanism filings; declaring existing rates to be unreasonable; adopting tariffs that reflect 
rate adjustments consistent with the negotiated settlement; finding the rates to be set by the 
attached settlement tariffs to be just and reasonable and in the public interest; approving an 
attached exhibit establishing a benchmark for pensions and retiree medical benefits; 
approving an attached exhibit regarding amortization of regulatory liability; requiring the 
Company to reimburse ACSC’s reasonable ratemaking expenses; determining that this 
Resolution was passed in accordance with the requirements of the Texas Open Meetings Act; 
adopting a savings clause; declaring an effective date; and requiring delivery of this 
Resolution to the Company and the ACSC’s legal counsel – Fruin, seconded by Magill; motion 
passed with all ayes. 5/0 
 
 
 
 
 
 
 
 
 
 
 
 

REGULAR AGENDA- 



Seagoville City Council Regular Session  September 21, 2020 
 

3 
 

2. Discuss and consider approval for placement of cornerstone on Fire Station #2 by 
Masonic Lodge (Mike Dupuis) 
 
Motion to approve the placement of a cornerstone on Fire Station #2 by the Masonic Lodge – 
Epps. 
 
City Attorney Thomas stated she would like to amend the motion by adding subject to final City 
Council approval of design. 
 
Mayor Pro Tem Epps rescinded his motion. 
 
Motion to approve the placement of a cornerstone on Fire Station #2 by Masonic Lodge subject 
to final City Council approval of design – Epps, seconded by Howard; motion passed. 4/1 
(For: Howard, Hernandez, Magill, and Epps; Against: Fruin) 

 

3. Discuss and consider approving a Resolution of the City Council of the City of 
Seagoville, Texas amending the Master Fee Schedule, as amended, by amending the 
section titled “Library”, including the subsections titled “Library Cards”, and 
“Miscellaneous”, as set forth on the attached Exhibit “A”; providing a savings clause, 
providing a severability clause; and providing an effective date (Finance Director) 
 
Motion to approve a Resolution of the City Council of the City of Seagoville, Texas amending 
the Master Fee Schedule, as amended, by amending the section titled “Library”, including the 
subsections titled “Library Cards”, and “Miscellaneous”, as set forth on the attached Exhibit 
“A”; providing a savings clause, providing a severability clause; and providing an effective 
date – Magill, seconded by Epps; motion passed with all ayes. 5/0 

 

4. Discuss and consider approving an Ordinance of the City of Seagoville, Texas 
amending Ordinance No. 15-2020 to correct scrivener’s errors; providing a repealing 
clause; providing a severability clause; and providing an effective date (Finance Director) 
 
Motion to approve an Ordinance of the City of Seagoville, Texas amending Ordinance No. 15-
2020 to correct scrivener’s errors; providing a repealing clause; providing a severability 
clause; and providing an effective date – Hernandez, seconded by Howard; motion passed 
with all ayes. 5/0 
 
 
 
 
 
 
5. Discuss and consider approving a Resolution of the City Council of the City of 
Seagoville, Texas approving an agreement for Professional Engineering Services on a 
Defined Scope of Services Basis (“Agreement”) with Halff Associates, Inc. for the purpose 
of providing a Risk and Resilience Assessment (RRA) and an Emergency Response Plan 
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(ERP); in an amount not to exceed Seventy Four Thousand Two Hundred Dollars and 
Zero Cents ($74,200.00); authorizing the City Manager to sign; and providing an 
effective date (Water Utilities Director) 
 
Motion to approve a Resolution of the City Council of the City of Seagoville, Texas approving 
an agreement for Professional Engineering Services on a Defined Scope of Services Basis 
(“Agreement”) with Halff Associates, Inc. for the purpose of providing a Risk and Resilience 
Assessment (RRA) and an Emergency Response Plan (ERP); in an amount not to exceed 
Seventy Four Thousand Two Hundred Dollars and Zero Cents ($74,200.00); authorizing the 
City Manager to sign; and providing an effective date – Hernandez, seconded by Howard; 
motion passed with all ayes. 5/0 
 
6. Discussion concerning existing fire lanes and new fire lanes in the City of Seagoville 
(Community Development Director) 
 
Councilmember Hernandez stated this will be a requirement for all future fire lanes.  
 
7. Discuss and consider approving an Ordinance of the City of Seagoville, Texas 
amending the Code of Ordinances by amending Chapter 9 “Fire Prevention and 
Protection”, Article 9.03 “Fire Code”, by amending Section 9.03.003 “Amendments” to 
provide specific design and construction requirements for fire apparatus access roads; 
providing a savings clause; providing for a severability clause; providing a penalty of fine 
not to exceed the sum of Two Thousand Dollars ($2000.00) for each offense; providing 
for publication; and providing an effective date (Community Development Director)  
 
Motion to approve an Ordinance of the City of Seagoville, Texas amending the Code of 
Ordinances by amending Chapter 9 “Fire Prevention and Protection”, Article 9.03 “Fire 
Code”, by amending Section 9.03.003 “Amendments” to provide specific design and 
construction requirements for fire apparatus access roads; providing a savings clause; 
providing for a severability clause; providing a penalty of fine not to exceed the sum of Two 
Thousand Dollars ($2000.00) for each offense; providing for publication; and providing an 
effective date – Magill, seconded by Hernandez; motion passed with all ayes. 5/0 
 
 
 
 
 
 

8. Discuss and consider approving a Resolution of the City of Seagoville, Texas, 
approving the terms and conditions of an Interlocal Cooperation Agreement with Dallas 
County Health and Human Services; authorizing its execution by the City Manager; and 
providing an effective date (Director of Health and Code) 
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Motion to approve a Resolution of the City of Seagoville, Texas, approving the terms and 
conditions of an Interlocal Cooperation Agreement with Dallas County Health and Human 
Services; authorizing its execution by the City Manager; and providing an effective date – 
Howard, seconded by Magill; motion passed with all ayes. 5/0 
 
9. Receive Councilmember Reports/Items of Community Interest - as authorized by 

Section 551.0415 of the Texas Government Code.  
 

 None. 

10. Future Agenda Items – Council to provide direction to staff regarding future agenda 
items.  These items will not be discussed and no action will be taken at this meeting. 

None. 

11. Council recessed Into Executive Session at 7:14 p.m.  

Council will recess into Executive Session in compliance with Texas Government Code: 

A. § 551.071. Consultation with City Attorney: receive legal advice to wit: 
potential Crestview sidewalk project 

 

12. Council Reconvened Into Regular Session at 

Council will reconvene into open session, and take action, if any, on matters discussed 
in Executive Session. 

A. § 551.071. Consultation with City Attorney: receive legal advice to wit: 
potential Crestview sidewalk project 
 

No action taken. 

 

 

Adjourned at 7:36 p.m. 

 

 
 
 
 
 
APPROVED: 
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_______________________________ 

       Mayor Dennis K. Childress 
 
 
ATTEST: 
 
 
_________________________________ 
Kandi Jackson, City Secretary 



Consent Session Agenda Item: 2 
 

Meeting Date: October 5, 2020 
 
ITEM DESCRIPTION: 
 
Consider approving a Resolution of the City of Seagoville, Texas designating the Daily 
Commercial Record as the official newspaper for the City of Seagoville, Texas; providing for 
repeal of any and all Resolutions in conflict; providing for severability clause; and providing an 
effective date. 
 
BACKGROUND OF ISSUE: 
 
The Charter provides for ordinances imposing any penalty, fine or forfeiture to become effective 
only after having been published once in its entirety or by caption form after adoption, in a 
newspaper designated as the official newspaper of the City. In addition, public hearings, bid 
notices, election notices, etc. are published in this same paper. 
 
For a newspaper to qualify to be considered the municipalities “official” newspaper, the 
following criteria must be met: 
 

(1.) Devote not less than 25% of its total column lineage to general interest items; 
(2.) Be published at least once each week; 
(3.) Be entered as 2nd class postal matter in the county where published; and 
(4.) Have been published regularly and continuous for at least 12 months before the 

governmental entity or representative publishes notice. Tex. Gov’t Code § 2051.044 
 

The Daily Commercial Record was designated the “official” newspaper in April, 2016 due to the 
Suburbia News no longer being in business. 
 
The Daily Commercial Record is the “official” newspaper for the City of Garland, Garland ISD, 
City of Mesquite, Dallas County and Balch Springs. The Daily Commercial Record has five (5) 
publications a week which is helpful to staff when scheduling public hearings. 
 
FINANCIAL IMPACT: 
Advertisement costs vary each year based on Planning & Zoning activity, volume of Ordinances, 
number of Elections, etc. Funds are allocated in the City Secretary budget for expenditure. 
 
RECOMMENDATION: 
Staff recommends designating Daily Commercial Record as the “official” newspaper, if the 
Council so desires. 
 
EXHIBITS:  
 
Resolution designating Daily Commercial Record as official newspaper  



A RESOLUTION OF THE CITY OF SEAGOVILLE, TEXAS  
RESOLUTION NO.  

A RESOLUTION OF THE CITY OF SEAGOVILLE, TEXAS 
DESIGNATING THE DAILY COMMERCIAL RECORD AS 
THE OFFICIAL NEWSPAPER FOR THE CITY OF 
SEAGOVILLE, TEXAS; PROVIDING FOR REPEAL OF 
ANY AND ALL RESOLUTIONS IN CONFLICT; 
PROVIDING FOR SEVERABILITY CLAUSE; AND 
PROVIDING AN EFFECTIVE DATE. 

 
WHEREAS, Chapter 52, Section 52.004, Texas Local Government Code requires that 

as soon as practicable after the beginning of each municipal year, the governing body of the 
municipality shall designate, by ordinance or resolution, a public newspaper to be the 
municipality's official newspaper until another newspaper is selected; and 

 
WHEREAS, the public newspaper serving the City of Seagoville, Texas and the local 

area that is the most widely read is the Daily Commercial Record; and 
 

WHEREAS, the Daily Commercial Record meets all the requirements for service as 
the official newspaper of the City: 

 
(1) Devote not less than 25% of its total column lineage to general interest items; 
(2) Be published at least once each week; 
(3) Be entered as 2nd class postal matter in the county where published; and 
(4) Have been published regularly and continuous for at least 12 months before 

the governmental entity or representative publishes notices. 
 
NOW, THEREFORE BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF SEAGOVILLE, TEXAS THAT: 

 
SECTION    1.   The    Daily   Commercial   Record   is hereby designated the  official 

newspaper for the City of Seagoville, Texas. 
 

SECTION 2. All resolutions of the City of Seagoville heretofore adopted which are 
in conflict with the provisions of this resolution be, and the same are hereby repealed, and 
all Resolutions of the City of Seagoville not in conflict with the provisions hereof shall 
remain in full force and effect. 

SECTION 3. If any article, paragraph, subdivision, clause or provision of this 
Resolution, as hereby amended, be adjudged invalid or held unconstitutional for any reason, 
such judgment or holding shall not affect the validity of this resolution as a whole or any part 
or provision thereof, as amended hereby, other than the part so declared to be invalid or 
unconstitutional. 

 
SECTION 4. This Resolution shall take effect immediately from 

and after its passage, and it is accordingly so resolved. 
 
 

 



DULY ORDERED by the City Council of the City of Seagoville, Texas, this the 5th 
day of October, 2020. 

 
 
 
 
APPROVED: 

 
                                        
 Dennis K. Childress, Mayor 

 
 
ATTEST: 

 
                                   
Kandi Jackson, City Secretary 
 
 
 
APPROVED AS TO FORM: 
 
     
Victoria Thomas, City Attorney 



Regular Session Agenda Item: 3 
 

 
Meeting Date: October 5, 2020 
 
 
ITEM DESCRIPTION: 
 
First Reading - Discuss and consider approving a Resolution of the City Council of the City of 
Seagoville, Texas, approving the expenditure by the Seagoville Economic Development 
Corporation of an amount not to exceed $600,000.00 plus standard closing costs for the purchase 
of approximately 0.9853 acres of real property located at 1880 N. Highway 175 Seagoville, Texas 
and being more particularly described as Lot 3, Block A, Best Western/Seagoville Addition, an 
Addition to the City of Seagoville, Dallas County, Texas according to the map thereof recorded in 
volume 99125, page 40, of the map records of Dallas County, Texas as shown on the survey 
attached hereto and incorporated herein by reference as Exhibit “A” and all improvements located 
thereon from sellers KH, LLC d/b/a Kelly Harris Company and Allen National Investments, LLC 
and providing an effective date. 
 
BACKGROUND OF ISSUE: 
 
The EDC previously granted 0.9853 acres of land located at 1880 N. US 175, Seagoville, Texas 
to Mr. Kelly Harris KH, LLC D/B/A Kelly Harris Company and Allen National Investments, 
LLC. Mr. Harris has improved the land by constructing a free standing 5,500 sf retail center.  
Over the past year Mr. Harris has worked diligently to lease/sell this property to an investor that 
would carry out the wishes of the EDC for a sit down style restaurant or other retail operation 
that produces sales tax.  
 
The EDC and City have located a suitable client that owns several restaurants in the North Texas 
Region.  This client is currently working with the EDC and City to obtain space at 1880 N. US 
175 to locate a sit down style restaurant.  The restaurant owner has requested the EDC and City 
consider a low/no interest incentive for him to purchase the property at which time, he proposes 
that he will locate a restaurant at 1880 N. US 175.  Staff have visited one of the restaurant 
owner’s restaurants and the results of the visit were extremely favorable. 
 
Staff is requesting the EDC and City authorize the purchase of 1880 N. US 175 by the SEDC and 
at a later date Staff will request a separate agreement to sell this property to the unnamed 
restaurant/owner.   
 
Staff received an appraisal indicating the property is valued at $700,000.00 in its current 
condition and with additional work its value will increase.  Mr. Harris is asking for $600,000.00 
and Staff believes this is a fair market value for the property.   
 
 



FINANCIAL IMPACT: 
 
Initially $600,000.00 plus closing, attorney and other costs associated with the purchase of this 
property. 
 
EXHIBITS: 
 
Exhibit A. Appraisal 
 
 
 
 
 
 
 



   

A RESOLUTION OF THE CITY COUNCIL  
OF THE CITY OF SEAGOVILLE, TEXAS 

 
RESOLUTION NO.  __________ 

 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
SEAGOVILLE, TEXAS, APPROVING THE EXPENDITURE BY THE 
SEAGOVILLE ECONOMIC DEVELOPMENT CORPORATION OF AN 
AMOUNT NOT TO EXCEED $600,000.00 PLUS STANDARD CLOSING 
COSTS FOR THE PURCHASE OF APPROXIMATELY 0.9853 ACRES OF 
REAL PROPERTY LOCATED AT 1880 N. HIGHWAY 175 SEAGOVILLE, 
TEXAS AND BEING MORE PARTICULARLY DESCRIBED AS LOT 3, 
BLOCK A, BEST WESTERN/SEAGOVILLE ADDITION, AN ADDITION 
TO THE CITY OF SEAGOVILLE, DALLAS COUNTY, TEXAS 
ACCORDING TO THE MAP THEREOF RECORDED IN VOLUME 99125, 
PAGE 40, OF THE MAP RECORDS OF DALLAS COUNTY, TEXAS AS 
SHOWN ON THE SURVEY ATTACHED HERETO AND INCORPORATED 
HEREIN BY REFERENCE AS EXHIBIT “A” AND ALL IMPROVEMENTS 
LOCATED THEREON FROM SELLERS KH, LLC D/B/A KELLY HARRIS 
COMPANY AND ALLEN NATIONAL INVESTMENTS, LLC AND 
PROVIDING AN EFFECTIVE DATE. 

 
 WHEREAS, the Seagoville Economic Development Corporation (“Corporation”) has 
negotiated and desires to purchase approximately 0.9853 acres of real property located at 1880 N. 
Highway 175 Seagoville, Texas, being more particularly described as Lot 3, Block A, Best 
Western/Seagoville Addition, an addition to the City of Seagoville, Dallas County, Texas according to the 
map thereof recorded in Volume 99125, Page 40, of the Map Records of Dallas County, Texas, as shown on 
the survey attached  hereto and incorporated herein by reference as Exhibit “A” and all improvements located 
thereon (the “Property”) from Sellers KH, LLC d/b/a Kelly Harris Company and Allen National Investments, 
LLC for a purchase price not to exceed six hundred thousand ($600,000.00) dollars plus standard closing cost; 
and 
 
 WHEREAS, in on September 24, 2020, the Corporation approved the purchase of the 
Property on said terms and authorized the President/CEO of the Corporation to take such acts as 
necessary to complete the purchase of the Property including authorizing and making the payment 
of the purchase price, closing costs, and other expenses from funds currently; and 
 
 WHEREAS, the Corporation’s by-laws and amended official rules of procedure require 
City Council approval of expenditures of Corporation funds; and 
 

WHEREAS, the City Council has determined that approving the expenditure by the 
Corporation of the funds for the purchase price for the Property, not to exceed $600,000.00 plus 
standard closing costs  is in the best interest of the City and will further the purposes for which the 
Corporation was created and should therefore be approved.  
 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF SEAGOVILLE, TEXAS, THAT: 



   

 
SECTION 1.  The City Council hereby approves the expenditure by the Seagoville 

Economic Development Corporation of an amount not to exceed $600,000.00 plus standard 

closing costs and other expenses for the purchase of approximately 0.9853 acres of real property located 

at 1880 N. Highway 175 Seagoville, Texas, being more particularly described as Lot 3, Block A, Best 

Western/Seagoville Addition, an addition to the City of Seagoville, Dallas County, Texas according to the 

map thereof recorded in Volume 99125, Page 40, of the Map Records of Dallas County, Texas, as shown on 

the survey attached  hereto and incorporated herein by reference as Exhibit “A” and all improvements located 

thereon (the “Property”) from Sellers KH, LLC d/b/a Kelly Harris Company and Allen National Investments, 

LLC.  

SECTION 2. This resolution shall take effect immediately from and after its passage in 

accordance with the provisions of the Charter of the City of Seagoville, Texas, and it is accordingly 

resolved. 

 DULY PASSED by the City Council of the City of Seagoville, Texas, on the 5th day of 

October, 2020.  

      APPROVED: 
 
 
              
      DENNIS K. CHILDRESS, MAYOR  
 
ATTEST: 
 
        
KANDI JACKSON, CITY SECRETARY 
 
APPROVED AS TO FORM: 
 
   
 ____________ 
VICTORIA W. THOMAS, CITY ATTORNEY 
(092020vwtTM118061) 

 
 
 



   

Exhibit “A” 
 

 



  

 

 

 

 

 

 

 

 

 

 

 

APPRAISAL REPORT 

 

TRINITY PLAZA RETAIL 

1880 NORTH US HIGHWAY 175 

SEAGOVILLE, DALLAS COUNTY, TEXAS 75159 

 

 

 

 

 

 

FOR 

 

NICHOLS, JACKSON, DILLARD, HAGAR AND SMITH  

500 NORTH AKARD/1800 ROSS TOWER 

DALLAS, TEXAS 75201 
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PYLESWHATLEY CORPORATION 
Real Estate Consultants 

 

 

 

16910 Dallas Parkway, Suite 100, Dallas, Texas 75248  P: 214.340.5880  F: 214.340.5422 

Appraisals@pyleswhatley.com   

www.PylesWhatley.com 

September 8, 2020 

 

 

Ms. Victoria Thomas 

Nichols, Jackson, Dillard, Hagar and Smith 

500 North Akard/1800 Ross Tower 

Dallas, Texas 75201 

 

  

Re: An appraisal of a retail strip center located at 1880 North US Highway 175, Seagoville, Dallas 

County, Texas 75159.            

 

Dear Ms. Thomas: 

 

At your request, we submit this appraisal report to estimate the market value of the above referenced 

property. We have made an on-site inspection of the property and considered factors pertinent to and 

indicative of value including the Seagoville area characteristics, market area data and trends, locational 

amenities, highest and best use, and other elements of value.   
 

Methodology and terminology used throughout the report can be found in The Appraisal of Real Estate, 

Fourteenth Edition, as published by the Appraisal Institute. This report conforms to USPAP standards. 
 

This appraisal provides an appraisal report in compliance with the Uniform Standards of Professional 

Appraisal Practice (USPAP).  Our opinions of value for the subject are effective as of August 27, 2020, 

and the methodology and terminology used throughout the report includes the following:  

 

Market Value, As Is on the Appraisal Date – An opinion of the market value of a property in 

the condition observed upon inspection and as it physically and legally exists without 

hypothetical conditions, assumptions, or qualifications as of the date the appraisal is prepared. 

 

Prospective Future Value Upon Completion of Construction – The prospective future value 

of a property on the date construction is completed, based upon market conditions forecast to 

exist as of that completion date.  The value estimate at this stage of value is stated in current 

dollars unless stated otherwise. 

 

Prospective Future Value, Upon Reaching Stabilized Occupancy – The prospective future 

value of a property at a point in time when all improvements have been physically constructed 

and the property has been leased to its optimum level of long-term occupancy.  The opinion of 

value at this stage of value is in current dollars unless stated otherwise. 
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Page 2 

Mr. Victoria Thomas 

September 8, 2020 

 

Our opinions of the market value for the subject are as follows: 

 

Market Value Opinions

Fee Simple, As Is, August 27, 2020 700,000$          

Prospective Value, Upon Completion (December 2020) 995,000$          

Prospective Value, Upon Stabilization (November 2022) 1,210,000$        
 

The following report sets forth a description of the subject property, along with a summary of the market 

data considered and the conclusions derived from such data.  Your attention is directed to the general 

assumptions and limiting conditions of this appraisal. The as complete value and as stabilized value is 

the same because the property is currently leased to stabilized occupancy. No discount is required.  

  

EXTRAORDINARY ASSUMPTIONS 

  

The owner provided the construction costs for the improvements.  This appraisal assumes that all of the 

information obtained for analysis is accurate; this information has been verified to the extent possible 

by the appraisers. 

 

As the improvements are under construction, this appraisal is based on the assumption that the subject 

interior will be constructed as represented to the appraiser at the time of the appraisal, and that all 

construction and development will proceed in a timely manner and without delay or cost overruns. In 

addition, it is assumed that the economic conditions projected in this appraisal will not change 

significantly over the projected absorption period for the subject. 

 

HYPOTHETICAL CONDITION 

 

At the request of the client and for purposes of this appraisal, the subject is valued as if the improvement 

construction and associated interior finish-out were completed and available to the market as of the 

date of the completion, December 2020. 

 

If you should have questions concerning any portion of this appraisal, please contact our office. 

 

Respectfully submitted, 

 

PYLES WHATLEY CORPORATION 

 

 

 

Richard McBride  

State of Texas Certification #TX-1380335-G   
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 

 

 

 

    
 

Subject Property

Location

Seagoville, Dallas County, Texas

Mapsco DA-70-Z

Land Area 42,920 SF

Zoning

Gross Building Area 5,340 SF

Rentable Building Area 5,340 SF

Occupancy

Year of Construction 2020

Reasonable Exposure Time 12 months

Reasonable Marketing Period 12-18 months

Land Value 118,000$          or $2.75 Per SF

Market Value Indicators As Is Upon Completion Upon Stabilization

Cost Approach 695,000$          $990,000 $1,205,000

Sales Comparison Approach 825,000$          $1,120,000 $1,335,000

Income Capitalization Approach 700,000$          $995,000 $1,210,000

Market Value Opinions

Fee Simple, As Is, August 27, 2020 700,000$          

Prospective Value, Upon Completion (December 2020) 995,000$          

Prospective Value, Upon Stabilization (November 2022) 1,210,000$       

Date of Appraisal Value

Date of Appraisal Value - Upon Completion December 2020

Date of Inspection

Date of Appraisal Report

Trinity Plaza Retail

1880 North US Highway 175

0.985 AC

(per measurements)

0% 

PD-Commercial

(per building plans)

August 27, 2020

August 27, 2020

September 8, 2020
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SCOPE OF THE ASSIGNMENT 

 

 

1 

Purpose of the Appraisal 

SCOPE OF THE ASSIGNMENT 

The purpose of this appraisal is to render an opinion of the market value of the subject property.  

The report complies with the requirements of the Uniform Standards of Professional Appraisal 

Practice, the Code of Ethics of the Appraisal Institute, and Texas Real Estate Commission Rules.   

 

All methodology utilized to arrive at the estimate of market value can be found in The Appraisal 

of Real Estate, Fourteenth Edition, as published by the Appraisal Institute.   

 

Effective Date of the Appraisal 

 

The subject property is being appraised as of August 27, 2020, and is subject to the market 

influences and economic conditions, which existed on that date.  This date is also known as the 

effective date and is the date of the opinions and conclusions found in this report.  The property 

was also inspected and photographed on August 27, 2020, which included a visual observation of 

the site and any improvements.  The effective date of the 'Prospective Value, Upon Completion' is 

in December 2020.  The effective date of the 'Prospective Value, Upon Stabilization' is in 

November 2022.  The date of this appraisal report is September 8, 2020.  

 

Property Rights Appraised 

 

Three primary property rights may typically be appraised.  They are fee simple estate, leased fee 

estate, and leasehold estate.  These rights are defined as follows: 

 

Fee Simple Estate - Absolute ownership unencumbered by any other interest or estate, subject 

only to the limitations imposed by the government powers of taxation, eminent domain, police 

power, and escheat. 

 

Leased Fee Estate - An ownership interest held by a landlord with the rights of use and 

occupancy conveyed by lease to others.  The rights of the lessor (the leased fee owner) and the 

leased fee are specified by contract terms contained within the lease. 

 

Leasehold Estate - The interest held by the lessee (the tenant or renter) through a lease conveying 

the rights of use and occupancy for a stated term under certain conditions.  

 

In this report, we develop a market value opinion of the fee simple interest in the real property. 
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SCOPE OF THE ASSIGNMENT 
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Subject Identification & Legal Description  
 

Property Type: Retail strip center 
  

Ownership: Kelly Harris Company and Allen National Investments, LLC 
  

Subject Property Location: 1880 North US Highway 175 

 Seagoville, Dallas County, Texas 
  

Zip Code: 75159 
  

Legal Description: Lot 3, Block A, Best Western Seagoville Addition, city of 

Seagoville, Dallas County, Texas 
 

Subject History 
 

According to the Dallas Central Appraisal District records, the current owner is Kelly Harris 

Company and Allen National Investments, LLC.  The subject land transferred to Kelly Harris 

Company and Allen National Investments, LLC from the Seagoville Economic Development 

Corporation on September 28, 2018, as recorded in Document Number 201800247149. The 

subject transferred under an economic development incentive agreement with the Seagoville 

Economic Development corporation to develop the land with a retail center. The improvements 

are currently under construction. 

  

According to public records, there have been no other transfers of the subject property within the 

past three years. 
 

Please note that this information is included only to satisfy the requirements of USPAP.  It is not 

intended as a guarantee to the chain of title and a title search should be performed by a title 

company should a definitive abstract be desired.  

 

Intended Use, Intended User, and Client 

 

The intended use of this report is for internal decision-making and analyses for Nichols, Jackson, 

Dillard, Hagar and Smith, and the City of Seagoville’s officers, administrators, employees, lending 

co-participants (if any), assignees, and appropriate regulatory agencies.  The intended users, 

Nichols, Jackson, Dillard, Hagar and Smith and the City of Seagoville, are also the clients.  Any 

other user or uses are not intended or authorized.  Use of this appraisal for any other use or by 

another user or appraisal date may invalidate the findings and conclusions.   
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Data Researched 

 

For this report, the subject market was researched for all pertinent data relating to the appraisal 

problem including: collecting and confirming data through brokers, appraisers, property owners, 

lessees/lessors, and others familiar with the real estate market.  The information provided by 

these sources is deemed reliable, but is not guaranteed.   

 

In addition, verifiable third party sources were utilized including Costar Realty Information, 

Roddy Information Services, Loopnet, and the Multiple Listing Service (MLS).  Additional 

market data were extracted from market reports and data circulated and purchased from Robert 

G. Watts/RealtyRates.com, Real Estate Research Corporation, Price Waterhouse Coopers 

Korpacz Investor Survey, and M/PF Yieldstar.  The information provided by these sources is 

deemed reliable, but is not guaranteed.   

 

Competency 

 

The appraiser involved in this assignment has considerable experience in appraising this property 

type.  The appraiser is actively engaged in appraisal work in the geographical area of the subject 

property.  The company maintains a database on this area for similar properties.  We have 

adequate knowledge of the property type and location to meet the competency requirements of 

the Uniform Standards of Professional Appraisal Practice. 

 

In addition, other appraisers in the market would perform similar actions in the appraisal process 

to fulfill the scope of work in this assignment and the appraisal meets or exceeds the expectations 

of parties who are regularly intended users for similar assignments. 
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Scope of the Appraisal 

 

Richard McBride performed all aspects of this report, which included the following: 

 

- Communicated with Victoria Thomas, of Nichols, Jackson, Dillard, Hagar and Smith  

and the City of Seagoville regarding the appraisal assignment; a narrative appraisal 

report meets the client’s requirements. 

- Communicated with the owner, regarding the history and the condition of the subject. 

- Researched the public records for data on the subject property, including zoning, 

assessments, taxes, acreage, buildings and site improvements, and maps. 

- A preliminary search of all available resources was made to determine market trends, 

influences and other significant factors pertinent to the subject property.  The 

property is identified previously in this report. 

- Richard McBride inspected the subject property and subject neighborhood on August 

27, 2020; photographs were taken of the subject and the comparable sales and income 

properties.  Although due diligence was exercised while inspecting the property, the 

appraiser is not an expert in such matters as soils, structural engineering, hazardous 

waste, etc., and no warranty is given as to these elements.  The owner, Kelly Harris, 

was present during the inspection. 

- Research and collection of data (improved sales, escrow sales, listings, and income) 

were performed as present in the market area and of sufficient quality to express an 

opinion of value as defined herein.  The appraiser examined data from the Costar 

Realty Information, Roddy Information Services, Loopnet, Multiple Listing Service 

(MLS), county records, and owner interviews. 

- An analysis of the highest and best use was completed.   

- Gathered and analyzed the market data to reach an estimate of market value for the 

fee simple interest of the subject, using the cost, sales comparison, and income 

capitalization approaches to value. 

- Assembled and wrote the narrative report, complete with maps, photos, and 

supporting addenda. 
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The definition of market value is: 

Definition of Market Value 

“The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in 

other precisely revealed terms, for which the specified property rights should sell after 

reasonable exposure in a competitive market under all conditions requisite to a fair sale, with the 

buyer and seller each acting prudently, knowledgeable, and for self-interest, and assuming that 

neither is under undue duress." *  

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
*  The Appraisal of Real Estate, 14th Edition, 2013, Appraisal Institute, Chicago, Illinois, p. 58 
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The Uniform Standards of Professional Appraisal Practice and the Code of Professional Ethics 

and Standards of Professional Practice of the Appraisal Institute require the appraiser to "set 

forth all assumptions and limiting conditions that affect the analyses, opinions, and conclusions 

in the report”.  In compliance therewith, and to assist the reader in interpreting this report, such 

general assumptions and limiting conditions are set forth below.  Specific assumptions, if any, 

are referred to in the transmittal letter and their location in the report detailed. 

General Assumptions and Limiting Conditions 

Title is assumed to be marketable, free, and clear of all liens and encumbrances, easements, and 

restrictions except those specifically discussed in the report.  The property is appraised assuming 

it to be under responsible ownership and competent management and available for its highest and 

best use. 

 

No opinion is intended to be expressed for legal matters or that would require specialized 

investigation or knowledge beyond that ordinarily employed by real estate appraisers, 

notwithstanding the fact that such matters may be discussed in the report. 

 

No opinion is expressed on the value of subsurface oil, gas or mineral rights, water rights, or 

whether the property is subject to surface entry for the exploration or removal of such, except as 

expressly stated. 

 

The date of value to which the opinions expressed in this report apply is set forth in the letter of 

transmittal.  The appraiser assumes no responsibility for economic or physical factors occurring 

at some later date, which may affect the opinions herein stated.  The opinion of value is 

considered reliable only as of the date of the appraisal. 

 

The valuation is reported in dollars of U.S. currency prevailing on the date of the appraisal. 

 

Maps, plats, and exhibits included herein are for illustration only as an aid in visualizing matters 

discussed within the report.  They should not be considered as surveys or relied upon for any 

other purpose unless specifically identified as such. 

 

All information and comments pertaining to this and other properties included in the report 

represent the personal opinion of the appraiser, formed after examination and study of the subject 

and other properties.  While it is believed the information, estimates and analyses are correct, the 

appraiser does not guarantee them and assumes no liability for errors in fact, analysis or 

judgment. 

 

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

identity of the appraiser or the firm with which he is connected, or any reference to the Appraisal 

Institute or to the MAI or SRA designation) shall be disseminated to the public through 

advertising media, public relations media, sales media, or any other public means of 

communication without written consent and approval of the undersigned. 

 

The appraiser is not required to give testimony or to appear in court by reason of this appraisal, 

unless prior arrangements have been made. 
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The distribution of the total valuation in this report between land and improvements applies only 

under the existing or proposed/completed program of utilization.  The separate valuations for 

land and buildings must not be used in conjunction with any other appraisal and are invalid if so 

used. 

 

Certain information concerning market and operating data were obtained from others.  This 

information is verified and checked, where possible, and is used in this appraisal only if it is 

believed to be accurate and correct.  However, such information is not guaranteed.   

 

Opinions of value contained herein are opinions only.  There is no guarantee, written or implied, 

that the subject property will sell for such amounts.  Prospective values are based on market 

conditions as of the effective date of the appraisal.  The appraiser is not responsible if 

unforeseeable events alter market conditions subsequent to the effective date of the appraisal.  As 

a personal opinion, valuation may vary between appraisers based on the same facts. 

 

No responsibility for hidden defects or conformity to specific governmental requirements, such 

as fire, building and safety, earthquake, or occupancy codes can be assumed without provision of 

specific professional or governmental inspections.  While the general conditions of the property 

were observed, no guarantee can be made concerning the individual components of the structures 

including but not limited to the heating system, plumbing, electrical services, roof, possible 

termite damage or building foundation.  This appraiser is not qualified to make a complete 

inspection of any well or septic system, consequently, it was beyond the scope of this report and 

no statements can be made concerning the adequacy or condition of these or other systems. 

 

No investigation - unless presented in other sections of this report - was made by the appraiser to 

determine if asbestos, fiberglass, or synthetic mineral fiber products are present in improved 

properties.  The existence of such products, if any, would have to be determined by a qualified 

inspector.  It is assumed that there is no asbestos, fiberglass, synthetic mineral fiber products, nor 

other contaminates present that would materially affect value.  

 

The Americans with Disabilities Act (ADA) became effective January 26, 1992.  I have not 

made a specific compliance survey and analysis of this property to determine whether or not it is 

in conformity with the various detailed requirements of the ADA.  It is possible that a 

compliance survey of the property together with a detailed analysis of the requirements of the 

ADA could reveal that the property is not in compliance with one or more of the requirements of 

the act.  If so, this fact could have a negative effect upon the value of the property.  Since I have 

no direct evidence relating to this issue, I did not consider possible noncompliance with the 

requirements of ADA in estimating the value of the property. 

 

No investigation - unless presented in other sections of this report - was made by the appraiser to 

determine if any toxic materials are present on the subject tract.  The existence of such materials, 

if any, would have to be determined by a qualified inspector.  It is assumed that no toxic 

materials are present that would materially affect value or development costs. 
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A reasonable investigation was made to determine the existence of any underground storage 

tanks (UST) on the subject site.  If USTs are present on the subject site details are provided in 

other sections of this report. 

 

In the event the appraisal is based upon proposed improvements, it is assumed that the 

improvements will be completed in substantial conformity with plans and specifications, which 

have been furnished to the appraiser, and with good materials and workmanship.  It is also 

assumed that the proposed foundation and construction techniques are adequate for the existing 

sub-soil conditions. 

 

Personal property, fixtures, or intangible items that are not real property, that are included in the 

appraisal, are identified as Furniture, Fixtures and Equipment, or FF&E.   
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Extraordinary Assumptions and Hypothetical Conditions: The Uniform Standards of 

Professional Appraisal Practice require the disclosure of hypothetical conditions and 

extraordinary assumptions when employed in the development of an appraisal.  As defined in the 

Uniform Standards of Professional Appraisal Practice, an extraordinary assumption is “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.”  As 

defined in the Uniform Standards of Professional Appraisal Practice, a hypothetical condition is 

“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 following extraordinary assumptions and hypothetical conditions are set forth for 

appraisal purposes and no legal reasoning is intended.  The reader should be aware, that, in the 

event that any of the assumptions or conditions proves false or improperly applied, the 

conclusions of this appraisal could be changed or invalidated.   

 

EXTRAORDINARY ASSUMPTIONS 

  

The owner provided the construction costs for the improvements.  This appraisal assumes that 

all of the information obtained for analysis is accurate; this information has been verified to the 

extent possible by the appraisers. 

 

As the improvements are under construction, this appraisal is based on the assumption that the 

subject interior will be constructed as represented to the appraiser at the time of the appraisal, 

and that all construction and development will proceed in a timely manner and without delay or 

cost overruns. In addition, it is assumed that the economic conditions projected in this appraisal 

will not change significantly over the projected absorption period for the subject. 

 

HYPOTHETICAL CONDITION 

 

At the request of the client and for purposes of this appraisal, the subject is valued as if the 

improvement construction and associated interior finish-out were completed and available to the 

market as of the date of the completion, December 2020. 
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Various terms and symbols are used throughout the appraisal report.  The following are 

definitions of the terms and explanations of the symbols used: 

 

Anticipation – The perception that value is created by the expectation of benefits to be derived 

in the future. 

DEFINITIONS AND TERMS 

Appreciation - Increase in value due to increase in cost to reproduce, value over the cost, or 

value at some specified earlier point in time, brought about by greater demand, improved 

economic conditions, increasing price levels, reversal of depreciating environmental trends, 

improved transportation facilities, direction of community or area growth, or other factors. 

 

Depreciation - A loss of utility and hence value from any cause.  An effect caused by physical 

deterioration and/or obsolescence. 

 

Effective Gross Income Multiplier - The ratio between the sale price (or value) of a property 

and its effective gross income; a single year’s EGI expectancy or an annual average of several 

years’ EGI expectancies. 

 

Excess Land - In regard to an improved site, the land not needed to serve or support the existing 

improvement.  In regard to a site considered as though vacant, excess land is the land not needed 

to accommodate the site’s primary highest and best use.  Such land may have its own highest and 

best use or may allow for future expansion of the existing or anticipated improvement.  If the 

excess land is marketable or has value for a future use, its market value as vacant land is added to 

the opinion of market value of the economic entity.   

 

Exposure Time - The estimated length of time the property interest being appraised would have 

been offered on the market prior to the hypothetical consummation of a sale at market value on 

the effective date of the appraisal; a retrospective opinion based on an analysis of past events 

assuming a competitive and open market. 

 

External (Economic) Obsolescence - Impairment of desirability or useful life arising from 

factors external to the property, such as economic forces or environmental changes, which affect 

supply-demand relationships in the market.  Loss in the use and value of a property arising from 

the factors of economic obsolescence is to be distinguished from loss in value from physical 

deterioration and functional obsolescence, both of which are inherent in the property.  Also 

referred to as Location or Environmental Obsolescence. 

 

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. 

 

Functional Obsolescence - Impairment of functional capacity or efficiency.  Functional 

obsolescence reflects the loss in value brought about by such factors as overcapacity, 

inadequacy, and changes in the art, that affect the property item itself or its relationship with 

other elements comprising a larger property.  The inability of a structure to perform adequately 

the function for which it is currently employed. 
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Going-concern value (or business enterprise) - The value created by a proven property 

operation; considered a separate entity to be valued with an established business. 

 

Highest and Best Use - That reasonable and probable use that will support the highest present 

value, as defined, as of the effective date of the appraisal. 

 

Industrial Gross Lease - Tenant pays electrical usage, for increases in property taxes and 

insurance over a base year, and a pro-rata share of common area maintenance in some instances. 

 

Investment Value - The specific value of an investment to a particular investor or class of 

investors based on individual investment requirements; distinguished from market value, which 

is impersonal and detached. 

 

Leased Fee Estate - An ownership interest held by a landlord with the rights of use and 

occupancy conveyed by lease to others.  The rights of the lessor (the leased fee owner) and the 

leased fee are specified by contract terms contained within the lease. 

 

Leasehold Estate - The interest held by the lessee (the tenant or renter) through a lease 

conveying the rights of use and occupancy for a stated term under certain conditions. 

 

Lessee - One who has the right to use or occupy a property under a lease agreement; the 

leaseholder or tenant. 

 

Lessee's Interest- See Leasehold Estate 

 

Lessor - One who holds property title and conveys the right to use and occupy the property 

under a lease agreement; the leased fee owner or landlord. 

 

Market Value - See Definition of Market Value 

 

Market Price - The amount actually paid, or to be paid, for a property in a particular transaction. 

Differs from market value in that it is an accomplished or historic fact, whereas market value is 

and remains an estimate until proven.  Market price involves no assumption of prudent conduct 

by the parties, or absence of undue stimulus, or of any other condition basic to the market value 

concept. 

 

Market Rent - The rental income that a property would most probably command on the open 

market as indicated by current rentals being paid for comparable space as of the effective date of 

the appraisal. 

 

Present Value - The current monetary value.  It is the today's cash lump sum, which represents 

the current value of the right to collect future payments.  It is the discounted value of aggregate 

future payments. 
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Replacement Cost New (RCN) – The estimated cost to construct, as of the effective date of the 

appraisal, a building with utility equivalent to the building being appraised, using contemporary 

materials, standards, design and layout.  When this cost basis is used, some existing obsolescence 

in the property is assumed to be cured. 

 

Substitution – The appraisal principle that states when several similar or commensurate 

commodities, goods, or services are available, the one with the lowest price will attract the 

greatest demand and widest distribution.  This is the primary principle upon which the cost and 

sales comparison approaches are based.   

 

Surplus Land - In regard to an improved site, the land not necessary to support the highest and 

best use of the existing improvements, but because of physical limitations, building placement, 

or neighborhood norms, cannot be sold off separately.  Such land may or may not contribute 

positively to value and may or may not accommodate future expansion of an existing anticipated 

improvement.   

 

Utility – The ability of a product to satisfy a human want, need, or desire. 

 

Zoning – The public regulation of the character and extent of real estate use through police 

power; accomplished by establishing districts or areas with uniform restrictions relating to 

improvements; structural height, area, and bulk; density of population; and other aspects of the 

use and development of private property. 

 

Abbreviations 

 
SF = square feet PSF or /SF = per square foot FF = front feet 

LF = lineal feet AC = acres ROW = right of way 

RR = railroad CBD = central business district GI = gross income 

EGI = effective gross income NOI = net operating income PV = present value 

OAR or R
o
 = overall capitalization rate EDR or R

E
 = equity dividend rate UA = usable area 

GBA = gross building area RA = rentable area ± = plus, or minus from 

       amount stated 
Source of Definitions: The Dictionary of Real Estate Appraisal, Third Edition, Appraisal Institute, Chicago, Illinois, 1993. 
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STAGES OF VALUE 

 

During the real estate development process, a property typically progresses from a state of 

unimproved land to construction of improvements to stabilized occupancy.  In general, the 

market value associated with the property increases during these stages of development.  After 

reaching stabilized occupancy, ongoing forces affect the property during its life, including 

physical wear and tear, changing market conditions, etc.  These factors continually influence the 

property’s market value at any given point in time.  Opinions of value are developed on the basis 

of one or more of the following: 

 

Market Value, As Is on the Appraisal Date – An opinion of the market value of a property in 

the condition observed upon inspection and as it physically and legally exists without 

hypothetical conditions, assumptions, or qualifications as of the date the appraisal is prepared. 

 

Market Value, As If Complete on the Appraisal Date – The market value of a property with 

all construction, conversion, or rehabilitation hypothetically completed, or under other specified 

hypothetical conditions as of the date of appraisal.  With regard to properties wherein anticipated 

market conditions indicate that stabilized occupancy is not likely as of the date of completion, 

this opinion of value should reflect the market value of the property as if complete and prepared 

for occupancy by tenants.  

 

Prospective Future Value Upon Completion of Construction – The prospective future value 

of a property on the date construction is completed, based upon market conditions forecast to 

exist as of that completion date.  The value estimate at this stage of value is stated in current 

dollars unless stated otherwise.   

 

Prospective Future Value Upon Reaching Stabilized Occupancy – The prospective future 

value of a property at a point in time when all improvements have been physically constructed 

and the property has been leased to its optimum level of long-term occupancy.  The opinion of 

value at this stage of value is in current dollars unless stated otherwise. 

 

Retrospective Value, As of Appraisal Date – An opinion of the market value of a property that 

is likely to have applied as of a specific historic date and as it physically and legally existed 

without hypothetical conditions, assumptions, or qualifications as of the specific historic date.  

The opinion of value at this stage of value is in current dollars unless stated otherwise. 

 

The stages of value utilized in this report are as follows:  market value, as is on the appraisal 

date, prospective future value upon completion, and prospective future value, upon stabilization,. 
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REGIONAL MAP 
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A market area, as defined in The Dictionary of Real Estate Appraisal, 6th Edition, copyrighted 

2015, is: 

SUBJECT AREA ANALYSIS 

"The geographic region from which a majority of demand comes and in which the majority of 

competition is located.” 

 

When analyzing value influences, the focus is on market area.  A market area is defined in terms 

of the market for a specific category of real estate and thus, is the area in which alternative, 

similar properties effectively compete with the subject property in the minds of probably, 

potential purchasers, and users.  A market area can encompass one or multiple neighborhoods or 

districts. 

 

MARKET AREA INFLUENCES 

 

The subject property is located in Seagoville, Texas, situated in Dallas County.  Area analyses and 

subject vicinity are presented in the following pages. 

 

Location 

 

The subject is located at the northwest corner of US Highway 175 and Cain Street.  The subject’s 

market area is suburban in nature and is primarily comprised of the city of Seagoville.   

 

The locale is approximately 20 miles from the Dallas CBD.  Adjoining suburban neighborhoods are 

similar as to make-up and land uses.  These include the suburban cities of Balch Springs, Pleasant 

Grove, and the Crandall area.  Properties in the area compete with other similar market areas. 

 

The excellent accessibility and location amenities of the above-delineated general area have been 

highly significant in its development, redevelopment, and sustenance of commerce in the area.  The 

general area is well serviced by freeways, benefits from high intensity commercial as well as 

residential development, and is convenient to the Dallas CBD. 

 

Traffic Routes 

 

The primary thoroughfares through the neighborhood are US Highway 175 a four-lane, bi-

directional thoroughfare as it travels northwest to southeast through the area; and Interstate 

Highway 20, a six-lane, bi-directional thoroughfare as it travels west to east through the area.  The 

area is located in the southeastern section of these two major transportation routes. Interstate 

Highway 635 (LBJ Freeway) is the primary loop around the city of Dallas as it intersects with 

Interstate Highway 20 on the south to Interstate Highway 35E on the north. 

 

The primary north-south thoroughfare in the area is Interstate Highway 45. Other north-south 

roadways in the area are Malloy Bridge Road, Simonds Road, and Belt Line Road.  East-west 

roadways include Seagoville Road, Kaufman Street, and East Farmers Road. 

 

 

 

 

20-608



SUBJECT AREA ANALYSIS 

 

 

16 

Area Development 

 

The Southern Dallas sub-district is comprised of a mixture of single-family residences, small 

retail buildings and strip centers, and industrial warehouses. New development in this area has 

been slow and most of the improved properties were built in between the 1950’s and the 1990’s. 

Commercial-retail and industrial development is primarily located along the major 

thoroughfares, while residential is generally located on the interior. 

 

The area is estimated to be 70% developed, with land uses estimated to include: residential 

(50%), and retail and commercial (30%), industrial and office (20%).  

   

 

EMPLOYMENT AND ECONOMIC BASE 

 

The aggregate U.S. unemployment rate was 10.2% in July 2020.  In comparison, the Bureau of 

Labor Statistics reported an unemployment rate of 8.2% for the state of Texas, 8.1% for Dallas 

County, and 8.3% for the city of Dallas. In comparison, the unemployment rate for Dallas 

County in March 2020 was 4.8% prior to the COVID-10 outbreak. 

 

As of March 2020, the world market has been affected by the Coronavirus Disease 2019 

(COVID–19) and the effects on world markets are unknown at this time.  This report is based on 

historical data available and researched up to the date of the report.  Although the appraiser has 

diligently investigated and researched the available data, there is currently insufficient evidence 

to indicate what effect, if any, the world market will have on the local economy and this report 

assumes that current conditions will remain unchanged.  Should this not be the case, the 

conclusions and values expressed in this report could change. 

 

Education 
 

Educational facilities offered by the city of Dallas and the surrounding areas have grown to keep 

pace with the increasing population.  Twenty, four-year colleges and universities, and five 

community college districts with a combined total 20 campuses are within one hundred miles of 

the DFW MSA.  Several notable institutions of higher education are located within the MSA. 
 

• Southern Methodist University 

• University of Texas, Dallas Campus 

• University of Dallas 

• University of North Texas, Dallas Campus 

• University of Texas, Southwestern Medical Center at Dallas 
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AREA DEMOGRAPHICS 

 

The following Executive Summary provided by Site To Do Business provides demographic and 

income data for 1-mile, 3-mile, and 5-mile radius centered on the subject area.   
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CONCLUSION 

 

The transportation network in the area is good and surrounding land uses are considered to be 

compatible and homogenous.  The subject area is in a stable phase of development and in 

proximity to employment centers and quality schools and services with few improvements 

needing repairs and/or renovations.  Consequently, some new construction, as well as renovation 

of older properties, is more likely to occur within the subject area in the near future.  

Additionally, there appears to be no detrimental influences upon the area that would inhibit the 

income-producing capabilities of the improved properties.  The long-term prospects for the area 

and the subject property are positive. 

 

No noticeable nuisances or hazards are in the area and the majority of improvements are in the early 

to middle stages of economic life, and sufficient area services are accessible to service the 

community. 
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LOCATION MAP 
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The subject is retail strip center, located at the northwest corner of US Highway 175 and Cain 

Street, Seagoville, Dallas County, Texas.   

SUBJECT PROPERTY   

SITE DATA 

  

Dimensions/Frontage 

 

According to Dallas Central Appraisal District records, the subject tract is triangular in shape, 

and contains 42,920 square feet, or 0.985 acres.  The subject fronts the northern line of US 

Highway 175 for approximately 480 linear feet, and the southwestern line of Cain Street for 

approximately 472 feet.  US Highway 175 is a two-lane, undivided frontage road.  Cain Street is a 

two-lane, undivided street.   

 

Access/Abutting uses  

 

Access (ingress and egress) to the site is available via one curb cut along the northern line of the 

US Highway 175 frontage road and one curb cut along the southern line of Cain Street.  The 

subject abuts single-family residential uses across Cain Street to the north, retail uses across Cain 

Street to the east, US Highway 175 to the south, and a Best Western hotel to the west. 

 

Topography  

 

The topography of the tract is level and at street grade; the topography is not problematic to 

development.      

 

Flood Plain 

 

According to FEMA flood hazard map 48113C0545K dated July 7, 2014, the subject is 

determined to be outside the 100-year floodplain, being within Zone 'X'.  Drainage of the site 

appears adequate.  No guaranty is made that the site will or will not flood.  A hydrological study 

or survey is required for confirmation of flood-designated boundaries.  Reference the subsequent 

exhibits for a copy of the area flood map.   

 

Environmental Hazards  

 

To our knowledge, a Phase I Environmental Site Assessment has not been completed for the 

subject property as of the date of inspection.  A current Phase I ESA is recommended.  The 

subject is appraised predicated on the absence of detrimental environmental conditions.  Should 

contaminants be present the conclusions in the report would be invalidated. 
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Utilities/Community Services 
 

Water, sewer, electricity, and phone services are available to the subject.  Electric services are 

provided by various service providers, with telecommunication services being provided by 

various providers.  Atmos Energy supplies natural gas services.  Water services are provided by 

the city of Seagoville, and wastewater service is provided by the city of Seagoville.  Police 

protection is provided by the city of Seagoville and fire protection is provided by the city of 

Seagoville.  The property is located within the Dallas Independent School District.  

 

Zoning 
 

The site is zoned PD-Commercial by the City of Seagoville. The PD-Commercial district is 

intended to provide areas for general commercial and retail development.  Additionally, the "C" 

district allows for any use permitted in the 'LR' Local Retail district. The Planned Development 

zoning will require approval of a site plan prior to development.  Retail strip centers are allowed 

in this zoning district.   

 

Soils, Development Limitation, and Productivity 
 

This report assumes the soils are capable of supporting the structures, as numerous 

improvements are located within the subject area and adjoining area.  A study of the 

development, limitations, and productivity were not completed in this appraisal report, as it is not 

necessary to the scope of the appraisal.   

 

Easements  
 

A survey of the site is available for analysis.  This valuation concludes that utility and access 

easements typical of this property type are present and that no detrimental easement conditions 

exist.  This should not be considered as a guaranty or warranty, however, that adverse easements 

do not exist.  Were the property to have any easements detrimental to the subject, the opinion of 

value concluded herein may be invalid.   

 

Deed Restrictions  
 

To our knowledge, no deed restrictions affect or limit the use of the property; however, this 

should not be considered as a guaranty or warranty that no such restrictions exist.  Deed 

restrictions are a legal matter: normally discoverable only by a title search by a title attorney.  It 

is recommended that a title search be made if any questions regarding deed restrictions arise. 

 

Wetlands 
 

No visual evidence was observed to indicate whether wetlands exist on the subject site.  

Wetlands, as defined by Section 404 of the Clean Water Act, are those areas that are inundated 

or saturated by surface or groundwater at a frequency and duration sufficient to support, and 

under normal circumstances do support, a prevalence of vegetation typically adapted for life in 

saturated soil conditions.  Swamps, bogs, fens, marshes, and estuaries are subject to federal 

environmental law.   
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SUBJECT IMPROVEMENTS  
 

Design/Construction 
 

The improvements consist of a retail strip center comprising 5,340-square feet. The building 

features exterior storefronts and is designed for up to five tenants. The interior is currently in 

shell condition.  

 

The improvements to the property include finishing the interior and demising the potential tenant 

spaces. The construction is expected to be completed in December 2020 at an estimated cost of 

$295,000, rounded, based on a price of $55.00 per square foot.  

 

Exterior

Year Built 2020

Type Class C

Building Size - Gross 5,340 square feet           (per measurements)

Foundation Reinforced concrete slab

Walls Steel frame with brick veneer

Roof Flat; built-up on steel decking

HVAC Complete system (roof-mounted)

Quality Good

Condition Good

Interior

Flooring Commercial carpet, commercial tile, sealed concrete

Walls Painted/textured gypsum board

Ceiling Acoustic tile

Lighting Standard commercial fixtures

Quality Good

Condition Good

RETAIL STRIP CENTER

 
 

 

Site Improvements 
 

Site improvements include concrete paving and drives, pole-mounted LED lighting, building-

mounted lighting, building-mounted signage, trash enclosure, two grease traps, irrigation system, 

and landscaping.   
 

Parking 
 

The paved parking area comprises 42 striped parking spaces, including two handicapped spaces.  
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Physical Condition 

 

The subject improvements (retail strip center) were built in 2020; the remaining improvements 

include finishing the interior.    Overall, the design and construction quality of the improvements 

are considered typical of similar buildings of the age of the subject improvements.  No items of 

deferred maintenance were noted at the inspection.  No items of deferred maintenance were 

noted at the inspection. 

 

Functional Utility 

 

Defined as the ability of a property or building to be useful and to perform the function for which 

it is intended according to current market tastes and standards.  The subject is retail strip center.  

The improvements are functionally adequate given the architectural style, design and layout, 

traffic patterns, and the size and configuration of the improvements for this property type.   

 

External Obsolescence 

 

External obsolescence is considered to be the loss in value of the property resulting from an 

influence of negative forces not inherent with the property.  It can be caused by the exertion of 

detrimental external forces upon the area or property itself.  Specific examples are significant 

fluctuations in the local economy, noise from nearby expressways or airports, excessive taxes, 

supply and demand imbalances, special assessments or certain other governmental actions, the lack 

of financial liquidity in the marketplace, or the infiltration of unharmonious groups or land uses.  

This form of obsolescence is rarely, if ever, curable.  The subject regional area is currently 

experiencing stable rental rates and occupancy levels.  Based upon the stable market conditions 

within the extended area the property does not appear to suffer from external obsolescence. 

 

CONCLUSIONS 

 

The subject is retail strip center, with adequate frontage and access via one curb cut along the 

northern line of the US Highway 175 frontage road and one curb cut along the southern line of 

Cain Street. 

 

Marshall Swift Data

RE Classification Neighborhood Shopping Center

Class C

Type Good

Section 13

Page 33

Life Expectancy 40 years  
 

Please refer to the subsequent exhibits and addenda for additional details. 
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The Texas legislature created a system of centralized appraisal districts for each Texas county so 

that all real estate within a given county is valued for tax purposes through a standard appraisal 

process.  Property assessments are based on market value.  Property valuations under the central 

appraisal district system became effective in 1982.   

REAL ESTATE TAX ANALYSIS 

In Dallas County, the Dallas Central Appraisal District is responsible for ad valorem tax 

appraisals of all real estate within the county.  Based on the ad valorem tax appraisal, various tax 

districts levy annual taxes on property located within their respective districts.  Typical taxing 

jurisdictions include assessments from the county, city, and school districts in which the property 

is located.  The total ad valorem tax burden is the sum of the assessments for the various taxing 

authorities. 

  

The subject property is situated within the city of Seagoville and falls within the taxing 

jurisdictions of the City of Seagoville, Dallas County, Parkland Hospital, Dallas County College, 

and the Dallas ISD.  Pertinent 2019 tax rates for the subject are detailed below. The 2020 tax 

rates are not available as of the date of this report. 

 

City of Seagoville 0.788800$     

Dallas County 0.253100$     

Parkland Hospital 0.269500$     

Dallas County College 0.124000$     

Dallas ISD 1.310385$     

Total 2.745785$     

2019 TAX RATES (per $100)

 
 

The Dallas Central Appraisal District accounts for 2020 are summarized as follows: 

  

Account Number Land Improvements Total

500036000A0030000 107,300$       612,750$         720,050$           
 

 

Based on the preceding assessed value and pertinent tax rates, the subject's annual tax liability is 

calculated as follows: 

 

Assessed Value Tax Rate

$720,050                   x $0.02745785

Indicated Tax Liability

19,771=               $                  
 

The assessed value equates to $720,050, or $134.84 per square foot of building area.  The 

assessed value is below the concluded market value in this appraisal.  This difference is typically 

due to the valuation methods of the appraisal district.   
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AERIAL PHOTOGRAPHS 

 
Source: Google Maps 

 

 

 

SUBJECT 
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Parcel map 

 
Source: Dallas CAD 

 

 

SUBJECT 
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ZONING MAP 

 
 Source:  City of Seagoville 
 
 

 

SUBJECT 
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FLOOD MAP 

 

SUBJECT 
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BUILDING SKETCH 
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PHOTOGRAPHED ON AUGUST 27, 2020 

SUBJECT PHOTOGRAPHS   

  

Viewing easterly at subject. 
 

Viewing northeast at subject property. 

 

  
Viewing west at rear of the subject. 

 

Viewing southeast at subject parking lot. 

 

  
Viewing northeast at subject. Viewing northerly at dumpster enclosure. 
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Interior view of subject building. Interior view of subject building. 

 

  
Interior view of subject building. Interior view of subject building. 

 

  
Looking northwesterly along US Highway 

175, subject is to the right. 

Looking southeast along US Highway 175, 

subject is to the left.  
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One of the basic elements of real estate valuation is the theory of highest, best, and most 

profitable use. 

HIGHEST AND BEST USE 

As quoted from The Dictionary of Real Estate Appraisal, copyright 1984, highest and best use is 

defined as that reasonable and probable use that supports the highest present value of vacant land 

or improved property, as defined, as of the effective date of the appraisal. 

 

Or, as defined in the Appraisal of Real Estate, 14th Edition (copyrighted 2013), the reasonably 

probable and legal use of vacant land or improved property, which is physically possible, 

appropriately supported, financially feasible, and which results in highest land value. 

 

These definitions recognize that in cases where a site has existing improvements on it, the 

highest and best use may very well be determined to be different from the existing use.  The 

existing use will continue, however, unless and until land value in its highest and best use 

exceeds the total value of the property in its existing use. 

 

Because the use of land can be limited by the presence of improvements, highest and best use is 

determined separately for the land or site as though vacant and available to be put to its highest 

and best use, and for the property as improved. 

 

In appraisal practice, highest and best use analysis not only identifies the use of the property 

expected to produce the maximum net present value, but also helps the appraiser select 

comparable properties. 

 

Four basic criteria are examined in estimating the Highest and Best Use of a property both as 

vacant and as improved.  These stages of analysis are as follows: 

 

a) Possible Use - the uses to which it is physically possible to put on the site in question. 

 

b) Permissible Use (Legal) - the uses that are permitted by zoning and deed restrictions on 

the site in question. 

 

c) Feasible Use - the possible and permissible uses that will produce any net return to the 

owner of the site. 

 

d) Highest and Best Use - among the feasible uses, the use that will produce the highest net 

return on the highest present worth. 

 

The highest and best use of a specific parcel of land is not determined through subjective 

analysis by the property owner, the developer, or the appraiser; rather, highest and best use is 

shaped by the competitive forces within the market where the property is located.  Therefore, the 

analysis and interpretation of highest and best use is an economic study of market forces focused 

on the subject property.   

 

Market forces also shape market value, so the general data that are collected and analyzed to 

derive an opinion of market value are also used to formulate an opinion of the property’s highest 

and best use as of the appraisal date.  
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SITE, AS IF VACANT 

 

According to the Dallas Central Appraisal District, the subject tract is triangular in shape, and 

contains 42,920 square feet, or 0.985 acres.  The subject fronts the northern line of US Highway 

175 for 480 linear feet, and the southwestern line of Cain Street for 472 feet.   

 

The subject abuts single-family residential uses across Cain Street to the north, retail uses across 

Cain Street to the east, US Highway 175 to the south, and a Best Western hotel to the west. 
 

Physically Possible 
 

In arriving at our opinion of highest and best use for the improved subject site, it was first 

necessary to determine if the physical characteristics of the site - such as soil conditions, 

topography, shape, and frontage were favorable for development.  Soil conditions in the region 

are adequate for urban development provided appropriate engineering, design, and construction.  

According to FEMA flood hazard map 48113C0545K, dated July 7, 2014, the subject is 

determined to be outside the 100-year floodplain, being within Zone 'X'.  No guaranty is made 

that the site will or will not flood.  A hydrological study or survey is required for confirmation of 

flood-designated boundaries.  The tract is of sufficient size and shape to be economically 

adaptable for development and benefits from adequate frontage and accessibility.  Thus, the 

physical characteristics impose no limitations to possible development. 

 

Legally Permissible 
 

The site is zoned PD-Commercial by the City of Seagoville. The PD-Commercial district is 

intended to provide areas for general commercial and retail development.  Additionally, the "C" 

district allows for any use permitted in the 'LR' Local Retail district. The Planned Development 

zoning will require approval of a site plan prior to development.   
 

Financially Feasible 
 

As defined in The Dictionary of Real Estate Appraisal, Sixth Edition, 2015 is “the capability of a 

physically possible and legal use of property to produce a positive return to the land after 

considering risk and all costs to create and maintain the use.”  
 

The surrounding properties and land uses are considered for compatibility in determination of 

feasible use.  Based on the land usage pattern of the surrounding area, the layout, location, and 

frontage/visibility of the site, the most feasible use is considered to be commercial development.  

 

Maximally Productive 
 

The financially feasible use of the subject site would be for commercial development.  Based 

upon the location in Seagoville, and nearby commercial tracts, commercial development is 

considered most logical.   
 

Therefore, the maximally productive use of the subject, as vacant, would be as commercial 

development. 
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SUMMARY OF HIGHEST AND BEST USE, AS VACANT 

 

The maximally productive use of the subject would be for commercial development. 

 

Use:  commercial development 

Timing:  current 

Market Participants:  

User:  developer 

Most Probable Buyer:  developer 

 

 

 

SITE, AS IMPROVED 

 

The improvements consist of a 5,340-square foot retail strip center. The proposed improvements 

are interior finish-out and demising the tenant spaces. The improvements will be completed in 

December 2020 at a cost of $295,000.  

  

Physically Possible 

 

The subject improvements were built in 2020 and intended for use as a retail strip center.  The 

design of the improvements is typical for the area.  The physical characteristics and 

accompanying amenities of the subject improvements are not readily adaptable to other uses and 

are specific in design for continued use as a retail strip center. 

 

Legally Permissible 

 

The site is zoned PD-Commercial by the City of Seagoville.  Retail strip centers are allowed in 

this zoning district. 

 

Financially Feasible 
 

Financially feasible uses for the subject property include continued use as a retail strip center.  This 

use will produce a positive return to the subject site. 

 

Maximally Productive 
 

The improvements not only add value to the subject site; they also represent the maximally 

profitable use of the site, as improved.   
 

The preceding analysis indicates the improvements to be feasible based on current market 

parameters.  Thus, it is concluded that the highest and best use of the subject, as improved, is 

continued use as a retail strip center. 
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DATA COLLECTION PROCESS 

 

For purposes of this report, the subject market was researched for all pertinent data relating to the 

appraisal problem as stated below.  This process typically includes collecting and confirming 

data through local real estate brokers, appraisers, property owners, lessee/lessors, and others 

familiar with the local real estate market.  The information provided by these sources is deemed 

reliable but is not guaranteed.  

 

The appraisal problem, as applied to the subject, is to determine the market value of the 

applicable interest in the subject property.  In addressing this problem, the principles of utility, 

substitution, and anticipation are considered in the following valuation. 

APPRAISAL PROCEDURE 

The rendered opinion of market value of a property that is being appraised is accomplished by 

the comparison and analysis of as many appraisal techniques as are appropriate.  The following 

approaches are generally used to produce value indications. 

 

Cost Approach: The value indication by this approach is accomplished by estimating the 

Reproduction (or Replacement) Cost New of the improvements and deducting accrued 

depreciation from all causes, if any.  The value of the land (by comparison) is then added to this 

depreciated cost figure. 

 

The cost approach is based on the premise that the value of a property can be indicated by the 

current cost to construct a reproduction or replacement for the improvements minus the amount 

of depreciation evident in the structures from all causes plus the value of the land and 

entrepreneurial profit.  This approach to value is particularly useful for appraising new or nearly 

new improvements.  

 

Sales Comparison Approach: The comparison of similar properties, which have sold in the 

marketplace, is used to produce an indication of value.  The comparison may be either direct or 

indirect with commonly accepted units or elements of comparison. 

 

The sales comparison approach is founded upon the principle of substitution, which holds that 

the cost to acquire an equally desirable substitute property without undue delay ordinarily sets 

the upper limit of value.  At any given time, prices paid for comparable properties are construed 

to reflect the value of the property appraised.  The validity of a value indication derived by this 

approach is heavily dependent upon the availability of data on recent sales of properties similar 

in location, size, and utility to the appraised property. 

 

Income Capitalization Approach: This approach to value is applicable to properties capable of 

producing a net income stream.  The net income stream is translated into a value indication 

through the capitalization process. 
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The income capitalization approach is based on the principle of anticipation, which recognizes 

the present value of the future income benefits to be derived from ownership in a particular 

property.  The income capitalization approach is most applicable to properties that are bought 

and sold for investment purposes, and is considered very reliable when adequate income and 

expense data are available.  Since income producing real estate is most often purchased by 

investors, this approach is valid and is generally considered the most applicable when the 

property being appraised was designed for, or is easily capable of, producing a satisfactory rental 

income. 

 

The strengths and weaknesses of each approach used are weighed in the final analysis.  The 

approach or approaches offering the greatest quantity and quality of supporting data are typically 

emphasized, and the final opinion of value is correlated.   

 

Under the parameters of this assignment, the following approaches to value were considered and 

used in this appraisal: 

 

Approach Considered Used

Cost Yes Yes

Sales Comparison Yes Yes

Income Capitalization Yes Yes

 
 

A preliminary survey of the property indicates the following: 

 

- Sales of similar land use in the area are required.  Sufficient data are available to arrive 

at an indicated value of the land of the subject by market comparison. 

 

- This report incorporates the cost approach, sales comparison approach and income 

capitalization approach, and reconciles these approaches into a final opinion of market 

value. 

 

Secondary sources of market data and investor criteria were utilized including Real Estate 

Research Corporation’s Real Estate Report (RERC), Korpacz Real Estate Investor Survey, Real 

Estate Investment Services (REIS), M/PF, ALN Systems, Grubb-Ellis Market Reports, Cushman 

Wakefield Market Reports, Marcus Millichap Market Reports, CB Richard Ellis Market Reports, 

Insignia Market Reports, Jones Lang LaSalle Market Reports, and other industry publications. 

 

 

APPRAISAL PROBLEM 

 

The appraisal problem, as applied to the subject, is to determine the market value of the fee 

simple interest in the subject property.  In addressing this problem, the principles of utility, 

substitution, and anticipation are considered in the following valuation. 

 

20-608



REASONABLE EXPOSURE TIME 

 

 

40 

When the purpose of an assignment is to develop an opinion of market value, the appraiser must 

also develop an opinion of reasonable exposure time linked to the value opinion.   

REASONABLE EXPOSURE TIME 

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

Exposure time is always presumed to precede the effective date of the appraisal.   

 

Exposure time, as defined by the Uniform Standards of Professional Appraisal Practice, 

Statement on Appraisal Standards No. 6, is the opinion of the length of time the property interest 

being appraised would have been offered on the market prior to the hypothetical consummation 

of a sale at market value on the effective date of the appraisal.  It is a retrospective opinion based 

upon an analysis of past events assuming a competitive and open market.   

 

The fact that exposure time is always presumed to occur prior to the effective date of the 

appraisal is substantiated by related facts in the appraisal process, i.e. supply/demand conditions 

as of the effective date of the appraisal, the use of current cost information, the analysis of 

historical sales information (sold after exposure and after completion of negotiations between the 

seller and the buyer), and the analysis of future income expectancy projected from the effective 

date of the appraisal. 

 

The opinion of the time period for reasonable exposure is not intended to be a prediction of a 

date of sale or a one-line statement.  Instead, it is an integral part of the analyses conducted 

during the appraisal assignment.  The opinion may be expressed as a range and can be based on 

one or more of the following: 

 

• Statistical information about days on market 

• Information gathered through sales verification 

• Interviews of market participants 

 

Related information garnered through this process may include the identification of typical 

buyers and sellers for the type of property involved and typical equity investment levels and/or 

financing terms. 

 

The reasonable exposure period is a function of price, time, and use, not an isolated opinion of 

time alone.  The answer to the question “what is reasonable exposure time?” should always 

incorporate the answers to the question “for what kind of property at what value range?” rather 

than appear as a statement of an isolated time period.   

 

A reasonable exposure time for the subject property at the market value definition and market 

value conclusion in this appraisal was developed by discussions with local market participants.  

According to local brokers, appraisers, and informed market participants, the reasonable 

exposure time for properties similar to the subject, is considered to be 12 months.   
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Land value is directly related to highest and best use.  The relationship between the highest and 

best use and land value may indicate whether an existing use is the highest and best use of the 

land.   

LAND VALUATION 

Land valuation can be accomplished by six procedures.  These include sales comparison, 

allocation, extraction, subdivision development, land residual, and ground rent capitalization.   

 

Sales Comparison – Sales of similar, vacant parcels are analyzed, compared, and adjusted to 

provide a value indication for the land being appraised. 

 

Allocation – Either sales of improved properties are analyzed and the prices paid are allocated 

between the land and the improvements, or comparable sites under development are analyzed 

and the costs of the finished properties are allocated between the land and improvements. 

 

Extraction – Land value is indicated by subtracting the estimated value of the depreciated 

improvements from the known sale price of the property.  This procedure is frequently used 

when the value of the improvements is relatively low or easily calculated. 

 

Subdivision Development – The total value of undeveloped land is indicated as if the land were 

subdivided, developed, and sold.  Development costs, incentive costs, and carrying charges are 

subtracted from the estimated proceeds of sale, and the net income projection is discounted over 

the period required for market absorption of the developed sites. 

 

Land Residual Technique – The land is assumed to be improved to its highest and best use.  

The income attributable to the return on and of the capital invested in the improvements is 

deducted from the net operating income.  The result is the income attributable to the land.  This 

income is capitalized to derive an opinion of land value. 

 

Ground Rent Capitalization – This procedure is used when land rents and land capitalization 

rates are readily available, e.g., for appraisals in well-developed areas.  Net ground rent, the net 

amount paid for the right to use and occupy the land, is calculated and divided by a land 

capitalization rate.  Either actual or estimated rents can be capitalized using rates that can be 

supported in the market. 

 

The sales comparison method is the best method of developing an opinion of value of the 

subject.  In this method, known sales of similar use land in the market area are compared to the 

subject to arrive at an indication of value.  In arriving at value conclusions, the tracts are 

compared as to the rights conveyed, financing terms, sale conditions, market conditions, 

location, and physical characteristics.  This approach is used to value land that is vacant or 

considered vacant for appraisal purposes.   

 

The market was carefully researched for recent sales, leases, listings, or other transactions, which 

would provide a valid basis for developing an opinion of the market value of the subject by 

comparison.  After reviewing and analyzing the sales, three sales were extracted from this 

sample and utilized for the land valuation.  These sales are detailed on the following pages. 
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LAND SALES MAP 
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Land Sale No. 1 

 

 
 

Location NE/s of US Highway 175 and SW/s of Cain Street

Seagoville, Dallas County, Texas

Mapsco DA-70-Z

Legal Description Land situated in the Seagoville Place Addition, Block 1, Lots 1

and 2, Seagoville, Dallas County, Texas

Grantor Victory Baptist Church of Seagoville

Grantee Seagoville Economic Development Corporation

Record Data

Date of Sale July 26, 2019

Document No. 201900194899

Consideration $430,000

Terms of Sale Cash (or cash equivalent) to the seller

Conditions of Sale Arm's-length

Land Area

Acres 5.678

Square Feet 247,324

Price Per SF $1.74

Zoning PD, Commercial

Topography Mostly level; No floodplain

Utilities All available

Shape Irregular

Frontage ±500 LF - US Highway 175

±395 LF - Cain Street

Comments The tract is located along US Highway 175, between single-family

residential uses and an apartment complex. 
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Land Sale No. 2 

 

 
 

Location W/c of Seagoville Road and Woody Road

Dallase, Dallas County, Texas

Mapsco DA-12-C

Legal Description Lots 1, 2, and 3, Block 8819, Lowland Park Addition, city of

Dallas, Dallas County, Texas

Grantor Peter Romo and wife, Kathy Romo

Grantee Edi Monsivais and Benedicto Jaramillo

Record Data

Date of Sale January 17, 2019

Document No. 201900015018

Consideration $85,000

Terms of Sale Cash (or cash equivalent) to the seller

Conditions of Sale Arm's-length

Land Area

Acres 3.40

Square Feet 47,437

Price Per SF $1.79

Zoning NS(A) - Neighborhood Service

Topography Mostly level; No floodplain

Utilities All available

Shape Rectangular

Frontage ±277 LF - Seagoville Road

±178 LF - Woody Road

Comments The tract is rectangularly shaped and is located on the western

corner of Seagoville Road and Woody Road. The property was

purchased for commercial development.
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Land Sale No. 3 

 

 
 

Location NE/s of US Highway 175, south of Stark Road

Seagoville, Dallas County, Texas

Mapsco DA-70-T

Legal Description Lot 1, Block 1, Nabors Adddition, city of Seagoville, Dallas

County, Texas

Grantor Tao South I-20, LP

Grantee 2806 Hwy 175 Properties, LLC

Record Data

Date of Sale May 31, 2017

Document No. 201700153898

Consideration $325,000

Terms of Sale Cash (or cash equivalent) to the seller

Conditions of Sale Arm's-length

Land Area

Acres 2.20

Square Feet 95,832

Price Per SF $3.39

Zoning C, Commercial

Topography Mostly level; No floodplain

Utilities All available

Shape Mostly rectangular

Frontage ±360 LF - US Highway 175

Comments The tract is rectangularly shaped and is located on the northeast

side of US Highway 175, south of Stark Road. The property was

previously improved with two buildings, which were razed prior

to this sale, and the old parking lot and pylon sign remain. The

property was purchased for investment hold.
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SF AC

1 NE/s of US Highway 175 and SW/s of Cain Street 247,324 5.678 1.74$      Jul-19

2 W/c of Seagoville Road and Woody Road 47,437 3.400 1.79$      Jan-19

3 NE/s of US Highway 175, south of Stark Road 95,832 2.200 3.39$      May-17

Subject 1880 North US Highway 175 42,920 0.985

Size

LAND SALES SUMMARY

Sale No. Location

Price Per 

SF

Date of 

Sale

 
 

The sales in the sample were selected from a larger group as being most similar in overall 

physical characteristics as compared to the subject.  The land sales occurred between May 2017 

to July 2019, range in size from 2.200 acres to 5.678 acres, and range in price from $1.74 to 

$3.39 per square foot.  These sales represent the most recent, similar activity in proximity to the 

subject.   

 

ADJUSTMENT DESCRIPTIONS AND ANALYSIS 

 

The first step in any comparative analysis is to identify which elements of comparison affect 

property values in the subject market.  Each of the basic elements of comparison must be 

analyzed to determine whether an adjustment is required.  If sufficient information is available, a 

quantitative adjustment can be made.   

 

Adjustments for differences are made to the price of each comparable property to make that 

property equivalent to the subject in market appeal on the effective date of the opinion of value.  

The magnitude of the adjustment made for each element of comparison depends on how much 

that characteristic of the comparable property differs from the subject property.  We have 

considered all appropriate elements of comparison in the following discussions. 

 

In the following analysis, consideration is given for rights conveyed, financing, sale and market 

conditions, location, and physical characteristics.  Property rights conveyed and financing are 

basic components of sale.  Rights conveyed should be identical and financing should be on a 

cash equivalent basis.  Sale conditions require analysis to determine any unusual characteristics.  

Consideration of market conditions is necessary because of the cyclical nature of the real estate 

market and continuous economic change.  The location adjustment considers factors such as 

type, compatibility, quality, desirability, and accessibility of area development.  Comparison of 

utility considers such factors as zoning, size, and frontage. 

 

COMPARITIVE ANALYSIS  
 

In analyzing the sales, comparative analyses are used to identify differences between the subject 

and the comparable sales.  The difference in selling price is allocated to the elements of 

comparison, which the market data indicates contribute to different prices.  While we have no 

direct support for these selected adjustments, an analysis of similar properties requires 

adjustment for these elements to be applied.  The following table is a summary of comparable 

elements and their associated adjustments.   
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Adjustment Category

Frontage

Exposure

Size   

10%; for the difference between inferior and superior exposure

SUMMARY OF SELECTED ADJUSTMENTS

Selected Adjustments

5%; for adjustment for each doubling/halving in size

5%; for the difference between inferior and superior frontage

 
 

These adjustments are not intended as exact measurements, but are used to define accurately the 

range of values indicated by the market. 

 

RIGHTS CONVEYED, FINANCING, SALE, MARKETING CONDITIONS, AND LOCATION 

 

Rights Conveyed 

 

When property rights are sold, they may be the sole subject of the contract or the contract may 

include other rights, less than all of the real property rights, or even another property or 

properties.  Before the price of a comparable sale property can be used in sales comparison 

analysis, the appraiser must first ensure that the sale price of the comparable property applies to 

property rights that are similar to those being appraised.  To do so, adjustments may be required 

before specific differences in the physical real estate can be compared.  The sales were evaluated 

and no adjustments for rights conveyed are considered necessary.  

 

Financing 

 

The transaction price of one property may differ from that of an identical property due to 

different financing arrangements.  The cost of financing includes the interest rate and any points, 

discounts, equity participations, or other charges that the lender requires to increase the effective 

yield of the loan.  The cost and availability of credit for real estate financing influence both the 

quantity and quality of real estate demanded and supplied.  Additional financing adjustments 

could be made based on owner financing, favorable financing terms, or assumptions.  The sales 

were purchased with cash, or third party financing which requires no adjustment.   

 

Sale Conditions 

 

Adjustments for conditions of sale usually reflect the motivations of the buyer and the seller.  

Sales where the conditions significantly affect transaction prices are labeled non-arm’s length 

transactions.  Any sales that reflect unusual sale conditions are adjusted accordingly and the 

circumstances of these non-arm’s length transactions are detailed on the sale summary pages.  

The sales were evaluated and no adjustments for sale conditions are considered necessary.   

 

Market Conditions 

 

The sales occurred between May 2017 and July 2019.  Adjustments for market conditions are 

applied if property values have increased or decreased since the transaction dates.  Based on our 

observations and analysis, real estate has appreciated approximately 4% annually.  Each sale is 

adjusted accordingly. 
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Location 
 

An adjustment for location within a market area may be required when the locational 

characteristics of a comparable property are different from those of the subject property.  Most 

comparable properties in the same market area have similar locational characteristics, but 

variations may exist within that area of analysis.  A property’s location is analyzed in relation to 

the location of other similar properties.  All of the sales have similar locational appeal as 

compared to the subject and are not adjusted.   

 

PHYSICAL 

 

Access 
 

Access has significant bearing on real estate in the market.  Access is defined as the points, or 

number of points available for ingress/egress to the subject site or ease of access to the site from 

abutting roadways.  Sale properties are adjusted based on their inferiority/superiority as 

compared with the subject.  The sales have similar access as the subject, with no adjustments. 

 

Frontage 
 

Frontage is the number of feet of frontage along the subject roadway or roadways. Sale 

properties are adjusted based on their inferiority/superiority as compared with the subject. Sale 1 

is similar as compared to the subject and no adjustment is applied. Sales 2 and 3 are inferior to 

the subject and are each adjusted +5% for frontage. 

 

Exposure  
 

Exposure is a function of traffic volume or drive-by business potential.  Sale properties are 

adjusted based on their inferiority/superiority as compared with the subject.   Sales 1 and 3 are 

similar as compared to the subject and are not adjusted. Sale 2 is inferior to the subject un 

exposure and a +10% adjustment is applied. 

 

Size 

 

The subject site is comprised of 0.985 acres.  The size adjustment is based on the premise that, in 

general, the larger the tract, the less its selling price on a per unit basis.  Recent experience with 

other properties utilizing a linear regression analysis indicates a 5% - 15% adjustment for each 

doubling/halving (100%) in size.  A 5% adjustment is used for this analysis.  The sales are 

adjusted +13%, +8%, and +6%, respectively for size. 

 

Zoning 

 

The site is zoned PD-Commercial by the City of Seagoville.  The sales are similar to the subject, 

with no adjustments. 
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Utilities 
 

Water, sewer, electricity, and phone services are available to the subject.  The sales are similar in 

the available utilities as compared to the subject and do not warrant adjustment.  

 

Topography 

 

The subject is level and is determined to be outside the 100-year floodplain.  The sales are 

similar in topography as compared to the subject and are not adjusted.     
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SUMMARY OF ADJUSTMENTS 
 

The previously described adjustments are applied in the following table: 
 

Sale No. 1 2 3

No. of Acres 5.678 3.400 2.200

Size SF 247,324 47,437 95,832

Sale Date Jul-19 Jan-19 May-17

Sale Price $430,000 $85,000 $325,000

Sale Price Per SF $1.74 $1.79 $3.39

Rights Conveyed -0- -0- -0-

Financing -0- -0- -0-

Sale Conditions -0- -0- -0-

Market Conditions 4% 6% 13%

Adjusted Price/SF $1.81 $1.90 $3.83

Location -0- -0- -0-

Access -0- -0- -0-

Frontage -0- 5% 5%

Exposure -0- 10% -0-

Size   13% 8% 6%

Zoning -0- -0- -0-

Utilities -0- -0- -0-

Topography -0- -0- -0-

Net Adjustment 13% 23% 11%

Adjusted Price/SF $2.05 $2.34 $4.25

LAND SALES ADJUSTMENTS

 
 

  

LAND VALUE CONCLUSION  
 

After adjustments, the comparables range in price from $2.05 to $4.25 per square foot, with an 

average of $2.88 per square foot and a median of $2.34 per square foot.  The comparable sales 

are representative of land activity in the area.  Considering the adjusted sales, the indicated value 

of the subject site is $2.75 per square foot, or $118,000, rounded. 
 

No. of Square Feet $/SF Indicated Value

42,920 x $2.75 = 118,030$              

Rounded 118,000$              

Total Land Area
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The purpose of the cost approach is to develop an opinion of the cost to construct a reproduction 

of, or replacement for, the existing structure and then deduct all accrued depreciation in the 

property being appraised from the cost new of the reproduction or replacement structure.  When 

the value of the land and an entrepreneurial profit, if appropriate, are added to this figure, the 

result is an indication of the value of the fee simple interest in the property. 
COST APPROACH 

When applicable, the cost approach reflects market thinking by recognizing that market 

participants relate value to cost.  Investors tend to judge the value of an existing structure by 

considering the prices and rents of similar buildings and the cost to create a new building with 

optimal physical and functional utility.  Investors adjust the prices they are willing to pay by 

estimating the costs to bring an existing structure up to the level of physical and functional utility 

they desire. 
 

The cost approach is based on the estimated replacement cost of the improvements less 

depreciation from all causes, to which is added the market value of the land based on comparable 

sales. 
 

REPLACEMENT COST 
 

The cost estimates in the following tables are abstracted from the Marshall Valuation Service.  The 

Marshall Valuation Service is a national cost index providing cost data for determining replacement 

costs of buildings and other improvements, and is published by Marshall & Swift, LP.   

 

 
 
For building structure and components, the calculator method is utilized.  The improvements most 

closely resemble a good cost quality Class C Neighborhood Shopping Center, as described in the 

Marshall Valuation Service Handbook, Section 13, Page 33.  To the base cost, various multipliers are 

applied to reflect local market conditions and changes in construction costs. 
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DIRECT COSTS

Base Building Costs

Component Area Base Cost

5,340 SF 115.00$      614,000$           

Improvements cost before adjustments for time, location, and perimeter 614,000$           

Current Local Perimeter

x 0.98       x 0.90       x 1.00 542,000$           

Site Improvements

Site Preparation 25,000$             

242,000$           

66,000$             

333,000$           

875,000$           

INDIRECT COSTS

@ 8% 70,000$             

70,000$             

ENTREPRENEURIAL INCENTIVE @ 15% 142,000$           

1,087,000$        

Replacement Cost New (RCN) 1,087,000$        

Total Direct Costs

Architectural, Legal, Engineering Fees,

       Permits, etc. 

Total Indirect Costs

Total Direct and Indirect Costs 

      or Total Construction Costs

Multipliers

Total Base Costs

Landscaping, Dumpster enclosure & Lighting

Total Site Improvements

Retail strip center

$614,000

Parking, Drives & Sidewalks

 
 

The total replacement construction costs include contractor profit, architect fees, engineering 

fees and permits, but exclude land cost, and amount to $1,087,000 or $203.56 per square foot.  

Entrepreneurial profit is estimated at ten percent of the direct and indirect cost of  $142,000. This 

cost is within the range for good to excellent quality construction costs for neighborhood 

shopping center, as estimated by the Marshall and Swift Cost Valuation Service Cost Manual, 

Section 13, Page 33 (after adjustment for time and location).   
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DEPRECIATION  

 

Appropriate items of depreciation must be deducted from the cost to replace the subject 

improvements as estimated above.  Depreciation in this case is defined as "a loss in value from 

any cause".  The accrued depreciation applicable is typically broken down as follows: 

 

 a. Physical Depreciation 

 

  Curable -  refers to items of deferred maintenance. 

 

 Incurable - deterioration that is not practical or economically feasible to 

correct. 

 

b. Functional Obsolescence - adverse effect on value resulting from defects in 

design, can also be caused by changes that, over time, have made some aspects of 

a structure, material, or design obsolete by current standards. 

 

Curable - to be curable the cost must be at least offset by the anticipated 

increase in value. 

 

Incurable - deficiencies or superadequacies not economically feasible to 

correct. 

 

c. External (Economic) Obsolescence - result of diminished utility of a structure due 

to negative influences from outside the site and is always incurable.  The total loss 

in value due to such influences is allocated between the land and the 

improvements with only that portion attributable to the improvements deducted 

from the current replacement cost. 

 

Curable Physical 

 

No items of deferred maintenance were noted at the inspection. 

 

Incurable Physical 

 

A property suffers from deterioration as a result of the aging process.  The method of estimating 

accrued depreciation utilized here is the modified economic age-life method.  Briefly, this 

method consists of first estimating the cost to cure all curable items, deducting that figure from 

the replacement cost, and then applying to the remainder the deduction based on the ratio of 

effective age to total economic life. 

 

External and Functional Obsolescence  

 

The subject regional area is currently experiencing stable rental rates and occupancy levels.  Based 

upon the stable market conditions within the extended area the property does not appear to suffer 

from external obsolescence. 
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DEPRECIATION

Replacement Costs 1,087,000$        

Less: Curable Items -$                   

Value of Improvements 1,087,000$        

Total Economic Life 40 years

Remaining Economic Life 40 years

Effective Age 0 years

 Depreciation Percentage

Applied Percentage - M&S, Sec. 97, Pg. 24 ≈  0%

Less: Incurable Items

$1,087,000 x 0.0% -$                   

Value 1,087,000$        

COST APPROACH SUMMARY

Estimated Total Construction Costs 1,087,000$        

Less: Curable Items -$                   

Less: Depreciation -$                   

Total Value of Improvements 1,087,000$        

Plus: Indicated Value of Land 118,000$           

Final Opinion of Value via the Cost Approach 1,205,000$        

Rounded 1,205,000$         
 

COST SUMMARY 
 

As the subject consists of a retail strip center (totaling 5,340 square feet), the costs are applied to 

this property.  Overall, the subject’s physical condition is average and the effective age is 

estimated at 0 years, as the improvements are new construction.  The estimated costs of the entire 

property, including land, and improvements as if complete are $1,205,000. 

 

Subtracting the income loss of $215,000 (as calculated in the income capitalization approach) 

from the “Prospective Future Value, Upon Stabilized” results in an “Prospective Future Value, 

Upon Completion” by the sales comparison approach of $990,000. 

 

Prospective Future Value, As Stabilized 1,205,000$     

Less: Income Shortfall 215,000$        

Prospective Future Value, Upon Completion 990,000$         
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Construction Summary 

 

The subject is a 5,340-square foot, retail strip center.  The construction costs, provided by the 

owner, are considered reasonable and are used in this analysis.  These costs equate to $791,100, 

or $792,000 (rounded).    According to the construction estimate, these costs do not include a 

contingency; a contingency of 10% is applied to these costs (calculated at $79,000).  An 

estimated 15% is applied to the total costs for entrepreneurial incentive of $119,000.  The total 

construction costs are estimated at $990,000 (rounded).  These costs are in line with the previous 

estimates calculated using Marshall and Swift. 

 
ACTUAL CONSTRUCTION COSTS

Direct Construction Costs

Building Costs 733,000$               

Indirect Construction Costs - ± 8% of hard costs 59,000$                 

Contingency @ 10% 79,000$                 

Entrepreneurial Incentive @ 15% 119,000$               

Total Construction Costs 990,000$                
 

Based on the construction costs of $990,000, the contributory value of the interior finish-out to 

the subject is estimated at $295,000.  This contributory value is 30% of the total construction 

costs.   

 

Subtracting the construction costs of the interior finish-out of $295,000 from the “Prospective 

Future Value, Upon Completion” results in an ‘As Is’ value of $695,000.   

 
Prospective Future Value, Upon Completion 990,000$               

Less: Construction costs 295,000$               

Fee Simple, As Is 695,000$                
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The sales comparison approach is a method of estimating market value whereby a property is 

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

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

manner that it determines the price of comparable, competitive properties.  The principle of 

substitution is basic in this approach as it implies that a prudent person will not pay more for a 

property than an acceptable alternative available in the market. 

SALES COMPARISON APPROACH 

The steps of the sales comparison approach are outlined as follows: 

 

(a) Research the market to obtain information about sales, listings, and offerings of 

properties similar to the subject property. 

 

(b) Ascertain the nature of the conditions of sale, including the price, terms, motivating 

forces, and its bona fide nature. 

 

(c) Determine relevant units of comparison, e.g. sales price per square foot and develop a 

comparative analysis for each unit. 

 

(d) Compare each of the comparable properties' important attributes to the corresponding 

ones of the property being appraised, under the general categories of time, location, 

physical characteristics, and conditions of sale. 

 

Consider all dissimilarities and their probable effect on the price of each sale property to 

derive individual market indications for the property being appraised. 

 

(e) Formulate, in light of the comparison thus made, an opinion of the relative value of the 

subject property as a whole, or where appropriate, by applicable units, compared with 

each of the similar properties. 

 

In the sales comparison approach, the property appraised is compared with known prices paid for 

similar properties in the open market.  Typically, for most properties, the most common units of 

comparison used are the overall price paid per unit and sales price per square foot. 

 

Knowledgeable investors usually consider these methods, as rules of thumb, to establish a value 

range.  To produce a highly meaningful answer, the comparable properties should be as highly 

similar in age and condition, operating expense ratio, and land value as possible.  

 

The following summary information on improved sales judged to be comparable to the property 

appraised is included herein, establishing the probable value of the subject property by the sales 

comparison approach. 
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IMPROVED SALES MAP 
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Improved Sale No. 1 

 

 
 

Location 2620 West IH-20

Grand Prairie, Tarrant County, Texas

Mapsco FW-98-R

Grantor

Grantee Lake June, LP

Record Data

Date January 16, 2020

Document No. D220021030

Consideration $2,250,000

Sale Price/SF $375.00

Conditions of Sale Cash (or cash equivalent) to the seller

Physical Description

Land Area

0.89 AC

38,908 SF

Building Coverage 15.42%

Gross Building Area 6,000 SF

Year Built 2016

Occupancy @ Sale 100%

Description Retail Center

Quality Good

Comments

Acres

Square Feet

The property is located at the northwest quadrant of

Interstate Highway 20 and Great Southwest Parkway. The

tenants include Cricket Wireless, Dallas Gold & Silver, and

Rio Bravo restaurant. 

TPS Family, LP
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Improved Sale No. 1 (Continued) 

 

Total $/SF

Gross Rental Income 168,000$                   28.00$         

Expense Reimbursement 36,000$                     6.00$           

Less: Vacancy @ 2% 4,080$                       0.68$           

Effective Gross Income 199,920$                   33.32$         

Total Expenses 42,480$                     7.08$           

Net Operating Income 157,440$                   26.24$         
     Source:  Appraiser's estimate and grantor's data

7.00%

$375.00

78.75%

Pro-Forma Operating Statement - Sale No. 1

Units of Comparison

Overall Rate (Ro)

Income Data

Sales Price/SF

NOI/EGI Ratio  
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Improved Sale No. 2 

 

 
 

Location 2502 Royal Lane

Dallas, Dallas County, Texas

Mapsco DA-22-H

Grantor Texas Tozee, LLC

Grantee Hodol Enterprise, LLC

Record Data

Date January 3, 2020

Document No. 202000004280

Consideration $2,300,000

Sale Price/SF $287.43

Conditions of Sale Cash (or cash equivalent) to the seller

Physical Description

Land Area

0.62 AC

26,985 SF

Building Coverage 29.65%

Gross Building Area 8,002 SF

Year Built 1987

Occupancy @ Sale 100%

Description Retail Center

Quality Good

Comments

Square Feet

Acres

The property is located at the southeast corner of Royal Lane

and Reeder Road. The tenants include Seoul Garden and 7

Eleven, which includes two gas pumps. 
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Improved Sale No. 2 (Continued) 

 

Total $/SF

Gross Rental Income 152,038$                   19.00$         

Expense Reimbursement 74,019$                     9.25$           

Less: Vacancy @ 2% 4,521$                       0.57$           

Effective Gross Income 221,535$                   27.69$         

Total Expenses 80,020$                     10.00$         

Net Operating Income 141,515$                   17.69$         
     Source:  Grantor's data

6.15%

$287.43

63.88%

Units of Comparison

Overall Rate (Ro)

Sales Price/SF

NOI/EGI Ratio

Pro-Forma Operating Statement - Sale No. 2

Income Data
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Improved Sale No. 3 
 

 
 

Location 8003 Ferguson Road

Dallas, Dallas County, Texas

Mapsco DA-47-D

Grantor FFZ Corporation

Grantee Ferguson International, Inc.

Record Data

Date March 6, 2019

Document No. 20190058512

Consideration $1,200,000

Sale Price/SF $357

Conditions of Sale Cash (or cash equivalent) to the seller

Physical Description

Land Area

0.35 AC

15,246 SF

Building Coverage 22.04%

Gross Building Area 3,360 SF

Year Built 1982

Occupancy @ Sale 100%

Description Retail center

Quality Good

Comments

Acres

Square Feet

The property is located at the northwest corner of Ferguson

Road and Highland Road. The building was renovated and

expanded to add 850 square feet in 2014. The tenants include

Joy Donuts and Hippo Mart. 
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Improved Sale No. 3 (Continued) 

 

Total $/SF

Gross Rental Income 89,880$                     26.75$         

Expense Reimbursement 24,024$                     7.15$           

Less: Vacancy @ 2% 2,278$                       0.68$           

Effective Gross Income 111,626$                   33.22$         

Total Expenses 26,880$                     8.00$           

Net Operating Income 84,746$                     25.22$         
     Source:  Appraiser's estimate and grantee's data

7.06%

$357.14

75.92%

Income Data

Pro-Forma Operating Statement - Sale No. 3

Sales Price/SF

NOI/EGI Ratio

Units of Comparison

Overall Rate (Ro)

 
 

 

20-608



SALES COMPARISON APPROACH 

 

 

64 

Improved Sale No. 4 
 

 
 

Location 102 East Ovilla Road

Red Oak, Ellis County, Texas

Mapsco N/A

Grantor

Grantee

Record Data

Date January 31, 2019

Document No. 1902970

Consideration $3,020,000

Sale Price/SF $354.38

Conditions of Sale Cash (or cash equivalent) to the seller

Physical Description

Land Area

1.18 AC

51,357 SF

Building Coverage 16.59%

Gross Building Area 8,522 SF

Year Built 2015

Occupancy @ Sale 100%

Description Retail Center

Quality Good

Comments

Acres

Square Feet

The property is located at the northeast quadrant of Interstate

Highway 35 and East Ovilla Road. The tenants include

Palio's Pizza, Wingstop, Sprint, and Red Oak Nails. 

HG Properties, LLC

TCC Red Oak, LLC
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Improved Sale No. 4 (Continued) 

 

Total $/SF

Gross Rental Income 209,556$                   24.59$         

Expense Reimbursement 59,228$                     6.95$           

Less: Vacancy @ 2% 5,376$                       0.63$           

Effective Gross Income 263,408$                   30.91$         

Total Expenses 67,239$                     7.89$           

Net Operating Income 196,170$                   23.02$         
     Source:  Broker provided data

6.50%

$354.38

74.47%

Pro-Forma Operating Statement - Sale No. 4

Overall Rate (Ro)

Sales Price/SF

NOI/EGI Ratio

Income Data

Units of Comparison
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Sale No. Address YOC Size SF Price/SF

Date of 

Sale

1 2620 West IH-20 6,000 $375.00

Grand Prairie, Tarrant County, Texas

2 2502 Royal Lane 8,002 $287.43

Dallas, Dallas County, Texas

3 8003 Ferguson Road 3,360 $357.14

Dallas, Dallas County, Texas

4 102 East Ovilla Road 8,522 $354.38
Red Oak, Ellis County, Texas

2015

Mar-2019

Jan-2019

Summary of Improved Sales

2016

1987

1982

Jan-2020

Jan-2020

 

The sales in the sample were selected from a larger group as being most similar in overall 

physical characteristics as compared to the subject.  The sale sample ranges in price from 

$287.43 to $375.00 per square foot, range in size from 3,360 square feet to 8,522 square feet, and 

were constructed between 1982 and 2016.   
 

 

ADJUSTMENT DESCRIPTIONS AND ANALYSIS 
 

The first step in any comparative analysis is to identify which elements of comparison affect 

property values in the subject market.  Each of the basic elements of comparison must be 

analyzed to determine whether an adjustment is required.  If sufficient information is available, a 

quantitative adjustment can be made.   
 

Adjustments for differences are made to the price of each comparable property to make that 

property equivalent to the subject in market appeal on the effective date of the opinion of value.  

The magnitude of the adjustment made for each element of comparison depends on how much 

that characteristic of the comparable property differs from the subject property.  We have 

considered all appropriate elements of comparison in the following discussions. 
 

In the following analysis, consideration is given for rights conveyed, financing, sale and market 

conditions, location, and physical characteristics.  Property rights conveyed and financing are 

basic components of sale.  Rights conveyed should be identical and financing should be on a 

cash equivalent basis.  Sale conditions require analysis to determine any unusual characteristics.  

Consideration of market conditions is necessary because of the cyclical nature of the real estate 

market and continuous economic change.  The location adjustment considers factors such as 

type, compatibility, quality, desirability, and accessibility of area development.  Comparison of 

utility considers such factors as zoning, size, and frontage. 
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COMPARATIVE ANALYSIS  
 

In analyzing the sales, comparative analyses are used to identify differences between the subject 

and the comparable sales.  The difference in selling price is allocated to the elements of 

comparison, which the market data indicates contribute to different prices.  While we have no 

direct support for these selected adjustments, an analysis of similar properties requires 

adjustment for these elements to be applied.  The following table is a summary of comparable 

elements and their associated adjustments.   
 

These adjustments are not intended as exact measurements, but are used to define accurately the 

range of values indicated by the market. 

 

RIGHTS CONVEYED, FINANCING, SALE, EXPENDITURES, MARKET CONDITIONS, AND 

LOCATION 
 

Rights Conveyed 
 

When property rights are sold, they may be the sole subject of the contract or the contract may 

include other rights, less than all of the real property rights, or even another property or 

properties.  Before the price of a comparable sale property can be used in sales comparison 

analysis, the appraiser must first ensure that the sale price of the comparable property applies to 

property rights that are similar to those being appraised.  To do so, adjustments may be required 

before specific differences in the physical real estate can be compared.  No adjustment is 

required.  Adjustments for differences in occupancy or net operating income are not warranted.  

 

Financing 
 

The transaction price of one property may differ from that of an identical property due to 

different financing arrangements.  The cost of financing includes the interest rate and any points, 

discounts, equity participations, or other charges that the lender requires to increase the effective 

yield of the loan.  The cost and availability of credit for real estate financing influence both the 

quantity and quality of real estate demanded and supplied.  Additional financing adjustments 

could be made based on owner financing, favorable financing terms, or assumptions.  The 

comparable sales were purchased with cash, or third party financing which requires no 

adjustment.  

 

Sale Conditions 
 

Sale condition adjustments account for factors such as buyer or seller motivation, which affect 

the purchase price.  The sales were evaluated and no adjustments for sale conditions are 

considered necessary.   

 

Expenditures Made Immediately After Purchase 
 

A knowledgeable buyer considers expenditures that will have to be made upon purchase of a 

property because these costs affect the price the buyer agrees to pay.  The anticipated costs are 

estimated, unless specific expenditure data are available.  The sales were evaluated and no 

adjustments for expenditures are considered necessary.    
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Market Conditions 
 

The sales occurred between January 2019 and January 2020.  Adjustments for market conditions 

are applied if property values have increased or decreased since the transaction dates.  Based on 

our observations and analysis, real estate has appreciated approximately 4% annually.  Each sale 

is adjusted accordingly. 

 

Location 
 

Location adjustments account for differences in desirability in terms of general location, as well 

as specific locational attributes such as access, street frontage, and corner influence.  All of the 

sales are superior in location as compared to the subject and are adjusted accordingly. 

 

PHYSICAL CHARACTERISTICS 

 

Access 
 

Access has significant bearing on real estate in the market.  Access is defined as the points, or 

number of points available for ingress/egress to the subject site or ease of access to the site from 

abutting roadways.  Sale properties are adjusted based on their inferiority/superiority as 

compared with the subject.  The sales are similar in access as compared to the subject, with no 

adjustment.  

  

Exposure 

 

Exposure is a function of traffic volume or drive-by business potential.  Sale properties are 

adjusted based on their inferiority/superiority as compared with the subject. Sales 2, 3, and 4 are 

similar to the subject and are not adjusted.  Sale 1 is superior to the subject and is adjusted -10% 

for exposure.  

 

Sale No. Location Vehicle Count

1 2620 West IH-20 117,200

2 2502 Royal Lane 30,000

3 8003 Ferguson Road 30,300

4 102 East Ovilla Road 26,600

Subject 1880 North US Highway 175 60,300

Improved Sales - Traffic Exposure

 
 

Size 

 

This adjustment accounts for the impact of size on value.  Typically, a larger property will sell 

for less on a per square foot basis than a smaller property, assuming all other factors are 

relatively equal.  The sales are considered similar in size as compared to the subject and are not 

adjusted.  
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Age 

 

Sales 1, 2, 3, and 4 were constructed in 2016, 1987, 1982, and 2015, and have effective ages of 4 

years, 10 years, 10 years, and 5 years, respectively.  The subject improvements were built in 2020 

and the effective age is estimated at 0 years, as the improvements are new.  Each of the sales is 

adjusted based on its effective age as compared to the subject’s effective age; each comparable is 

adjusted 1% for each 3 years of difference in effective age. 

 

Condition 

 

The subject is adequately maintained in good condition.  The sales are in similar condition to the 

subject; the sales are not adjusted. 

 

Quality 

 

Inherent in this adjustment is recognition of the aesthetic appeal of each property, quality, and 

interior finish.  The required adjustments could not be extracted from the available indicators and 

were therefore based on reasonable estimates of differences in overall appeal between the subject 

and selected transactions.  The subject is good quality construction. The sales are similar in quality 

and are not adjusted.  

 

Amenity 

 

The subject is a typical retail strip center in design and construction.  Sales 1, 3, and 4 are similar to 

the subject and are not adjusted.  Sale 2 includes two fuel pumps, superior as compared to the 

subject, and is adjusted -15%. 
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ADJUSTMENTS 

 

The following grid summarizes the adjustment process. 

 

Sale No. 1 2 3 4

Year Built 2016 1987 1982 2015

Size SF 6,000 8,002 3,360 8,522

Sale Date Jan-20 Jan-20 Mar-19 Jan-19

Sale Price $2,250,000 $2,300,000 $1,200,000 $3,020,000

Sale Price Per SF $375.00 $287.43 $357.14 $354.38

Rights Conveyed -0- -0- -0- -0-

Financing -0- -0- -0- -0-

Sale Conditions -0- -0- -0- -0-

Immediate Expenditures -0- -0- -0- -0-

Market Conditions 2% 2% 6% 6%

Adjusted Price $382.50 $293.18 $378.57 $375.64

Location -15% -10% -15% -15%

Access -0- -0- -0- -0-

Exposure -10% -0- -0- -0-

Size   -0- -0- -0- -0-

Age 1% 3% 3% 2%

Condition -0- -0- -0- -0-

Quality -0- -0- -0- -0-

Amenity -0- -15% -0- -0-

Net Adjustment -24% -22% -12% -13%

Adjusted Price/SF $290.70 $228.68 $333.14 $326.81

IMPROVED SALES ADJUSTMENTS

 
 
SALES COMPARABLE CONCLUSION  

 

The sales used in this valuation are the most recent available and were selected to accurately 

reflect the value range of properties similar to the subject.  The direct sales comparison method 

indicates a range from $228.68 to $333.14 per square foot, with an average of $294.83 per square 

foot and a median of $308.76 per square foot.   
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Based on the comparables, considering the size, condition, layout, and location of the subject, the 

indicated value, as stabilized, is estimated to be $250.00 per square foot, or $1,335,000. 
 

Size SF $/SF Indicated Value

5,340 x $250.00 = $1,335,000

$1,335,000

VALUE INDICATED BY THE SALES PRICE PER 

SQUARE FOOT METHOD

Value by Sales Comparison
 

 

Subtracting the income loss of $215,000 (as calculated in the income capitalization approach) 

from the “Prospective Future Value, Upon Stabilized” results in an “Prospective Future Value, 

Upon Completion” by the sales comparison approach of $1,120,000. 

 

Prospective Future Value, As Stabilized 1,335,000$     

Less: Income Shortfall 215,000$        

Prospective Future Value, Upon Completion 1,120,000$      
 

Subtracting the construction costs of the interior finish-out of $295,000 from the “Prospective 

Future Value, Upon Completion” results in an ‘As Is’ value of $825,000.   

 
Prospective Future Value, Upon Completion 1,120,000$            

Less: Construction costs 295,000$               

Fee Simple, As Is 825,000$                
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The premise of the income capitalization approach is that an indication of value can be derived 

by capitalizing the net income a property will produce - under prudent management - at an 

appropriate rate which reflects the current market conditions, trends, and investor requirements.  

The approach is based on the principle of anticipation of future benefits, foremost of which is the 

stream of annual net income for a holding period plus a capital sum at the end of that period.  

The mechanism by which these benefits are translated to value i.e., present worth, is the 

capitalization process. 

INCOME CAPITALIZATION APPROACH 

The income capitalization approach consists of the following steps: 

 

Market Analysis:  Research the market to determine relevant income parameters i.e., 

rental rate, vacancy rates, absorption trends, escalations, 

allowances, and other factors. 

 

Estimate of Operations: Estimate potential gross income.  Then, deduct a vacancy and 

collection loss allowance to derive effective gross income.  Finally, 

estimate and deduct expenses of operation to derive net operating 

income. 

 

Capitalization:  Select an applicable capitalization method and technique.  Develop 

the appropriate rate or rates and capitalize the net operating income 

or income stream to derive an indication of value. 

 

 

MARKET ANALYSIS 

 

As described above, the analysis of the market includes thorough research of the market to 

determine relevant income parameters i.e., rental rate, vacancy rates, absorption trends, escalations, 

allowances, and other factors.   

 

The CB Richard Ellis – MarketView and the CoStar Retail Sub-market Report were consulted for 

Dallas/Fort Worth market data.  A summary of competing properties in the subject neighborhood 

is also included the following pages. 
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RENTALS MAP 
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RENTAL NO. 1 

 

 
 

Address 410 US Highway 175

Seagoville, Texas 75159

Mapsco DA-80A-C

Year of Construction 2006

Rentable Building Area 39,773 SF

Occupancy 96%

Rental Rate Per SF $14.00

Lease Terms Triple Net; 1- to 3-year terms

Comments This property is a multi-tenant retail shopping center anchored by

Bealls department store. The site is located at the northwest

quadrant of US Highway 175 and Malloy Bridge Road, next to a

Wal-Mart supercenter. The rental rate is $14.00 per square foot on

a triple net basis.
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RENTAL NO. 2 

 

 
 

Address 1512 Belt Line Road

Dallas, Texas 75253

Mapsco DA-70-J

Year of Construction 2008

Rentable Building Area 11,298 SF

Occupancy 89%

Rental Rate Per SF $15.00

Lease Terms Triple Net; Negotiable terms (averaging 1-3 years)

Comments This property is a multi-tenant retail center located at the southern

corner of Belt Line Road and Garden Grove Drive. The rental rate

is $15.00 per square foot, on a triple net basis, with negotiable

terms from 1 to 3 years. This property is an average quality

neighborhood shopping center.
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RENTAL NO. 3 

 

 
 

Address 110 US Highway 175

Seagoville, Texas 75159

Mapsco DA-80A-C

Year of Construction 2004

Rentable Building Area 5,042 SF

Occupancy 100%

Rental Rate Per SF $17.00

Lease Terms Triple Net; 3-year term

Comments This property is a multi-tenant retail center located at the

northwest quadrant of US Highway 175 and Malloy Bridge Road,

next to a Wal-Mart supercenter. The lease is for 1,380 square feet,

occupied by Cricket Wireless, for $17.00 per square foot on a

triple net basis.
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RENTAL NO. 4 

 

 
 

Address 300-344 US Highway 175

Seagoville, Texas 75159

Mapsco DA-80A-C

Year of Construction 2004

Rentable Building Area 19,600 SF

Occupancy 92%

Rental Rate Per SF $18.00

Lease Terms Triple Net; 3-year term

Comments This property is a multi-tenant retail center located at the

northwest quadrant of US Highway 175 and Malloy Bridge Road,

next to a Wal-Mart supercenter. The lease is for 2,940 square feet,

occupied by AT&T Wireless, for $18.00 per square foot on a triple

net basis.
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Rental No. Name/Location Rent/SF Lease Basis YOC Rentable Area

1 410 US Highway 175

Seagoville, Texas 75159

2 1512 Belt Line Road

Dallas, Texas 75253

3 110 US Highway 175

Seagoville, Texas 75159

4 300-344 US Highway 175

Seagoville, Texas 75159

39,773 SF

11,298 SF

5,042 SF

19,600 SF

2008

2004$18.00

Triple Net

Triple Net

Triple Net

Triple Net

RENTAL SURVEY

2004

$14.00

$15.00

2006

$17.00

 

The properties in the survey are similar to the subject and are comparable in design, construction, 

and use.  The facilities range in size from 5,042 square feet to 39,773 square feet.  The lease rates 

of the survey range from $14.00 to $18.00 per square foot on triple net bases, and are 

representative of market. 

 

For the purpose for this analysis, the subject concludes a lease agreement on a triple net lease 

basis.  That is, the operator/tenant is responsible for operating expenses, including pro rata shares 

of taxes, insurance, and maintenance.  Based on this lease arrangement, the only expense to an 

owner would be a management fee and any structural maintenance charges.  Each of the 

comparable rents varies in location and quality, and differs in size as compared with the subject.     

 
Market Rent and Gross Rental Income Analysis 

 

The premise of the income capitalization approach is that an indication of value can be derived 

by capitalizing the net income a property will produce - under prudent management - at an 

appropriate rate which reflects the current market conditions, trends, and investor requirements. 

Several properties similar to the subject were surveyed to determine a reasonable market rent 

attainable by the subject. 

 

Market Conclusions 

 

Based on the preceding and realizing differences in shopping center retail stores in areas of age, 

size, condition/quality, and location, a market rental rate for the subject is concluded to be in 

accord with area rental rates. Considering the location of the subject, the quality of finish, careful 

consideration of data and inspecting each comparable property, the data support an average 

market rental rate of $18.00 per square foot.  
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Potential Gross Income 
 

Based on the current market, and utilizing the average rate of $18.00 per square foot, the 

potential gross rental income of the subject property equates to $96,120 per year.     

 

Reimbursements 
 

Under a triple net lease arrangement, the tenant is responsible for operating expenses.  

Reimbursements for taxes, insurance, and maintenance are estimated at $26,771 for the retail strip 

center.  
 

Vacancy & Collection Loss 
 

According to the Dictionary of Real Estate Appraisal, vacancy and collection (credit) loss is 

defined as an allowance for reductions in potential income attributable to vacancies, tenant 

turnover, and non-payment of rent.  The portion referring to vacancy is typically derived from 

market sources such as the market conditions of competing properties and the competitive 

market.  The collection loss is a reflection of the type of tenants within the market or subject. 
   

In order to estimate anticipated vacancy and credit loss for the subject, relevant market data 

sources have been researched, and the operating expenses and comparable properties have been 

analyzed.  The following Costar Analytics graph shows vacancy rates in the subject market area 

have been declining for the past four years. 
 

A survey of local rental properties shows that there is a wide range of vacancy rates in the area, 

which vary from 0% to 50%, with an average of approximately 5%.  Given the subject's current 

and historical tenancy, a reasonable market vacancy and credit loss rate for the subject is 

estimated at 5%, which equates to $6,145, or $1.15 per square foot.  This percentage calculates at 

approximately 3 months of vacancy every 5 years.  
 

 

OPERATING EXPENSES 
 

The following annual expense summary is estimated based on operations of similar properties in 

the subject market.  Expenses include both fixed and variable expenses.  Fixed expenses include 

ad valorem property taxes and property insurance.  Variable expenses include 

management/administrative and maintenance/repair costs.  Typical leases on properties of this 

type are structured on a triple net lease basis.  That is, the operator/tenant is responsible for 

operating expenses, including pro rata shares of taxes, insurance, and maintenance.  Based on 

this lease arrangement, the only expense to an owner would be a management fee and any 

structural maintenance charges.   
 

Where actual operating statements were not available for analysis, estimates are applied in the 

expense estimates for the subject property. 
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Real Estate Taxes 
 

Real estate taxes (as detailed previously in the tax analysis portion of the subject property 

section) are estimated at $19,771, or $3.70 per square foot.  This expense is reimbursed.  The basis 

of this expense is the county appraisal district.   

 

Fire & Extended Coverage Insurance  
 

Based on information from third party reports and the owner’s financial statements, the estimated 

typical fire, extended coverage, and liability policy is $2,000, or $0.37 per square foot.  This 

expense is reimbursed.  The basis of this expense is market estimates and data.  

 

Common Area Maintenance 
 

This expense is included such items as parking lot, security, trash, lighting, and landscaping and 

all normal annual maintenance and repair costs.  Based on information provided by the owner, 

this expense is estimated at $5,000 annually, or $0.94 per square foot.  The basis of this expense 

is market estimates and data.   
 

Management Fees 
 

Includes general management, supervision, professional fees, legal fees, printing, keys and locks, 

sign expenses, and purchasing, etc.  Management fees in this market range between 3% and 8% 

of effective gross income.  Based on the market estimates and data, we utilize a 3% management 

fee based on market estimates, which equates to $3,502 ($0.66 per square foot).    
 

Reserves/Repairs 
 

Reserves are an appropriation from the income of the real estate that is allocated to deferred or 

anticipated contingencies, such as maintenance.  The basis of this expense is market estimates and 

data.  This expense is estimated at $1,800, or $0.34 per square foot.     
 

Utilities 
 

Common area utilities are paid by the owner.     

 

Expense Summary 

 

Based on the foregoing, the expenses are estimated at $6.01 per square foot, or $32,073 per year.   
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The following table represents the stabilized pro forma operating statement for the subject 

property. 
 

Rentable Building Area:  5,340 SF

Total $/SF

Gross Rental Income 96,120$                 18.00$       

Expense Reimbursements 26,771$                 5.01$         

Total Potential Income 122,891$               23.01$       

Less:  Vacancy @ 5% 6,145$                   1.15$         

Effective Gross Income 116,746$               21.86$       

Less:  Expenses Reimbursed

Real Estate Taxes X 19,771$                 3.70$         

Insurance X 2,000$                   0.37$         

Common Area Maintenance X 5,000$                   0.94$         

Management Fees (3% of EGI) 3,502$                   0.66$         

Reserves/Repairs 1,800$                   0.34$         

Total Expenses 32,073$                 6.01$         

Net Operating Income 84,673$                 15.85$       

Net Income/Effective Gross Income Ratio 72.53%

 INCOME AND EXPENSE SUMMARY  
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CAPITALIZATION 

 

The method of capitalization selected for this appraisal is the Direct Capitalization Method in 

which the net income stream attributable to the entire property is capitalized into an indication of 

value by a single overall rate (OAR).  Income producing property is usually bought as an 

investment.  That is, the purchaser wants the property for the return it will yield on the capital 

(whether owned or borrowed) used to buy it.  The rate of return the investor receives is the 

capitalization rate (also called the overall rate), which can be expressed as a relationship between 

the annual net operating income a property produces and its value.  By dividing the indicated net 

operating income of a property by the appropriate capitalization (cap) rate, the property’s value 

can be indicated.   

 

Two methods of developing rates for direct capitalization are illustrated below.  First is the band 

of investment method.  This method considers the financial components, or bands, of debt and 

equity capital required to support the investment.  Second is the market capitalization rate.  This 

is an overall rate exhibited in the market and is the ratio between the total net operating income 

(NOI) produced by the property and the sales price from the property.  Generally, the overall rate 

is extracted from the transactions of similar type properties. 

 

Band of Investment Method 

 

A method commonly used to calculate an overall capitalization rate is the band of investment 

method.  This method considers the financial components, or bands, of debt and equity capital 

required to support the investment.  This method thus considers everyone who has a financial 

interest in the real estate being appraised.  Not every investor will be satisfied with the same rate 

of return on an investment.  For example, the owner may regard his or her position as riskier than 

that of the first or second lien holder.  Each mortgage creates a lien on the property.  If the owner 

defaults, the property may be sold to pay such liens, and the owner will receive only those 

proceeds that may remain from the sale of the property after the lien holders have been paid.  

Since the owner’s interest is generally considered inferior to those of lien holders, the owner may 

require a higher total return on the investment but accept a lower cash flow return, given the 

value of the owner’s residual interest in the property in addition to the owner’s subordinated 

claim on the cash flow. 

 

The band of investment method must take into account both the rate required by the lender and 

the rate necessary for the equity investor’s desired pretax cash flow.  The rate required by the 

lender is termed the mortgage constant and is annual debt service expressed as a percentage of 

the original principal amount.  

 

The rate required by the equity investor, which is the ratio of the investor’s expected pretax cash 

flow to the investment’s value, is called the equity capitalization rate.  The equity capitalization 

rate also may be referred to at the cash on cash rate, cash flow rate or equity dividend rate.  

 

The overall rate developed by the band of investment method thus is based on (1) the 

capitalization rate for debt, called the mortgage constant, and (2) the rate of return required on 

equity, called the equity capitalization rate.   
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For the subject, we are utilizing a 30-year amortization period covering 75% of the value at 

6.00% interest, and typically a buyer would require a 8.00% equity divided rate on this type of 

real estate investment, considering the characteristics of the subject.  Using the band of 

investment method, the overall rate is developed as follows: 

 

Amortization Period 30 years Mortgage Constant (Rm) 0.071946

Loan-to-Value Ratio 75%

Equity Component 25%

Interest Rate (i) 6.00%

Equity Dividend Rate (Re) 8.00%

% Total Value Return Required

Loan 0.750 x 0.07195 (mortgage constant) = 0.05396

Equity 0.250 x 0.08000 (equity dividend rate) = 0.02000

Overall Rate 0.07396

Rounded 7.39%

 

Market Extracted - Capitalization Rate 

 

In the sales comparison approach, the sales of similar properties are detailed.  These sales 

included actual or estimated pro forma income and expense information that allowed us to 

extract capitalization rates from cash equivalent figures.  These are summarized as follows: 

 

Sale No. YOC Size SF Sale Date Price/SF OAR

1 2016 6,000 Jan-2020 $375.00 7.00%

2 1987 8,002 Jan-2020 $287.43 6.15%

3 1982 3,360 Mar-2019 $357.14 7.06%

4 2015 8,522 Jan-2019 $354.38 6.50%

Summary of Improved Sales

 
 

 

Secondary Sources – Capitalization Rate 

 

Real Estate Research Corporation (RERC) conducts a quarterly survey of major knowledgeable 

real estate participants including large insurance companies, financial institutions, property 

owners, brokers, appraisers, and other market participants.  This survey tracks target rates of 

return for predominately investment-grade properties.   
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The RERC Dallas/Fort Worth Investment Criteria report is detailed in the following table: 
 

 
 

Another secondary source of published actual capitalization rates is the RG Watts & Company – 

RealtyRates.com Investor Survey.  Their Investor Survey by methodology for is presented below.  
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The Second Quarter 2020 Price Waterhouse Coopers (PWC) National Strip Shopping Center 

investment data is presented below. 

 

 
 

Capitalization Rate Conclusions  

 

Method Indicated Discount Rate 

Property Model (Band of Investment) 7.4% 

Local Market Extraction – Comparables 6.15% – 7.06 

Market Survey  

 RERC - Survey 6.6% 

 PwC – Survey  6.75% 

 RealtyRates.com – DCR  6.78% 

 RealtyRates.com – Band of Investment 8.83% 

 RealtyRates.com – Survey  9.32% 
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In comparison to the sales extractions, market surveys, given the characteristics of the area and 

market demand, an overall capitalization rate of 7.00% is supported.  Using the net operating 

income and capitalizing it at that OAR produces the following value at stabilized operation.  

Utilizing the preceding steps, the calculation for a value estimate by direct capitalization is 

presented below: 

 
Net Operating Income $84,673

Capitalization Rate 0.0700

Value Indicated By Direct Capitalization $1,209,614

$1,210,000

=

Value by Direct Capitalization, Upon Completion 

& Stabilization  
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INCOME LOSS DURING ABSORPTION PERIOD 
 

The current occupancy rate for the subject property is 0%, leaving 100% of vacant space.  

Demand for this type of space is sufficient and proven in the market by healthy occupancies by 

most similar properties.  It is anticipated that the subject property should lease-up within 24 

months.  Thus, an absorption period of 24 months is estimated for the subject property, and the 

stabilization date is anticipated as November 2022.  As typical occupancy increases at differing 

amounts over the absorption period and these increases are difficult to estimate, we estimated a 

straight-line increase of the occupancy level over the absorption period, maintaining level rent 

and expenses.     
 

The discounted differential between the 1st quarter and the end of the 8th quarter (24 months) 

represents the income shortfall.  This shortfall analysis assumes the following scenario:  the 

rental rates will remain level during the period, the rentable supply will remain the same over the 

period, the subject owner will repair and maintain the property during this period, the subject 

owner will actively market the subject, and the occupancy will increase over the 8 quarters to a 

stabilized state.  Considering the current market capitalization rates and growth rates, a 10.0% 

discount rate is deemed appropriate.  Discounting the differential at 10.0% results in an income 

shortfall of $101,847.  The leasing costs include leasing commissions of 5.0% on a 5-year term 

basis and $25.00 per square foot for tenant improvements, totaling $114,346 discounted.  These 

deductions total $216,192, or $215,000 (rounded).   

 
Current Stabilized

Nov-2020 Quarter 1 Quarter 2 Quarter 3 Quarter 4 Quarter 1 Quarter 2 Quarter 3 Quarter 4 Nov-2022

Square Feet Occupied  SF 1,068 SF 1,068 SF 2,136 SF 2,136 SF 3,204 SF 3,204 SF 4,272 SF 4,272 SF 5,073 SF

% Occupied 0% 20% 20% 40% 40% 60% 60% 80% 80% 95%

Gross Rental Income $96,120 $24,030 $24,030 $24,030 $24,030 $24,030 $24,030 $24,030 $24,030 $96,120

Reimbursed Expenses $26,771 $6,693 $6,693 $6,693 $6,693 $6,693 $6,693 $6,693 $6,693 $26,771

Potential Gross Income $122,891 $30,723 $30,723 $30,723 $30,723 $30,723 $30,723 $30,723 $30,723 $122,891

Less:  Vacancy $122,891 $24,578 $24,578 $18,434 $18,434 $12,289 $12,289 $6,145 $6,145 $6,145

Effective Gross Income $0 $6,145 $6,145 $12,289 $12,289 $18,434 $18,434 $24,578 $24,578 $116,746

Less:  Operating Expenses $32,073 $8,018 $8,018 $8,018 $8,018 $8,018 $8,018 $8,018 $8,018 $32,073

Net Operating Income -$32,073 -$1,874 -$1,874 $4,271 $4,271 $10,415 $10,415 $16,560 $16,560 $84,673

Difference $23,042 $23,042 $16,898 $16,898 $10,753 $10,753 $4,608 $4,608

Leasing & Capital Costs (in month 24) Total

Leasing Commissions (5%) $4,806 $0 $4,806 $0 $4,806 $0 $4,806 $0 $19,224

Tenant Improvements ($25/SF) $26,700 $0 $26,700 $0 $26,700 $0 $26,700 $0 $106,800

Total $126,024

Discount Rate of 10%

NPV of NOI Shortfall for 24 months $101,847

NPV of Leasing/Capital Cost for 24 months $114,346

Total Discounted Income Shortfall $216,192

(Rounded) (Rounded) (Rounded) $215,000

Prospective Cash Flow
Year 1 Year 2
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INCOME APPROACH CONCLUSIONS 

 

Subtracting the income loss of $215,000 (as calculated in the income capitalization approach) 

from the “Prospective Future Value, Upon Stabilized” results in an “Prospective Future Value, 

Upon Completion” by the sales comparison approach of $995,000. 

 

Prospective Future Value, As Stabilized 1,210,000$     

Less: Income Shortfall 215,000$        

Prospective Future Value, Upon Completion 995,000$         
 

Subtracting the construction costs of the interior finish-out of $295,000 from the “Prospective 

Future Value, Upon Completion” results in an ‘As Is’ value of $700,000.   

 
Prospective Future Value, Upon Completion 995,000$               

Less: Construction costs 295,000$               

Fee Simple, As Is 700,000$                
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In the preceding sections of this report, the area data and trends, location amenities, highest and 

best use, and other elements of value are discussed.  The market was researched for comparable 

improved sales, and income producing properties. 

RECONCILIATION 

Cost Approach $695,000

Sales Comparison Approach $825,000

Income Capitalization Approach $700,000

Reconciled Value $700,000

SUMMARY OF APPROACHES - As Is

 
 

Cost Approach $1,205,000

Sales Comparison Approach $1,120,000

Income Capitalization Approach $995,000

Reconciled Value $995,000

SUMMARY OF APPROACHES - Upon Completion

 
 

Cost Approach $1,205,000

Sales Comparison Approach $1,335,000

Income Capitalization Approach $1,210,000

Reconciled Value $1,210,000

SUMMARY OF APPROACHES - As Stabilized

 
 

In the final analysis, considering the approaches to value, each approach is analyzed in terms of 

the quantity and quality of the data used in each approach and applicability to estimate a reliable 

value. 
 

Cost Approach 
  

Sufficient sales of tracts of land with similar utility are available to arrive at an opinion of value of 

the land by market comparison.  The estimated costs are compared with the Marshall Valuation 

Service Cost Manual.  Additionally, a review of the actual costs, conversations with local building 

contractors and developers, and the appraiser’s experience in valuing similar properties readily 

support these costs.  
 

The cost approach is most applicable when a property is new or proposed and when the 

development represents the highest and best use of the site.  The improvements are new with an 

effective age of 0 years. The cost approach is a supporting valuation method for this analysis.  
 

Sales Comparison Approach 

 

The price per square foot is used in the sales comparison approach to provide an indication of 

value for the subject.  These transactions are considered to reflect the behavior of typical market 

participants.  Although the sales were somewhat different in age, size, and use, they provide 

reasonable value indications of the subject, after adjustment for these various differences.  The 

value range produced by this approach is a reasonable indicator based on the best available 

market data. 
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Income Capitalization Approach 

  

The direct capitalization method is used in the income capitalization approach to develop an 

indication of market value.  Operating expenses are estimated based primarily on actual data 

from other projects, subject historical records (if available), and data extracted from the tax rolls. 

 

CONCLUSION 

 

In conclusion, the cost approach is a supporting valuation approach, due to the age of the 

improvements, which represents the highest and best use of the site.  The sales comparison and 

income capitalization approaches are equally reliable indicators due to both the quality and 

quantity of the available sale data and current rental market data, and provide a good basis for 

valuation.  Based on this type of property, my final opinions of the fee simple interest, market 

value of the subject are as follows: 

 

Market Value Opinions

Fee Simple, As Is, August 27, 2020 700,000$          

Prospective Value, Upon Completion (December 2020) 995,000$          

Prospective Value, Upon Stabilization (November 2022) 1,210,000$        
 

 

EXTRAORDINARY ASSUMPTIONS 

  

The owner provided the construction costs for the improvements.  This appraisal assumes that 

all of the information obtained for analysis is accurate; this information has been verified to the 

extent possible by the appraisers. 

 

As the improvements are under construction, this appraisal is based on the assumption that the 

subject interior will be constructed as represented to the appraiser at the time of the appraisal, 

and that all construction and development will proceed in a timely manner and without delay or 

cost overruns. In addition, it is assumed that the economic conditions projected in this appraisal 

will not change significantly over the projected absorption period for the subject. 

 

HYPOTHETICAL CONDITION 

 

At the request of the client and for purposes of this appraisal, the subject is valued as if the 

improvement construction and associated interior finish-out were completed and available to the 

market as of the date of the completion, December 2020. 
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The request to provide a reasonable marketing time opinion exceeds the normal information 

required for the conduct of the appraisal process, and is treated separately from the process. 

REASONABLE MARKETING PERIOD 

Reasonable marketing time, as defined by the Uniform Standards of Professional Appraisal 

Practice, Advisory Opinion No. 7, is an opinion of the amount of time it might take to sell a real 

or personal property interest in 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. 

 

The development of a marketing time opinion uses some of the same data analyzed in the 

process of developing a reasonable exposure time opinion as part of the appraisal process and is 

not intended to be a prediction of a date of sale or a one-line statement.  It is an integral part of 

the analyses conducted during the appraisal assignment.  This opinion may be expressed as a 

range and can be based on one or more of the following: 

 

• statistical information about days on market 

• information gathered through sales verification 

• interviews of market participants 

• anticipated changes in market conditions 

 

Related information of market conditions that may affect marketing time includes identification 

of typical buyers and sellers for the type of real estate involved and typical equity investment 

levels and financing terms.  Reasonable marketing time is a function of price, time, use, and 

shifting market conditions, e.g. changes in the cost and availability of funds-not an isolated 

opinion of time alone.  The price that may be achieved in the future, at the end of the marketing 

period, may or may not be equal to the current appraised value opinion, depending on potential 

changes in the physical real estate, demographic and economic trends, the real estate market, 

tenancy, property operations, and the effectiveness of the marketing program, among other 

factors. 

 

A reasonable marketing period for the subject property at the market value opinion stated above 

is developed in the following manner:   

 

The opinion of value reached herein is considered supportable and reliable.  It is based 

upon recent market data including conversations with area brokers and principals 

involved in the comparable sales utilized in the valuation of the subject. 

 

According to local brokers, appropriately priced similar properties generally sell within time 

periods ranging from approximately 8 to 16 months.  This opinion was supported by the 

marketing times reported by several of the parties to the improved comparable sales utilized 

herein.  A reasonable marketing time for the subject property, priced in accordance with the 

market value opinion concluded in this report, is considered to be 12-18 months. 
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The undersigned do hereby certify that, except as otherwise noted in this appraisal report: 
 

I have no present or contemplated future interest in the real estate that is the subject of this 

appraisal report.  I have no personal interest or bias with respect to the subject matter of this 

appraisal report or the parties involved.  My engagement in this assignment was not contingent 

upon developing or reporting predetermined results.  My 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. 
 

To the best of my knowledge and belief, the statements of fact contained in this appraisal report, 

upon which analyses, opinions and conclusions expressed herein are based, are true and correct. 
 

This appraisal report sets forth all of the assumptions and limiting conditions (imposed by the 

terms of my assignment or by the undersigned) affecting the analyses, opinions, and conclusions 

contained in this report.  These are my personal, impartial, unbiased professional analyses, 

opinions, and conclusions.                               
APPRAISER’S CERTIFICATE 

This appraisal report has been made in conformity with the Uniform Standards of Professional 

Appraisal Practice.  I certify that, to the best of my knowledge and belief, the reported analyses, 

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

the requirements of the Code of Professional Ethics and the Standards of Professional Practice of 

the Appraisal Institute and in conformity with the rules of the Texas Real Estate Commission.  

The use of this report is subject to the requirements of the Appraisal Institute relating to review 

by its duly authorized representatives. 

 

The Appraisal Institute conducts a program of continuing education for its members.  As of the 

date of this report, Richard McBride has completed the Standards and Ethics Education 

Requirements of the Appraisal Institute for Practicing Affiliates.   

 

I have performed no services, as an appraiser or in any other capacity, regarding the property that 

is the subject of this report within the three-year period immediately preceding acceptance of this 

assignment.  No one provided real property appraisal assistance to the person signing this 

certification.  I certify that Richard McBride personally inspected the property appraised.   

 

PYLES WHATLEY CORPORATION 

 

  

 

Richard McBride  

State of Texas Certification #TX-1380335-G   
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QUALIFICATIONS OF Appraiser 

RICHARD MCBRIDE 

 

Appraisal assignments include retail centers, existing and proposed office buildings, commercial 

and industrial properties, self-storage facilities, automobile dealerships, single-family and multi-

family residential properties, and vacant land. Additional consulting assignments include 

condemnation and right-of-way work, and other various consulting assignments. 
 
Experience 
 

 Appraiser with Pyles Whatley Corporation since 2007 
  

 Over thirteen years experience in electronics manufacturing industry in Process 
Development and Management. 

 
Education 
 

 Numerous Appraisal Courses offered by the Appraisal Institute 
 

 Right-of-way courses offered by the International Right of Way Association 
  Richland College, 1992-1994 

o Engineering  
o General studies 

 
Professional  
 

 Texas Appraiser Licensing and Certification Board 

o Certified General Real Estate Appraiser #TX-1380335-G 
 
 Appraisal Institute 

o Practicing Affiliate 
 

       International Right of Way Association, Chapter 36, Member 
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 Regular Session Agenda Item: 4 
 

 
Meeting Date:   October 5, 2020 
 
 
ITEM DESCRIPTION: 
 
Discuss and consider the appeal of a decision by the Fire Marshal concerning a permit issued at 
2737 North U.S. Highway 175 concerning a fire access road. 
 
BACKGROUND OF ISSUE: 
            
N/A 
 
FINANCIAL IMPACT: 
 
N/A 
 
 
RECOMMENDATION: 
 
N/A 
 
EXHIBITS: 
 
Power Point Presentation – Vincent Huebinger/Vincent Gerard & Assoc.Inc. 
 
 
 







Clarification Request

Vincent Gerard & Associates, Inc.

Land Planning, Development & Zoning Consultants

1715 South Capital Of Texas Highway, Suite 207 

Austin, Texas  78746

Vincentgerard.com | (512) 328-2693 

Presented by:
Kelly Communications
Wireless Communications Tower
2737 N US Highway 175
BP # 20-801



Clarification – All Weather Fire Access •Kelly Communications



Clarification – All Weather Fire Access •Kelly Communications

Site Plan filed 

Note – existing drive

Convert to

All weather access

Note – proposed drive

Shown also as 

All weather access On 

Approved BP set

Existing concrete



Clarification – All Weather Fire Access •Kelly Communications

Typical

Wireless

Driveway

12-14’ width

6” Compacted 

Base – all weather



Clarification – All Weather Fire Access •Kelly Communications

Typical

Driveway

@ Site

2 @ 6’ Gates

EMS  & Fire

Accessible

Unmanned equipment

No one located onsite

Industry Standard 

1-2 site visits Per month 



Clarification – All Weather Fire Access •Kelly Communications



Clarification – All Weather Fire Access •Kelly Communications



Clarification – All Weather Fire Access •Kelly Communications

All weather base to be compacted

to 85,000 lbs loads – +Fire Code

Ending here



Clarification – All Weather Fire Access •Kelly Communications

Base here

Why Concrete here?



Reasons to support Request
• Adopted fire code states “All weather driving capabilities. 

- Approved BP set shows compacted base material,

- Existing access will be upgraded compacted base,

- Logical to add concrete beyond the existing compacted base Driveway?

• Wireless specifics - IFC
- Tower sites are unmanned facilities, no high volume traffic, 

- Fewer than 2 monthly site visits are the normal for tower sites,

- Safety for technicians is always our priority,

• Financial & Life Safety Impact-
- Cost savings for using a typical fire compacted base drive,

- Life safety is provided and site is accessible.

Clarification for Driveway material •SeagoAsh Avenue – McAllen Texas



Clarification – All Weather Fire Access •Kelly Communications

Thank You
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March 26, 2019: 
First Application to P&Z for public hearing for a Special Use Permit for a communications cell 
tower at 2737 North Highway 175. A fire apparatus is required by code. Engineer’s Report 
provided for existing paved area. Concrete required on all fire apparatus and hammerhead. Vote 
by P&Z recommended for City Council to approve: 4 to 0 
 
April 15, 2019: 
Public Hearing before City Council on SUP for Cell Tower at 2737 North Highway 175 with same 
conditions. See attached “Exhibit 5a”. City Council voted to approve: 5 to 0  
 
May 9, 2019: 
Applied for a Variance through (BOA) Board of Adjustments, for a variance from the required 24-
foot concrete Fire Apparatus on 2737 N Hwy 175. 

“Mr. Bauman (representative for the tower’s owner and the applicant) stated the request 
is to reduce or eliminate the required 24-foot concrete fire lane. He made mention that 
a cell tower is an unmanned business and no people would be present at the site 24/7.”  

He later stated an all-weather road service road would be provided for gaining access the tower 
site and that with a hammerhead turn-around would be provided for fire truck to turn around on. 
Vote to deny the request for a variance from Section 503.2.1 from the City Fire Code for relief 
from the required 24-foot fire lane- BOA: 4 to 0 
Note: Time lapse of 270 days, thereby Kelly Communications had to reapply for the Cell Tower 
site, due to merger. 
 
July 14, 2020: 
Second application to P&Z for public hearing for a Special Use Permit for a communications cell 
tower at 2737 North Highway 175. Initial approval had lapsed because more time had passed 
than allowed to complete the project since last Council meeting. (4-15-2019) 
Note: Federal Communications Commission (FCC) had to sign off on the merging of Sprint and 
T-Mobile companies into a single company. The exhibits provided with the application showed 
the hammerhead to be concrete. One of the conditions was a 24-foot concrete fire lane. Kelly 
Communications were to obtain an Engineer’s Letter on the existing roadway leading to the 
hammerhead, which was designated as a Fire Apparatus access road (Fire Lane). P&Z 
recommended City Council voted to approve: 4 to 0  
 
August 3, 2020: 
Second public Hearing went before City Council on a SUP for a Cell Tower at 2737 North Highway 
175.  

“City Attorney Victoria Thomas stated that P&Z approved this Ordinance with conditions which 
are in the Ordinance provided on the dais to Council. She stated if Council approves the 
Ordinance she recommends approving the Ordinance with conditions.” 

See attached Exhibit Z-1 shows hammerhead to be concrete. 
  

Notes:  2018 IFC and to include 2018 Amendments. 
1. IFC 2018 Fire Code Section 503.1: Where required. Fire apparatus access roads shall 

be provided and maintained in accordance with Sections 503.1.1 through 503.1.3. 
Sections 503.1.1 Buildings and facilities. Approved fire apparatus access roads shall be 
provided for every facility, building or portion of a building hereafter constructed or moved 
into or within the jurisdiction. The fire apparatus access road shall comply with the 
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requirements of this section and shall extend to within 150 feet (45,720 mm) of all portions 
of the facility and all portions of the exterior walls of the first story of the building as 
measured by an approved route around the exterior of the building or facility.   
Amendment- Except for one- or two-family dwellings, the path of measurement shall be 
along a minimum of ten foot (10’) wide unobstructed pathway around the external walls of 
the structure.   
 

2. IFC 2018 Fire Code Section 503.2.1: Dimensions. Amendment Fire apparatus access 
roads shall have an unobstructed width of not less than 24 feet (7,315 mm), exclusive of 
shoulders, except for approved security gates in accordance with Section 503.6, and an 
unobstructed vertical clearance of not less than 14 feet (4,267 mm). Fire apparatus access 
roads shall be located outside the collapse zone, equal to no less than the full height of 
the building plus ten (10) feet. 
Exception- Vertical clearance may be reduced; provided such reduction does not impair 
access by fire apparatus and approved signs are installed and maintained indicating the 
established vertical clearance when approved. 
 

3. IFC 2018 Fire Code Section 503.2.3: Surface. Fire apparatus access roads shall be 
designed and maintained to support the imposed loads of fire apparatus and shall be 
surfaced so as to provide all-weather driving capabilities. Reference Amendment Section 
D102.1- Access Loading. Approved fire apparatus access road with an approved 
engineered concrete driving surface. 

 
4. IFC 2018 Fire Code Section D102.1: Access and loading. Facilities, buildings or 

portions of buildings constructed shall be accessible to fire department apparatus by way 
of an approved fire apparatus access road with an approved engineer concrete driving 
surface capable of supporting the imposed load of fire apparatus weighing up to 75,000 
pounds. See City of Seagoville General Design Standards for roads.  

 
5. Technical Construction Standards and Specifications (TCSS) (January 2011 edition) 

on Page 9 of 25 (Section 2. Design Provisions. IV. Street Design) 6. Pavement Types: 
subsection a:  

“… the developer shall construct six (6) inches of reinforced concrete street 
pavement on a subgrade compacted to 
95% standard proctor density. The 
developer's engineer shall provide soil 
tests to determine by recommendation 
of a reputable soil testing laboratory, 
the plasticity index (P.I.) of the soil. If 
soil tests show a P.I. of 10 or above, 
the developer's engineer shall specify 
six (6) inches of lime stabilized 
subgrade with a minimum lime content 
by volume of six percent (6%). If soil 
tests indicate a need for lime above 
the minimum six percent (6%) by 
volume, the developer's engineer shall 
increase the percentage accordingly.” 
See also the paving section in the 
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detail copied from Ordinance # 11-13, including the note stating the fire lane shall 
be 6-inches thick concrete reinforced with number 4 bars at 24-inches on center. 

 
August 10, 2020: 
Kathy Kelly provided me a copy from their Engineer Chiyu Zhang for the T-Mobile site on how to 
build an all-weather surface road (but that did not address what materials are there now). 
 
August 31, 2020: 
The building permit was paid for and issued for a cell tower at 2737 North Highway 175. 
 
September 16, 2020: 
After letting them know the first letter was only a design for the all-weather road to meet 85,000 
pounds, they provided a second letter signed by their staff engineer Snehalsinh Vansia, E.I.T., 
and approved by Chiyu Zhang, P.E. However, it appears no coring was done on the existing 
materials and the third paragraph of the letter states.  
“Based on field observations, the existing mixed asphalt and gravel pavement will be able to 
support 85,000lbs of imposed load, given the compacted top surface layer is at least 3” thick. 
Contractor will field verify the compacted layer of thickness along the designed Fire Lane and 
apply dense graded aggregate (DGA) rolled/compacted with bituminous surface treatment where 
needed to meet the requirement.” 
 
Comments: 
I reviewed the property. I am not an engineer. However, I have concerns about whether the fire 
apparatus access road will hold up. 
 
 
Attachments: 

April 15, 2019 City Council Exhibit 5a  
August 3, 2020 City Council Exhibit Z-1 
Codes referenced at August 3, 2020 City Council 
August 10, 2020 letter from engineer 
September 16, 2020 letter from engineer 
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Regular Session Agenda Item: 5 
 

Meeting Date: October 5, 2020  
 
 
ITEM DESCRIPTION: 
 
Discuss and consider approving a Resolution of the City Council of the City of Seagoville, TX 
revising the signatory authority of American National Bank. 
 
 
BACKGROUND OF ISSUE: 
 
The City of Seagoville is revising the signatory authority on its American National Bank 
accounts to add the following individual: Interim Finance Director Gail French and remove 
Patrick Harvey.  The City checks are designed with dual signatures. 
 
The American National Bank of Texas (“Bank”) is hereby designated as a depository of the City 
of Seagoville, Texas (“City”) and a checking account or accounts shall be established in the 
name of the City with Bank, under and subject to the rules and regulations as from time to time 
are prescribed by Bank and wherein may be deposited any of the funds of the City whether 
represented by cash, checks, notes or other evidences of debt and from which withdrawals are 
hereby authorized in the name of the City upon the authorized signature of any two (2) of the 
following: (1) Dennis K. Childress, Mayor, (2) Gail French, Interim Director of Finance, and (3) 
Patrick Stallings, City Manager.  
 
 
FINANCIAL IMPACT: 
 
N/A 
 
RECOMMENDATION: 
 
Approval 
 
 
EXHIBITS: 
 
Resolution 
 
 
 
 
 
 



1 
 

 
 

 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SEAGOVILLE, TEXAS 

 
RESOLUTION NO. _________ 

 
 

NOW THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
SEAGOVILLE, TEXAS THAT: 
 
SECTION 1.  The American National Bank of Texas (“Bank”) is hereby designated as a depository of the 
City of Seagoville, Texas (“City”) and a checking account or accounts shall be established in the name of the 
City with Bank, under and subject to the rules and regulations as from time to time are prescribed by Bank and 
wherein may be deposited any of the funds of the City whether represented by cash, checks, notes or other 
evidences of debt and from which withdrawals are hereby authorized in the name of the City upon the 
authorized signature of any two (2) of the following: (1) Dennis K. Childress, Mayor, (2) Gail French, Interim 
Director of Finance, and (3) Patrick Stallings, City Manager. Endorsements for deposit may be by written or 
stamped endorsement of the City without designation of the party making the endorsement.   
  
SECTION 2. Upon the authorized signature of any two (2) of the following:  (1) Dennis K. Childress, Mayor, 
(2) Gail French, Interim Director of Finance, and (3) Patrick Stallings, City Manager, the City may from time 
to time borrow money in the name of the City from the Bank and give the City’s notes or other evidences of 
indebtedness therefor, in such amounts and for such time and rate of interest as may be designated on said 
notes or other evidences of indebtedness or as may be the Bank’s custom, and any of said persons may secure 
the payment of any or all indebtedness and obligations of the Municipality to Bank by the execution and 
delivery for and on behalf of the City of deeds of trust, assignments, chattel mortgages, separate collateral 
agreements, pledge agreements, loan agreements and other security agreements as well as any other agreement 
that may be required by the Bank, whether similar to any of those enumerated or not, which said agreements 
or instruments may, among other things, pledge, encumber, convey or cover any or all properties of the City 
including bills, notes, accounts receivable, stocks, bonds, real estate and personal property, as well as any other 
property and assets of the City, whether similar to those enumerated or not, and the notes, bills, accounts, 
certificates of deposit and other receivables and instruments owned by the City may be transferred to said Bank 
for rediscount or for purchase or for collection on the endorsement of any of said persons; and any of said 
persons shall have authority to waive demand, protest and notice of protest or dishonor of any check, note, bill, 
draft, or other instrument made, drawn or endorsed by the City. 
 
SECTION 3.  Bank is hereby authorized to honor any and all withdrawals of the City’s funds payable to the 
authorized officer or agent signing, or countersigning the same, or payable to Bank, whether such withdrawals 
are presented for cash or for credit to any account and Bank need make no inquiry concerning any such item. 
 
SECTION 4.  The City Secretary shall certify to Bank the names of the persons authorized hereunder, and 
shall from time to time hereafter, as changes in the persons authorized hereunder are made, immediately certify 
in writing such changes to Bank, and Bank shall be fully protected in relying on such written certification of 
the City Secretary and shall be indemnified and saved harmless from any claims, demands, expenses, losses 
or damages resulting from or growing out of honoring the signature of any persons so certified or refusing to 
honor any signature not so certified. 
 
SECTION 5.  Bank is hereby authorized and requested to continue to rely upon this Resolution and the 
authority granted herein until written notice of any amendment, change or revocation has been delivered to the 



   
Cashier of Bank and until he shall have acknowledged receipt of the same in writing, receipt of any such notice 
shall not affect any action taken by Bank prior to the execution by the Cashier of Bank of such written 
acknowledgment, no such amendment, change or revocation being effective until said Cashier has signed such 
receipt. 
 
SECTION 6.  This Resolution and the authority herein granted shall pass and inure to any successor or to the 
assigns of Bank. 
 
DULY PASSED AND APPROVED BY THE CITY COUNCIL OF THE CITY OF SEAGOVILLE, 
TEXAS ON THIS THE _____ DAY OF OCTOBER 2020. 
 
     APPROVED: 
 
 
     _________________________________________________ 
     Dennis K. Childress, Mayor 
 
APPROVED AS TO FORM: 
 
_____________________________ 
Victoria W. Thomas, City Attorney 
(092420vwtTM118175) 
 
 
ATTEST: 
 
I, Kandi Jackson, City Secretary of the City of Seagoville, Texas, a municipality duly organized and existing 
under the laws of the State of Texas, do hereby certify that I am keeper of the records and minutes of the 
proceedings of the City Council of the City of Seagoville, Texas and that on the __day of October, 2020 there 
was duly and legally held a meeting of said City Council, at which a quorum of the City Council was present 
and acting throughout, and at said meeting the resolution set forth above, Resolution No. ______________, 
was adopted. 
 
I further certify that the following are the names and the true and official names and signatures of all persons 
authorized to sign for and on behalf of the City of Seagoville, Texas with regard to the matters set forth in 
Resolution No. ____________: 
 
Dennis K. Childress    ______________________________________ 
 
Patrick Stallings    ________________________________________ 
 
Gail French     ________________________________________  
 
IN WITNESS WHEREOF, I have hereunto set my hand as City Secretary of the City of Seagoville, Texas 
and have attached hereto the official seal of the City this  ___  day of October 2020. 
 
 
              
 (S E A L)     Kandi Jackson, Secretary 
 
 
  
 



   
 
 



 Regular Session Agenda Item: 6 
 

Meeting Date: October 5, 2020  
 
 
ITEM DESCRIPTION: 
 
Discuss and consider approving a Resolution of the City Council of the City of Seagoville, 
Texas ratifying and authorizing an extension of the City’s contract for banking services with 
American National Bank through November 30, 2020; providing for severability clause; and 
providing an effective date. 
 
 
BACKGROUND OF ISSUE: 

The City has previously approved a depository services contract with American National Bank for a 
five year period which ended on July 31, 2020; and during the ongoing declared state of health 
(COVID-19) local disaster, the City has not yet requested but will be requesting the submission 
of applications for the performance of depository services in accordance with the requirements of 
Texas Local Government Code Chapter 105; and  
 
In the interim to date, American National Bank has continued to provide the City with depository 
services and has indicated a willingness to continue to provide those services through November 
30, 2020 while the City receives and reviews applications and executes a new contract for 
depository services; and 
 
The City of Seagoville will benefit from the services as proposed by American National Bank 
 
 
FINANCIAL IMPACT: 
 
N/A 
 
RECOMMENDATION: 
 
Approval 
 
EXHIBITS: 
 
Resolution 
 
 
 
 



 
 

A RESOLUTION  OF THE CITY COUNCIL OF  
THE CITY OF SEAGOVILLE, TEXAS   

RESOLUTION NO. 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
SEAGOVILLE, TEXAS RATIFYING AND AUTHORIZING AN 
EXTENSION OF THE CITY’S CONTRACT FOR BANKING SERVICES 
WITH AMERICAN NATIONAL BANK THROUGH NOVEMBER 30, 2020; 
PROVIDING FOR SEVERABILITY CLAUSE; AND PROVIDING AN 
EFFECTIVE DATE. 

 
WHEREAS, The City has previously approved a depository services contract with American National 
Bank for a five year period which ended on July 31, 2020; and 
 
WHEREAS, during the ongoing declared state of health (COVID-19) local disaster, the City has 
not yet requested but will be requesting the submission of applications for the performance of 
depository services in accordance with the requirements of Texas Local Government Code Chapter 
105; and  
 
WHEREAS, in the interim to date, American National Bank has continued to provide the City with 
depository services and has indicated a willingness to continue to provide those services through 
November 30, 2020 while the City receives and reviews applications and executes a new contract 
for depository services; and 
 
WHEREAS, the City of Seagoville will benefit from the services as proposed by American National 
Bank 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF SEAGOVILLE, TEXAS: 
 
SECTION 1. The City’s Contract for Depository Services with American National Bank is hereby 
ratified and extended for the period August 1, 2020 through November 30, 2020 and the City 
Manager and Finance Director are hereby authorized to execute any necessary documents to effect 
that ratification and extension. 
  
SECTION 2. All resolutions of the City of Seagoville heretofore adopted which are in conflict 
with the provisions of this resolution are hereby repealed, and all resolutions of the City of 
Seagoville not in conflict with the provisions hereof shall remain in full force and effect. 
 
SECTION 3. If any article, paragraph, subdivision, clause or provision of this resolution, as 
hereby amended, be adjudged invalid or held unconstitutional for any reason, such judgment or 
holding shall not affect the validity of this resolution as a whole or any part or provision thereof, 
as amended hereby, other than the part so declared to be invalid or unconstitutional. 
 
SECTION 4. This resolution shall take effect immediately from and after its passage, and it is 
accordingly so resolved. 
 
 
DULY PASSED by the City Council of the City of Seagoville, Texas, on the5th day of October 
2020. 
 



 
       APPROVED:    
    
     
       _______________________________ 
       DENNIS CHILDRESS, MAYOR 
ATTEST: 
 
___________________________________________ 
KANDI JACKSON, CITY SECRETARY 
 
 
 
 
APPROVED AS TO FORM: 
 
 
__________________________________________ 
VICTORIA W. THOMAS, CITY ATTORNEY 
(082930vwtTM118282) 
  



 



Regular Session Agenda Item: 7 
 

 
Meeting Date:   October 5, 2020 
 
 
ITEM DESCRIPTION: 
 
Discuss and consider approving a Resolution of the City Council of the City of Seagoville, Texas 
adopting the ES&S Election Systems and Software for use in all early voting and regular voting 
on Election Day, November 3, 2020 General and Joint Election and in all future City of 
Seagoville General and Special Elections; authorizing the City Manager to execute any and all 
necessary documents; and providing an effective date. 
 
BACKGROUND OF ISSUE: 
 
The Dallas County Commissioners Court approved the purchase of Election Voting Tabulation 
Systems and Services manufactured and provided by ES&S in May 2019 for conducting all 
elections in Dallas County including Joint Contracted Elections. Specifically, Dallas County 
procured the ES&S Express Vote Universal Voting Systems (Ballot Marking Devices), EVS 
6.0.2.0, Firmware 2.4.0.0; the ES&S DS200 Digital Precinct Scanner, EVS 6.0.2.0., Firmware 
2.17.0.0; and ES&S Model DS850 High-Speed Scanner/Tabulator, Version 1, EVS 6.0.2.0, 
along with the required ancillary parts and services required for this voting tabulation system. 
The foregoing voting system was certified by the Texas Secretary of State and by the United 
States Election Assistance Commission in accordance with Texas Election Code § 123.035. The 
City of Seagoville contracts with the Dallas County Elections Department to conduct elections in 
the City. Texas Election Code § 123.001 requires the City of Seagoville to formally adopt the 
newly acquired voting system for use in the City of Seagoville elections. 
           
 
FINANCIAL IMPACT: 
 
N/A 
 
RECOMMENDATION: 
 
Staff recommends approval. 
 
 
EXHIBITS: 
 
Resolution 
Court Order – Adoption of Election Voting Tabulation System and Service 



A RESOLUTION OF THE CITY OF SEAGOVILLE, TEXAS 
 

RESOLUTION NO.  __-R-2020 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SEAGOVILLE, TEXAS 
ADOPTING THE ES&S ELECTION SYSTEMS AND SOFTWARE FOR USE IN ALL 
EARLY VOTING AND REGULAR VOTING ON ELECTION DAY, NOVEMBER 3, 2020 
GENERAL AND JOINT ELECTION AND IN ALL FUTURE CITY OF SEAGOVILLE 
GENERAL AND SPECIAL ELECTIONS; AUTHORIZING THE CITY MANAGER TO 
EXECUTE ANY AND ALL NECESSARY DOCUMENTS; AND PROVIDING AN 
EFFECTIVE DATE. 
 
 
WHEREAS, on September 17, 2019, by Court Order 2019-1008, the Dallas County 

Commissioners Court adopted the Election Systems & Software Express Vote 
Universal Voting System (Ballot Marking Devices), EVS 6.0.2.0, Firmware 
2.4.0.0; the ES&S DS200 Digital Precinct Scanner, EVS 6.0.2.0., Firmware 
2.17.0.0; and ES&S Model DS850 High-Speed Scanner/Tabulator, Version 1, EVS 
6.0.2.0, along with the required ancillary parts and services required for this voting 
tabulation system for use in all Dallas County polling places and to mark and 
tabulate in-person ballots, absentee ballots, and provisional ballots for Early Voting 
and on Election Day for all elections in Dallas County including joint contracted 
elections; and 

 
WHEREAS,  the foregoing voting system was certified by the Texas Secretary of State and by 

the United States Election Assistance Commission in accordance with Texas 
Election Code § 123.035; and 

 
WHEREAS, the City of Seagoville contracts with the Dallas County Elections Department to 

conduct elections in the City; and 
 
WHEREAS, Texas Election Code § 123.001 requires the City of Seagoville to formally adopt the 

newly acquired voting system for use in the City of Seagoville elections. 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF  
SEAGOVILLE, TEXAS: 
 
Section 1. The City Council of Seagoville, Texas hereby adopts the Election Systems & 

Software Express Vote Universal Voting System (Ballot Marking Devices), EVS 
6.0.2.0, Firmware 2.4.0.0; the ES&S DS200 Digital Precinct Scanner, EVS 6.0.2.0., 
Firmware 2.17.0.0; and ES&S Model DS850 High-Speed Scanner/Tabulator, 
Version 1, EVS 6.0.2.0, along with the required ancillary parts and services 
required for this voting tabulation system used by the Dallas County Elections 
Department, for use in all early voting and regular voting on election day, for the 
November 3, 2020 general and joint election and in all future City of Seagoville 
general, special and joint elections. 

 
Section 2. All resolutions of the City of Seagoville heretofore adopted which are in conflict 

with the provisions of this resolution be, and the same are hereby repealed, and all 



resolutions of the City of Seagoville not in conflict with the provisions hereof shall 
remain in full force and effect. 

 
Section 3. If any article, paragraph, subdivision, clause or provision of this resolution, as 

hereby amended, be adjudged invalid or held unconstitutional for any reason, such 
judgment or holding shall not affect the validity of this resolution as a whole or any 
part or provision thereof, as amended hereby, other than the part declared to be 
invalid or unconstitutional. 

 
Section 4.  This resolution shall take effect immediately from and after its passage, and it is 

accordingly so resolved. 
 
DULY ORDERED by the City Council of the City of Seagoville on the 5th day of October, 2020. 
 
 
 
 
      APPROVED: 
 
 
      _________________________________ 

    DENNIS K CHILDRESS, MAYOR 
 

ATTEST: 
 
 
__________________________________ 
KANDI JACKSON, CITY SECRETARY 
 
 
 
 
APPROVED AS TO FORM: 
 
 
 
 
       
VICTORIA THOMAS, CITY ATTORNEY 
(093020vwtTM118289) 
 
 



A RESOLUTION OF THE CITY OF SEAGOVILLE, TEXAS 
 

RESOLUTION NO.  __-R-2020 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SEAGOVILLE, TEXAS 
ADOPTING THE ES&S VOTING EQUIPMENT SYSTEMS FOR USE IN ALL EARLY 
VOTING AND REGULAR VOTING ON ELECTION DAY, NOVEMBER 3, 2020 
GENERAL AND JOINT ELECTION AND IN ALL FUTURE CITY OF SEAGOVILLE 
GENERAL AND SPECIAL ELECTIONS; AUTHORIZING THE CITY MANAGER TO 
EXECUTE ANY AND ALL NECESSARY DOCUMENTS; AND PROVIDING AN 
EFFECTIVE DATE. 
 
 
WHEREAS, the Dallas County Commissioners Court approved the purchase of election voting 

tabulation systems and services manufactured and provided by ES&S in May 2019 
for conducting all elections in Dallas County including joint contracted elections; 
and 

 
WHEREAS, specifically, Dallas County procured the ES&S Express Vote Universal Voting 

Systems (Ballot Marking Devices), EVS 6.0.2.0, Firmware 2.4.0.0; the ES&S 
DS200 Digital Precinct Scanner, EVS 6.0.2.0., Firmware 2.17.0.0; and ES&S 
Model DS850 High-Speed Scanner/Tabulator, Version 1, EVS 6.0.2.0, along with 
the required ancillary parts and services required for this voting tabulation system; 
and 

 
WHEREAS, the foregoing voting system was certified by the Texas Secretary of State and by 

the United States Election Assistance Commission in accordance with Texas 
Election Code § 123.035; and 

 
WHEREAS, the City of Seagoville contracts with the Dallas County Elections Department to 

conduct elections in the City; and 
 
WHEREAS, Texas Election Code § 123.001 requires the City of Seagoville to formally adopt the 

newly acquired voting system for use in the City of Seagoville elections. 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF  
SEAGOVILLE, TEXAS: 
 
Section 1. The City Council of Seagoville, Texas hereby adopts the ES&S voting equipment 

systems, more particularly described herein and used by the Dallas County 
Elections Department, for use in all early voting and regular voting on election day, 
for the November 3, 2020 general and joint election and in all future City of 
Seagoville general, special and joint elections. 

 
Section 2. All resolutions of the City of Seagoville heretofore adopted which are in conflict 

with the provisions of this resolution be, and the same are hereby repealed, and all 
resolutions of the City of Seagoville not in conflict with the provisions hereof shall 
remain in full force and effect. 

 



Section 3. If any article, paragraph, subdivision, clause or provision of this resolution, as 
hereby amended, be adjudged invalid or held unconstitutional for any reason, such 
judgment or holding shall not affect the validity of this resolution as a whole or any 
part or provision thereof, as amended hereby, other than the part declared to be 
invalid or unconstitutional. 

 
Section 4.  This resolution shall take effect immediately from and after its passage, and it is 

accordingly so resolved. 
 
DULY ORDERED by the City Council of the City of Seagoville on the 5th day of October, 2020. 
 
 
 
 
      APPROVED: 
 
 
      _________________________________ 

    DENNIS K CHILDRESS, MAYOR 
 

ATTEST: 
 
 
__________________________________ 
KANDI JACKSON, CITY SECRETARY 
 
 
 
 
APPROVED AS TO FORM: 
 
 
 
 
       
VICTORIA THOMAS, CITY ATTORNEY 
 



 

 
 

COURT ORDER 2019-1008 
 
 

Dallas County Adoption of Election Voting Tabulation Systems and Services 
 
On a motion made by Commissioner John Wiley Price, and seconded by Commissioner Dr. Elba 
Garcia, the following order was passed and adopted by the Commissioners Court of Dallas County, 
State of Texas:  
 
BRIEFING DATE: September 17, 2019 
FUNDING SOURCE: 1210 
 
Be it resolved and ordered that the Dallas County Commissioners Court does hereby BY THIS 
ORDER, The Dallas County Commissioners Court adopts the Election Systems & Software 
ExpressVote Universal Voting System (Ballot Marking Device), EVS 6.0.2.0, Firmware 2.4.0.0; the 
ES&S DS200 Digital Precinct Scanner, EVS 6.0.2.0, Firmware 2.17.0.0.; and ES&S’ Model DS850 
High-Speed Scanner and Tabulator, Version 1, EVS 6.0.2.0., to use in all Dallas County polling 
places, and to mark and tabulate in-person ballots, absentee ballots, and provisional ballots for Early 
Voting and on Election Day for all elections, including but not limited to the following: General 
Elections for state and county officers and any related subsequent runoff elections; Primary Elections 
and any related subsequent runoff elections; City and School District Joint Elections and any related 
subsequent runoff elections; and any Special Called Election and any related subsequent runoff 
elections. 
 
 
Done in open Court September 17, 2019 by the following vote:  
 
IN FAVOR: County Judge Clay Jenkins, Commissioner Dr. Theresa Daniel, Commissioner 

JJ Koch, Commissioner John Wiley Price, and Commissioner Dr. Elba Garcia  
OPPOSED: None  
ABSTAINED: None  
ABSENT: None 
 
 
Recommended by: Robert Heard 
Originating Department: Elections 
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Regular Session Agenda Item: 8 
 

Meeting Date: October 5, 2020   
 
 
ITEM DESCRIPTION: 
 
Discuss and consider approving a Resolution of the City of Seagoville, Texas, authorizing the 
Mayor to execute Amendment No. 3 to the Household Hazardous Waste Interlocal Agreement 
Amendment between the City of Seagoville and Dallas County, said Amendment to be effective 
from October 1, 2020 until September 30, 2021; and providing an effective date. 
 
BACKGROUND OF ISSUE: 
 
The Household Hazardous Waste Interlocal Agreement is part of the City of Seagoville’s Storm 
Water Pollution Program which was adopted in 1994. This program provides a means for the 
citizens of Seagoville to dispose of household hazardous waste legally rather than illegally 
dumping the hazardous waste in Right-of-Ways or onto private property. It protects the storm 
waters running into our creeks and our lakes. 
 
The attached agreement is a continuation of the 1994-2017 program. The contract initiated in 
FY2020-21 under Dallas County Commissioner Court Order 2020-0793. As in the past, each 
renewal is brought to the Council annually for consideration. 
 
FINANCIAL IMPACT: 
 
This expenditure is included in the FY21 budget. 
 
RECOMMENDATION: 
 
Staff recommends approval. 
 
 
EXHIBITS: 
 
Resolution  
Agreement 
DCHHS Court Order 2020-0793 
 
 



  TM 104790 

RESOLUTION NO.  ________ 

A RESOLUTION OF THE CITY OF SEAGOVILLE, TEXAS, 
AUTHORIZING THE MAYOR TO EXECUTE AMENDMENT NO. 3 TO 
THE HOUSEEHOLD HAZARDOUS WASTE INTERLOCAL 
AGREEMENT AMENDMENT BETWEEN THE CITY OF SEAGOVILLE 
AND DALLAS COUNTY, SAID AMENDMENT TO BE EFFECTIVE 
FROM OCTOBER 1, 2020 UNTIL SEPTEMBER 30, 2021; AND 
PROVIDING AN EFFECTIVE DATE. 

WHEREAS, the Dallas County Commissioners Court adopted Court Order No. 94-751 
establishing the Household Hazardous Waste (“HHW”) collection network to coordinate the 
planning and implementation of a HHW collection program; and 

WHEREAS, the City of Seagoville, City Council has determined that it is in the best 
interest of and serves the general welfare of the citizens of Seagoville to continue to join with the 
County and other interested jurisdictions to participate in a Household Hazardous Waste ("HHW") 
collection program as a continuation of the 1994-2017 program;  

 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF SEAGOVILLE, TEXAS: 

 SECTION 1. That the Mayor is hereby authorized to execute Amendment No. 3 to the 
Household Hazardous Waste Interlocal Agreement with Dallas County, a copy of which is 
attached hereto and incorporated herein as Exhibit "A", for the collection and disposal of 
household hazardous waste for FY 2020-2021. 

 SECTION 2.  This resolution shall take effect immediately from and after its passage, and 
so it is accordingly resolved. 

  DULY ORDERED by the City Council of the City of Seagoville, Texas, this the 5th day 
of October, 2020. 
      APPROVED:  

              
      DENNIS CHILDRESS, MAYOR 
ATTEST: 

 

       
KANDI JACKSON, CITY SECRETARY 
 
APPROVED AS TO FORM:  
 
       
VICTORIA THOMAS, CITY ATTORNEY 
(093020vwtTM118291) 
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Exhibit A 
[Amendment No. 3 to  

Household Hazardous Waste Interlocal Agreement ] 
 









 Regular Session Agenda Item: 9 
 

Meeting Date:  October 5, 2020   
 
 
ITEM DESCRIPTION: 
 
Discuss and consider approving a Resolution of the City Council of the City of Seagoville, Texas 
authorizing Anderson Asphalt & Concrete Paving to perform repair work on Ferrell Road, in its 
entirety, for compensation in an amount not to exceed Ninety One Thousand Four Hundred Ninety 
Dollars and No Cents ($91,490.00) as set forth in Exhibit A, attached hereto and incorporated 
herein: authorizing the City Manager to execute any and all necessary documents; and providing 
an effective date. 
 
BACKGROUND OF ISSUE: 
 
On November 18, 2019 the City of Seagoville awarded a Unity Price Contract for Asphalt Repair 
to Anderson Asphalt & Concrete Paving. The Contract is for the repair of Ferrell Road, in its 
entirety. A new asphalt street will be laid providing our citizens a safe way to travel on. 
 
FINANCIAL IMPACT: 
 
$91,490.00  
 
RECOMMENDATION: 
 
City Staff recommends approval. 
 
EXHIBITS: 
 
Resolution (2 Pages) 
Exhibit A 
 



 

A RESOLUTION OF THE CITY OF SEAGOVILLE, TEXAS  
RESOLUTION NO. -R-2020 

 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
SEAGOVILLE, TEXAS AUTHORIZING ANDERSON ASPHALT & 
CONCRETE PAVING TO PERFORM REPAIR WORK ON FERRELL 
ROAD IN ITS ENTIRETY, FOR COMPENSATION IN AN AMOUNT NOT 
TO EXCEED NINETY ONE THOUSAND FOUR HUNDRED NINETY 
DOLLARS AND NO CENTS ($91,490.00) AS SET FORTH IN EXHIBIT A, 
ATTACHED HERETO AND INCORPORATED HEREIN; AUTHORIZING 
THE CITY MANAGER TO EXECUTE ANY AND ALL NECESSARY 
DOCUMENTS; AND PROVIDING AN EFFECTIVE DATE. 

 WHEREAS, on or about November 18, 2019 the City of Seagoville awarded a Unit Price 
Contract for Asphalt Repair ("Contract") to Anderson Asphalt & Concrete Paving; and  

 WHEREAS, pursuant to said Contract, Anderson Asphalt & Concrete Paving submitted 
a price quote in the amount of $91,490.00 for the required repair of Ferrell Road in its entirety, 
a copy of which is attached as Exhibit A; and 

 WHEREAS, the City Council for the City of Seagoville, Texas has reviewed the price 
quotee and has determined it to be in the best interest of the City to authorize the City Manager 
to execute any documents necessary to authorize Anderson Asphalt & Concrete Paving to repair 
Ferrell Road as set forth in Exhibit A; 

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF SEAGOVILLE, TEXAS: 

SECTION 1.  The City Council hereby authorizes Anderson Asphalt & Concrete Paving to 
perform repair work on Potter Road in its entirety, for compensation in an amount not to exceed 
Ninety One Thousand Four Hundred Ninety Dollars and No Cents ($91,490.00), as set forth in 
Exhibit A, attached hereto and incorporated herein; and, the City Manager is authorized to 
execute any documents necessary for the work to be performed. 
 
SECTION 2. This resolution shall take effect immediately from and after its passage and it is 
accordingly resolved. 
 

  



 

DULY ORDERED by the City Council of the City of Seagoville, Texas, this the 5th day 
of October, 2020. 

 
 
APPROVED: 

 
 

                                        
 Dennis K. Childress, Mayor 

 
ATTEST: 
 
 
                                   
Kandi Jackson, City Secretary 
 
 
 
APPROVED AS TO FORM: 
 
 
      
Victoria Thomas, City Attorney 
(093020vwtTM118293) 
  



 

Exhibit A 
[Anderson Asphalt & Concrete Paving - Quote for Repair of Ferrell Road in 

Its Entirety] 
     
 



 

 

 





Regular Session Agenda Item: 10 
 

Meeting Date:  October 5, 2020   
 
 
ITEM DESCRIPTION 
 
Discuss and consider approving a Resolution of the City Council of the City of Seagoville, Texas 
authorizing Anderson Asphalt & Concrete Paving to perform repair work on Potter Road, in its 
entirety, for compensation in an amount not to exceed Seventy Thousand Two Hundred Seventy 
Three Dollars and No Cents ($70,273.00) as set forth in Exhibit A, attached hereto and 
incorporated herein: authorizing the City Manager to execute any and all necessary documents; 
and providing an effective date. 
 
BACKGROUND OF ISSUE: 
 
On November 18, 2019 the City of Seagoville awarded a Unity Price Contract for Asphalt Repair 
to Anderson Asphalt & Concrete Paving. The Contract is for the repair of Potter Road, in its 
entirety. A new asphalt street will be laid providing our citizens a safe way to travel on. 
 
FINANCIAL IMPACT: 
 
$70,273.00  
 
RECOMMENDATION: 
 
City Staff recommends approval. 
 
EXHIBITS 
 
Resolution (2 Pages) 
Exhibit A 
 
 



 

A RESOLUTION OF THE CITY OF SEAGOVILLE, TEXAS  
RESOLUTION NO. -R-2020 

 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
SEAGOVILLE, TEXAS AUTHORIZING ANDERSON ASPHALT & 
CONCRETE PAVING TO PERFORM REPAIR WORK ON POTTER 
ROAD IN ITS ENTIRETY, FOR COMPENSATION IN AN AMOUNT NOT 
TO EXCEED SEVENTY THOUSAND TWO HUNDRED SEVENTY 
THREE DOLLARS AND NO CENTS ($70,273.00) AS SET FORTH IN 
EXHIBIT A ATTACHED HERETO AND INCORPORATED HEREIN; 
AUTHORIZING THE CITY MANAGER TO EXECUTE ANY AND ALL 
NECESSARY DOCUMENTS; AND PROVIDING AN EFFECTIVE DATE. 

 WHEREAS, on or about November 18, 2019 the City of Seagoville awarded a Unit Price 
Contract for Asphalt Repair ("Contract") to Anderson Asphalt & Concrete Paving; and  

 WHEREAS, pursuant to said Contract, Anderson Asphalt & Concrete Paving submitted 
a price quote in the amount of $70,273.00 for the required repair of Potter Road in its entirety, 
a copy of which is attached as Exhibit A; and 

 WHEREAS, the City Council for the City of Seagoville, Texas has reviewed the price 
quote and has determined it to be in the best interest of the City to authorize the City Manager 
to execute any documents necessary to authorize Anderson Asphalt & Concrete Paving to repair 
Potter Road as set forth in Exhibit A; 

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF SEAGOVILLE, TEXAS: 

SECTION 1.  The City Council hereby authorizes Anderson Asphalt & Concrete Paving to 
perform the repair work on Potter Road in its entirety, for compensation in an amount not to 
exceed Seventy Thousand Two Hundred Seventy Three Dollars and No Cents ($70,273.00), as 
set forth in Exhibit A, attached hereto and incorporated herein; and, the City Manager is 
authorized to execute any documents necessary for the work to be performed. 
 
SECTION 2. This resolution shall take effect immediately from and after its passage and it is 
accordingly resolved. 
 

  



 

DULY ORDERED by the City Council of the City of Seagoville, Texas, this the 5th day 
of October, 2020. 

 
 
APPROVED: 

 
 

                                        
 Dennis K. Childress, Mayor 

 
ATTEST: 
 
 
                                   
Kandi Jackson, City Secretary 
 
 
 
APPROVED AS TO FORM: 
 
 
      
Victoria Thomas, City Attorney 
(093020vwtTM118294) 
  



 

Exhibit A 
[Anderson Asphalt & Concrete Paving – Quote for Repair of Potter Road in 

Its Entirety] 
     
 



 

 

 





Regular Session Agenda Item: 11 
 

Meeting Date:  October 5, 2020   
 
 
ITEM DESCRIPTION: 
 
Discuss and consider approving a Resolution of the City Council of the City of Seagoville, Texas 
approving C&M Concrete to perform concrete work at Fire Station #2 for compensation in an 
amount not to exceed One Hundred Five Thousand Seven Hundred Seventy Four Dollars and 
Seventy Five Cents ($105,774.75) as set forth in Exhibit “A”; authorizing the City Manager to 
execute any documents necessary; providing for a repealing clause; providing for a severability 
clause; and providing an effective date. 
 
BACKGROUND OF ISSUE: 
 
Fire Station #2 will be located at 1189 E Simonds Road and was originally approved on January 
27, 2020. At the time of awarding the bid, the City elected to exclude the fire land, public and 
private parking, striping, signage, sidewalk, and generator pad receiving a more affordable quote 
for concrete work from C&M Concrete.  
 
FINANCIAL IMPACT: 
 
$105,774.75  
 
RECOMMENDATION: 
 
City Staff recommends approval. 
 
EXHIBITS: 
 
Resolution (2 Pages) 
Exhibit A 
 
 



   

A RESOLUTION OF THE CITY OF SEAGOVILLE, TEXAS 
RESOLUTION NO.   -R-2020 

 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
SEAGOVILLE, TEXAS APPROVING C&M CONCRETE TO PERFORM 
CONCRETE WORK AT FIRE STATION #2 FOR COMPENSATION IN AN 
AMOUNT NOT TO EXCEED ONE HUNDRED FIVE THOUSAND SEVEN 
HUNDRED SEVENTY FOUR DOLLARS AND SEVENTY FIVE CENTS 
($105,774.75) AS SET FORTH IN EXHIBIT “A”; AUTHORIZING THE 
CITY MANAGER TO EXECUTE ANY DOCUMENTS NECESSARY; 
PROVIDING FOR A REPEALING CLAUSE; PROVIDING FOR A 
SEVERABILITY CLAUSE; AND PROVIDING AN EFFECTIVE DATE. 

 
 WHEREAS, Fire Station #2, which will be located at 1189 E Simonds Road, was 
originally approved on or about January 27, 2020; and, 
 

WHEREAS, at the time of awarding the bid, the City elected to exclude the fire lane, 
public and private parking, striping, signage, sidewalk, and generator pad receiving a more 
affordable quote for concrete work from C&M Concrete, which is attached hereto and incorporated 
herein as Exhibit “A”; and 

 
WHEREAS, pursuant to an Interlocal Agreement with the City of DeSoto, the City works 

with C&M Concrete on a regular basis and they are familiar with City codes, ordinances, 
regulations and requirements; and, 
 
  

WHEREAS, staff has received a quote in the amount of $105,774.75 from C&M Concrete 
to complete the fire lane, public and private parking, striping, signage, sidewalk, and generator 
pad; and 
 

WHEREAS, staff recommends utilizing the savings from the 2019 Emergency 
Communication System of $74,144.75 and the remaining balance of $31,630.00 from the 106-day 
General Fund Balance for a total of $105,774.75 for the completion of the concrete work at Fire 
Station #2; and 
 
   
 WHEREAS, the City Council hereby finds that it is in the best interest of the City of 
Seagoville to approve the completion of Fire Station #2 in an amount not to exceed One Hundred 
Five Thousand Seven Hundred Seventy-Four Dollars and Seventy-Five Cents, and authorizes the 
City Manager to execute any documents necessary for said purchase. 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF SEAGOVILLE, TEXAS: 
 



   

SECTION 1.  The City Council hereby authorizes C&M Concrete to perform the work on 

Fire Station #2 including construction o  the fire lane, public and private parking, striping, signage, 

sidewalk, and generator pad, as more fully set forth in Exhibit “A” attached hereto and 

incorporated herein by this reference, for compensation not to exceed One Hundred Five Thousand 

Seven Hundred Seventy-Four Dollars and Seventy-Five Cents ($105,774.75); and, the City 

Manager is authorized to execute any documents necessary for the work. 

SECTION 2. That any prior Resolutions of the City Council of the City of Seagoville, 

Texas, in conflict with the provisions contained in this Resolution are hereby repealed and revoked. 

SECTION 3. That if any article, paragraph, subdivision, clause or provision of this 

Resolution, as hereby amended, be adjudged invalid or held unconstitutional for any reason, such 

judgement or holding shall not affect the validity of this Resolution as a whole or any part or 

provision thereof, as amended hereby, other than the part so declared to be invalid or 

unconstitutional. 

SECTION 4. That this resolution shall take effect immediately from and after its passage 

in accordance with State law and it is accordingly resolved. 

 DULY PASSED by the City Council of the City of Seagoville, Texas on the 5th day of 

October 2020. 

 

 

 

 

 

 
 



   

 
      APPROVED: 
 
 
              
      Dennis K. Childress, Mayor  
 
 
ATTEST: 
 
 
        
Kandi Jackson, City Secretary 
 
 
APPROVED AS TO FORM: 
 
   
   
Victoria Thomas, SEDC Attorney 
 







Regular Session Agenda Item: 12 
 

Meeting Date:  October 5, 2020   
 
 
ITEM DESCRIPTION: 
 
Discuss and consider approving a Resolution of the City of Seagoville, Texas, authorizing the 
purchase of two 2020/2021 Chevrolet Tahoe Police vehicles at a total cost of $141, 982.00 from 
Holiday Chevrolet; providing for the repeal of any and all Resolutions in conflict; providing for 
severability clause; and providing an effective date. 
 
 
BACKGROUND OF ISSUE: 
 
The Police Department is requesting council’s approval to purchase two new 
2020/2021Chevrolet Tahoe police package vehicles complete with all necessary emergency 
equipment, departmental graphics, black and white paint scheme, camera system, computer 
system, radar unit and all other accessories.  These vehicles will be added to our fleet of marked 
vehicles and utilized as a patrol vehicle.  
 
This purchase will enhance our fleet of marked vehicles and minimize maintenance costs that are 
associated with older higher mileage vehicles.     
 
The quote for the purchase of these Chevy Tahoe, as well as the purchase of all emergency 
equipment, installation of all emergency and communication equipment is through (Holiday 
Chevrolet) obtained through Defender Supply and the Tarrant County cooperative purchasing 
contract, under contract number (2019-014).  
 
As a friendly reminder, when purchasing goods and services through a purchasing cooperative, 
such the Tarrant County contract, which we are a part of, all purchasing requirements have been 
satisfied without having to obtain three (3) competitive bids.   
 
Vehicle breakdown of the purchase as follows: 

• Vehicle: Two 2020 Chevy Tahoe base price with standard equipment $32,250.00 Ea.  
 

• Purchase and installation of all Emergency, communications equipment, new Watch 
Guard 4RE 360-degree camera system, radar unit, black and white paint scheme, and 
departmental graphics                $38,741.00 (each vehicle) 
 

• Total cost for the vehicle, all necessary equipment and installation of all equipment to 
include two-year vehicle inspection certificate:     $141,982.00 

 
 
 



FINANCIAL IMPACT: 
 
This requested purchase was presented to and approved through the 2020 / 2021 budget and 
financial meeting  
 
RECOMMENDATION: 
 
The Police Department recommends that Council approve this purchase to help maintain a safe 
and reliable fleet of vehicles for our Patrol Division.     
 
EXHIBITS: 
 
Resolution 
Quote for Computer X 22 
Quote for Radar Units X 2 
Quote for Shotguns for new Vehicles X 2 
Quote for Vehicle Graphics X 2 
Quote Vehicles and E M Equipment  
Quote Watchguard X 2 
 
 
 
 
 
 
 
 
 
 



PAGE 1  

A RESOLUTION OF THE CITY COUNCIL OF 
THE CITY OF SEAGOVILLE, TEXAS 

 
RESOLUTION NO. 

 
A RESOLUTION OF THE CITY OF SEAGOVILLE, TEXAS, 
AUTHORIZING THE PURCHASE OF TWO 2020/2021 
CHEVROLET TAHOE POLICE VEHICLES AT A TOTAL COST 
OF $141,982.00 FROM HOLIDAY CHEVROLET; PROVIDING 
FOR THE REPEAL OF ANY AND ALL RESOLUTIONS IN 
CONFLICT; PROVIDING FOR SEVERABILITY CLAUSE; AND  
PROVIDING AN EFFECTIVE DATE. 

 
WHEREAS, the City Council, in the FY 2020/2021 Police Department Budget authorized the 

purchase of two Chevrolet Tahoe police vehicles; and 
 

WHEREAS, through the Tarrant County cooperative purchasing program under contract number 
(2019-014) these items have been bid in accordance with all applicable bidding statutes and policies; and 
 

WHEREAS, the City Council has determined that Holiday Chevrolet has met all bid specifications 
and is the lowest and most responsive bid. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
SEAGOVILLE, TEXAS: 
 

SECTION 1. That the City Council hereby authorizes the purchase of two 2020/2021 Chevrolet 
Tahoe police vehicles with all required emergency equipment, departmental graphics, camera system, and 
all other accessories, for a total price not to exceed  $141,982.00 from Holiday Chevrolet  as set forth in 
the price quote attached hereto and incorporated herein by reference as Exhibit “A” and authorizes the 
City Manager to execute all necessary documents and disburse the funds to accomplish said purchase. 

SECTION 2. All resolutions of the City of Seagoville heretofore adopted which are in conflict 
with the provisions of this resolution be, and the same are hereby repealed, and all resolutions of the City 
of Seagoville not in conflict with the provisions hereof shall remain in full force and effect. 
 

SECTION 3. If any article, paragraph, subdivision, clause or provision of this resolution, as 
hereby amended, be adjudged invalid or held unconstitutional for any reason, such judgment or holding 
shall not affect the validity of this resolution as a whole or any part or provision thereof, as amended 
hereby, other than the part so declared to be invalid or unconstitutional. 
 

SECTION 4. This resolution shall take effect immediately from and after its passage, and it is 
accordingly so resolved. 
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DULY ADOPTED by the City Council of the City of Seagoville, Texas, this 5th day of October, 
2020. 

 
 

APPROVED: 
 

     __________________________ 
 Dennis K. Childress, Mayor 

ATTEST: 
 
 

____________________________ 
Kandi Jackson, City Secretary 
 
APPROVED AS TO FORM: 
 
____________________________ 
Victoria W. Thomas, City Attorney 
(093020vwtTM118296) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 































Regular Session Agenda Item: 13 
 

 
Meeting Date: October 5, 2020 
 
 
ITEM DESCRIPTION: 
 
Second Reading - Discuss and consider approving a Resolution of the City Council of the City of 
Seagoville, Texas, approving the expenditure by the Seagoville Economic Development 
Corporation of an amount not to exceed $600,000.00 plus standard closing costs for the purchase 
of approximately 0.9853 acres of real property located at 1880 N. Highway 175 Seagoville, Texas 
and being more particularly described as Lot 3, Block A, Best Western/Seagoville Addition, an 
Addition to the City of Seagoville, Dallas County, Texas according to the map thereof recorded in 
volume 99125, page 40, of the map records of Dallas County, Texas as shown on the survey 
attached hereto and incorporated herein by reference as Exhibit “A” and all improvements located 
thereon from sellers KH, LLC d/b/a Kelly Harris Company and Allen National Investments, LLC 
and providing an effective date. 
 
BACKGROUND OF ISSUE: 
 
The EDC previously granted 0.9853 acres of land located at 1880 N. US 175, Seagoville, Texas 
to Mr. Kelly Harris KH, LLC D/B/A Kelly Harris Company and Allen National Investments, 
LLC. Mr. Harris has improved the land by constructing a free standing 5,500 sf retail center.  
Over the past year Mr. Harris has worked diligently to lease/sell this property to an investor that 
would carry out the wishes of the EDC for a sit down style restaurant or other retail operation 
that produces sales tax.  
 
The EDC and City have located a suitable client that owns several restaurants in the North Texas 
Region.  This client is currently working with the EDC and City to obtain space at 1880 N. US 
175 to locate a sit down style restaurant.  The restaurant owner has requested the EDC and City 
consider a low/no interest incentive for him to purchase the property at which time, he proposes 
that he will locate a restaurant at 1880 N. US 175.  Staff have visited one of the restaurant 
owner’s restaurants and the results of the visit were extremely favorable. 
 
Staff is requesting the EDC and City authorize the purchase of 1880 N. US 175 by the SEDC and 
at a later date Staff will request a separate agreement to sell this property to the unnamed 
restaurant/owner.   
 
Staff received an appraisal indicating the property is valued at $700,000.00 in its current 
condition and with additional work its value will increase.  Mr. Harris is asking for $600,000.00 
and Staff believes this is a fair market value for the property.   
 
 



FINANCIAL IMPACT: 
 
Initially $600,000.00 plus closing, attorney and other costs associated with the purchase of this 
property. 
 
EXHIBITS: 
 
Exhibit A. Appraisal 
 
 
 
 
 
 
 



   

A RESOLUTION OF THE CITY COUNCIL  
OF THE CITY OF SEAGOVILLE, TEXAS 

 
RESOLUTION NO.  __________ 

 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
SEAGOVILLE, TEXAS, APPROVING THE EXPENDITURE BY THE 
SEAGOVILLE ECONOMIC DEVELOPMENT CORPORATION OF AN 
AMOUNT NOT TO EXCEED $600,000.00 PLUS STANDARD CLOSING 
COSTS FOR THE PURCHASE OF APPROXIMATELY 0.9853 ACRES OF 
REAL PROPERTY LOCATED AT 1880 N. HIGHWAY 175 SEAGOVILLE, 
TEXAS AND BEING MORE PARTICULARLY DESCRIBED AS LOT 3, 
BLOCK A, BEST WESTERN/SEAGOVILLE ADDITION, AN ADDITION 
TO THE CITY OF SEAGOVILLE, DALLAS COUNTY, TEXAS 
ACCORDING TO THE MAP THEREOF RECORDED IN VOLUME 99125, 
PAGE 40, OF THE MAP RECORDS OF DALLAS COUNTY, TEXAS AS 
SHOWN ON THE SURVEY ATTACHED HERETO AND INCORPORATED 
HEREIN BY REFERENCE AS EXHIBIT “A” AND ALL IMPROVEMENTS 
LOCATED THEREON FROM SELLERS KH, LLC D/B/A KELLY HARRIS 
COMPANY AND ALLEN NATIONAL INVESTMENTS, LLC AND 
PROVIDING AN EFFECTIVE DATE. 

 
 WHEREAS, the Seagoville Economic Development Corporation (“Corporation”) has 
negotiated and desires to purchase approximately 0.9853 acres of real property located at 1880 N. 
Highway 175 Seagoville, Texas, being more particularly described as Lot 3, Block A, Best 
Western/Seagoville Addition, an addition to the City of Seagoville, Dallas County, Texas according to the 
map thereof recorded in Volume 99125, Page 40, of the Map Records of Dallas County, Texas, as shown on 
the survey attached  hereto and incorporated herein by reference as Exhibit “A” and all improvements located 
thereon (the “Property”) from Sellers KH, LLC d/b/a Kelly Harris Company and Allen National Investments, 
LLC for a purchase price not to exceed six hundred thousand ($600,000.00) dollars plus standard closing cost; 
and 
 
 WHEREAS, in on September 24, 2020, the Corporation approved the purchase of the 
Property on said terms and authorized the President/CEO of the Corporation to take such acts as 
necessary to complete the purchase of the Property including authorizing and making the payment 
of the purchase price, closing costs, and other expenses from funds currently; and 
 
 WHEREAS, the Corporation’s by-laws and amended official rules of procedure require 
City Council approval of expenditures of Corporation funds; and 
 

WHEREAS, the City Council has determined that approving the expenditure by the 
Corporation of the funds for the purchase price for the Property, not to exceed $600,000.00 plus 
standard closing costs  is in the best interest of the City and will further the purposes for which the 
Corporation was created and should therefore be approved.  
 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF SEAGOVILLE, TEXAS, THAT: 



   

 
SECTION 1.  The City Council hereby approves the expenditure by the Seagoville 

Economic Development Corporation of an amount not to exceed $600,000.00 plus standard 

closing costs and other expenses for the purchase of approximately 0.9853 acres of real property located 

at 1880 N. Highway 175 Seagoville, Texas, being more particularly described as Lot 3, Block A, Best 

Western/Seagoville Addition, an addition to the City of Seagoville, Dallas County, Texas according to the 

map thereof recorded in Volume 99125, Page 40, of the Map Records of Dallas County, Texas, as shown on 

the survey attached  hereto and incorporated herein by reference as Exhibit “A” and all improvements located 

thereon (the “Property”) from Sellers KH, LLC d/b/a Kelly Harris Company and Allen National Investments, 

LLC.  

SECTION 2. This resolution shall take effect immediately from and after its passage in 

accordance with the provisions of the Charter of the City of Seagoville, Texas, and it is accordingly 

resolved. 

 DULY PASSED by the City Council of the City of Seagoville, Texas, on the 5th day of 

October, 2020.  

      APPROVED: 
 
 
              
      DENNIS K. CHILDRESS, MAYOR  
 
ATTEST: 
 
        
KANDI JACKSON, CITY SECRETARY 
 
APPROVED AS TO FORM: 
 
   
 ____________ 
VICTORIA W. THOMAS, CITY ATTORNEY 
(092020vwtTM118061) 

 
 
 



   

Exhibit “A” 
 

 



  

 

 

 

 

 

 

 

 

 

 

 

APPRAISAL REPORT 

 

TRINITY PLAZA RETAIL 

1880 NORTH US HIGHWAY 175 

SEAGOVILLE, DALLAS COUNTY, TEXAS 75159 

 

 

 

 

 

 

FOR 

 

NICHOLS, JACKSON, DILLARD, HAGAR AND SMITH  

500 NORTH AKARD/1800 ROSS TOWER 

DALLAS, TEXAS 75201 

 

 

 

 

 

 

 

 

 

 
16910 DALLAS PARKWAY, SUITE 100 

DALLAS, TEXAS 75248  
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PYLESWHATLEY CORPORATION 
Real Estate Consultants 

 

 

 

16910 Dallas Parkway, Suite 100, Dallas, Texas 75248  P: 214.340.5880  F: 214.340.5422 

Appraisals@pyleswhatley.com   

www.PylesWhatley.com 

September 8, 2020 

 

 

Ms. Victoria Thomas 

Nichols, Jackson, Dillard, Hagar and Smith 

500 North Akard/1800 Ross Tower 

Dallas, Texas 75201 

 

  

Re: An appraisal of a retail strip center located at 1880 North US Highway 175, Seagoville, Dallas 

County, Texas 75159.            

 

Dear Ms. Thomas: 

 

At your request, we submit this appraisal report to estimate the market value of the above referenced 

property. We have made an on-site inspection of the property and considered factors pertinent to and 

indicative of value including the Seagoville area characteristics, market area data and trends, locational 

amenities, highest and best use, and other elements of value.   
 

Methodology and terminology used throughout the report can be found in The Appraisal of Real Estate, 

Fourteenth Edition, as published by the Appraisal Institute. This report conforms to USPAP standards. 
 

This appraisal provides an appraisal report in compliance with the Uniform Standards of Professional 

Appraisal Practice (USPAP).  Our opinions of value for the subject are effective as of August 27, 2020, 

and the methodology and terminology used throughout the report includes the following:  

 

Market Value, As Is on the Appraisal Date – An opinion of the market value of a property in 

the condition observed upon inspection and as it physically and legally exists without 

hypothetical conditions, assumptions, or qualifications as of the date the appraisal is prepared. 

 

Prospective Future Value Upon Completion of Construction – The prospective future value 

of a property on the date construction is completed, based upon market conditions forecast to 

exist as of that completion date.  The value estimate at this stage of value is stated in current 

dollars unless stated otherwise. 

 

Prospective Future Value, Upon Reaching Stabilized Occupancy – The prospective future 

value of a property at a point in time when all improvements have been physically constructed 

and the property has been leased to its optimum level of long-term occupancy.  The opinion of 

value at this stage of value is in current dollars unless stated otherwise. 
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Mr. Victoria Thomas 

September 8, 2020 

 

Our opinions of the market value for the subject are as follows: 

 

Market Value Opinions

Fee Simple, As Is, August 27, 2020 700,000$          

Prospective Value, Upon Completion (December 2020) 995,000$          

Prospective Value, Upon Stabilization (November 2022) 1,210,000$        
 

The following report sets forth a description of the subject property, along with a summary of the market 

data considered and the conclusions derived from such data.  Your attention is directed to the general 

assumptions and limiting conditions of this appraisal. The as complete value and as stabilized value is 

the same because the property is currently leased to stabilized occupancy. No discount is required.  

  

EXTRAORDINARY ASSUMPTIONS 

  

The owner provided the construction costs for the improvements.  This appraisal assumes that all of the 

information obtained for analysis is accurate; this information has been verified to the extent possible 

by the appraisers. 

 

As the improvements are under construction, this appraisal is based on the assumption that the subject 

interior will be constructed as represented to the appraiser at the time of the appraisal, and that all 

construction and development will proceed in a timely manner and without delay or cost overruns. In 

addition, it is assumed that the economic conditions projected in this appraisal will not change 

significantly over the projected absorption period for the subject. 

 

HYPOTHETICAL CONDITION 

 

At the request of the client and for purposes of this appraisal, the subject is valued as if the improvement 

construction and associated interior finish-out were completed and available to the market as of the 

date of the completion, December 2020. 

 

If you should have questions concerning any portion of this appraisal, please contact our office. 

 

Respectfully submitted, 

 

PYLES WHATLEY CORPORATION 

 

 

 

Richard McBride  

State of Texas Certification #TX-1380335-G   
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SUMMARY OF IMPORTANT FACTS AND CONCLUSIONS 

 

 

 

    
 

Subject Property

Location

Seagoville, Dallas County, Texas

Mapsco DA-70-Z

Land Area 42,920 SF

Zoning

Gross Building Area 5,340 SF

Rentable Building Area 5,340 SF

Occupancy

Year of Construction 2020

Reasonable Exposure Time 12 months

Reasonable Marketing Period 12-18 months

Land Value 118,000$          or $2.75 Per SF

Market Value Indicators As Is Upon Completion Upon Stabilization

Cost Approach 695,000$          $990,000 $1,205,000

Sales Comparison Approach 825,000$          $1,120,000 $1,335,000

Income Capitalization Approach 700,000$          $995,000 $1,210,000

Market Value Opinions

Fee Simple, As Is, August 27, 2020 700,000$          

Prospective Value, Upon Completion (December 2020) 995,000$          

Prospective Value, Upon Stabilization (November 2022) 1,210,000$       

Date of Appraisal Value

Date of Appraisal Value - Upon Completion December 2020

Date of Inspection

Date of Appraisal Report

Trinity Plaza Retail

1880 North US Highway 175

0.985 AC

(per measurements)

0% 

PD-Commercial

(per building plans)

August 27, 2020

August 27, 2020

September 8, 2020
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SCOPE OF THE ASSIGNMENT 

 

 

1 

Purpose of the Appraisal 

SCOPE OF THE ASSIGNMENT 

The purpose of this appraisal is to render an opinion of the market value of the subject property.  

The report complies with the requirements of the Uniform Standards of Professional Appraisal 

Practice, the Code of Ethics of the Appraisal Institute, and Texas Real Estate Commission Rules.   

 

All methodology utilized to arrive at the estimate of market value can be found in The Appraisal 

of Real Estate, Fourteenth Edition, as published by the Appraisal Institute.   

 

Effective Date of the Appraisal 

 

The subject property is being appraised as of August 27, 2020, and is subject to the market 

influences and economic conditions, which existed on that date.  This date is also known as the 

effective date and is the date of the opinions and conclusions found in this report.  The property 

was also inspected and photographed on August 27, 2020, which included a visual observation of 

the site and any improvements.  The effective date of the 'Prospective Value, Upon Completion' is 

in December 2020.  The effective date of the 'Prospective Value, Upon Stabilization' is in 

November 2022.  The date of this appraisal report is September 8, 2020.  

 

Property Rights Appraised 

 

Three primary property rights may typically be appraised.  They are fee simple estate, leased fee 

estate, and leasehold estate.  These rights are defined as follows: 

 

Fee Simple Estate - Absolute ownership unencumbered by any other interest or estate, subject 

only to the limitations imposed by the government powers of taxation, eminent domain, police 

power, and escheat. 

 

Leased Fee Estate - An ownership interest held by a landlord with the rights of use and 

occupancy conveyed by lease to others.  The rights of the lessor (the leased fee owner) and the 

leased fee are specified by contract terms contained within the lease. 

 

Leasehold Estate - The interest held by the lessee (the tenant or renter) through a lease conveying 

the rights of use and occupancy for a stated term under certain conditions.  

 

In this report, we develop a market value opinion of the fee simple interest in the real property. 
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SCOPE OF THE ASSIGNMENT 
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Subject Identification & Legal Description  
 

Property Type: Retail strip center 
  

Ownership: Kelly Harris Company and Allen National Investments, LLC 
  

Subject Property Location: 1880 North US Highway 175 

 Seagoville, Dallas County, Texas 
  

Zip Code: 75159 
  

Legal Description: Lot 3, Block A, Best Western Seagoville Addition, city of 

Seagoville, Dallas County, Texas 
 

Subject History 
 

According to the Dallas Central Appraisal District records, the current owner is Kelly Harris 

Company and Allen National Investments, LLC.  The subject land transferred to Kelly Harris 

Company and Allen National Investments, LLC from the Seagoville Economic Development 

Corporation on September 28, 2018, as recorded in Document Number 201800247149. The 

subject transferred under an economic development incentive agreement with the Seagoville 

Economic Development corporation to develop the land with a retail center. The improvements 

are currently under construction. 

  

According to public records, there have been no other transfers of the subject property within the 

past three years. 
 

Please note that this information is included only to satisfy the requirements of USPAP.  It is not 

intended as a guarantee to the chain of title and a title search should be performed by a title 

company should a definitive abstract be desired.  

 

Intended Use, Intended User, and Client 

 

The intended use of this report is for internal decision-making and analyses for Nichols, Jackson, 

Dillard, Hagar and Smith, and the City of Seagoville’s officers, administrators, employees, lending 

co-participants (if any), assignees, and appropriate regulatory agencies.  The intended users, 

Nichols, Jackson, Dillard, Hagar and Smith and the City of Seagoville, are also the clients.  Any 

other user or uses are not intended or authorized.  Use of this appraisal for any other use or by 

another user or appraisal date may invalidate the findings and conclusions.   
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SCOPE OF THE ASSIGNMENT 
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Data Researched 

 

For this report, the subject market was researched for all pertinent data relating to the appraisal 

problem including: collecting and confirming data through brokers, appraisers, property owners, 

lessees/lessors, and others familiar with the real estate market.  The information provided by 

these sources is deemed reliable, but is not guaranteed.   

 

In addition, verifiable third party sources were utilized including Costar Realty Information, 

Roddy Information Services, Loopnet, and the Multiple Listing Service (MLS).  Additional 

market data were extracted from market reports and data circulated and purchased from Robert 

G. Watts/RealtyRates.com, Real Estate Research Corporation, Price Waterhouse Coopers 

Korpacz Investor Survey, and M/PF Yieldstar.  The information provided by these sources is 

deemed reliable, but is not guaranteed.   

 

Competency 

 

The appraiser involved in this assignment has considerable experience in appraising this property 

type.  The appraiser is actively engaged in appraisal work in the geographical area of the subject 

property.  The company maintains a database on this area for similar properties.  We have 

adequate knowledge of the property type and location to meet the competency requirements of 

the Uniform Standards of Professional Appraisal Practice. 

 

In addition, other appraisers in the market would perform similar actions in the appraisal process 

to fulfill the scope of work in this assignment and the appraisal meets or exceeds the expectations 

of parties who are regularly intended users for similar assignments. 
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SCOPE OF THE ASSIGNMENT 
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Scope of the Appraisal 

 

Richard McBride performed all aspects of this report, which included the following: 

 

- Communicated with Victoria Thomas, of Nichols, Jackson, Dillard, Hagar and Smith  

and the City of Seagoville regarding the appraisal assignment; a narrative appraisal 

report meets the client’s requirements. 

- Communicated with the owner, regarding the history and the condition of the subject. 

- Researched the public records for data on the subject property, including zoning, 

assessments, taxes, acreage, buildings and site improvements, and maps. 

- A preliminary search of all available resources was made to determine market trends, 

influences and other significant factors pertinent to the subject property.  The 

property is identified previously in this report. 

- Richard McBride inspected the subject property and subject neighborhood on August 

27, 2020; photographs were taken of the subject and the comparable sales and income 

properties.  Although due diligence was exercised while inspecting the property, the 

appraiser is not an expert in such matters as soils, structural engineering, hazardous 

waste, etc., and no warranty is given as to these elements.  The owner, Kelly Harris, 

was present during the inspection. 

- Research and collection of data (improved sales, escrow sales, listings, and income) 

were performed as present in the market area and of sufficient quality to express an 

opinion of value as defined herein.  The appraiser examined data from the Costar 

Realty Information, Roddy Information Services, Loopnet, Multiple Listing Service 

(MLS), county records, and owner interviews. 

- An analysis of the highest and best use was completed.   

- Gathered and analyzed the market data to reach an estimate of market value for the 

fee simple interest of the subject, using the cost, sales comparison, and income 

capitalization approaches to value. 

- Assembled and wrote the narrative report, complete with maps, photos, and 

supporting addenda. 
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DEFINITION OF MARKET VALUE 
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The definition of market value is: 

Definition of Market Value 

“The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or in 

other precisely revealed terms, for which the specified property rights should sell after 

reasonable exposure in a competitive market under all conditions requisite to a fair sale, with the 

buyer and seller each acting prudently, knowledgeable, and for self-interest, and assuming that 

neither is under undue duress." *  

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
*  The Appraisal of Real Estate, 14th Edition, 2013, Appraisal Institute, Chicago, Illinois, p. 58 
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 
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The Uniform Standards of Professional Appraisal Practice and the Code of Professional Ethics 

and Standards of Professional Practice of the Appraisal Institute require the appraiser to "set 

forth all assumptions and limiting conditions that affect the analyses, opinions, and conclusions 

in the report”.  In compliance therewith, and to assist the reader in interpreting this report, such 

general assumptions and limiting conditions are set forth below.  Specific assumptions, if any, 

are referred to in the transmittal letter and their location in the report detailed. 

General Assumptions and Limiting Conditions 

Title is assumed to be marketable, free, and clear of all liens and encumbrances, easements, and 

restrictions except those specifically discussed in the report.  The property is appraised assuming 

it to be under responsible ownership and competent management and available for its highest and 

best use. 

 

No opinion is intended to be expressed for legal matters or that would require specialized 

investigation or knowledge beyond that ordinarily employed by real estate appraisers, 

notwithstanding the fact that such matters may be discussed in the report. 

 

No opinion is expressed on the value of subsurface oil, gas or mineral rights, water rights, or 

whether the property is subject to surface entry for the exploration or removal of such, except as 

expressly stated. 

 

The date of value to which the opinions expressed in this report apply is set forth in the letter of 

transmittal.  The appraiser assumes no responsibility for economic or physical factors occurring 

at some later date, which may affect the opinions herein stated.  The opinion of value is 

considered reliable only as of the date of the appraisal. 

 

The valuation is reported in dollars of U.S. currency prevailing on the date of the appraisal. 

 

Maps, plats, and exhibits included herein are for illustration only as an aid in visualizing matters 

discussed within the report.  They should not be considered as surveys or relied upon for any 

other purpose unless specifically identified as such. 

 

All information and comments pertaining to this and other properties included in the report 

represent the personal opinion of the appraiser, formed after examination and study of the subject 

and other properties.  While it is believed the information, estimates and analyses are correct, the 

appraiser does not guarantee them and assumes no liability for errors in fact, analysis or 

judgment. 

 

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

identity of the appraiser or the firm with which he is connected, or any reference to the Appraisal 

Institute or to the MAI or SRA designation) shall be disseminated to the public through 

advertising media, public relations media, sales media, or any other public means of 

communication without written consent and approval of the undersigned. 

 

The appraiser is not required to give testimony or to appear in court by reason of this appraisal, 

unless prior arrangements have been made. 
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GENERAL ASSUMPTIONS AND LIMITING CONDITIONS 
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The distribution of the total valuation in this report between land and improvements applies only 

under the existing or proposed/completed program of utilization.  The separate valuations for 

land and buildings must not be used in conjunction with any other appraisal and are invalid if so 

used. 

 

Certain information concerning market and operating data were obtained from others.  This 

information is verified and checked, where possible, and is used in this appraisal only if it is 

believed to be accurate and correct.  However, such information is not guaranteed.   

 

Opinions of value contained herein are opinions only.  There is no guarantee, written or implied, 

that the subject property will sell for such amounts.  Prospective values are based on market 

conditions as of the effective date of the appraisal.  The appraiser is not responsible if 

unforeseeable events alter market conditions subsequent to the effective date of the appraisal.  As 

a personal opinion, valuation may vary between appraisers based on the same facts. 

 

No responsibility for hidden defects or conformity to specific governmental requirements, such 

as fire, building and safety, earthquake, or occupancy codes can be assumed without provision of 

specific professional or governmental inspections.  While the general conditions of the property 

were observed, no guarantee can be made concerning the individual components of the structures 

including but not limited to the heating system, plumbing, electrical services, roof, possible 

termite damage or building foundation.  This appraiser is not qualified to make a complete 

inspection of any well or septic system, consequently, it was beyond the scope of this report and 

no statements can be made concerning the adequacy or condition of these or other systems. 

 

No investigation - unless presented in other sections of this report - was made by the appraiser to 

determine if asbestos, fiberglass, or synthetic mineral fiber products are present in improved 

properties.  The existence of such products, if any, would have to be determined by a qualified 

inspector.  It is assumed that there is no asbestos, fiberglass, synthetic mineral fiber products, nor 

other contaminates present that would materially affect value.  

 

The Americans with Disabilities Act (ADA) became effective January 26, 1992.  I have not 

made a specific compliance survey and analysis of this property to determine whether or not it is 

in conformity with the various detailed requirements of the ADA.  It is possible that a 

compliance survey of the property together with a detailed analysis of the requirements of the 

ADA could reveal that the property is not in compliance with one or more of the requirements of 

the act.  If so, this fact could have a negative effect upon the value of the property.  Since I have 

no direct evidence relating to this issue, I did not consider possible noncompliance with the 

requirements of ADA in estimating the value of the property. 

 

No investigation - unless presented in other sections of this report - was made by the appraiser to 

determine if any toxic materials are present on the subject tract.  The existence of such materials, 

if any, would have to be determined by a qualified inspector.  It is assumed that no toxic 

materials are present that would materially affect value or development costs. 
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A reasonable investigation was made to determine the existence of any underground storage 

tanks (UST) on the subject site.  If USTs are present on the subject site details are provided in 

other sections of this report. 

 

In the event the appraisal is based upon proposed improvements, it is assumed that the 

improvements will be completed in substantial conformity with plans and specifications, which 

have been furnished to the appraiser, and with good materials and workmanship.  It is also 

assumed that the proposed foundation and construction techniques are adequate for the existing 

sub-soil conditions. 

 

Personal property, fixtures, or intangible items that are not real property, that are included in the 

appraisal, are identified as Furniture, Fixtures and Equipment, or FF&E.   
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Extraordinary Assumptions and Hypothetical Conditions: The Uniform Standards of 

Professional Appraisal Practice require the disclosure of hypothetical conditions and 

extraordinary assumptions when employed in the development of an appraisal.  As defined in the 

Uniform Standards of Professional Appraisal Practice, an extraordinary assumption is “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.”  As 

defined in the Uniform Standards of Professional Appraisal Practice, a hypothetical condition is 

“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 following extraordinary assumptions and hypothetical conditions are set forth for 

appraisal purposes and no legal reasoning is intended.  The reader should be aware, that, in the 

event that any of the assumptions or conditions proves false or improperly applied, the 

conclusions of this appraisal could be changed or invalidated.   

 

EXTRAORDINARY ASSUMPTIONS 

  

The owner provided the construction costs for the improvements.  This appraisal assumes that 

all of the information obtained for analysis is accurate; this information has been verified to the 

extent possible by the appraisers. 

 

As the improvements are under construction, this appraisal is based on the assumption that the 

subject interior will be constructed as represented to the appraiser at the time of the appraisal, 

and that all construction and development will proceed in a timely manner and without delay or 

cost overruns. In addition, it is assumed that the economic conditions projected in this appraisal 

will not change significantly over the projected absorption period for the subject. 

 

HYPOTHETICAL CONDITION 

 

At the request of the client and for purposes of this appraisal, the subject is valued as if the 

improvement construction and associated interior finish-out were completed and available to the 

market as of the date of the completion, December 2020. 
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Various terms and symbols are used throughout the appraisal report.  The following are 

definitions of the terms and explanations of the symbols used: 

 

Anticipation – The perception that value is created by the expectation of benefits to be derived 

in the future. 

DEFINITIONS AND TERMS 

Appreciation - Increase in value due to increase in cost to reproduce, value over the cost, or 

value at some specified earlier point in time, brought about by greater demand, improved 

economic conditions, increasing price levels, reversal of depreciating environmental trends, 

improved transportation facilities, direction of community or area growth, or other factors. 

 

Depreciation - A loss of utility and hence value from any cause.  An effect caused by physical 

deterioration and/or obsolescence. 

 

Effective Gross Income Multiplier - The ratio between the sale price (or value) of a property 

and its effective gross income; a single year’s EGI expectancy or an annual average of several 

years’ EGI expectancies. 

 

Excess Land - In regard to an improved site, the land not needed to serve or support the existing 

improvement.  In regard to a site considered as though vacant, excess land is the land not needed 

to accommodate the site’s primary highest and best use.  Such land may have its own highest and 

best use or may allow for future expansion of the existing or anticipated improvement.  If the 

excess land is marketable or has value for a future use, its market value as vacant land is added to 

the opinion of market value of the economic entity.   

 

Exposure Time - The estimated length of time the property interest being appraised would have 

been offered on the market prior to the hypothetical consummation of a sale at market value on 

the effective date of the appraisal; a retrospective opinion based on an analysis of past events 

assuming a competitive and open market. 

 

External (Economic) Obsolescence - Impairment of desirability or useful life arising from 

factors external to the property, such as economic forces or environmental changes, which affect 

supply-demand relationships in the market.  Loss in the use and value of a property arising from 

the factors of economic obsolescence is to be distinguished from loss in value from physical 

deterioration and functional obsolescence, both of which are inherent in the property.  Also 

referred to as Location or Environmental Obsolescence. 

 

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. 

 

Functional Obsolescence - Impairment of functional capacity or efficiency.  Functional 

obsolescence reflects the loss in value brought about by such factors as overcapacity, 

inadequacy, and changes in the art, that affect the property item itself or its relationship with 

other elements comprising a larger property.  The inability of a structure to perform adequately 

the function for which it is currently employed. 
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Going-concern value (or business enterprise) - The value created by a proven property 

operation; considered a separate entity to be valued with an established business. 

 

Highest and Best Use - That reasonable and probable use that will support the highest present 

value, as defined, as of the effective date of the appraisal. 

 

Industrial Gross Lease - Tenant pays electrical usage, for increases in property taxes and 

insurance over a base year, and a pro-rata share of common area maintenance in some instances. 

 

Investment Value - The specific value of an investment to a particular investor or class of 

investors based on individual investment requirements; distinguished from market value, which 

is impersonal and detached. 

 

Leased Fee Estate - An ownership interest held by a landlord with the rights of use and 

occupancy conveyed by lease to others.  The rights of the lessor (the leased fee owner) and the 

leased fee are specified by contract terms contained within the lease. 

 

Leasehold Estate - The interest held by the lessee (the tenant or renter) through a lease 

conveying the rights of use and occupancy for a stated term under certain conditions. 

 

Lessee - One who has the right to use or occupy a property under a lease agreement; the 

leaseholder or tenant. 

 

Lessee's Interest- See Leasehold Estate 

 

Lessor - One who holds property title and conveys the right to use and occupy the property 

under a lease agreement; the leased fee owner or landlord. 

 

Market Value - See Definition of Market Value 

 

Market Price - The amount actually paid, or to be paid, for a property in a particular transaction. 

Differs from market value in that it is an accomplished or historic fact, whereas market value is 

and remains an estimate until proven.  Market price involves no assumption of prudent conduct 

by the parties, or absence of undue stimulus, or of any other condition basic to the market value 

concept. 

 

Market Rent - The rental income that a property would most probably command on the open 

market as indicated by current rentals being paid for comparable space as of the effective date of 

the appraisal. 

 

Present Value - The current monetary value.  It is the today's cash lump sum, which represents 

the current value of the right to collect future payments.  It is the discounted value of aggregate 

future payments. 
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Replacement Cost New (RCN) – The estimated cost to construct, as of the effective date of the 

appraisal, a building with utility equivalent to the building being appraised, using contemporary 

materials, standards, design and layout.  When this cost basis is used, some existing obsolescence 

in the property is assumed to be cured. 

 

Substitution – The appraisal principle that states when several similar or commensurate 

commodities, goods, or services are available, the one with the lowest price will attract the 

greatest demand and widest distribution.  This is the primary principle upon which the cost and 

sales comparison approaches are based.   

 

Surplus Land - In regard to an improved site, the land not necessary to support the highest and 

best use of the existing improvements, but because of physical limitations, building placement, 

or neighborhood norms, cannot be sold off separately.  Such land may or may not contribute 

positively to value and may or may not accommodate future expansion of an existing anticipated 

improvement.   

 

Utility – The ability of a product to satisfy a human want, need, or desire. 

 

Zoning – The public regulation of the character and extent of real estate use through police 

power; accomplished by establishing districts or areas with uniform restrictions relating to 

improvements; structural height, area, and bulk; density of population; and other aspects of the 

use and development of private property. 

 

Abbreviations 

 
SF = square feet PSF or /SF = per square foot FF = front feet 

LF = lineal feet AC = acres ROW = right of way 

RR = railroad CBD = central business district GI = gross income 

EGI = effective gross income NOI = net operating income PV = present value 

OAR or R
o
 = overall capitalization rate EDR or R

E
 = equity dividend rate UA = usable area 

GBA = gross building area RA = rentable area ± = plus, or minus from 

       amount stated 
Source of Definitions: The Dictionary of Real Estate Appraisal, Third Edition, Appraisal Institute, Chicago, Illinois, 1993. 
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STAGES OF VALUE 

 

During the real estate development process, a property typically progresses from a state of 

unimproved land to construction of improvements to stabilized occupancy.  In general, the 

market value associated with the property increases during these stages of development.  After 

reaching stabilized occupancy, ongoing forces affect the property during its life, including 

physical wear and tear, changing market conditions, etc.  These factors continually influence the 

property’s market value at any given point in time.  Opinions of value are developed on the basis 

of one or more of the following: 

 

Market Value, As Is on the Appraisal Date – An opinion of the market value of a property in 

the condition observed upon inspection and as it physically and legally exists without 

hypothetical conditions, assumptions, or qualifications as of the date the appraisal is prepared. 

 

Market Value, As If Complete on the Appraisal Date – The market value of a property with 

all construction, conversion, or rehabilitation hypothetically completed, or under other specified 

hypothetical conditions as of the date of appraisal.  With regard to properties wherein anticipated 

market conditions indicate that stabilized occupancy is not likely as of the date of completion, 

this opinion of value should reflect the market value of the property as if complete and prepared 

for occupancy by tenants.  

 

Prospective Future Value Upon Completion of Construction – The prospective future value 

of a property on the date construction is completed, based upon market conditions forecast to 

exist as of that completion date.  The value estimate at this stage of value is stated in current 

dollars unless stated otherwise.   

 

Prospective Future Value Upon Reaching Stabilized Occupancy – The prospective future 

value of a property at a point in time when all improvements have been physically constructed 

and the property has been leased to its optimum level of long-term occupancy.  The opinion of 

value at this stage of value is in current dollars unless stated otherwise. 

 

Retrospective Value, As of Appraisal Date – An opinion of the market value of a property that 

is likely to have applied as of a specific historic date and as it physically and legally existed 

without hypothetical conditions, assumptions, or qualifications as of the specific historic date.  

The opinion of value at this stage of value is in current dollars unless stated otherwise. 

 

The stages of value utilized in this report are as follows:  market value, as is on the appraisal 

date, prospective future value upon completion, and prospective future value, upon stabilization,. 
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REGIONAL MAP 

 

20-608



SUBJECT AREA ANALYSIS 

 

 

15 

A market area, as defined in The Dictionary of Real Estate Appraisal, 6th Edition, copyrighted 

2015, is: 

SUBJECT AREA ANALYSIS 

"The geographic region from which a majority of demand comes and in which the majority of 

competition is located.” 

 

When analyzing value influences, the focus is on market area.  A market area is defined in terms 

of the market for a specific category of real estate and thus, is the area in which alternative, 

similar properties effectively compete with the subject property in the minds of probably, 

potential purchasers, and users.  A market area can encompass one or multiple neighborhoods or 

districts. 

 

MARKET AREA INFLUENCES 

 

The subject property is located in Seagoville, Texas, situated in Dallas County.  Area analyses and 

subject vicinity are presented in the following pages. 

 

Location 

 

The subject is located at the northwest corner of US Highway 175 and Cain Street.  The subject’s 

market area is suburban in nature and is primarily comprised of the city of Seagoville.   

 

The locale is approximately 20 miles from the Dallas CBD.  Adjoining suburban neighborhoods are 

similar as to make-up and land uses.  These include the suburban cities of Balch Springs, Pleasant 

Grove, and the Crandall area.  Properties in the area compete with other similar market areas. 

 

The excellent accessibility and location amenities of the above-delineated general area have been 

highly significant in its development, redevelopment, and sustenance of commerce in the area.  The 

general area is well serviced by freeways, benefits from high intensity commercial as well as 

residential development, and is convenient to the Dallas CBD. 

 

Traffic Routes 

 

The primary thoroughfares through the neighborhood are US Highway 175 a four-lane, bi-

directional thoroughfare as it travels northwest to southeast through the area; and Interstate 

Highway 20, a six-lane, bi-directional thoroughfare as it travels west to east through the area.  The 

area is located in the southeastern section of these two major transportation routes. Interstate 

Highway 635 (LBJ Freeway) is the primary loop around the city of Dallas as it intersects with 

Interstate Highway 20 on the south to Interstate Highway 35E on the north. 

 

The primary north-south thoroughfare in the area is Interstate Highway 45. Other north-south 

roadways in the area are Malloy Bridge Road, Simonds Road, and Belt Line Road.  East-west 

roadways include Seagoville Road, Kaufman Street, and East Farmers Road. 
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Area Development 

 

The Southern Dallas sub-district is comprised of a mixture of single-family residences, small 

retail buildings and strip centers, and industrial warehouses. New development in this area has 

been slow and most of the improved properties were built in between the 1950’s and the 1990’s. 

Commercial-retail and industrial development is primarily located along the major 

thoroughfares, while residential is generally located on the interior. 

 

The area is estimated to be 70% developed, with land uses estimated to include: residential 

(50%), and retail and commercial (30%), industrial and office (20%).  

   

 

EMPLOYMENT AND ECONOMIC BASE 

 

The aggregate U.S. unemployment rate was 10.2% in July 2020.  In comparison, the Bureau of 

Labor Statistics reported an unemployment rate of 8.2% for the state of Texas, 8.1% for Dallas 

County, and 8.3% for the city of Dallas. In comparison, the unemployment rate for Dallas 

County in March 2020 was 4.8% prior to the COVID-10 outbreak. 

 

As of March 2020, the world market has been affected by the Coronavirus Disease 2019 

(COVID–19) and the effects on world markets are unknown at this time.  This report is based on 

historical data available and researched up to the date of the report.  Although the appraiser has 

diligently investigated and researched the available data, there is currently insufficient evidence 

to indicate what effect, if any, the world market will have on the local economy and this report 

assumes that current conditions will remain unchanged.  Should this not be the case, the 

conclusions and values expressed in this report could change. 

 

Education 
 

Educational facilities offered by the city of Dallas and the surrounding areas have grown to keep 

pace with the increasing population.  Twenty, four-year colleges and universities, and five 

community college districts with a combined total 20 campuses are within one hundred miles of 

the DFW MSA.  Several notable institutions of higher education are located within the MSA. 
 

• Southern Methodist University 

• University of Texas, Dallas Campus 

• University of Dallas 

• University of North Texas, Dallas Campus 

• University of Texas, Southwestern Medical Center at Dallas 
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AREA DEMOGRAPHICS 

 

The following Executive Summary provided by Site To Do Business provides demographic and 

income data for 1-mile, 3-mile, and 5-mile radius centered on the subject area.   
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CONCLUSION 

 

The transportation network in the area is good and surrounding land uses are considered to be 

compatible and homogenous.  The subject area is in a stable phase of development and in 

proximity to employment centers and quality schools and services with few improvements 

needing repairs and/or renovations.  Consequently, some new construction, as well as renovation 

of older properties, is more likely to occur within the subject area in the near future.  

Additionally, there appears to be no detrimental influences upon the area that would inhibit the 

income-producing capabilities of the improved properties.  The long-term prospects for the area 

and the subject property are positive. 

 

No noticeable nuisances or hazards are in the area and the majority of improvements are in the early 

to middle stages of economic life, and sufficient area services are accessible to service the 

community. 
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LOCATION MAP 
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The subject is retail strip center, located at the northwest corner of US Highway 175 and Cain 

Street, Seagoville, Dallas County, Texas.   

SUBJECT PROPERTY   

SITE DATA 

  

Dimensions/Frontage 

 

According to Dallas Central Appraisal District records, the subject tract is triangular in shape, 

and contains 42,920 square feet, or 0.985 acres.  The subject fronts the northern line of US 

Highway 175 for approximately 480 linear feet, and the southwestern line of Cain Street for 

approximately 472 feet.  US Highway 175 is a two-lane, undivided frontage road.  Cain Street is a 

two-lane, undivided street.   

 

Access/Abutting uses  

 

Access (ingress and egress) to the site is available via one curb cut along the northern line of the 

US Highway 175 frontage road and one curb cut along the southern line of Cain Street.  The 

subject abuts single-family residential uses across Cain Street to the north, retail uses across Cain 

Street to the east, US Highway 175 to the south, and a Best Western hotel to the west. 

 

Topography  

 

The topography of the tract is level and at street grade; the topography is not problematic to 

development.      

 

Flood Plain 

 

According to FEMA flood hazard map 48113C0545K dated July 7, 2014, the subject is 

determined to be outside the 100-year floodplain, being within Zone 'X'.  Drainage of the site 

appears adequate.  No guaranty is made that the site will or will not flood.  A hydrological study 

or survey is required for confirmation of flood-designated boundaries.  Reference the subsequent 

exhibits for a copy of the area flood map.   

 

Environmental Hazards  

 

To our knowledge, a Phase I Environmental Site Assessment has not been completed for the 

subject property as of the date of inspection.  A current Phase I ESA is recommended.  The 

subject is appraised predicated on the absence of detrimental environmental conditions.  Should 

contaminants be present the conclusions in the report would be invalidated. 
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Utilities/Community Services 
 

Water, sewer, electricity, and phone services are available to the subject.  Electric services are 

provided by various service providers, with telecommunication services being provided by 

various providers.  Atmos Energy supplies natural gas services.  Water services are provided by 

the city of Seagoville, and wastewater service is provided by the city of Seagoville.  Police 

protection is provided by the city of Seagoville and fire protection is provided by the city of 

Seagoville.  The property is located within the Dallas Independent School District.  

 

Zoning 
 

The site is zoned PD-Commercial by the City of Seagoville. The PD-Commercial district is 

intended to provide areas for general commercial and retail development.  Additionally, the "C" 

district allows for any use permitted in the 'LR' Local Retail district. The Planned Development 

zoning will require approval of a site plan prior to development.  Retail strip centers are allowed 

in this zoning district.   

 

Soils, Development Limitation, and Productivity 
 

This report assumes the soils are capable of supporting the structures, as numerous 

improvements are located within the subject area and adjoining area.  A study of the 

development, limitations, and productivity were not completed in this appraisal report, as it is not 

necessary to the scope of the appraisal.   

 

Easements  
 

A survey of the site is available for analysis.  This valuation concludes that utility and access 

easements typical of this property type are present and that no detrimental easement conditions 

exist.  This should not be considered as a guaranty or warranty, however, that adverse easements 

do not exist.  Were the property to have any easements detrimental to the subject, the opinion of 

value concluded herein may be invalid.   

 

Deed Restrictions  
 

To our knowledge, no deed restrictions affect or limit the use of the property; however, this 

should not be considered as a guaranty or warranty that no such restrictions exist.  Deed 

restrictions are a legal matter: normally discoverable only by a title search by a title attorney.  It 

is recommended that a title search be made if any questions regarding deed restrictions arise. 

 

Wetlands 
 

No visual evidence was observed to indicate whether wetlands exist on the subject site.  

Wetlands, as defined by Section 404 of the Clean Water Act, are those areas that are inundated 

or saturated by surface or groundwater at a frequency and duration sufficient to support, and 

under normal circumstances do support, a prevalence of vegetation typically adapted for life in 

saturated soil conditions.  Swamps, bogs, fens, marshes, and estuaries are subject to federal 

environmental law.   
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SUBJECT IMPROVEMENTS  
 

Design/Construction 
 

The improvements consist of a retail strip center comprising 5,340-square feet. The building 

features exterior storefronts and is designed for up to five tenants. The interior is currently in 

shell condition.  

 

The improvements to the property include finishing the interior and demising the potential tenant 

spaces. The construction is expected to be completed in December 2020 at an estimated cost of 

$295,000, rounded, based on a price of $55.00 per square foot.  

 

Exterior

Year Built 2020

Type Class C

Building Size - Gross 5,340 square feet           (per measurements)

Foundation Reinforced concrete slab

Walls Steel frame with brick veneer

Roof Flat; built-up on steel decking

HVAC Complete system (roof-mounted)

Quality Good

Condition Good

Interior

Flooring Commercial carpet, commercial tile, sealed concrete

Walls Painted/textured gypsum board

Ceiling Acoustic tile

Lighting Standard commercial fixtures

Quality Good

Condition Good

RETAIL STRIP CENTER

 
 

 

Site Improvements 
 

Site improvements include concrete paving and drives, pole-mounted LED lighting, building-

mounted lighting, building-mounted signage, trash enclosure, two grease traps, irrigation system, 

and landscaping.   
 

Parking 
 

The paved parking area comprises 42 striped parking spaces, including two handicapped spaces.  
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Physical Condition 

 

The subject improvements (retail strip center) were built in 2020; the remaining improvements 

include finishing the interior.    Overall, the design and construction quality of the improvements 

are considered typical of similar buildings of the age of the subject improvements.  No items of 

deferred maintenance were noted at the inspection.  No items of deferred maintenance were 

noted at the inspection. 

 

Functional Utility 

 

Defined as the ability of a property or building to be useful and to perform the function for which 

it is intended according to current market tastes and standards.  The subject is retail strip center.  

The improvements are functionally adequate given the architectural style, design and layout, 

traffic patterns, and the size and configuration of the improvements for this property type.   

 

External Obsolescence 

 

External obsolescence is considered to be the loss in value of the property resulting from an 

influence of negative forces not inherent with the property.  It can be caused by the exertion of 

detrimental external forces upon the area or property itself.  Specific examples are significant 

fluctuations in the local economy, noise from nearby expressways or airports, excessive taxes, 

supply and demand imbalances, special assessments or certain other governmental actions, the lack 

of financial liquidity in the marketplace, or the infiltration of unharmonious groups or land uses.  

This form of obsolescence is rarely, if ever, curable.  The subject regional area is currently 

experiencing stable rental rates and occupancy levels.  Based upon the stable market conditions 

within the extended area the property does not appear to suffer from external obsolescence. 

 

CONCLUSIONS 

 

The subject is retail strip center, with adequate frontage and access via one curb cut along the 

northern line of the US Highway 175 frontage road and one curb cut along the southern line of 

Cain Street. 

 

Marshall Swift Data

RE Classification Neighborhood Shopping Center

Class C

Type Good

Section 13

Page 33

Life Expectancy 40 years  
 

Please refer to the subsequent exhibits and addenda for additional details. 
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The Texas legislature created a system of centralized appraisal districts for each Texas county so 

that all real estate within a given county is valued for tax purposes through a standard appraisal 

process.  Property assessments are based on market value.  Property valuations under the central 

appraisal district system became effective in 1982.   

REAL ESTATE TAX ANALYSIS 

In Dallas County, the Dallas Central Appraisal District is responsible for ad valorem tax 

appraisals of all real estate within the county.  Based on the ad valorem tax appraisal, various tax 

districts levy annual taxes on property located within their respective districts.  Typical taxing 

jurisdictions include assessments from the county, city, and school districts in which the property 

is located.  The total ad valorem tax burden is the sum of the assessments for the various taxing 

authorities. 

  

The subject property is situated within the city of Seagoville and falls within the taxing 

jurisdictions of the City of Seagoville, Dallas County, Parkland Hospital, Dallas County College, 

and the Dallas ISD.  Pertinent 2019 tax rates for the subject are detailed below. The 2020 tax 

rates are not available as of the date of this report. 

 

City of Seagoville 0.788800$     

Dallas County 0.253100$     

Parkland Hospital 0.269500$     

Dallas County College 0.124000$     

Dallas ISD 1.310385$     

Total 2.745785$     

2019 TAX RATES (per $100)

 
 

The Dallas Central Appraisal District accounts for 2020 are summarized as follows: 

  

Account Number Land Improvements Total

500036000A0030000 107,300$       612,750$         720,050$           
 

 

Based on the preceding assessed value and pertinent tax rates, the subject's annual tax liability is 

calculated as follows: 

 

Assessed Value Tax Rate

$720,050                   x $0.02745785

Indicated Tax Liability

19,771=               $                  
 

The assessed value equates to $720,050, or $134.84 per square foot of building area.  The 

assessed value is below the concluded market value in this appraisal.  This difference is typically 

due to the valuation methods of the appraisal district.   
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AERIAL PHOTOGRAPHS 

 
Source: Google Maps 
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Parcel map 

 
Source: Dallas CAD 

 

 

SUBJECT 
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ZONING MAP 

 
 Source:  City of Seagoville 
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FLOOD MAP 
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BUILDING SKETCH 
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PHOTOGRAPHED ON AUGUST 27, 2020 

SUBJECT PHOTOGRAPHS   

  

Viewing easterly at subject. 
 

Viewing northeast at subject property. 

 

  
Viewing west at rear of the subject. 

 

Viewing southeast at subject parking lot. 

 

  
Viewing northeast at subject. Viewing northerly at dumpster enclosure. 
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Interior view of subject building. Interior view of subject building. 

 

  
Interior view of subject building. Interior view of subject building. 

 

  
Looking northwesterly along US Highway 

175, subject is to the right. 

Looking southeast along US Highway 175, 

subject is to the left.  
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One of the basic elements of real estate valuation is the theory of highest, best, and most 

profitable use. 

HIGHEST AND BEST USE 

As quoted from The Dictionary of Real Estate Appraisal, copyright 1984, highest and best use is 

defined as that reasonable and probable use that supports the highest present value of vacant land 

or improved property, as defined, as of the effective date of the appraisal. 

 

Or, as defined in the Appraisal of Real Estate, 14th Edition (copyrighted 2013), the reasonably 

probable and legal use of vacant land or improved property, which is physically possible, 

appropriately supported, financially feasible, and which results in highest land value. 

 

These definitions recognize that in cases where a site has existing improvements on it, the 

highest and best use may very well be determined to be different from the existing use.  The 

existing use will continue, however, unless and until land value in its highest and best use 

exceeds the total value of the property in its existing use. 

 

Because the use of land can be limited by the presence of improvements, highest and best use is 

determined separately for the land or site as though vacant and available to be put to its highest 

and best use, and for the property as improved. 

 

In appraisal practice, highest and best use analysis not only identifies the use of the property 

expected to produce the maximum net present value, but also helps the appraiser select 

comparable properties. 

 

Four basic criteria are examined in estimating the Highest and Best Use of a property both as 

vacant and as improved.  These stages of analysis are as follows: 

 

a) Possible Use - the uses to which it is physically possible to put on the site in question. 

 

b) Permissible Use (Legal) - the uses that are permitted by zoning and deed restrictions on 

the site in question. 

 

c) Feasible Use - the possible and permissible uses that will produce any net return to the 

owner of the site. 

 

d) Highest and Best Use - among the feasible uses, the use that will produce the highest net 

return on the highest present worth. 

 

The highest and best use of a specific parcel of land is not determined through subjective 

analysis by the property owner, the developer, or the appraiser; rather, highest and best use is 

shaped by the competitive forces within the market where the property is located.  Therefore, the 

analysis and interpretation of highest and best use is an economic study of market forces focused 

on the subject property.   

 

Market forces also shape market value, so the general data that are collected and analyzed to 

derive an opinion of market value are also used to formulate an opinion of the property’s highest 

and best use as of the appraisal date.  
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SITE, AS IF VACANT 

 

According to the Dallas Central Appraisal District, the subject tract is triangular in shape, and 

contains 42,920 square feet, or 0.985 acres.  The subject fronts the northern line of US Highway 

175 for 480 linear feet, and the southwestern line of Cain Street for 472 feet.   

 

The subject abuts single-family residential uses across Cain Street to the north, retail uses across 

Cain Street to the east, US Highway 175 to the south, and a Best Western hotel to the west. 
 

Physically Possible 
 

In arriving at our opinion of highest and best use for the improved subject site, it was first 

necessary to determine if the physical characteristics of the site - such as soil conditions, 

topography, shape, and frontage were favorable for development.  Soil conditions in the region 

are adequate for urban development provided appropriate engineering, design, and construction.  

According to FEMA flood hazard map 48113C0545K, dated July 7, 2014, the subject is 

determined to be outside the 100-year floodplain, being within Zone 'X'.  No guaranty is made 

that the site will or will not flood.  A hydrological study or survey is required for confirmation of 

flood-designated boundaries.  The tract is of sufficient size and shape to be economically 

adaptable for development and benefits from adequate frontage and accessibility.  Thus, the 

physical characteristics impose no limitations to possible development. 

 

Legally Permissible 
 

The site is zoned PD-Commercial by the City of Seagoville. The PD-Commercial district is 

intended to provide areas for general commercial and retail development.  Additionally, the "C" 

district allows for any use permitted in the 'LR' Local Retail district. The Planned Development 

zoning will require approval of a site plan prior to development.   
 

Financially Feasible 
 

As defined in The Dictionary of Real Estate Appraisal, Sixth Edition, 2015 is “the capability of a 

physically possible and legal use of property to produce a positive return to the land after 

considering risk and all costs to create and maintain the use.”  
 

The surrounding properties and land uses are considered for compatibility in determination of 

feasible use.  Based on the land usage pattern of the surrounding area, the layout, location, and 

frontage/visibility of the site, the most feasible use is considered to be commercial development.  

 

Maximally Productive 
 

The financially feasible use of the subject site would be for commercial development.  Based 

upon the location in Seagoville, and nearby commercial tracts, commercial development is 

considered most logical.   
 

Therefore, the maximally productive use of the subject, as vacant, would be as commercial 

development. 
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SUMMARY OF HIGHEST AND BEST USE, AS VACANT 

 

The maximally productive use of the subject would be for commercial development. 

 

Use:  commercial development 

Timing:  current 

Market Participants:  

User:  developer 

Most Probable Buyer:  developer 

 

 

 

SITE, AS IMPROVED 

 

The improvements consist of a 5,340-square foot retail strip center. The proposed improvements 

are interior finish-out and demising the tenant spaces. The improvements will be completed in 

December 2020 at a cost of $295,000.  

  

Physically Possible 

 

The subject improvements were built in 2020 and intended for use as a retail strip center.  The 

design of the improvements is typical for the area.  The physical characteristics and 

accompanying amenities of the subject improvements are not readily adaptable to other uses and 

are specific in design for continued use as a retail strip center. 

 

Legally Permissible 

 

The site is zoned PD-Commercial by the City of Seagoville.  Retail strip centers are allowed in 

this zoning district. 

 

Financially Feasible 
 

Financially feasible uses for the subject property include continued use as a retail strip center.  This 

use will produce a positive return to the subject site. 

 

Maximally Productive 
 

The improvements not only add value to the subject site; they also represent the maximally 

profitable use of the site, as improved.   
 

The preceding analysis indicates the improvements to be feasible based on current market 

parameters.  Thus, it is concluded that the highest and best use of the subject, as improved, is 

continued use as a retail strip center. 

 

20-608



APPRAISAL PROCEDURE 

 

 

38 

DATA COLLECTION PROCESS 

 

For purposes of this report, the subject market was researched for all pertinent data relating to the 

appraisal problem as stated below.  This process typically includes collecting and confirming 

data through local real estate brokers, appraisers, property owners, lessee/lessors, and others 

familiar with the local real estate market.  The information provided by these sources is deemed 

reliable but is not guaranteed.  

 

The appraisal problem, as applied to the subject, is to determine the market value of the 

applicable interest in the subject property.  In addressing this problem, the principles of utility, 

substitution, and anticipation are considered in the following valuation. 

APPRAISAL PROCEDURE 

The rendered opinion of market value of a property that is being appraised is accomplished by 

the comparison and analysis of as many appraisal techniques as are appropriate.  The following 

approaches are generally used to produce value indications. 

 

Cost Approach: The value indication by this approach is accomplished by estimating the 

Reproduction (or Replacement) Cost New of the improvements and deducting accrued 

depreciation from all causes, if any.  The value of the land (by comparison) is then added to this 

depreciated cost figure. 

 

The cost approach is based on the premise that the value of a property can be indicated by the 

current cost to construct a reproduction or replacement for the improvements minus the amount 

of depreciation evident in the structures from all causes plus the value of the land and 

entrepreneurial profit.  This approach to value is particularly useful for appraising new or nearly 

new improvements.  

 

Sales Comparison Approach: The comparison of similar properties, which have sold in the 

marketplace, is used to produce an indication of value.  The comparison may be either direct or 

indirect with commonly accepted units or elements of comparison. 

 

The sales comparison approach is founded upon the principle of substitution, which holds that 

the cost to acquire an equally desirable substitute property without undue delay ordinarily sets 

the upper limit of value.  At any given time, prices paid for comparable properties are construed 

to reflect the value of the property appraised.  The validity of a value indication derived by this 

approach is heavily dependent upon the availability of data on recent sales of properties similar 

in location, size, and utility to the appraised property. 

 

Income Capitalization Approach: This approach to value is applicable to properties capable of 

producing a net income stream.  The net income stream is translated into a value indication 

through the capitalization process. 
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The income capitalization approach is based on the principle of anticipation, which recognizes 

the present value of the future income benefits to be derived from ownership in a particular 

property.  The income capitalization approach is most applicable to properties that are bought 

and sold for investment purposes, and is considered very reliable when adequate income and 

expense data are available.  Since income producing real estate is most often purchased by 

investors, this approach is valid and is generally considered the most applicable when the 

property being appraised was designed for, or is easily capable of, producing a satisfactory rental 

income. 

 

The strengths and weaknesses of each approach used are weighed in the final analysis.  The 

approach or approaches offering the greatest quantity and quality of supporting data are typically 

emphasized, and the final opinion of value is correlated.   

 

Under the parameters of this assignment, the following approaches to value were considered and 

used in this appraisal: 

 

Approach Considered Used

Cost Yes Yes

Sales Comparison Yes Yes

Income Capitalization Yes Yes

 
 

A preliminary survey of the property indicates the following: 

 

- Sales of similar land use in the area are required.  Sufficient data are available to arrive 

at an indicated value of the land of the subject by market comparison. 

 

- This report incorporates the cost approach, sales comparison approach and income 

capitalization approach, and reconciles these approaches into a final opinion of market 

value. 

 

Secondary sources of market data and investor criteria were utilized including Real Estate 

Research Corporation’s Real Estate Report (RERC), Korpacz Real Estate Investor Survey, Real 

Estate Investment Services (REIS), M/PF, ALN Systems, Grubb-Ellis Market Reports, Cushman 

Wakefield Market Reports, Marcus Millichap Market Reports, CB Richard Ellis Market Reports, 

Insignia Market Reports, Jones Lang LaSalle Market Reports, and other industry publications. 

 

 

APPRAISAL PROBLEM 

 

The appraisal problem, as applied to the subject, is to determine the market value of the fee 

simple interest in the subject property.  In addressing this problem, the principles of utility, 

substitution, and anticipation are considered in the following valuation. 

 

20-608



REASONABLE EXPOSURE TIME 

 

 

40 

When the purpose of an assignment is to develop an opinion of market value, the appraiser must 

also develop an opinion of reasonable exposure time linked to the value opinion.   

REASONABLE EXPOSURE TIME 

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

Exposure time is always presumed to precede the effective date of the appraisal.   

 

Exposure time, as defined by the Uniform Standards of Professional Appraisal Practice, 

Statement on Appraisal Standards No. 6, is the opinion of the length of time the property interest 

being appraised would have been offered on the market prior to the hypothetical consummation 

of a sale at market value on the effective date of the appraisal.  It is a retrospective opinion based 

upon an analysis of past events assuming a competitive and open market.   

 

The fact that exposure time is always presumed to occur prior to the effective date of the 

appraisal is substantiated by related facts in the appraisal process, i.e. supply/demand conditions 

as of the effective date of the appraisal, the use of current cost information, the analysis of 

historical sales information (sold after exposure and after completion of negotiations between the 

seller and the buyer), and the analysis of future income expectancy projected from the effective 

date of the appraisal. 

 

The opinion of the time period for reasonable exposure is not intended to be a prediction of a 

date of sale or a one-line statement.  Instead, it is an integral part of the analyses conducted 

during the appraisal assignment.  The opinion may be expressed as a range and can be based on 

one or more of the following: 

 

• Statistical information about days on market 

• Information gathered through sales verification 

• Interviews of market participants 

 

Related information garnered through this process may include the identification of typical 

buyers and sellers for the type of property involved and typical equity investment levels and/or 

financing terms. 

 

The reasonable exposure period is a function of price, time, and use, not an isolated opinion of 

time alone.  The answer to the question “what is reasonable exposure time?” should always 

incorporate the answers to the question “for what kind of property at what value range?” rather 

than appear as a statement of an isolated time period.   

 

A reasonable exposure time for the subject property at the market value definition and market 

value conclusion in this appraisal was developed by discussions with local market participants.  

According to local brokers, appraisers, and informed market participants, the reasonable 

exposure time for properties similar to the subject, is considered to be 12 months.   
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Land value is directly related to highest and best use.  The relationship between the highest and 

best use and land value may indicate whether an existing use is the highest and best use of the 

land.   

LAND VALUATION 

Land valuation can be accomplished by six procedures.  These include sales comparison, 

allocation, extraction, subdivision development, land residual, and ground rent capitalization.   

 

Sales Comparison – Sales of similar, vacant parcels are analyzed, compared, and adjusted to 

provide a value indication for the land being appraised. 

 

Allocation – Either sales of improved properties are analyzed and the prices paid are allocated 

between the land and the improvements, or comparable sites under development are analyzed 

and the costs of the finished properties are allocated between the land and improvements. 

 

Extraction – Land value is indicated by subtracting the estimated value of the depreciated 

improvements from the known sale price of the property.  This procedure is frequently used 

when the value of the improvements is relatively low or easily calculated. 

 

Subdivision Development – The total value of undeveloped land is indicated as if the land were 

subdivided, developed, and sold.  Development costs, incentive costs, and carrying charges are 

subtracted from the estimated proceeds of sale, and the net income projection is discounted over 

the period required for market absorption of the developed sites. 

 

Land Residual Technique – The land is assumed to be improved to its highest and best use.  

The income attributable to the return on and of the capital invested in the improvements is 

deducted from the net operating income.  The result is the income attributable to the land.  This 

income is capitalized to derive an opinion of land value. 

 

Ground Rent Capitalization – This procedure is used when land rents and land capitalization 

rates are readily available, e.g., for appraisals in well-developed areas.  Net ground rent, the net 

amount paid for the right to use and occupy the land, is calculated and divided by a land 

capitalization rate.  Either actual or estimated rents can be capitalized using rates that can be 

supported in the market. 

 

The sales comparison method is the best method of developing an opinion of value of the 

subject.  In this method, known sales of similar use land in the market area are compared to the 

subject to arrive at an indication of value.  In arriving at value conclusions, the tracts are 

compared as to the rights conveyed, financing terms, sale conditions, market conditions, 

location, and physical characteristics.  This approach is used to value land that is vacant or 

considered vacant for appraisal purposes.   

 

The market was carefully researched for recent sales, leases, listings, or other transactions, which 

would provide a valid basis for developing an opinion of the market value of the subject by 

comparison.  After reviewing and analyzing the sales, three sales were extracted from this 

sample and utilized for the land valuation.  These sales are detailed on the following pages. 
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LAND SALES MAP 
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Land Sale No. 1 

 

 
 

Location NE/s of US Highway 175 and SW/s of Cain Street

Seagoville, Dallas County, Texas

Mapsco DA-70-Z

Legal Description Land situated in the Seagoville Place Addition, Block 1, Lots 1

and 2, Seagoville, Dallas County, Texas

Grantor Victory Baptist Church of Seagoville

Grantee Seagoville Economic Development Corporation

Record Data

Date of Sale July 26, 2019

Document No. 201900194899

Consideration $430,000

Terms of Sale Cash (or cash equivalent) to the seller

Conditions of Sale Arm's-length

Land Area

Acres 5.678

Square Feet 247,324

Price Per SF $1.74

Zoning PD, Commercial

Topography Mostly level; No floodplain

Utilities All available

Shape Irregular

Frontage ±500 LF - US Highway 175

±395 LF - Cain Street

Comments The tract is located along US Highway 175, between single-family

residential uses and an apartment complex. 
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Land Sale No. 2 

 

 
 

Location W/c of Seagoville Road and Woody Road

Dallase, Dallas County, Texas

Mapsco DA-12-C

Legal Description Lots 1, 2, and 3, Block 8819, Lowland Park Addition, city of

Dallas, Dallas County, Texas

Grantor Peter Romo and wife, Kathy Romo

Grantee Edi Monsivais and Benedicto Jaramillo

Record Data

Date of Sale January 17, 2019

Document No. 201900015018

Consideration $85,000

Terms of Sale Cash (or cash equivalent) to the seller

Conditions of Sale Arm's-length

Land Area

Acres 3.40

Square Feet 47,437

Price Per SF $1.79

Zoning NS(A) - Neighborhood Service

Topography Mostly level; No floodplain

Utilities All available

Shape Rectangular

Frontage ±277 LF - Seagoville Road

±178 LF - Woody Road

Comments The tract is rectangularly shaped and is located on the western

corner of Seagoville Road and Woody Road. The property was

purchased for commercial development.
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Land Sale No. 3 

 

 
 

Location NE/s of US Highway 175, south of Stark Road

Seagoville, Dallas County, Texas

Mapsco DA-70-T

Legal Description Lot 1, Block 1, Nabors Adddition, city of Seagoville, Dallas

County, Texas

Grantor Tao South I-20, LP

Grantee 2806 Hwy 175 Properties, LLC

Record Data

Date of Sale May 31, 2017

Document No. 201700153898

Consideration $325,000

Terms of Sale Cash (or cash equivalent) to the seller

Conditions of Sale Arm's-length

Land Area

Acres 2.20

Square Feet 95,832

Price Per SF $3.39

Zoning C, Commercial

Topography Mostly level; No floodplain

Utilities All available

Shape Mostly rectangular

Frontage ±360 LF - US Highway 175

Comments The tract is rectangularly shaped and is located on the northeast

side of US Highway 175, south of Stark Road. The property was

previously improved with two buildings, which were razed prior

to this sale, and the old parking lot and pylon sign remain. The

property was purchased for investment hold.
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SF AC

1 NE/s of US Highway 175 and SW/s of Cain Street 247,324 5.678 1.74$      Jul-19

2 W/c of Seagoville Road and Woody Road 47,437 3.400 1.79$      Jan-19

3 NE/s of US Highway 175, south of Stark Road 95,832 2.200 3.39$      May-17

Subject 1880 North US Highway 175 42,920 0.985

Size

LAND SALES SUMMARY

Sale No. Location

Price Per 

SF

Date of 

Sale

 
 

The sales in the sample were selected from a larger group as being most similar in overall 

physical characteristics as compared to the subject.  The land sales occurred between May 2017 

to July 2019, range in size from 2.200 acres to 5.678 acres, and range in price from $1.74 to 

$3.39 per square foot.  These sales represent the most recent, similar activity in proximity to the 

subject.   

 

ADJUSTMENT DESCRIPTIONS AND ANALYSIS 

 

The first step in any comparative analysis is to identify which elements of comparison affect 

property values in the subject market.  Each of the basic elements of comparison must be 

analyzed to determine whether an adjustment is required.  If sufficient information is available, a 

quantitative adjustment can be made.   

 

Adjustments for differences are made to the price of each comparable property to make that 

property equivalent to the subject in market appeal on the effective date of the opinion of value.  

The magnitude of the adjustment made for each element of comparison depends on how much 

that characteristic of the comparable property differs from the subject property.  We have 

considered all appropriate elements of comparison in the following discussions. 

 

In the following analysis, consideration is given for rights conveyed, financing, sale and market 

conditions, location, and physical characteristics.  Property rights conveyed and financing are 

basic components of sale.  Rights conveyed should be identical and financing should be on a 

cash equivalent basis.  Sale conditions require analysis to determine any unusual characteristics.  

Consideration of market conditions is necessary because of the cyclical nature of the real estate 

market and continuous economic change.  The location adjustment considers factors such as 

type, compatibility, quality, desirability, and accessibility of area development.  Comparison of 

utility considers such factors as zoning, size, and frontage. 

 

COMPARITIVE ANALYSIS  
 

In analyzing the sales, comparative analyses are used to identify differences between the subject 

and the comparable sales.  The difference in selling price is allocated to the elements of 

comparison, which the market data indicates contribute to different prices.  While we have no 

direct support for these selected adjustments, an analysis of similar properties requires 

adjustment for these elements to be applied.  The following table is a summary of comparable 

elements and their associated adjustments.   
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Adjustment Category

Frontage

Exposure

Size   

10%; for the difference between inferior and superior exposure

SUMMARY OF SELECTED ADJUSTMENTS

Selected Adjustments

5%; for adjustment for each doubling/halving in size

5%; for the difference between inferior and superior frontage

 
 

These adjustments are not intended as exact measurements, but are used to define accurately the 

range of values indicated by the market. 

 

RIGHTS CONVEYED, FINANCING, SALE, MARKETING CONDITIONS, AND LOCATION 

 

Rights Conveyed 

 

When property rights are sold, they may be the sole subject of the contract or the contract may 

include other rights, less than all of the real property rights, or even another property or 

properties.  Before the price of a comparable sale property can be used in sales comparison 

analysis, the appraiser must first ensure that the sale price of the comparable property applies to 

property rights that are similar to those being appraised.  To do so, adjustments may be required 

before specific differences in the physical real estate can be compared.  The sales were evaluated 

and no adjustments for rights conveyed are considered necessary.  

 

Financing 

 

The transaction price of one property may differ from that of an identical property due to 

different financing arrangements.  The cost of financing includes the interest rate and any points, 

discounts, equity participations, or other charges that the lender requires to increase the effective 

yield of the loan.  The cost and availability of credit for real estate financing influence both the 

quantity and quality of real estate demanded and supplied.  Additional financing adjustments 

could be made based on owner financing, favorable financing terms, or assumptions.  The sales 

were purchased with cash, or third party financing which requires no adjustment.   

 

Sale Conditions 

 

Adjustments for conditions of sale usually reflect the motivations of the buyer and the seller.  

Sales where the conditions significantly affect transaction prices are labeled non-arm’s length 

transactions.  Any sales that reflect unusual sale conditions are adjusted accordingly and the 

circumstances of these non-arm’s length transactions are detailed on the sale summary pages.  

The sales were evaluated and no adjustments for sale conditions are considered necessary.   

 

Market Conditions 

 

The sales occurred between May 2017 and July 2019.  Adjustments for market conditions are 

applied if property values have increased or decreased since the transaction dates.  Based on our 

observations and analysis, real estate has appreciated approximately 4% annually.  Each sale is 

adjusted accordingly. 
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Location 
 

An adjustment for location within a market area may be required when the locational 

characteristics of a comparable property are different from those of the subject property.  Most 

comparable properties in the same market area have similar locational characteristics, but 

variations may exist within that area of analysis.  A property’s location is analyzed in relation to 

the location of other similar properties.  All of the sales have similar locational appeal as 

compared to the subject and are not adjusted.   

 

PHYSICAL 

 

Access 
 

Access has significant bearing on real estate in the market.  Access is defined as the points, or 

number of points available for ingress/egress to the subject site or ease of access to the site from 

abutting roadways.  Sale properties are adjusted based on their inferiority/superiority as 

compared with the subject.  The sales have similar access as the subject, with no adjustments. 

 

Frontage 
 

Frontage is the number of feet of frontage along the subject roadway or roadways. Sale 

properties are adjusted based on their inferiority/superiority as compared with the subject. Sale 1 

is similar as compared to the subject and no adjustment is applied. Sales 2 and 3 are inferior to 

the subject and are each adjusted +5% for frontage. 

 

Exposure  
 

Exposure is a function of traffic volume or drive-by business potential.  Sale properties are 

adjusted based on their inferiority/superiority as compared with the subject.   Sales 1 and 3 are 

similar as compared to the subject and are not adjusted. Sale 2 is inferior to the subject un 

exposure and a +10% adjustment is applied. 

 

Size 

 

The subject site is comprised of 0.985 acres.  The size adjustment is based on the premise that, in 

general, the larger the tract, the less its selling price on a per unit basis.  Recent experience with 

other properties utilizing a linear regression analysis indicates a 5% - 15% adjustment for each 

doubling/halving (100%) in size.  A 5% adjustment is used for this analysis.  The sales are 

adjusted +13%, +8%, and +6%, respectively for size. 

 

Zoning 

 

The site is zoned PD-Commercial by the City of Seagoville.  The sales are similar to the subject, 

with no adjustments. 
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Utilities 
 

Water, sewer, electricity, and phone services are available to the subject.  The sales are similar in 

the available utilities as compared to the subject and do not warrant adjustment.  

 

Topography 

 

The subject is level and is determined to be outside the 100-year floodplain.  The sales are 

similar in topography as compared to the subject and are not adjusted.     
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SUMMARY OF ADJUSTMENTS 
 

The previously described adjustments are applied in the following table: 
 

Sale No. 1 2 3

No. of Acres 5.678 3.400 2.200

Size SF 247,324 47,437 95,832

Sale Date Jul-19 Jan-19 May-17

Sale Price $430,000 $85,000 $325,000

Sale Price Per SF $1.74 $1.79 $3.39

Rights Conveyed -0- -0- -0-

Financing -0- -0- -0-

Sale Conditions -0- -0- -0-

Market Conditions 4% 6% 13%

Adjusted Price/SF $1.81 $1.90 $3.83

Location -0- -0- -0-

Access -0- -0- -0-

Frontage -0- 5% 5%

Exposure -0- 10% -0-

Size   13% 8% 6%

Zoning -0- -0- -0-

Utilities -0- -0- -0-

Topography -0- -0- -0-

Net Adjustment 13% 23% 11%

Adjusted Price/SF $2.05 $2.34 $4.25

LAND SALES ADJUSTMENTS

 
 

  

LAND VALUE CONCLUSION  
 

After adjustments, the comparables range in price from $2.05 to $4.25 per square foot, with an 

average of $2.88 per square foot and a median of $2.34 per square foot.  The comparable sales 

are representative of land activity in the area.  Considering the adjusted sales, the indicated value 

of the subject site is $2.75 per square foot, or $118,000, rounded. 
 

No. of Square Feet $/SF Indicated Value

42,920 x $2.75 = 118,030$              

Rounded 118,000$              

Total Land Area
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The purpose of the cost approach is to develop an opinion of the cost to construct a reproduction 

of, or replacement for, the existing structure and then deduct all accrued depreciation in the 

property being appraised from the cost new of the reproduction or replacement structure.  When 

the value of the land and an entrepreneurial profit, if appropriate, are added to this figure, the 

result is an indication of the value of the fee simple interest in the property. 
COST APPROACH 

When applicable, the cost approach reflects market thinking by recognizing that market 

participants relate value to cost.  Investors tend to judge the value of an existing structure by 

considering the prices and rents of similar buildings and the cost to create a new building with 

optimal physical and functional utility.  Investors adjust the prices they are willing to pay by 

estimating the costs to bring an existing structure up to the level of physical and functional utility 

they desire. 
 

The cost approach is based on the estimated replacement cost of the improvements less 

depreciation from all causes, to which is added the market value of the land based on comparable 

sales. 
 

REPLACEMENT COST 
 

The cost estimates in the following tables are abstracted from the Marshall Valuation Service.  The 

Marshall Valuation Service is a national cost index providing cost data for determining replacement 

costs of buildings and other improvements, and is published by Marshall & Swift, LP.   

 

 
 
For building structure and components, the calculator method is utilized.  The improvements most 

closely resemble a good cost quality Class C Neighborhood Shopping Center, as described in the 

Marshall Valuation Service Handbook, Section 13, Page 33.  To the base cost, various multipliers are 

applied to reflect local market conditions and changes in construction costs. 
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DIRECT COSTS

Base Building Costs

Component Area Base Cost

5,340 SF 115.00$      614,000$           

Improvements cost before adjustments for time, location, and perimeter 614,000$           

Current Local Perimeter

x 0.98       x 0.90       x 1.00 542,000$           

Site Improvements

Site Preparation 25,000$             

242,000$           

66,000$             

333,000$           

875,000$           

INDIRECT COSTS

@ 8% 70,000$             

70,000$             

ENTREPRENEURIAL INCENTIVE @ 15% 142,000$           

1,087,000$        

Replacement Cost New (RCN) 1,087,000$        

Total Direct Costs

Architectural, Legal, Engineering Fees,

       Permits, etc. 

Total Indirect Costs

Total Direct and Indirect Costs 

      or Total Construction Costs

Multipliers

Total Base Costs

Landscaping, Dumpster enclosure & Lighting

Total Site Improvements

Retail strip center

$614,000

Parking, Drives & Sidewalks

 
 

The total replacement construction costs include contractor profit, architect fees, engineering 

fees and permits, but exclude land cost, and amount to $1,087,000 or $203.56 per square foot.  

Entrepreneurial profit is estimated at ten percent of the direct and indirect cost of  $142,000. This 

cost is within the range for good to excellent quality construction costs for neighborhood 

shopping center, as estimated by the Marshall and Swift Cost Valuation Service Cost Manual, 

Section 13, Page 33 (after adjustment for time and location).   
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DEPRECIATION  

 

Appropriate items of depreciation must be deducted from the cost to replace the subject 

improvements as estimated above.  Depreciation in this case is defined as "a loss in value from 

any cause".  The accrued depreciation applicable is typically broken down as follows: 

 

 a. Physical Depreciation 

 

  Curable -  refers to items of deferred maintenance. 

 

 Incurable - deterioration that is not practical or economically feasible to 

correct. 

 

b. Functional Obsolescence - adverse effect on value resulting from defects in 

design, can also be caused by changes that, over time, have made some aspects of 

a structure, material, or design obsolete by current standards. 

 

Curable - to be curable the cost must be at least offset by the anticipated 

increase in value. 

 

Incurable - deficiencies or superadequacies not economically feasible to 

correct. 

 

c. External (Economic) Obsolescence - result of diminished utility of a structure due 

to negative influences from outside the site and is always incurable.  The total loss 

in value due to such influences is allocated between the land and the 

improvements with only that portion attributable to the improvements deducted 

from the current replacement cost. 

 

Curable Physical 

 

No items of deferred maintenance were noted at the inspection. 

 

Incurable Physical 

 

A property suffers from deterioration as a result of the aging process.  The method of estimating 

accrued depreciation utilized here is the modified economic age-life method.  Briefly, this 

method consists of first estimating the cost to cure all curable items, deducting that figure from 

the replacement cost, and then applying to the remainder the deduction based on the ratio of 

effective age to total economic life. 

 

External and Functional Obsolescence  

 

The subject regional area is currently experiencing stable rental rates and occupancy levels.  Based 

upon the stable market conditions within the extended area the property does not appear to suffer 

from external obsolescence. 
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DEPRECIATION

Replacement Costs 1,087,000$        

Less: Curable Items -$                   

Value of Improvements 1,087,000$        

Total Economic Life 40 years

Remaining Economic Life 40 years

Effective Age 0 years

 Depreciation Percentage

Applied Percentage - M&S, Sec. 97, Pg. 24 ≈  0%

Less: Incurable Items

$1,087,000 x 0.0% -$                   

Value 1,087,000$        

COST APPROACH SUMMARY

Estimated Total Construction Costs 1,087,000$        

Less: Curable Items -$                   

Less: Depreciation -$                   

Total Value of Improvements 1,087,000$        

Plus: Indicated Value of Land 118,000$           

Final Opinion of Value via the Cost Approach 1,205,000$        

Rounded 1,205,000$         
 

COST SUMMARY 
 

As the subject consists of a retail strip center (totaling 5,340 square feet), the costs are applied to 

this property.  Overall, the subject’s physical condition is average and the effective age is 

estimated at 0 years, as the improvements are new construction.  The estimated costs of the entire 

property, including land, and improvements as if complete are $1,205,000. 

 

Subtracting the income loss of $215,000 (as calculated in the income capitalization approach) 

from the “Prospective Future Value, Upon Stabilized” results in an “Prospective Future Value, 

Upon Completion” by the sales comparison approach of $990,000. 

 

Prospective Future Value, As Stabilized 1,205,000$     

Less: Income Shortfall 215,000$        

Prospective Future Value, Upon Completion 990,000$         
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Construction Summary 

 

The subject is a 5,340-square foot, retail strip center.  The construction costs, provided by the 

owner, are considered reasonable and are used in this analysis.  These costs equate to $791,100, 

or $792,000 (rounded).    According to the construction estimate, these costs do not include a 

contingency; a contingency of 10% is applied to these costs (calculated at $79,000).  An 

estimated 15% is applied to the total costs for entrepreneurial incentive of $119,000.  The total 

construction costs are estimated at $990,000 (rounded).  These costs are in line with the previous 

estimates calculated using Marshall and Swift. 

 
ACTUAL CONSTRUCTION COSTS

Direct Construction Costs

Building Costs 733,000$               

Indirect Construction Costs - ± 8% of hard costs 59,000$                 

Contingency @ 10% 79,000$                 

Entrepreneurial Incentive @ 15% 119,000$               

Total Construction Costs 990,000$                
 

Based on the construction costs of $990,000, the contributory value of the interior finish-out to 

the subject is estimated at $295,000.  This contributory value is 30% of the total construction 

costs.   

 

Subtracting the construction costs of the interior finish-out of $295,000 from the “Prospective 

Future Value, Upon Completion” results in an ‘As Is’ value of $695,000.   

 
Prospective Future Value, Upon Completion 990,000$               

Less: Construction costs 295,000$               

Fee Simple, As Is 695,000$                
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The sales comparison approach is a method of estimating market value whereby a property is 

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

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

manner that it determines the price of comparable, competitive properties.  The principle of 

substitution is basic in this approach as it implies that a prudent person will not pay more for a 

property than an acceptable alternative available in the market. 

SALES COMPARISON APPROACH 

The steps of the sales comparison approach are outlined as follows: 

 

(a) Research the market to obtain information about sales, listings, and offerings of 

properties similar to the subject property. 

 

(b) Ascertain the nature of the conditions of sale, including the price, terms, motivating 

forces, and its bona fide nature. 

 

(c) Determine relevant units of comparison, e.g. sales price per square foot and develop a 

comparative analysis for each unit. 

 

(d) Compare each of the comparable properties' important attributes to the corresponding 

ones of the property being appraised, under the general categories of time, location, 

physical characteristics, and conditions of sale. 

 

Consider all dissimilarities and their probable effect on the price of each sale property to 

derive individual market indications for the property being appraised. 

 

(e) Formulate, in light of the comparison thus made, an opinion of the relative value of the 

subject property as a whole, or where appropriate, by applicable units, compared with 

each of the similar properties. 

 

In the sales comparison approach, the property appraised is compared with known prices paid for 

similar properties in the open market.  Typically, for most properties, the most common units of 

comparison used are the overall price paid per unit and sales price per square foot. 

 

Knowledgeable investors usually consider these methods, as rules of thumb, to establish a value 

range.  To produce a highly meaningful answer, the comparable properties should be as highly 

similar in age and condition, operating expense ratio, and land value as possible.  

 

The following summary information on improved sales judged to be comparable to the property 

appraised is included herein, establishing the probable value of the subject property by the sales 

comparison approach. 
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IMPROVED SALES MAP 
 

  

20-608



SALES COMPARISON APPROACH 

 

 

58 

Improved Sale No. 1 

 

 
 

Location 2620 West IH-20

Grand Prairie, Tarrant County, Texas

Mapsco FW-98-R

Grantor

Grantee Lake June, LP

Record Data

Date January 16, 2020

Document No. D220021030

Consideration $2,250,000

Sale Price/SF $375.00

Conditions of Sale Cash (or cash equivalent) to the seller

Physical Description

Land Area

0.89 AC

38,908 SF

Building Coverage 15.42%

Gross Building Area 6,000 SF

Year Built 2016

Occupancy @ Sale 100%

Description Retail Center

Quality Good

Comments

Acres

Square Feet

The property is located at the northwest quadrant of

Interstate Highway 20 and Great Southwest Parkway. The

tenants include Cricket Wireless, Dallas Gold & Silver, and

Rio Bravo restaurant. 

TPS Family, LP
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Improved Sale No. 1 (Continued) 

 

Total $/SF

Gross Rental Income 168,000$                   28.00$         

Expense Reimbursement 36,000$                     6.00$           

Less: Vacancy @ 2% 4,080$                       0.68$           

Effective Gross Income 199,920$                   33.32$         

Total Expenses 42,480$                     7.08$           

Net Operating Income 157,440$                   26.24$         
     Source:  Appraiser's estimate and grantor's data

7.00%

$375.00

78.75%

Pro-Forma Operating Statement - Sale No. 1

Units of Comparison

Overall Rate (Ro)

Income Data

Sales Price/SF

NOI/EGI Ratio  
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Improved Sale No. 2 

 

 
 

Location 2502 Royal Lane

Dallas, Dallas County, Texas

Mapsco DA-22-H

Grantor Texas Tozee, LLC

Grantee Hodol Enterprise, LLC

Record Data

Date January 3, 2020

Document No. 202000004280

Consideration $2,300,000

Sale Price/SF $287.43

Conditions of Sale Cash (or cash equivalent) to the seller

Physical Description

Land Area

0.62 AC

26,985 SF

Building Coverage 29.65%

Gross Building Area 8,002 SF

Year Built 1987

Occupancy @ Sale 100%

Description Retail Center

Quality Good

Comments

Square Feet

Acres

The property is located at the southeast corner of Royal Lane

and Reeder Road. The tenants include Seoul Garden and 7

Eleven, which includes two gas pumps. 
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Improved Sale No. 2 (Continued) 

 

Total $/SF

Gross Rental Income 152,038$                   19.00$         

Expense Reimbursement 74,019$                     9.25$           

Less: Vacancy @ 2% 4,521$                       0.57$           

Effective Gross Income 221,535$                   27.69$         

Total Expenses 80,020$                     10.00$         

Net Operating Income 141,515$                   17.69$         
     Source:  Grantor's data

6.15%

$287.43

63.88%

Units of Comparison

Overall Rate (Ro)

Sales Price/SF

NOI/EGI Ratio

Pro-Forma Operating Statement - Sale No. 2

Income Data
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Improved Sale No. 3 
 

 
 

Location 8003 Ferguson Road

Dallas, Dallas County, Texas

Mapsco DA-47-D

Grantor FFZ Corporation

Grantee Ferguson International, Inc.

Record Data

Date March 6, 2019

Document No. 20190058512

Consideration $1,200,000

Sale Price/SF $357

Conditions of Sale Cash (or cash equivalent) to the seller

Physical Description

Land Area

0.35 AC

15,246 SF

Building Coverage 22.04%

Gross Building Area 3,360 SF

Year Built 1982

Occupancy @ Sale 100%

Description Retail center

Quality Good

Comments

Acres

Square Feet

The property is located at the northwest corner of Ferguson

Road and Highland Road. The building was renovated and

expanded to add 850 square feet in 2014. The tenants include

Joy Donuts and Hippo Mart. 
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Improved Sale No. 3 (Continued) 

 

Total $/SF

Gross Rental Income 89,880$                     26.75$         

Expense Reimbursement 24,024$                     7.15$           

Less: Vacancy @ 2% 2,278$                       0.68$           

Effective Gross Income 111,626$                   33.22$         

Total Expenses 26,880$                     8.00$           

Net Operating Income 84,746$                     25.22$         
     Source:  Appraiser's estimate and grantee's data

7.06%

$357.14

75.92%

Income Data

Pro-Forma Operating Statement - Sale No. 3

Sales Price/SF

NOI/EGI Ratio

Units of Comparison

Overall Rate (Ro)
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Improved Sale No. 4 
 

 
 

Location 102 East Ovilla Road

Red Oak, Ellis County, Texas

Mapsco N/A

Grantor

Grantee

Record Data

Date January 31, 2019

Document No. 1902970

Consideration $3,020,000

Sale Price/SF $354.38

Conditions of Sale Cash (or cash equivalent) to the seller

Physical Description

Land Area

1.18 AC

51,357 SF

Building Coverage 16.59%

Gross Building Area 8,522 SF

Year Built 2015

Occupancy @ Sale 100%

Description Retail Center

Quality Good

Comments

Acres

Square Feet

The property is located at the northeast quadrant of Interstate

Highway 35 and East Ovilla Road. The tenants include

Palio's Pizza, Wingstop, Sprint, and Red Oak Nails. 

HG Properties, LLC

TCC Red Oak, LLC
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Improved Sale No. 4 (Continued) 

 

Total $/SF

Gross Rental Income 209,556$                   24.59$         

Expense Reimbursement 59,228$                     6.95$           

Less: Vacancy @ 2% 5,376$                       0.63$           

Effective Gross Income 263,408$                   30.91$         

Total Expenses 67,239$                     7.89$           

Net Operating Income 196,170$                   23.02$         
     Source:  Broker provided data

6.50%

$354.38

74.47%

Pro-Forma Operating Statement - Sale No. 4

Overall Rate (Ro)

Sales Price/SF

NOI/EGI Ratio

Income Data

Units of Comparison
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Sale No. Address YOC Size SF Price/SF

Date of 

Sale

1 2620 West IH-20 6,000 $375.00

Grand Prairie, Tarrant County, Texas

2 2502 Royal Lane 8,002 $287.43

Dallas, Dallas County, Texas

3 8003 Ferguson Road 3,360 $357.14

Dallas, Dallas County, Texas

4 102 East Ovilla Road 8,522 $354.38
Red Oak, Ellis County, Texas

2015

Mar-2019

Jan-2019

Summary of Improved Sales

2016

1987

1982

Jan-2020

Jan-2020

 

The sales in the sample were selected from a larger group as being most similar in overall 

physical characteristics as compared to the subject.  The sale sample ranges in price from 

$287.43 to $375.00 per square foot, range in size from 3,360 square feet to 8,522 square feet, and 

were constructed between 1982 and 2016.   
 

 

ADJUSTMENT DESCRIPTIONS AND ANALYSIS 
 

The first step in any comparative analysis is to identify which elements of comparison affect 

property values in the subject market.  Each of the basic elements of comparison must be 

analyzed to determine whether an adjustment is required.  If sufficient information is available, a 

quantitative adjustment can be made.   
 

Adjustments for differences are made to the price of each comparable property to make that 

property equivalent to the subject in market appeal on the effective date of the opinion of value.  

The magnitude of the adjustment made for each element of comparison depends on how much 

that characteristic of the comparable property differs from the subject property.  We have 

considered all appropriate elements of comparison in the following discussions. 
 

In the following analysis, consideration is given for rights conveyed, financing, sale and market 

conditions, location, and physical characteristics.  Property rights conveyed and financing are 

basic components of sale.  Rights conveyed should be identical and financing should be on a 

cash equivalent basis.  Sale conditions require analysis to determine any unusual characteristics.  

Consideration of market conditions is necessary because of the cyclical nature of the real estate 

market and continuous economic change.  The location adjustment considers factors such as 

type, compatibility, quality, desirability, and accessibility of area development.  Comparison of 

utility considers such factors as zoning, size, and frontage. 
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COMPARATIVE ANALYSIS  
 

In analyzing the sales, comparative analyses are used to identify differences between the subject 

and the comparable sales.  The difference in selling price is allocated to the elements of 

comparison, which the market data indicates contribute to different prices.  While we have no 

direct support for these selected adjustments, an analysis of similar properties requires 

adjustment for these elements to be applied.  The following table is a summary of comparable 

elements and their associated adjustments.   
 

These adjustments are not intended as exact measurements, but are used to define accurately the 

range of values indicated by the market. 

 

RIGHTS CONVEYED, FINANCING, SALE, EXPENDITURES, MARKET CONDITIONS, AND 

LOCATION 
 

Rights Conveyed 
 

When property rights are sold, they may be the sole subject of the contract or the contract may 

include other rights, less than all of the real property rights, or even another property or 

properties.  Before the price of a comparable sale property can be used in sales comparison 

analysis, the appraiser must first ensure that the sale price of the comparable property applies to 

property rights that are similar to those being appraised.  To do so, adjustments may be required 

before specific differences in the physical real estate can be compared.  No adjustment is 

required.  Adjustments for differences in occupancy or net operating income are not warranted.  

 

Financing 
 

The transaction price of one property may differ from that of an identical property due to 

different financing arrangements.  The cost of financing includes the interest rate and any points, 

discounts, equity participations, or other charges that the lender requires to increase the effective 

yield of the loan.  The cost and availability of credit for real estate financing influence both the 

quantity and quality of real estate demanded and supplied.  Additional financing adjustments 

could be made based on owner financing, favorable financing terms, or assumptions.  The 

comparable sales were purchased with cash, or third party financing which requires no 

adjustment.  

 

Sale Conditions 
 

Sale condition adjustments account for factors such as buyer or seller motivation, which affect 

the purchase price.  The sales were evaluated and no adjustments for sale conditions are 

considered necessary.   

 

Expenditures Made Immediately After Purchase 
 

A knowledgeable buyer considers expenditures that will have to be made upon purchase of a 

property because these costs affect the price the buyer agrees to pay.  The anticipated costs are 

estimated, unless specific expenditure data are available.  The sales were evaluated and no 

adjustments for expenditures are considered necessary.    
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Market Conditions 
 

The sales occurred between January 2019 and January 2020.  Adjustments for market conditions 

are applied if property values have increased or decreased since the transaction dates.  Based on 

our observations and analysis, real estate has appreciated approximately 4% annually.  Each sale 

is adjusted accordingly. 

 

Location 
 

Location adjustments account for differences in desirability in terms of general location, as well 

as specific locational attributes such as access, street frontage, and corner influence.  All of the 

sales are superior in location as compared to the subject and are adjusted accordingly. 

 

PHYSICAL CHARACTERISTICS 

 

Access 
 

Access has significant bearing on real estate in the market.  Access is defined as the points, or 

number of points available for ingress/egress to the subject site or ease of access to the site from 

abutting roadways.  Sale properties are adjusted based on their inferiority/superiority as 

compared with the subject.  The sales are similar in access as compared to the subject, with no 

adjustment.  

  

Exposure 

 

Exposure is a function of traffic volume or drive-by business potential.  Sale properties are 

adjusted based on their inferiority/superiority as compared with the subject. Sales 2, 3, and 4 are 

similar to the subject and are not adjusted.  Sale 1 is superior to the subject and is adjusted -10% 

for exposure.  

 

Sale No. Location Vehicle Count

1 2620 West IH-20 117,200

2 2502 Royal Lane 30,000

3 8003 Ferguson Road 30,300

4 102 East Ovilla Road 26,600

Subject 1880 North US Highway 175 60,300

Improved Sales - Traffic Exposure

 
 

Size 

 

This adjustment accounts for the impact of size on value.  Typically, a larger property will sell 

for less on a per square foot basis than a smaller property, assuming all other factors are 

relatively equal.  The sales are considered similar in size as compared to the subject and are not 

adjusted.  
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Age 

 

Sales 1, 2, 3, and 4 were constructed in 2016, 1987, 1982, and 2015, and have effective ages of 4 

years, 10 years, 10 years, and 5 years, respectively.  The subject improvements were built in 2020 

and the effective age is estimated at 0 years, as the improvements are new.  Each of the sales is 

adjusted based on its effective age as compared to the subject’s effective age; each comparable is 

adjusted 1% for each 3 years of difference in effective age. 

 

Condition 

 

The subject is adequately maintained in good condition.  The sales are in similar condition to the 

subject; the sales are not adjusted. 

 

Quality 

 

Inherent in this adjustment is recognition of the aesthetic appeal of each property, quality, and 

interior finish.  The required adjustments could not be extracted from the available indicators and 

were therefore based on reasonable estimates of differences in overall appeal between the subject 

and selected transactions.  The subject is good quality construction. The sales are similar in quality 

and are not adjusted.  

 

Amenity 

 

The subject is a typical retail strip center in design and construction.  Sales 1, 3, and 4 are similar to 

the subject and are not adjusted.  Sale 2 includes two fuel pumps, superior as compared to the 

subject, and is adjusted -15%. 
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ADJUSTMENTS 

 

The following grid summarizes the adjustment process. 

 

Sale No. 1 2 3 4

Year Built 2016 1987 1982 2015

Size SF 6,000 8,002 3,360 8,522

Sale Date Jan-20 Jan-20 Mar-19 Jan-19

Sale Price $2,250,000 $2,300,000 $1,200,000 $3,020,000

Sale Price Per SF $375.00 $287.43 $357.14 $354.38

Rights Conveyed -0- -0- -0- -0-

Financing -0- -0- -0- -0-

Sale Conditions -0- -0- -0- -0-

Immediate Expenditures -0- -0- -0- -0-

Market Conditions 2% 2% 6% 6%

Adjusted Price $382.50 $293.18 $378.57 $375.64

Location -15% -10% -15% -15%

Access -0- -0- -0- -0-

Exposure -10% -0- -0- -0-

Size   -0- -0- -0- -0-

Age 1% 3% 3% 2%

Condition -0- -0- -0- -0-

Quality -0- -0- -0- -0-

Amenity -0- -15% -0- -0-

Net Adjustment -24% -22% -12% -13%

Adjusted Price/SF $290.70 $228.68 $333.14 $326.81

IMPROVED SALES ADJUSTMENTS

 
 
SALES COMPARABLE CONCLUSION  

 

The sales used in this valuation are the most recent available and were selected to accurately 

reflect the value range of properties similar to the subject.  The direct sales comparison method 

indicates a range from $228.68 to $333.14 per square foot, with an average of $294.83 per square 

foot and a median of $308.76 per square foot.   
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Based on the comparables, considering the size, condition, layout, and location of the subject, the 

indicated value, as stabilized, is estimated to be $250.00 per square foot, or $1,335,000. 
 

Size SF $/SF Indicated Value

5,340 x $250.00 = $1,335,000

$1,335,000

VALUE INDICATED BY THE SALES PRICE PER 

SQUARE FOOT METHOD

Value by Sales Comparison
 

 

Subtracting the income loss of $215,000 (as calculated in the income capitalization approach) 

from the “Prospective Future Value, Upon Stabilized” results in an “Prospective Future Value, 

Upon Completion” by the sales comparison approach of $1,120,000. 

 

Prospective Future Value, As Stabilized 1,335,000$     

Less: Income Shortfall 215,000$        

Prospective Future Value, Upon Completion 1,120,000$      
 

Subtracting the construction costs of the interior finish-out of $295,000 from the “Prospective 

Future Value, Upon Completion” results in an ‘As Is’ value of $825,000.   

 
Prospective Future Value, Upon Completion 1,120,000$            

Less: Construction costs 295,000$               

Fee Simple, As Is 825,000$                
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The premise of the income capitalization approach is that an indication of value can be derived 

by capitalizing the net income a property will produce - under prudent management - at an 

appropriate rate which reflects the current market conditions, trends, and investor requirements.  

The approach is based on the principle of anticipation of future benefits, foremost of which is the 

stream of annual net income for a holding period plus a capital sum at the end of that period.  

The mechanism by which these benefits are translated to value i.e., present worth, is the 

capitalization process. 

INCOME CAPITALIZATION APPROACH 

The income capitalization approach consists of the following steps: 

 

Market Analysis:  Research the market to determine relevant income parameters i.e., 

rental rate, vacancy rates, absorption trends, escalations, 

allowances, and other factors. 

 

Estimate of Operations: Estimate potential gross income.  Then, deduct a vacancy and 

collection loss allowance to derive effective gross income.  Finally, 

estimate and deduct expenses of operation to derive net operating 

income. 

 

Capitalization:  Select an applicable capitalization method and technique.  Develop 

the appropriate rate or rates and capitalize the net operating income 

or income stream to derive an indication of value. 

 

 

MARKET ANALYSIS 

 

As described above, the analysis of the market includes thorough research of the market to 

determine relevant income parameters i.e., rental rate, vacancy rates, absorption trends, escalations, 

allowances, and other factors.   

 

The CB Richard Ellis – MarketView and the CoStar Retail Sub-market Report were consulted for 

Dallas/Fort Worth market data.  A summary of competing properties in the subject neighborhood 

is also included the following pages. 
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RENTALS MAP 
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RENTAL NO. 1 

 

 
 

Address 410 US Highway 175

Seagoville, Texas 75159

Mapsco DA-80A-C

Year of Construction 2006

Rentable Building Area 39,773 SF

Occupancy 96%

Rental Rate Per SF $14.00

Lease Terms Triple Net; 1- to 3-year terms

Comments This property is a multi-tenant retail shopping center anchored by

Bealls department store. The site is located at the northwest

quadrant of US Highway 175 and Malloy Bridge Road, next to a

Wal-Mart supercenter. The rental rate is $14.00 per square foot on

a triple net basis.
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RENTAL NO. 2 

 

 
 

Address 1512 Belt Line Road

Dallas, Texas 75253

Mapsco DA-70-J

Year of Construction 2008

Rentable Building Area 11,298 SF

Occupancy 89%

Rental Rate Per SF $15.00

Lease Terms Triple Net; Negotiable terms (averaging 1-3 years)

Comments This property is a multi-tenant retail center located at the southern

corner of Belt Line Road and Garden Grove Drive. The rental rate

is $15.00 per square foot, on a triple net basis, with negotiable

terms from 1 to 3 years. This property is an average quality

neighborhood shopping center.
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RENTAL NO. 3 

 

 
 

Address 110 US Highway 175

Seagoville, Texas 75159

Mapsco DA-80A-C

Year of Construction 2004

Rentable Building Area 5,042 SF

Occupancy 100%

Rental Rate Per SF $17.00

Lease Terms Triple Net; 3-year term

Comments This property is a multi-tenant retail center located at the

northwest quadrant of US Highway 175 and Malloy Bridge Road,

next to a Wal-Mart supercenter. The lease is for 1,380 square feet,

occupied by Cricket Wireless, for $17.00 per square foot on a

triple net basis.
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RENTAL NO. 4 

 

 
 

Address 300-344 US Highway 175

Seagoville, Texas 75159

Mapsco DA-80A-C

Year of Construction 2004

Rentable Building Area 19,600 SF

Occupancy 92%

Rental Rate Per SF $18.00

Lease Terms Triple Net; 3-year term

Comments This property is a multi-tenant retail center located at the

northwest quadrant of US Highway 175 and Malloy Bridge Road,

next to a Wal-Mart supercenter. The lease is for 2,940 square feet,

occupied by AT&T Wireless, for $18.00 per square foot on a triple

net basis.
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Rental No. Name/Location Rent/SF Lease Basis YOC Rentable Area

1 410 US Highway 175

Seagoville, Texas 75159

2 1512 Belt Line Road

Dallas, Texas 75253

3 110 US Highway 175

Seagoville, Texas 75159

4 300-344 US Highway 175

Seagoville, Texas 75159

39,773 SF

11,298 SF

5,042 SF

19,600 SF

2008

2004$18.00

Triple Net

Triple Net

Triple Net

Triple Net

RENTAL SURVEY

2004

$14.00

$15.00

2006

$17.00

 

The properties in the survey are similar to the subject and are comparable in design, construction, 

and use.  The facilities range in size from 5,042 square feet to 39,773 square feet.  The lease rates 

of the survey range from $14.00 to $18.00 per square foot on triple net bases, and are 

representative of market. 

 

For the purpose for this analysis, the subject concludes a lease agreement on a triple net lease 

basis.  That is, the operator/tenant is responsible for operating expenses, including pro rata shares 

of taxes, insurance, and maintenance.  Based on this lease arrangement, the only expense to an 

owner would be a management fee and any structural maintenance charges.  Each of the 

comparable rents varies in location and quality, and differs in size as compared with the subject.     

 
Market Rent and Gross Rental Income Analysis 

 

The premise of the income capitalization approach is that an indication of value can be derived 

by capitalizing the net income a property will produce - under prudent management - at an 

appropriate rate which reflects the current market conditions, trends, and investor requirements. 

Several properties similar to the subject were surveyed to determine a reasonable market rent 

attainable by the subject. 

 

Market Conclusions 

 

Based on the preceding and realizing differences in shopping center retail stores in areas of age, 

size, condition/quality, and location, a market rental rate for the subject is concluded to be in 

accord with area rental rates. Considering the location of the subject, the quality of finish, careful 

consideration of data and inspecting each comparable property, the data support an average 

market rental rate of $18.00 per square foot.  
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Potential Gross Income 
 

Based on the current market, and utilizing the average rate of $18.00 per square foot, the 

potential gross rental income of the subject property equates to $96,120 per year.     

 

Reimbursements 
 

Under a triple net lease arrangement, the tenant is responsible for operating expenses.  

Reimbursements for taxes, insurance, and maintenance are estimated at $26,771 for the retail strip 

center.  
 

Vacancy & Collection Loss 
 

According to the Dictionary of Real Estate Appraisal, vacancy and collection (credit) loss is 

defined as an allowance for reductions in potential income attributable to vacancies, tenant 

turnover, and non-payment of rent.  The portion referring to vacancy is typically derived from 

market sources such as the market conditions of competing properties and the competitive 

market.  The collection loss is a reflection of the type of tenants within the market or subject. 
   

In order to estimate anticipated vacancy and credit loss for the subject, relevant market data 

sources have been researched, and the operating expenses and comparable properties have been 

analyzed.  The following Costar Analytics graph shows vacancy rates in the subject market area 

have been declining for the past four years. 
 

A survey of local rental properties shows that there is a wide range of vacancy rates in the area, 

which vary from 0% to 50%, with an average of approximately 5%.  Given the subject's current 

and historical tenancy, a reasonable market vacancy and credit loss rate for the subject is 

estimated at 5%, which equates to $6,145, or $1.15 per square foot.  This percentage calculates at 

approximately 3 months of vacancy every 5 years.  
 

 

OPERATING EXPENSES 
 

The following annual expense summary is estimated based on operations of similar properties in 

the subject market.  Expenses include both fixed and variable expenses.  Fixed expenses include 

ad valorem property taxes and property insurance.  Variable expenses include 

management/administrative and maintenance/repair costs.  Typical leases on properties of this 

type are structured on a triple net lease basis.  That is, the operator/tenant is responsible for 

operating expenses, including pro rata shares of taxes, insurance, and maintenance.  Based on 

this lease arrangement, the only expense to an owner would be a management fee and any 

structural maintenance charges.   
 

Where actual operating statements were not available for analysis, estimates are applied in the 

expense estimates for the subject property. 
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Real Estate Taxes 
 

Real estate taxes (as detailed previously in the tax analysis portion of the subject property 

section) are estimated at $19,771, or $3.70 per square foot.  This expense is reimbursed.  The basis 

of this expense is the county appraisal district.   

 

Fire & Extended Coverage Insurance  
 

Based on information from third party reports and the owner’s financial statements, the estimated 

typical fire, extended coverage, and liability policy is $2,000, or $0.37 per square foot.  This 

expense is reimbursed.  The basis of this expense is market estimates and data.  

 

Common Area Maintenance 
 

This expense is included such items as parking lot, security, trash, lighting, and landscaping and 

all normal annual maintenance and repair costs.  Based on information provided by the owner, 

this expense is estimated at $5,000 annually, or $0.94 per square foot.  The basis of this expense 

is market estimates and data.   
 

Management Fees 
 

Includes general management, supervision, professional fees, legal fees, printing, keys and locks, 

sign expenses, and purchasing, etc.  Management fees in this market range between 3% and 8% 

of effective gross income.  Based on the market estimates and data, we utilize a 3% management 

fee based on market estimates, which equates to $3,502 ($0.66 per square foot).    
 

Reserves/Repairs 
 

Reserves are an appropriation from the income of the real estate that is allocated to deferred or 

anticipated contingencies, such as maintenance.  The basis of this expense is market estimates and 

data.  This expense is estimated at $1,800, or $0.34 per square foot.     
 

Utilities 
 

Common area utilities are paid by the owner.     

 

Expense Summary 

 

Based on the foregoing, the expenses are estimated at $6.01 per square foot, or $32,073 per year.   
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The following table represents the stabilized pro forma operating statement for the subject 

property. 
 

Rentable Building Area:  5,340 SF

Total $/SF

Gross Rental Income 96,120$                 18.00$       

Expense Reimbursements 26,771$                 5.01$         

Total Potential Income 122,891$               23.01$       

Less:  Vacancy @ 5% 6,145$                   1.15$         

Effective Gross Income 116,746$               21.86$       

Less:  Expenses Reimbursed

Real Estate Taxes X 19,771$                 3.70$         

Insurance X 2,000$                   0.37$         

Common Area Maintenance X 5,000$                   0.94$         

Management Fees (3% of EGI) 3,502$                   0.66$         

Reserves/Repairs 1,800$                   0.34$         

Total Expenses 32,073$                 6.01$         

Net Operating Income 84,673$                 15.85$       

Net Income/Effective Gross Income Ratio 72.53%

 INCOME AND EXPENSE SUMMARY  
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CAPITALIZATION 

 

The method of capitalization selected for this appraisal is the Direct Capitalization Method in 

which the net income stream attributable to the entire property is capitalized into an indication of 

value by a single overall rate (OAR).  Income producing property is usually bought as an 

investment.  That is, the purchaser wants the property for the return it will yield on the capital 

(whether owned or borrowed) used to buy it.  The rate of return the investor receives is the 

capitalization rate (also called the overall rate), which can be expressed as a relationship between 

the annual net operating income a property produces and its value.  By dividing the indicated net 

operating income of a property by the appropriate capitalization (cap) rate, the property’s value 

can be indicated.   

 

Two methods of developing rates for direct capitalization are illustrated below.  First is the band 

of investment method.  This method considers the financial components, or bands, of debt and 

equity capital required to support the investment.  Second is the market capitalization rate.  This 

is an overall rate exhibited in the market and is the ratio between the total net operating income 

(NOI) produced by the property and the sales price from the property.  Generally, the overall rate 

is extracted from the transactions of similar type properties. 

 

Band of Investment Method 

 

A method commonly used to calculate an overall capitalization rate is the band of investment 

method.  This method considers the financial components, or bands, of debt and equity capital 

required to support the investment.  This method thus considers everyone who has a financial 

interest in the real estate being appraised.  Not every investor will be satisfied with the same rate 

of return on an investment.  For example, the owner may regard his or her position as riskier than 

that of the first or second lien holder.  Each mortgage creates a lien on the property.  If the owner 

defaults, the property may be sold to pay such liens, and the owner will receive only those 

proceeds that may remain from the sale of the property after the lien holders have been paid.  

Since the owner’s interest is generally considered inferior to those of lien holders, the owner may 

require a higher total return on the investment but accept a lower cash flow return, given the 

value of the owner’s residual interest in the property in addition to the owner’s subordinated 

claim on the cash flow. 

 

The band of investment method must take into account both the rate required by the lender and 

the rate necessary for the equity investor’s desired pretax cash flow.  The rate required by the 

lender is termed the mortgage constant and is annual debt service expressed as a percentage of 

the original principal amount.  

 

The rate required by the equity investor, which is the ratio of the investor’s expected pretax cash 

flow to the investment’s value, is called the equity capitalization rate.  The equity capitalization 

rate also may be referred to at the cash on cash rate, cash flow rate or equity dividend rate.  

 

The overall rate developed by the band of investment method thus is based on (1) the 

capitalization rate for debt, called the mortgage constant, and (2) the rate of return required on 

equity, called the equity capitalization rate.   
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For the subject, we are utilizing a 30-year amortization period covering 75% of the value at 

6.00% interest, and typically a buyer would require a 8.00% equity divided rate on this type of 

real estate investment, considering the characteristics of the subject.  Using the band of 

investment method, the overall rate is developed as follows: 

 

Amortization Period 30 years Mortgage Constant (Rm) 0.071946

Loan-to-Value Ratio 75%

Equity Component 25%

Interest Rate (i) 6.00%

Equity Dividend Rate (Re) 8.00%

% Total Value Return Required

Loan 0.750 x 0.07195 (mortgage constant) = 0.05396

Equity 0.250 x 0.08000 (equity dividend rate) = 0.02000

Overall Rate 0.07396

Rounded 7.39%

 

Market Extracted - Capitalization Rate 

 

In the sales comparison approach, the sales of similar properties are detailed.  These sales 

included actual or estimated pro forma income and expense information that allowed us to 

extract capitalization rates from cash equivalent figures.  These are summarized as follows: 

 

Sale No. YOC Size SF Sale Date Price/SF OAR

1 2016 6,000 Jan-2020 $375.00 7.00%

2 1987 8,002 Jan-2020 $287.43 6.15%

3 1982 3,360 Mar-2019 $357.14 7.06%

4 2015 8,522 Jan-2019 $354.38 6.50%

Summary of Improved Sales

 
 

 

Secondary Sources – Capitalization Rate 

 

Real Estate Research Corporation (RERC) conducts a quarterly survey of major knowledgeable 

real estate participants including large insurance companies, financial institutions, property 

owners, brokers, appraisers, and other market participants.  This survey tracks target rates of 

return for predominately investment-grade properties.   
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The RERC Dallas/Fort Worth Investment Criteria report is detailed in the following table: 
 

 
 

Another secondary source of published actual capitalization rates is the RG Watts & Company – 

RealtyRates.com Investor Survey.  Their Investor Survey by methodology for is presented below.  
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The Second Quarter 2020 Price Waterhouse Coopers (PWC) National Strip Shopping Center 

investment data is presented below. 

 

 
 

Capitalization Rate Conclusions  

 

Method Indicated Discount Rate 

Property Model (Band of Investment) 7.4% 

Local Market Extraction – Comparables 6.15% – 7.06 

Market Survey  

 RERC - Survey 6.6% 

 PwC – Survey  6.75% 

 RealtyRates.com – DCR  6.78% 

 RealtyRates.com – Band of Investment 8.83% 

 RealtyRates.com – Survey  9.32% 
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In comparison to the sales extractions, market surveys, given the characteristics of the area and 

market demand, an overall capitalization rate of 7.00% is supported.  Using the net operating 

income and capitalizing it at that OAR produces the following value at stabilized operation.  

Utilizing the preceding steps, the calculation for a value estimate by direct capitalization is 

presented below: 

 
Net Operating Income $84,673

Capitalization Rate 0.0700

Value Indicated By Direct Capitalization $1,209,614

$1,210,000

=

Value by Direct Capitalization, Upon Completion 

& Stabilization  
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INCOME LOSS DURING ABSORPTION PERIOD 
 

The current occupancy rate for the subject property is 0%, leaving 100% of vacant space.  

Demand for this type of space is sufficient and proven in the market by healthy occupancies by 

most similar properties.  It is anticipated that the subject property should lease-up within 24 

months.  Thus, an absorption period of 24 months is estimated for the subject property, and the 

stabilization date is anticipated as November 2022.  As typical occupancy increases at differing 

amounts over the absorption period and these increases are difficult to estimate, we estimated a 

straight-line increase of the occupancy level over the absorption period, maintaining level rent 

and expenses.     
 

The discounted differential between the 1st quarter and the end of the 8th quarter (24 months) 

represents the income shortfall.  This shortfall analysis assumes the following scenario:  the 

rental rates will remain level during the period, the rentable supply will remain the same over the 

period, the subject owner will repair and maintain the property during this period, the subject 

owner will actively market the subject, and the occupancy will increase over the 8 quarters to a 

stabilized state.  Considering the current market capitalization rates and growth rates, a 10.0% 

discount rate is deemed appropriate.  Discounting the differential at 10.0% results in an income 

shortfall of $101,847.  The leasing costs include leasing commissions of 5.0% on a 5-year term 

basis and $25.00 per square foot for tenant improvements, totaling $114,346 discounted.  These 

deductions total $216,192, or $215,000 (rounded).   

 
Current Stabilized

Nov-2020 Quarter 1 Quarter 2 Quarter 3 Quarter 4 Quarter 1 Quarter 2 Quarter 3 Quarter 4 Nov-2022

Square Feet Occupied  SF 1,068 SF 1,068 SF 2,136 SF 2,136 SF 3,204 SF 3,204 SF 4,272 SF 4,272 SF 5,073 SF

% Occupied 0% 20% 20% 40% 40% 60% 60% 80% 80% 95%

Gross Rental Income $96,120 $24,030 $24,030 $24,030 $24,030 $24,030 $24,030 $24,030 $24,030 $96,120

Reimbursed Expenses $26,771 $6,693 $6,693 $6,693 $6,693 $6,693 $6,693 $6,693 $6,693 $26,771

Potential Gross Income $122,891 $30,723 $30,723 $30,723 $30,723 $30,723 $30,723 $30,723 $30,723 $122,891

Less:  Vacancy $122,891 $24,578 $24,578 $18,434 $18,434 $12,289 $12,289 $6,145 $6,145 $6,145

Effective Gross Income $0 $6,145 $6,145 $12,289 $12,289 $18,434 $18,434 $24,578 $24,578 $116,746

Less:  Operating Expenses $32,073 $8,018 $8,018 $8,018 $8,018 $8,018 $8,018 $8,018 $8,018 $32,073

Net Operating Income -$32,073 -$1,874 -$1,874 $4,271 $4,271 $10,415 $10,415 $16,560 $16,560 $84,673

Difference $23,042 $23,042 $16,898 $16,898 $10,753 $10,753 $4,608 $4,608

Leasing & Capital Costs (in month 24) Total

Leasing Commissions (5%) $4,806 $0 $4,806 $0 $4,806 $0 $4,806 $0 $19,224

Tenant Improvements ($25/SF) $26,700 $0 $26,700 $0 $26,700 $0 $26,700 $0 $106,800

Total $126,024

Discount Rate of 10%

NPV of NOI Shortfall for 24 months $101,847

NPV of Leasing/Capital Cost for 24 months $114,346

Total Discounted Income Shortfall $216,192

(Rounded) (Rounded) (Rounded) $215,000

Prospective Cash Flow
Year 1 Year 2
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INCOME APPROACH CONCLUSIONS 

 

Subtracting the income loss of $215,000 (as calculated in the income capitalization approach) 

from the “Prospective Future Value, Upon Stabilized” results in an “Prospective Future Value, 

Upon Completion” by the sales comparison approach of $995,000. 

 

Prospective Future Value, As Stabilized 1,210,000$     

Less: Income Shortfall 215,000$        

Prospective Future Value, Upon Completion 995,000$         
 

Subtracting the construction costs of the interior finish-out of $295,000 from the “Prospective 

Future Value, Upon Completion” results in an ‘As Is’ value of $700,000.   

 
Prospective Future Value, Upon Completion 995,000$               

Less: Construction costs 295,000$               

Fee Simple, As Is 700,000$                
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In the preceding sections of this report, the area data and trends, location amenities, highest and 

best use, and other elements of value are discussed.  The market was researched for comparable 

improved sales, and income producing properties. 

RECONCILIATION 

Cost Approach $695,000

Sales Comparison Approach $825,000

Income Capitalization Approach $700,000

Reconciled Value $700,000

SUMMARY OF APPROACHES - As Is

 
 

Cost Approach $1,205,000

Sales Comparison Approach $1,120,000

Income Capitalization Approach $995,000

Reconciled Value $995,000

SUMMARY OF APPROACHES - Upon Completion

 
 

Cost Approach $1,205,000

Sales Comparison Approach $1,335,000

Income Capitalization Approach $1,210,000

Reconciled Value $1,210,000

SUMMARY OF APPROACHES - As Stabilized

 
 

In the final analysis, considering the approaches to value, each approach is analyzed in terms of 

the quantity and quality of the data used in each approach and applicability to estimate a reliable 

value. 
 

Cost Approach 
  

Sufficient sales of tracts of land with similar utility are available to arrive at an opinion of value of 

the land by market comparison.  The estimated costs are compared with the Marshall Valuation 

Service Cost Manual.  Additionally, a review of the actual costs, conversations with local building 

contractors and developers, and the appraiser’s experience in valuing similar properties readily 

support these costs.  
 

The cost approach is most applicable when a property is new or proposed and when the 

development represents the highest and best use of the site.  The improvements are new with an 

effective age of 0 years. The cost approach is a supporting valuation method for this analysis.  
 

Sales Comparison Approach 

 

The price per square foot is used in the sales comparison approach to provide an indication of 

value for the subject.  These transactions are considered to reflect the behavior of typical market 

participants.  Although the sales were somewhat different in age, size, and use, they provide 

reasonable value indications of the subject, after adjustment for these various differences.  The 

value range produced by this approach is a reasonable indicator based on the best available 

market data. 
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Income Capitalization Approach 

  

The direct capitalization method is used in the income capitalization approach to develop an 

indication of market value.  Operating expenses are estimated based primarily on actual data 

from other projects, subject historical records (if available), and data extracted from the tax rolls. 

 

CONCLUSION 

 

In conclusion, the cost approach is a supporting valuation approach, due to the age of the 

improvements, which represents the highest and best use of the site.  The sales comparison and 

income capitalization approaches are equally reliable indicators due to both the quality and 

quantity of the available sale data and current rental market data, and provide a good basis for 

valuation.  Based on this type of property, my final opinions of the fee simple interest, market 

value of the subject are as follows: 

 

Market Value Opinions

Fee Simple, As Is, August 27, 2020 700,000$          

Prospective Value, Upon Completion (December 2020) 995,000$          

Prospective Value, Upon Stabilization (November 2022) 1,210,000$        
 

 

EXTRAORDINARY ASSUMPTIONS 

  

The owner provided the construction costs for the improvements.  This appraisal assumes that 

all of the information obtained for analysis is accurate; this information has been verified to the 

extent possible by the appraisers. 

 

As the improvements are under construction, this appraisal is based on the assumption that the 

subject interior will be constructed as represented to the appraiser at the time of the appraisal, 

and that all construction and development will proceed in a timely manner and without delay or 

cost overruns. In addition, it is assumed that the economic conditions projected in this appraisal 

will not change significantly over the projected absorption period for the subject. 

 

HYPOTHETICAL CONDITION 

 

At the request of the client and for purposes of this appraisal, the subject is valued as if the 

improvement construction and associated interior finish-out were completed and available to the 

market as of the date of the completion, December 2020. 
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The request to provide a reasonable marketing time opinion exceeds the normal information 

required for the conduct of the appraisal process, and is treated separately from the process. 

REASONABLE MARKETING PERIOD 

Reasonable marketing time, as defined by the Uniform Standards of Professional Appraisal 

Practice, Advisory Opinion No. 7, is an opinion of the amount of time it might take to sell a real 

or personal property interest in 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. 

 

The development of a marketing time opinion uses some of the same data analyzed in the 

process of developing a reasonable exposure time opinion as part of the appraisal process and is 

not intended to be a prediction of a date of sale or a one-line statement.  It is an integral part of 

the analyses conducted during the appraisal assignment.  This opinion may be expressed as a 

range and can be based on one or more of the following: 

 

• statistical information about days on market 

• information gathered through sales verification 

• interviews of market participants 

• anticipated changes in market conditions 

 

Related information of market conditions that may affect marketing time includes identification 

of typical buyers and sellers for the type of real estate involved and typical equity investment 

levels and financing terms.  Reasonable marketing time is a function of price, time, use, and 

shifting market conditions, e.g. changes in the cost and availability of funds-not an isolated 

opinion of time alone.  The price that may be achieved in the future, at the end of the marketing 

period, may or may not be equal to the current appraised value opinion, depending on potential 

changes in the physical real estate, demographic and economic trends, the real estate market, 

tenancy, property operations, and the effectiveness of the marketing program, among other 

factors. 

 

A reasonable marketing period for the subject property at the market value opinion stated above 

is developed in the following manner:   

 

The opinion of value reached herein is considered supportable and reliable.  It is based 

upon recent market data including conversations with area brokers and principals 

involved in the comparable sales utilized in the valuation of the subject. 

 

According to local brokers, appropriately priced similar properties generally sell within time 

periods ranging from approximately 8 to 16 months.  This opinion was supported by the 

marketing times reported by several of the parties to the improved comparable sales utilized 

herein.  A reasonable marketing time for the subject property, priced in accordance with the 

market value opinion concluded in this report, is considered to be 12-18 months. 
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The undersigned do hereby certify that, except as otherwise noted in this appraisal report: 
 

I have no present or contemplated future interest in the real estate that is the subject of this 

appraisal report.  I have no personal interest or bias with respect to the subject matter of this 

appraisal report or the parties involved.  My engagement in this assignment was not contingent 

upon developing or reporting predetermined results.  My 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. 
 

To the best of my knowledge and belief, the statements of fact contained in this appraisal report, 

upon which analyses, opinions and conclusions expressed herein are based, are true and correct. 
 

This appraisal report sets forth all of the assumptions and limiting conditions (imposed by the 

terms of my assignment or by the undersigned) affecting the analyses, opinions, and conclusions 

contained in this report.  These are my personal, impartial, unbiased professional analyses, 

opinions, and conclusions.                               
APPRAISER’S CERTIFICATE 

This appraisal report has been made in conformity with the Uniform Standards of Professional 

Appraisal Practice.  I certify that, to the best of my knowledge and belief, the reported analyses, 

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

the requirements of the Code of Professional Ethics and the Standards of Professional Practice of 

the Appraisal Institute and in conformity with the rules of the Texas Real Estate Commission.  

The use of this report is subject to the requirements of the Appraisal Institute relating to review 

by its duly authorized representatives. 

 

The Appraisal Institute conducts a program of continuing education for its members.  As of the 

date of this report, Richard McBride has completed the Standards and Ethics Education 

Requirements of the Appraisal Institute for Practicing Affiliates.   

 

I have performed no services, as an appraiser or in any other capacity, regarding the property that 

is the subject of this report within the three-year period immediately preceding acceptance of this 

assignment.  No one provided real property appraisal assistance to the person signing this 

certification.  I certify that Richard McBride personally inspected the property appraised.   

 

PYLES WHATLEY CORPORATION 

 

  

 

Richard McBride  

State of Texas Certification #TX-1380335-G   
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QUALIFICATIONS OF Appraiser 

RICHARD MCBRIDE 

 

Appraisal assignments include retail centers, existing and proposed office buildings, commercial 

and industrial properties, self-storage facilities, automobile dealerships, single-family and multi-

family residential properties, and vacant land. Additional consulting assignments include 

condemnation and right-of-way work, and other various consulting assignments. 
 
Experience 
 

 Appraiser with Pyles Whatley Corporation since 2007 
  

 Over thirteen years experience in electronics manufacturing industry in Process 
Development and Management. 

 
Education 
 

 Numerous Appraisal Courses offered by the Appraisal Institute 
 

 Right-of-way courses offered by the International Right of Way Association 
  Richland College, 1992-1994 

o Engineering  
o General studies 

 
Professional  
 

 Texas Appraiser Licensing and Certification Board 

o Certified General Real Estate Appraiser #TX-1380335-G 
 
 Appraisal Institute 

o Practicing Affiliate 
 

       International Right of Way Association, Chapter 36, Member 
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Regular Session Agenda Item: 14 
 

Meeting Date:  October 5, 2020 
 
 
ITEM DESCRIPTION: 
 
Receive Councilmember Reports/ Items of Community Interest 
 
BACKGROUND OF ISSUE: 
 
Section 551.0415 of the Texas Government Code authorizes a quorum of the governing body of 
a municipality or county to receive reports about items of community interest during a meeting 
without having given notice of the subject of the report if no action is taken.  Section 551.0415 
defines an “item of community interest” to include: 

(1) expressions of thanks, congratulations, or condolence; 
(2) information regarding holiday schedules; 
(3) an honorary or salutary recognition of a public official, public employee, or 
other citizen, except that a discussion regarding a change in status of a person’s 
public office or public employment is not an honorary or salutary recognition 
for purposes of this subdivision; 
(4) a reminder about an upcoming event organized or sponsored by the governing 
body; 
(5) information regarding a social, ceremonial, or community event organized or 
sponsored by an entity other than the governing body that was attended or is 
scheduled to be attended by a member of the governing body or an official or 
employee of the political subdivision; and 
(6) announcements involving an imminent threat to the public health and safety of 
people in the political subdivision that has arisen after the posting of the 
agenda. 

 
 
FINANCIAL IMPACT: 
 
N/A 
 
RECOMMENDATION: 
 
N/A  
 
EXHIBITS: 
 
N/A 
 



Regular Session Agenda Item: 15 
 

 
Meeting Date:  October 5, 2020 
 
 
ITEM DESCRIPTION: 
 
Future Agenda Items 
 
BACKGROUND OF ISSUE: 
 
Council provides direction to staff regarding future agenda items. These items will not be 
discussed and no action will be taken at this meeting. 
 
 
FINANCIAL IMPACT: 
 
N/A 
 
RECOMMENDATION: 
 
N/A 
 
EXHIBITS: 
 
N/A 
 
 
 
 
 
 
 
 



 Executive Session Agenda Item: 16 
 

Meeting Date:  October 5, 2020 
 
 
ITEM DESCRIPTION: 
 

Recess into Executive Session 

Council will recess into Executive Session in compliance with Texas Government Code: 

A. § 551.071. Consultation with City Attorney: receive legal advice to wit: Planned 
Development Zoning 
 

B. § 551.071. Consultation with City Attorney: receive legal advice regarding Police 
Department Operations 

 

 
BACKGROUND OF ISSUE: 
 
N/A           
 
FINANCIAL IMPACT: 
 
N/A 
RECOMMENDATION: 
 
N/A 
EXHIBITS: 
 
N/A 



Executive Session Agenda Item: 17 
 

 
Meeting Date:  October 5, 2020 
 
 
ITEM DESCRIPTION: 
 
Reconvene into Regular Session 
 
Council will reconvene into open session, and take action, if any, on matters discussed in 
Executive Session. 
 

A. § 551.071. Consultation with City Attorney: receive legal advice to wit: Planned 
Development Zoning 

 
B. § 551.071. Consultation with City Attorney: receive legal advice regarding Police 

Department Operations 
 

 
BACKGROUND OF ISSUE: 
 
N/A 
          
FINANCIAL IMPACT: 
 
N/A 
 
RECOMMENDATION: 
 
N/A 
 
EXHIBITS: 
 
N/A 
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