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May 1, 2022 
 
City of Fort Worth 
c/o Armando Calva, Land Agent 
Real Property Division 
900 Monroe Street, 4th Floor  
Fort Worth, Texas 76102 
 
SUBJECT: Right-of-Way Acquisition Appraisal of Parcel 15 
  Owned by J. Isabel Flores and Maria A. Flores 
  2329 Emily Avenue 
  Fort Worth, Texas 76112 
  File Number. 2022-040 
 
Dear Mr. Armando Calva, Land Agent, 
 
I am pleased to transmit this summary appraisal report that was prepared on the above-referenced property.  The intended use of this 
appraisal is to assist the client in their determination of adequate compensation due as of 4/26/2022, the effective date of the appraisal.  
The date of this report is 5/1/2022.  
 
According to survey provided by the client, the whole property is a 0.182 acres or 7,920 square feet site of land improved with a single 
family residence and related site improvements.  The City of Fort Worth has stated that there is an existing sewer line easement that 
has not yet been recorded.  This acquisition is to record the existing sewer line easement located at Parcel 15 which contains 
approximately 219 square feet or 0.005 acres in a sanitary sewer easement.  The proposed acquisition does not cause permanent 
damages to the remainder.   
 
The report has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice (USPAP) and the 
Standards of Professional Practice of the Appraisal Institute.  My opinion of market value is premised upon the Assumptions and 
Limiting Conditions cited in the addenda of this report.  To report the assignment results, I used the Appraisal Report option of 
Standards Rule 2-2(a) of the Uniform Standards of Professional Appraisal Practice (USPAP). Accordingly, this report contains 
summary information and analyses that are used in the appraisal process.  The depth of discussion contained in this report is specific 
to the needs of the client and the intended use of the appraisal. 
 
Based on the analysis and conclusions in the accompanying report, and subject to the definitions, assumptions, and limiting conditions 
expressed herein, it is my opinion that the compensation for the acquisition of the herein described property as of 4/26/2022, is  
 

$548  
 
If you have any questions or comments, please contact the undersigned.  Thank you for the opportunity to be of service. 
 
Respectfully submitted, 
Texas Appraisal Team 
 
 
 
 
Aaron H. Wright, MAI 
Certified General Real Estate Appraiser 
State Certificate #TX-1337782-G 

Matthew A. Sims 
Certified General Appraiser 
State Certificate #TX-1381080-G 
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1GENERAL INFORMATION 

SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

$39,600 
$548 

$39,052 
After Property 

$39,052 
N/A
N/A
N/A

$39,052 
Calculations

7,920 SF 0.182 Acres

219 SF 0.005 Acres

7,701 SF 0.177 Acres
Parcel 15 219 SF 0.005 Acres

$548

$0
$0
$548 

Part To Be Acquired ………………………………………………………………………...……………………….
$39,052

Remainder After the Acquisition ……………………………………………………………………… $39,052

Total Compensation……………………………………………………………………. …………………….

Land
$548

Fee Area

The appraiser’s opinion is that there are no permanent damages to 
the remainder as a result of the acquisition.

Whole Property Value ………………………………………………………………..………………… $39,600

Whole Value

Equals Remainder Before Value

Land Value (SCA)
Cost Approach
Sales Comparison Approach 

N/A

Reconciled Whole Value $39,600 Remainder After Value

Improvements
Parcel 15

Damages (or Enhancements) ………………………………………………………………………………...………
Costs to Cure………………………………………………………………………………………………………….

TOTAL VALUE AS A UNIT

Whole
$548 

Income Approach

Less Part To Be AcquiredPart To Be Acquired As Part of Whole
Residential

Whole Property Value Conclusions

Land Value (SCA) $39,600 
Cost Approach N/A

N/A

4/26/2022

$0

Property Type Residential
Owner of Record

2329 Emily Avenue Fort Worth, Texas  76112
Property Tax Id Number(s)
Effective Date of the Appraisal

Remainder Before the Acquisition (Calculated)Highest and Best Use

Date of the Report 5/1/2022
File Number 2022-040

Total

Fee Area

Parcel 15
Remainder

Remainder After

00973963

Whole Property Residential

Remainder Before the Acquisition……………………………………………………………………..

Determination of Compensation

J. Isabel Flores and Maria A. Flores

Part Acquired

Total Part To Be Acquired $548 

$0 

Parcel 15
Comments

Part To Be Acquired

Address

Total Land $548 
$548 

Sales Comparison Approach
Income Approach

Parcel Parcel 15
Project CFW# Project No. C02382-2 SSR Contract 90 Part 2 Parcel 15
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Identification of Subject and Project 

The subject is located at 2329 Emily Avenue, Fort Worth, Tarrant County, Texas.  The subject is legally described as: Being 
Lot 6, Block 1, Forty Oaks Addition, City of Fort Worth, Tarrant County, Texas.  According to survey provided by the client, 
the whole property is a 0.182 acres or 7,920 square feet site of land improved with a single family residence and related site 
improvements.  The City of Fort Worth has stated that there is an existing sewer line easement that has not yet been recorded.  
This acquisition is to record the existing sewer easement located at Parcel 15 which contains approximately 219 square feet 
or 0.005 acres in a sanitary sewer easement. The project has been identified as by the client as CFW# Project No. C02382-2 
SSR Contract 90 Part 2 Parcel 15. 

Current Ownership and Sales History 

The Uniform Standards of Professional Appraisal Practice (USPAP) requires full disclosure of any sales or property 
transfers with the previous three years of the date of value.   

According to public records, the owner of record is J. Isabel Flores and Maria A. Flores, who acquired the property in 2017.  
The seller was Marina Clardy.  To the best of my knowledge, no other sale or transfer of ownership has occurred within the 
past three years, and as of the effective date of this appraisal, the property is not subject to an agreement of sale or option to 
buy, nor is it listed for sale. 

Real Estate Tax Assessment 

Real estate tax assessments are estimated by jurisdiction on a county basis for the subject.  The property is located in Tarrant 
County.  Real estate taxes in this state and this jurisdiction represent ad valorem taxes, meaning a tax applied in proportion to 
value.  The real estate taxes for an individual property may be determined by dividing the assessed value for a property by 
100, then multiplying by the composite rate.   

Property Tax ID Number(s)
Land Assessment $10,000
Building Assessment $132,155
Total Assessment $142,155

Tax Rate 2.68800%
Indicated Tax Liability $3,821

00973963

 

Tax records indicate that the site has 0.1820 acres, or 7,920 square feet, indicating a Land Assessment of $1.26 per square 
foot or $54,945 per acre.  According to the tax records the building area is 1,415 square feet with a total assessment of 
$142,155 or $100.46 per square foot of building area.  The assessed value for the land appears to be below any of the land 
sales with in the immediate are of the subject.  The overall assessment not investigated for the purposes of this report. 

Inspection Information, Effective Date and Date of Report 

Aaron H. Wright, MAI and Matthew A. Sims made an inspection of the subject on 4/26/2022 from the public right of way.  
A letter was mailed to the property owner on 4/5/2022.  Contact was not established with the property owner.   

Primary Contact

Name

Address

City, State, Zip

2329 Emily Drive
J. Isabel Flores and Maria A. Flores

Fort Worth, Texas  76112  
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Effective and Report Date 

The effective date of this report is the most recent date of inspection, or 4/26/2022.  The date of the report 5/1/2022. 

On March 13, 2020, the United States Government declared a "National Emergency Concerning the Novel Coronavirus 
Disease (COVID-19) Outbreak", which was in effect on the Effective Date of this Appraisal Report. [In addition, on March 
19, 2020 the Governor of the State of Texas issued an Executive Order to mitigate the spread of COVID-19 which was in 
effect on the Effective Date of this Appraisal Report.] This appraisal report was performed pursuant to the Uniform Standards 
of Professional Appraisal Practice ("USPAP") and was based on information and comparable sales data available on that 
date. At this time, the effect of COVID-19 on the future value of the Subject Property or the value of the real estate market in 
the area of the Subject Property is unknown and not possible to predict. The intended users of this report should be aware of 
the uncertainty regarding market conditions and its potential impact on the subject’s market value as of the effective date of 
appraisal.  In markets times such as during the writing of this report, the opinions of market value may vary greatly based on 
the effective date of value. 

Prior Subject Property Services 

Under the Conduct section of USPAP, disclosure is required to the client if the appraiser is performing, or has performed 
other services with regard to the property such as property management, leasing, brokerage, auction, investment advisory 
services, or other valuation services in the three years prior to accepting an assignment.  I have not provided services 
regarding the subject property as an appraiser within the prior three years. 

Identification of the Client 

The appraisal report is prepared for the City of Fort Worth, its employees, agents and assigns. 

Intended Users and Intended Use 

The intended users of this report include the client and its employees/agents.  This report may also be used by an outside 
entity hired by the client to assist in the assignment.  The intended use of this appraisal is to assist the client in their 
determination of adequate compensation due.   

Objective of the Assignment 

The scope of this assignment is to form an opinion of total compensation due to the property owner as a result of the 
proposed acquisition by the City of Fort Worth.  This compensation includes the fee and easement interest at Market value of 
the part to be acquired and any (if any) damages to the remainder property.  The compensation may include temporary or 
permanent easement interest.  
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Appraisal Report Option 

This report is intended to conform to the Summary Appraisal Report format in compliance with Standards Rule 2-2(a) of The 
Uniform Standards of Professional Appraisal Practice (USPAP).  This appraisal report is intended to conform to “The 
Uniform Appraisal Standards for Federal Land Acquisitions” in accordance with Federal Regulations and the Appraisal 
report requirements of the Uniform Act (49 CFR 24.103).  This appraisal has been prepared in accordance with the Uniform 
Standards of Professional Appraisal Practice (USPAP) as promulgated by the Appraisal Foundation, the Standards of 
Professional Practice and the Code of Professional Ethics of the Appraisal Institute, except as they may conflict with State 
and Federal regulations regarding the appraisal of properties involved with the power of eminent domain for land 
acquisitions.  This opinion of value is subject to the Assumptions and Limiting Conditions that are included in the attached 
report.  There is additional supporting documentation contained within the appraisal files and project files. 

When valuing the subject property, the influence of the project cannot be considered according to 49 CFR 24.103(b) which 
states: 

“To the extent permitted by applicable law, the appraiser shall disregard any decrease or increase in the fair market value of 
the real property caused by the project for which the property is to be acquired, or by the likelihood that the property would 
be acquired for the project, other than that due to physical deterioration within the reasonable control of the owner.” 

When appraising the remainder after the acquisition, a forecast is being made.  This is a hypothetical situation that is a typical 
appraisal practice for valuing eminent domain situations.   

Property Rights Appraised 

The property rights being appraised in this report can consist of a fee simple estate, easement and temporary easement.  The 
interest being acquired can be in the form of fee simple estate, easement or temporary easement.  These are defined by The 
Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 2015), by the Appraisal Institute as: 

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." 

Easement – “An interest in real property that transfers use, but not ownership, of a portion of an owner's property.”  

Temporary Easement – “An easement granted for a specific purpose and applicable for a specific time period.” 

Extraordinary Assumptions 

Extraordinary assumption "presume as fact otherwise uncertain information about physical, legal, or economic characteristics 
of the subject property; or about conditions external to the property such as market conditions or trends; or about the integrity 
of data used in an analysis." (The Dictionary of Real Estate Appraisal)  If it turns out to be untrue, the value conclusion could 
be impacted.  Extraordinary assumptions are those assumptions that are specific to the assignment, as opposed to general 
assumptions, which could be applicable to any assignment.  In this assignment, I have assumed typical general assumptions 
and limiting conditions as cited in the addenda of this report. 

In addition, this report assumes that any improvements affected by the acquisition will be addressed by the City and property 
owner separately, therefore, this report does not include compensation for the improvements. If this is not the case, it could 
change the compensation of this report. 

The City has already acquired a permanent easement were a portion of the proposed permanent easement is located.  This 
report assumes the City of Fort Worth has the right to utilize the existing easement for the proposed permanent easement and 
the acquisition is limited to the area that is not located in the existing easement.  If this is not the case, it could change the 
compensation of this report. 
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Jurisdictional Exceptions 

For right-of-way projects in the State of Texas, there are also several cases that may establish compensable and non-
compensable elements resulting from a project. For example, in the State of Texas vs. Schmidt, the Texas Supreme Court 
“held that owners were not entitled to compensation for diminution in value of remainder property due to diversion of traffic, 
increased circuitry of travel of property, lessened visibility to passersby, or inconvenience of construction activities.”  These 
types of damages are considered community damages which would be non-compensable based on case law, as opposed to 
specific damages that are exclusive to a property. In addition, regarding the compensation for landscaping, the Texas 
Supreme Court stated in the case of White vs. Natural Gas that “in eminent domain proceedings our courts have consistently 
held that the landowner cannot recover for damage to crops, loss of trees, ornamental shrubs, etc., as separate items. These 
features can be taken into consideration in determining compensation only insofar as they affect the market value of the land, 
as land.” 

Hypothetical Conditions 

A hypothetical condition is “that which is contrary to known facts about physical, legal, or economic characteristics of the 
subject property; or about conditions external to the property, such as market conditions or trends; or about the integrity of 
data used in an analysis.”(2020-2022 USPAP)  In the State of Texas, appraisal reports prepared for eminent domain purposes 
may recognize one or more hypothetical conditions.  For example, the appraisal of a remainder property assumes that the 
proposed public or private improvements were complete as of the effective date of valuation, when in fact it is known that 
they are not.  The use of hypothetical conditions derived from public policy and case law does not result in a process that is 
limited or renders the results no longer credible.  When valuing the subject property, the influence of the project cannot be 
considered according to 49 CFR 24.103(b) which states: 

“To the extent permitted by applicable law, the appraiser shall disregard any decrease or increase in the fair market value of 
the real property caused by the project for which the property is to be acquired, or by the likelihood that the property would 
be acquired for the project, other than that due to physical deterioration within the reasonable control of the owner.” 

When appraising the remainder after the acquisition, a forecast is being made.  This is a hypothetical situation that is a typical 
appraisal practice for valuing eminent domain situations.  No other hypothetical conditions are utilized in this assignment 
other than the ones listed in the report and in the addenda. 

Competency Provision 

I am competent to accept this appraisal assignment based on my education and experience in appraising properties involving 
partial acquisitions for right of way purposes as well as my knowledge of the local real estate market.  Significant time has 
been spent in the collection and analysis of sales, rents, local costs, and demographics in order to obtain the necessary 
understanding of the local market.  

Environmental Statement 

A non-scientific inspection of the subject property and the rights-of-way being acquired indicated no evidence of 
underground storage tanks, soil contamination, or environmental hazards.  However, the appraiser is not qualified to detect 
the presence of environmental hazards, and the client is urged to retain an expert in this field if there is any question as to the 
existence of hazardous materials or environmental problems.  The value determined in the appraisal is based on the 
assumption that no hazardous materials or environmental problems are present on or in the property. 
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Scope of Work 

To perform this assignment, we took the following steps to gather, confirm, and analyze relevant data: 

Physically inspected the subject property and the surrounding market area.   

Collected information about the property and the market area, and confirmed the information with multiple sources. 

Performed a highest and best use analysis of the subject site as vacant and as improved when applicable. 

Gathered market information on comparable land and, if applicable, improved sales, construction costs, depreciation, rents, 
operating expenses, and capitalization rates.  The applicable comparable sales and rent information was confirmed with a 
party involved with the transaction.   

Analyzed market information and developed indications of value under the necessary approaches to value for a credible 
assignment result.  The market information was analyzed for an appraisal of the Whole Property, the Part to be Acquired 
and the value of the Remainder Before and Remainder After the acquisition.   

The appraisal of real estate typically employs three traditional valuation methods: the sales comparison approach, the 
cost approach, and the income approach.  In certain partial right-of-way acquisitions, the primary improvements are well 
removed from the area of proposed acquisition. If it has been determined that the proposed acquisition will not result in 
permanent damages to the remainder property, the opinion of compensation can be limited to the valuation of the land 
and affected site improvements. The inclusion of the unaffected improvements is not necessary in some cases for a 
credible assignment result. In this case, the main improvements are removed and not impacted by the proposed project. 
As such, the valuation is limited to the sales comparison approach for land only. 

Partitioned the Whole Property value opinion between the Part to be Acquired and the Remainder Before the acquisition.  
In this case, the part to be acquired and remainder before estimates are prorated allocations of the whole property (e.g., The 
whole property is 100% and the part to be acquired is 10%, resulting in a remainder before the acquisition of 90%).   

Performed a highest and best use analysis on the Remainder After with consideration to the impact on the residual property 
as a result of the proposed acquisition.  If necessary, the cost to cure and restore the functional utility of the remainder after 
was estimated. 

Derived an estimate of the total compensation due to the owner of the property as the result of a proposed acquisition by 
summation of the part to be acquired and any damages.  The damages were calculated based on the difference in the value 
opinion for the remainder before and remainder after. 

Prepared an appraisal report summarizing our analyses, opinions and conclusions. 

Personal Property and Trade Fixtures 

The estimate of compensation in this report is for real property interest, or real estate which includes the physical land and 
improvements attached to the land.  This report does not include a value estimate for personal property or trade fixtures 
unless represented otherwise in this report.  According to the Code of Federal Regulations (CFR), Title 49 – Transportation, 
Section 24.103(a)(1), “The appraisal report should identify the items considered in the appraisal to be real property, as well as 
those identified as personal property”.  The real property or real estate is described in other sections of this report, or the 
Description and Analysis of the Land and in the Description and Analysis of the Improvements.   

No personal property are located in the easement area. 
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NEIGHBORHOOD ANALYSIS 

The subject is located in Tarrant County, in the Eastern portion of Fort Worth.  The subject is located in the East Loop 820, 
Lancaster and Meadowbrook area.  The neighborhood is residential use with the predominant use in the immediate area being 
residential with commercial along East Loop 820 and Lancaster Avenue.  Over the past 15 years, the neighborhood has seen 
a significant increase in commercial and industrial uses along East loop 820.  The neighborhood is primarily a bedroom 
community with most residence working in the Fort Worth CBD. 

Demand Generators – Employment 

Downtown Fort Worth has a diverse group of employers, such as Pier 1 Imports, D.R. Horton, XTO Energy, TPG Capital.  
Due to its central location, Fort Worth is a major recreational destination due to the retail and restaurant/entertainment venues 
located in the Sundance Square area of downtown.  The Tarrant County College – Trinity River Campus and government 
operations for Tarrant County are also major sources of employment and demand in the area.  

Access and Public Services 

Primary access to the neighborhood is via IH 30, IH 20 and East loop 820 with access from IH 35 to the west, which extends 
from Fort Worth to Dallas, with IH 20 and IH 30 providing direct access to Dallas to the east.  The local market perceives 
public transportation as good compared to other areas in the region.  However, northern sections of IH 35W are current 
undergoing reconstruction and expansion, and traffic congestion is a major force in the market. 

Police and fire protection is provided by the City of Fort worth.  The Fort Worth surrounding area is mainly served by the 
Fort Worth Independent School District.  Higher education is provided by Tarrant County Community College (TCCC), a 
two year college.  The hospital district is located just south of IH 30 downtown.   

Land Use 

The immediate area consist of mixed uses of industrial, residential and some commercial.  Most of the commercial/industrial 
uses along Business East Loop 820 and Lancaster 820.  The commercial area over the last five years has continued to grow, 
with most growth along East Loop 820. 

Land Uses 

Predominant Age of Improvements 30 to 50 years 
Prevailing Single-Family Price Range $100,000 to $250,000 

Life Cycle Stage Stability 

Infrastructure/Planning Average 

Predominant Location of Undeveloped Land Infill  
 

Conclusion 

The market area is in the stability stage of its life cycle, and the area will continue as a bedroom community.  Growth trends 
and property values will remain stable in the near future in this market.   
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Area Map 

  

Subject 
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2Whole Property Description 

Description and Analysis of the Land 

Being Lot 6, Block 1, Forty Oaks Addition, City of Fort Worth, Tarrant County, Texas.   

Physical Features 

Land Area According to a survey provided by the client, the whole property is a 0.182 acres or 7,920 
square feet site of land improved with a single family residence and related site improvements.  
The City of Fort Worth has stated that there is an existing sewer line easement that has not yet 
been recorded.  This acquisition is to record the existing sewer easement located at Parcel 15 
which contains approximately 219 square feet or 0.005 acres in a sanitary sewer easement. 

Configuration Irregular 

Topography Near level 

Drainage Adequate 

Flood Plain 

Community Panel # 48439C0330K September 25, 2009 
Flood Zone Zone X – Outside of the 100 year flood (100%) 

Flood Insurance Not required in Zone X 

Environmental Hazards 

An environmental assessment report was not provided for review and environmental issues are beyond our scope of 
expertise. Our inspection of the site did not reveal any obvious signs that there are contaminants on or near the property. 
Therefore, we assume the subject is not adversely affected by environmental hazards. 

Ground Stability 

A soil report was not provided for review; however, based on our inspection of the property and observation of 
development on nearby sites, we assume that the subject is not affected by any adverse soil conditions that would restrict it 
from being developed to its highest and best use. 

Streets, Access, Frontage  

Street Emily Drive   
Frontage Feet +/- 55.00 feet   

Paving Asphalt Paving   

Curbs/Gutters Yes   

Sidewalks No   

Lanes 2 Lanes   

Direction of Traffic North/South   

Condition Average   

Traffic Levels Below Average   

Signals/Traffic Control None   

Access Average   

Visibility Average   

Driveways One   
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UTILITIES 

Utility Provider 

Water City of Fort Worth 

Sewer City of Fort Worth 

Electricity Oncor (through other retailers) 

Natural Gas Atmos Energy 

Local Telephone Various providers 

 

Summary of Land Description 

Overall, the physical characteristics of the site are suitable for the uses permitted by zoning.  Most factors, including its 
topography, location, accessibility, and availability of utilities are positive attributes.  In comparison to other residential sites 
in the region, I rate the subject as follows:  

SITE ATTRIBUTE RATINGS 

Visibility Average 

Traffic Light Controlled Intersection  Average 

Utilities Average 

Shape and Contour Average 

Land available for future development Average 
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Zoning 

The subject is zoned A-5.  This designation allows a wide variety of residential uses.  Specific zoning requirements are 
summarized in the following tables. 

ZONING SUMMARY 

Zoning Jurisdiction City of Fort Worth 

Zoning Designation A-5 – One Family District 

Zoning Change Likely? No 

Permitted Uses Single family residences 

 

ZONING REQUIREMENTS  

Category Zoning Requirement  

Minimum Lot Area 5,000 square feet  

Minimum Street Frontage None  

Minimum Lot Width 50 Feet  

Minimum Lot Depth None  

Minimum Front Yard Setback None  

Minimum Side Yard Setback None  

Minimum Rear Yard Setback 5 feet  

Maximum Site Coverage 50%  

Source City of Fort Worth  

 

According to the local planning department, there are no pending or prospective zoning changes. 

OTHER LEGAL AND REGULATORY CONSTRAINTS 

Easements, Encumbrances, and Restrictions 

Although a title report was not provided for review, I am are not aware of any easements, encumbrances, or restrictions 
that would adversely affect the use of the site. A title search is recommended to determine whether any adverse 
conditions exist. We assume that there are no easements, encumbrances, or restrictions that would restrict the property 
from being developed to its highest and best use.  It is noted that the property contains a number of easements along the 
east portion of the property, however, the easements do not affect development of the property. 

Encroachments 

I was not provided a survey; however, an inspection of the site revealed no apparent encroachments. It is assumed that the 
property is free and clear of encroachments. 

Other Land Use Regulations; Development Moratoriums 

I am not aware of any land use regulations other than zoning that would affect the property, nor am I aware of any 
moratoriums on development. 
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TAX MAP 
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Flood Map 

 

Subject 
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Zoning 

 

Subject 
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3Whole Property Analysis 

Highest and Best Use Analyses – Whole Property 

Before an opinion of value can be developed, there must be a determination of the highest and best use of the property. The highest 
and best use must be: Legally permissible, Physically Possible, Financially Feasible and capable of producing the highest value 
from among the permissible, possible, and financially feasible uses. 

Legally Permissible 

The subject is located in the southern portion of Fort Worth and Tarrant County.  The subject is currently zoned “A-5” 
Residential in the City of Fort Worth.  There are no other legal restrictions that would impeded the property from being 
developed to its highest and best use. 

Physically Possible 

The physical characteristics of the site should reasonably accommodate any use that is not restricted by its size.  According to 
a survey provided by the client, the whole property is a 0.182 acres or 7,920 square feet site of land improved with a single 
family residence and related site improvements.  The City of Fort Worth has stated that there is an existing sewer line 
easement that has not yet been recorded.  This acquisition is to record the existing sewer easement located at Parcel 15 which 
contains approximately 219 square feet or 0.005 acres in a sanitary sewer easement.  According to the most recent Flood 
Insurance Rate Map, the subject property does not lie in a flood zone.  Perimeter utility easements are assumed to be present 
along the sites perimeter, and the location and nature of these easements does not have an adverse effect on the utility of the 
site.  The topography is generally level and near level.  The property has adequate frontage, depth, accessibility and visibility, 
and is physically suited for most uses.  It is estimated that the property can be developed, as the property is currently 
improved. 

Financially Feasible 

In the immediate vicinity of the subject, land uses vary greatly. There are many residential developments near the subject.  
Based on the current market, there is sufficient demand to support residential uses.  Therefore, residential use is considered 
financially feasible at this time. 

Maximally Productive 

Considering the permissible, possible, and financially feasible uses.  I conclude that residential use is the maximally 
productive use of the property. 

Conclusion 

Residential the only uses that meet the four tests of highest and best use.  Accordingly, it is concluded to be the highest and 
best use of the property. 

Analysis of Site “As Improved” 

The subject is currently improved with a single family residence and related site improvements, however, for the purposes of 
this report is the highest and best use as improved is not investigated. 

Valuation Methodology 

This appraisal of real estate typically employs three traditional valuation methods: the sales comparison approach, the cost 
approach, and the income approach.  In certain partial right-of-way acquisitions, the primary improvements are well removed 
from the area of proposed acquisition. If it has been determined that the proposed acquisition will not result in permanent 
damages to the remainder property, the opinion of compensation can be limited to the valuation of the land and affected site 
improvements. The inclusion of the unaffected improvements is not necessary in some cases for a credible assignment result. 
In this case, the main improvements are removed and not impacted by the proposed project. As such, the valuation is limited 
to the sales comparison approach for land only. 
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Sales Comparison Approach – Land Whole Property 

Aerial Map Description Land Sale 1 

Vacant Land
1857 Provine Street East
Fort Worth, Texas  76103
  

This property was purchased for future development.

Sale (Deed) Date 10/29/2021
Grantor (Seller) Jesse Enriquez and Lucerito En
Grantee (Buyer) Abel Fernandez and Susan Barri
Recording DOC D221336192
Zoning A-7.5 One Family
Highest and Best Use Residential
Utilities All Available
Flood Plain None
Land Size (SF) 18,731
Land Size (Acres) 0.4300
Sale Price $85,000
Sale Price Per SF $4.54
Price Per Acre $197,672

  

Aerial Map Description Land Sale 2 

Vacant Land
5100 N Hampshire Boulevard
Fort Worth, Texas  76112
  

This property was purchased for future development.

Sale (Deed) Date 2/4/2021
Grantor (Seller) Paul Schuder
Grantee (Buyer) Galidea Homes, Inc.
Recording DOC D221034432
Zoning A -7.5 One Family
Highest and Best Use Residential
Utilities All Available
Flood Plain None
Land Size (SF) 29,839
Land Size (Acres) 0.6850
Sale Price $95,000
Sale Price Per SF $3.18
Price Per Acre $138,684

  

Aerial Map Description Land Sale 3 

Vacant Land
4916 Morris Avenue
Fort Worth, Texas  76103
  

This property was purchased for future development.

Sale (Deed) Date 11/2/2021
Grantor (Seller) Miguel Reyna and Yavidia reyna
Grantee (Buyer) Bryan Alexandro Garcia
Recording DOC D221323328
Zoning A-7.5 One Family
Highest and Best Use Residential
Utilities All Available
Flood Plain None
Land Size (SF) 9,975
Land Size (Acres) 0.2290
Sale Price $75,000
Sale Price Per SF $7.52
Price Per Acre $327,519

  

Aerial Map Description Land Sale 4 

Vacant Land
2843 Meaders Avenue
Fort Worth, Texas  76112
  

This property was purchased for future development.

Sale (Deed) Date 6/3/2020
Grantor (Seller) Tera Homes, LLC
Grantee (Buyer) Victor Figueroa
Recording DOC D220128776
Zoning A-5 One Family
Highest and Best Use Residential
Utilities All Available
Flood Plain None
Land Size (SF) 9,757
Land Size (Acres) 0.2240
Sale Price $30,000
Sale Price Per SF $3.07
Price Per Acre $133,935  
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Comparable Land Sales Map 
 

 

Subject 
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The sales comparison approach assumes that an informed purchaser would pay no more for a property than the cost of acquiring 
another existing property with the same utility. This approach is especially appropriate when an active market provides sufficient 
reliable data that can be verified from authoritative sources. The sales comparison approach is less reliable in an inactive market, or 
when estimating the value of properties for which no real comparable sales data is available. It is also questionable when sales data 
cannot be verified with principals to the transaction. 

Subject Comp No. 1 Comp No. 2 Comp No. 3 Comp No. 4

Grantor - Jesse Enriqu… Paul Schuder… Miguel Reyna… Tera Homes, …

Grantee - Abel Fernand… Galidea Home… Bryan Alexan… Victor Figue…

Date of Sale 4/26/2022 10/29/2021 2/4/2021 11/2/2021 6/3/2020

Relative Location 2329 Emily Avenue Fort Worth Fort Worth Fort Worth Fort Worth

Size (Acres) 0.182 0.430 0.685 0.229 0.224

Size (Square Feet) 7,920 18,731 29,839 9,975 9,757

Sale Price - $85,000 $95,000 $75,000 $30,000

Unit Price Per SF $4.54 $3.18 $7.52 $3.07

Property Rights 0% 0% 0% 0%

Financing 0% 0% 0% 0%

Condition of Sale 0% 0% 0%

Date of Sale (Annual Adjustment) 10.0% 5% 12% 5% 19%

Adjusted Price Per SF $4.77 $3.56 $7.90 $3.65

Location 2329 Emily Avenue

Corner No

Physical Characteristics None

Size 0.182

Flood None

Shape Rectangular

Utilities All Available 0% 0%

Zoning/H&B Residential 0% 0% 0% 0%

Total Adjustments 0% 0% 0% 0%

Indicated Unit Value $4.77 $3.56 $7.90 $3.65

Estimated Unit Value $5.00

Estimated Value by Sales Comparison Approach……………………………………………………………………………… $39,600

VALUATION GRID Representative Comparable Sales

 

Explanation of Adjustments 

My rating of each comparable sale in relation to the subject is the basis for the adjustments. If the comparable is superior to 
the subject, its sale price is adjusted downward to reflect the subject’s relative inferiority; if the comparable is inferior, its 
price is adjusted upward. The elements of comparison are: 

Real Property Rights Conveyed -This adjustment is generally applied to reflect the transfer of property rights different from 
those being appraised, such as differences between properties owned in fee simple and in leased fee.  For this analysis, no 
adjustments are required. 

Financing Terms - This adjustment is generally applied to a property that transfers with atypical financing, such as having 
assumed an existing mortgage at a favorable interest rate. Conversely, a property may be encumbered with an above-market 
mortgage which has no prepayment clause or a very costly prepayment clause. Such atypical financing often plays a role in 
the negotiated sale price.  For this analysis, no adjustments are required. 
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Conditions of Sale - This adjustment category reflects extraordinary motivations of the buyer or seller to complete the sale. 
Examples include a purchase for assemblage involving anticipated incremental value or a quick sale for cash. This 
adjustment category may also reflect a distress-related sale, or a corporation recording a non-market price.  No adjustment are 
required 

Expenditures at Purchase - This adjustment is appropriate in situations where the sale price has been influenced by 
expenditures that the buyer intended to make immediately after purchase. Examples include buyer-paid sales commissions, 
buyer-paid back taxes, and costs to demolish obsolete structures to clear a site for redevelopment. No adjustments are 
required.  

The previous adjustments, if required, are applied sequentially in the order discussed. 

Time - Market Conditions - Real estate values normally change over time.  The rate of this change fluctuates due to 
investors’ perceptions of prevailing market conditions. This adjustment category reflects value changes, if any, that have 
occurred between the date of the sale and the effective date of the appraisal.  All of the sales are reasonably current, occurring 
between June 2020 and November 2021.  However, the Dallas/Fort Worth area as a whole has seen an increase in value and a 
10% annual increase is utilized for the subject area, which is south of the Fort Worth area. 

Time - Market Conditions adjustments are applied after the previous adjustments but before any of the following 
adjustments. 

Location - Location has a great impact on property values.  The subject is located at 2329 Emily Avenue, Fort Worth, 
Tarrant County, Texas.  All of the sales are located in a similar areas and no adjustments are required.  

Corner – The subject is not located on a corner.  In residential, no adjustment for corner vs no corner is warranted.   

Physical Characteristics - This adjustment category generally reflects differences such as site size, configuration, 
availability of utilities, or topography.  

 Size – The subject is 0.182 acres or 7,920 square feet.  All Land Sales are considered similar in size and will not 
require adjustments based on the market.  

 Shape – The subject is rectangular in shape and all the sales are similar.  Thus, no adjustments are applied. 

 Flood Hazard – The property is not located in a flood zone.  All Land Sales are considered similar and no 
adjustments are applied.   

 Utilities – The subject has access to all utilities.  All Land Sales are considered similar and no adjustments are 
applied. 

Zoning/H&B - This adjustment category generally addresses any differences between the highest and best use of the subject 
and the comparables.  The subject is currently zoned for residential use.  All Land Sales are considered similar and no 
adjustments are needed. 

Land Value Conclusion – Whole Property 

Based on the preceding analysis and adjustments, the comparable sales provide a range of value indications from $3.56 to $7.90 Per 
SF with an average of $4.97 Per SF.  With roughly equal weight applied to All Land Sales, it is my opinion that the applicable unit 
value is $5.00 Per SF.  This results in a concluded land value as follows: 

Unit Price (Per SF) $5.00
Land Area (SF) 7,920
Concluded Land Value $39,600 

Fee Area
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CONCLUSION OF VALUE – WHOLE PROPERTY 

Reconciliation involves the analysis of alternative value indications to determine a final value conclusion.  The appraisal of 
real estate typically employs three traditional valuation methods: the Sales Comparison Approach, the Cost Approach, and 
the Income Approach.  The subject is land improved with a single family residence and only the sale comparison approach 
for land is utilized.  The value indicated by the sales comparison approach for land is as follows: 

Cost Approach N/A 

Sales Comparison Approach $39,600 

Income Capitalization Approach N/A 

 
CONCLUSION OF VALUE 

Based on the analyses and conclusions in the accompanying report, and subject to the definitions, assumptions, and limiting 
conditions expressed herein, it is our opinion that the market value as of 4/26/2022, is $39,600. 

EXPOSURE TIME AND PROBABLE BUYER 

The above expressed opinion of value is based upon an estimated exposure time (i.e., the length of time the subject property 
would have been exposed for sale in the market at the market value concluded in this analysis as of the date of this valuation) 
of about 18 months. Many similar real estate assets similar to the subject are owned by national corporate entities and local 
entities, suggesting that the most probable buyer of the whole property under typical market parameters would be the same.  
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4Part To Be Acquired Analysis 

The part to be acquired may be valued in two different manners in Texas.  If the part to be acquired can be considered an 
individual economic entity, then it is valued as a separate parcel.  Thus, this may require that all three approaches to value 
and possibly, a whole new set of market data be considered, which would be more comparable to the part taken, than just the 
reuse of the market data utilized in the whole property valuation.  On the other hand, if the part taken cannot be considered an 
individual economic entity, then its value contribution to the entire parcel is used.  In this case, the value of the part to be 
acquired would not be independent and the part to be acquired represents the prorated value from the whole property.   

Property Description – Part to Be Acquired 

The City of Fort Worth has stated that there is an existing sewer line easement that has not yet been recorded.  This 
acquisition is to record the existing sewer easement located at Parcel 15 which contains approximately 219 square feet or 
0.005 acres in a sanitary sewer line easement.  A map of the proposed fee acquisition area is shown below.  The complete 
survey map and legal description of the part to be acquired are presented in the addenda of this report. 
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Highest And Best Use – Part to Be Acquired 

While smaller than the whole site, there is no market evidence that would suggest a unit value of a parcel smaller than the 
whole subject could command a higher unit value than its contribution to the whole.  It is the appraisers’ opinion that the 
comparable land sales used to estimate the market value for the subject property whole land would be applicable to the part to 
be acquired.  Therefore, its highest and best use is to serve as part of the whole site.  

Easement Valuation Matrix  

As noted, the parts to be acquired are easement areas. The following chart (Right of Way Magazine, “Easement Valuation”, 
Sherwood, May 2006) outlines a very basic analysis of typical easement encumbrances. It can be used as a generic guide to 
in order to analyze the extent of ownership the fee owner loses as a result of the encumbrance brought about by an easement.  

 

The City of Fort Worth has stated that there is an existing sewer line easement that has not yet been recorded.  This 
acquisition is to record the existing sewer easement located at Parcel 15 which contains approximately 219 square feet or 
0.005 acres in a sanitary sewer line easement.  Based on the chart above, the acquisition of the sanitary sewer easement 
encumbers 50% of the rights and the easement will be going along the back portion of the property.  The following shows the 
estimated value of the permanent sewer easement. 

Parcel 15 219 SF @ $5.00 / SF @ 50% $548  
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REMAINDER BEFORE ANALYSIS 

The value of the remainder before the taking is found by subtracting the value of the part to be acquired from the value of 
the whole property.  The remaining property before the taking is sometimes referred to as the “residue.” 

The total value of the part to be acquired equals $548.  The value of the whole property was estimated at $39,600, indicating 
a residual value or Remainder Before value of $39,052.  

Whole Property Value $39,600

Less:  Part To Be Acquired $548

Equals:  Remainder Before Value $39,052  
 

The following chart provides a breakdown of the remainder before components: 

Fee Area 7,701 SF @ $5.00 / SF $38,505

Parcel 15 219 SF @ $5.00 / SF @ 50% $547

$39,052

$39,052

Total Land

TOTAL VALUE AS A UNIT

Land Value Conclusions - Remainder Before
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5Remainder After Analysis 

The value of the remainder after the taking is an estimate of the market value taking into consideration the effect that the 
proposed easement or right-of-way will have on the remainder.  This valuation is based upon a new site analysis, highest and 
best use analysis, as well as the employment of the three approaches to value. 

Damages or benefits to the remainder are found by subtracting the value of the remainder after the taking from the value of 
the remainder before the taking.  If positive, damages exist.  Likewise, if the figure is negative, benefits are present 
(enhancement). 

PROPERTY DESCRIPTION – REMAINDER AFTER 

The remainder property will be very similar to the whole property before the acquisition, as illustrated below.  After the 
acquisition, the shape of the remainder will be the same and will contain approximately 7,920 square feet, or 0.182 acres.  

 

HIGHEST AND BEST USE – REMAINDER AFTER 

The highest and best use of the remainder after the acquisition is the same as that of the whole property.  After the 
acquisition, the remainder will be similar as the whole property.  We conclude that the highest and best use of the remainder 
after the acquisition is the same as that of the whole property.  No damages to the remainder result from the proposed 
acquisition.  Based on conversations with the City of Fort Worth, the easement will not affect the function of the dwelling 
and this report assumes that the easement does not affect the dwelling. 
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SALES COMPARISON APPROACH – LAND REMAINDER AFTER  

Subject Comp No. 1 Comp No. 2 Comp No. 3 Comp No. 4

Grantor - Jesse Enriqu… Paul Schuder… Miguel Reyna… Tera Homes, …

Grantee - Abel Fernand… Galidea Home… Bryan Alexan… Victor Figue…

Date of Sale 4/26/2022 10/29/2021 2/4/2021 11/2/2021 6/3/2020

Relative Location 2329 Emily Avenue Fort Worth Fort Worth Fort Worth Fort Worth

Size (Acres) 0.182 0.430 0.685 0.229 0.224

Size (Square Feet) 7,920 18,731 29,839 9,975 9,757

Sale Price - $85,000 $95,000 $75,000 $30,000

Unit Price Per SF $4.54 $3.18 $7.52 $3.07

Property Rights 0% 0% 0% 0%

Financing 0% 0% 0% 0%

Condition of Sale 0% 0% 0%

Date of Sale (Annual Adjustment) 10.0% 5% 12% 5% 19%

Adjusted Price Per SF $4.77 $3.56 $7.90 $3.65

Location 2329 Emily Avenue

Corner No

Physical Characteristics None

Size 0.182

Flood None

Shape Rectangular

Utilities All Available 0% 0%

Zoning/H&B Residential 0% 0% 0% 0%

Total Adjustments 0% 0% 0% 0%

Indicated Unit Value $4.77 $3.56 $7.90 $3.65

Estimated Unit Value $5.00

Estimated Value by Sales Comparison Approach…………………………………………………………………………. $39,052

VALUATION GRID Representative Comparable Sales

 

EXPLANATION OF ADJUSTMENTS 

The land sales presented for analysis of the whole property land would be applicable to the reminder property land.  In addition, the 
adjustments for the whole property land are similar to the remainder property land.  For a recompilation of information, reference is 
made to the sale data sheets and explanation of adjustments presented in Section 3.   

Fee Area 7,701 SF @ $5.00 / SF $38,505

Parcel 15 219 SF @ $5.00 / SF @ 50% $547

$39,052

$39,052

Total Land

TOTAL VALUE AS A UNIT

Land Value Conclusions - Remainder Before
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Conclusion of Value – Remainder After Property 

After consideration of the part to be acquired, the valuation of the remainder after by the traditional approaches is as follows: 

Cost Approach N/A 

Sales Comparison Approach $39,052 

Income Capitalization Approach N/A 

 
CONCLUSION OF VALUE 

Only the sales comparison approach for land is utilized in the remainder.  The subject is considered vacant land and the 
improvements do not contribute value.  Based on the analyses and conclusions in the accompanying report, and subject to the 
definitions, assumptions, and limiting conditions expressed herein, it is my opinion that the remainder after market value as 
of 4/26/2022, is $39,052. 
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6Conclusion and Compensation Summary 

The previous data has been considered for an indication of permanent damages or enhancements to the subject property.  
Typically, enhancements to the Remainder After property are applied to off-set damages to the Remainder After property.  
However, enhancements do not off-set compensation for the Part to be Acquired.   

 
Based on the analysis and conclusions in this report, and subject to the definitions, assumptions, and limiting conditions 
expressed herein, it is my opinion that the compensation for the acquisition of the herein described property as of 4/26/2022, 
is calculated as follows: 
 

$548

$0
$0
$548 Total Compensation……………………………………………………………………. …………………….

$39,052

Whole Property Value ………………………………………………………………..………………… $39,600
Part To Be Acquired ………………………………………………………………………...………………………..
Remainder Before the Acquisition…………………………………………………………………….. $39,052

Costs to Cure………………………………………………………………………………………………………….
Damages (or Enhancements) ………………………………………………………………………………...………

Determination of Compensation

Remainder After the Acquisition ………………………………………………………………………
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Assumptions and Limiting Conditions 
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CERTIFICATION 1 OF 2 

I certify that, to the best of our knowledge and belief: 

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

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and 
are our personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report, and I have no personal interest 
with respect to the parties involved. 

4. I have not performed appraisal services, as an appraiser, regarding the property that is the subject of this report within the 
three-year period immediately preceding acceptance of this assignment.  

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

6. My engagement in this assignment was not contingent upon developing or reporting predetermined results. 

7. 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. 

8. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the Uniform 
Standards of Professional Appraisal Practice, as promulgated by the Appraisal Foundation and the Code of Professional 
Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute. 

9. Aaron H. Wright, MAI made a personal inspection of the property on 4/26/2022. 

10. No one provided significant real property appraisal assistance to the person(s) signing this certification. 

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

12. This appraisal is not based on a requested minimum valuation, a specific valuation, or the approval of a loan. 

13. I have not relied on unsupported conclusions relating to characteristics such as race, color, religion, national origin, gender, 
marital status, familial status, age, receipt of public assistance income, handicap, or an unsupported conclusion that 
homogeneity of such characteristics is necessary to maximize value. 

14. It is my opinion that the subject does not include any enhancement in value as a result of any natural, cultural, recreational 
or scientific influences retrospective or prospective. 

15. I have experience in appraising properties similar to the subject and are in compliance with the Competency Rule of 
USPAP. 

16. As of the date of this report, Aaron H. Wright, MAI has completed the continuing education program of the Appraisal 
Institute.  

 
 
 
 
Aaron H. Wright, MAI 
Certified General Real Estate Appraiser 
Certificate # TX-1337782-G 
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CERTIFICATION 2 OF 2 

I certify that, to the best of my knowledge and belief... 

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

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and 
my personal, impartial, and unbiased professional analyses, opinions, and conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report, and I have no personal interest 
with respect to the parties involved. 

4. I have not performed appraisal services, as an appraiser, regarding the property that is the subject of this report within the 
three-year period immediately preceding acceptance of this assignment.  

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

6. My engagement in this assignment was not contingent upon developing or reporting predetermined results. 

7. 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. 

8. My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the Uniform 
Standards of Professional Appraisal Practice, as promulgated by the Appraisal Foundation and the Code of Professional 
Ethics and the Standards of Professional Appraisal Practice of the Appraisal Institute. 

9. Matthew A. Sims made an inspection of the property on 4/26/2022. 

10. No one provided significant real property appraisal assistance to the person(s) signing this certification. 

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

12. This appraisal is not based on a requested minimum valuation, a specific valuation, or the approval of a loan. 

13. I have not relied on unsupported conclusions relating to characteristics such as race, color, religion, national origin, gender, 
marital status, familial status, age, receipt of public assistance income, handicap, or an unsupported conclusion that 
homogeneity of such characteristics is necessary to maximize value. 

14. It is my opinion that the subject does not include any enhancement in value as a result of any natural, cultural, recreational 
or scientific influences retrospective or prospective. 

15. I have experience in appraising properties similar to the subject and are in compliance with the Competency Rule of 
USPAP. 

 

 

 

Matthew A. Sims 
Certified General Appraiser 
State Certificate #TX-1381080-G 
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Professional Qualifications of Aaron H. Wright, MAI 

Aaron H. Wright, MAI is the Principal and Senior Appraiser of Texas Appraisal Team, a full service real estate consulting and 
appraisal firm.  Mr. Wright has been appraising real estate since May 2005 and is a Certified General Real Estate Appraiser in the 
State of Texas.  Mr. Wright's responsibilities include appraisal and appraisal review of all types of properties.  Mr. Wright has 
testified as an expert witness regarding real property value on numerous occasions in various courts of law.  Prior to appraisal,  
Mr. Wright was the Principal of Wright Innovations, a construction and real estate investment company based in Fort Worth, 
Texas.   
 
Mr. Wright has performed valuation, consulting services and review on various properties including, but not limited to, shopping 
centers, apartment complexes, industrial facilities, raw and developed land, office towers and complexes, motels, hotels, 
residential and mixed-use developments.  Mr. Wright has worked on numerous unique valuations, such as utility corridors, 
easement interests, partial and undivided interests, and billboards.   
 
EDUCATION: 

 
Bachelor of Science in Accounting  
      University of North Texas, Denton, Texas  2001 
Key Courses: 

 Finance 
 Accounting 
 Business Law 
 Real Estate 
 General Business 

 
Completed the following courses offered by the Appraisal Institute: 
 
Basic Appraisal Principles 
Basic Appraisal Procedures 
Real Estate Finance, Statistics, and Valuation Modeling 
General Appraiser Sales Comparison Approach 
General Appraiser Site Valuation and Cost Approach 
General Appraiser Market Analysis and Highest and Best Use 
General Appraiser Income Approach/Part 1 
General Appraiser Income Approach/Part 2 
General Appraiser Report Writing and Case Studies 
Advanced Market Analysis and Highest and Best Use 
Advance Income Capitalization 
Advanced Concepts and Case Studies 
 
Completed the following courses offered by the International Right of Way Association: 
 
Business Relocation 
Relocation Assistance 

 
PROFESSIONAL 
AFFILIATIONS 

 
Licensed: 
 
Member: 
 

 
Texas Certified General Real Estate Appraiser (TX-1337782-G) 
 
International Right-of-Way Association (IRWA) 
Member of Appraisal Institute  
Director of Residents at Cordes and Howell HOA   
Reece Creek Volunteer Fire Department 

 
ACTIVITIES 

 
Mr. Wright is active in the Central Texas Chapter of the Appraisal Institute and International Right of Way 
Association.  
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Professional Qualifications of Matthew A. Sims 

Matthew A Sims is a Certified General Appraiser and Analyst of Texas Appraisal Team, a full-service real estate consulting and 
appraisal firm.  Prior to joining Texas Appraisal Team, Mr. Sims worked for Morrison Supply Company as a Sales Associate 
and Operations Manager located in Fort Worth.  Prior to Morrison Supply Company, Mr. Sims worked for an appraisal firm in 
Fort Worth for over three years. 
  
Matthew A. Sims has assisted in valuation of various properties including utility easements, transmission lines, raw and 
developed land, apartment complexes, office buildings, convenience stores, restaurants, industrial facilities, and shopping centers, 
mixed-use and special-purpose properties. Matthew A. Sims has worked on numerous unique valuations, such as utility corridors, 
easement interests, partial and undivided interests. 
 
 
EDUCATION: 

 
Texas Tech University 
  Bachelor of Communication Studies with an emphasis in Corporate Communication, 2006 
 
 
Completed the following courses of study and exams offered by the Appraisal Institute: 
 
Basic Appraisal Principles 
Basic Appraisal Procedures  
Supervisor-Trainee Course for Texas 
Standards of Professional Appraisal Practice  (USPAP) 
General Appraiser Market Analysis Highest and Best Use 
General Appraiser Site Valuation and Cost Approach 
General Appraiser Sales Comparison Approach 
General Appraiser Sales Income Approach 1 
General Appraiser Sales Income Approach 2 
General Appraiser Report Writing and Case Studies 
Statistics, Modeling, and Finance 
Appraisal Subject Matter Electives 
 

 
PROFESSIONAL 
AFFILIATIONS 

 
Licensed: 
 
 
 
Member: 

 
Certified General Real Estate Appraiser (TX 1381080-G) 
Oklahoma Certified General Real Estate Appraiser (OK-13642CGA) 
Property Tax Consultant (TX-11459) 
Real Estate Sales Agent (TX-646915) 
 
International Right-of-Way Association (IRWA) 
 

 
 



PARCEL 15 ADDENDUM A  
 

 PAGE A.6 

Assumptions and Limiting Conditions 

That 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. 
 
That no opinions are intended to be expressed for legal matters or that would require specialized investigation or knowledge beyond 
that ordinarily employed by real estate appraisers, although such matters may be discussed in this report. 
 
That no opinion as to title is rendered.  Name of ownership and the legal description were obtained from sources generally considered 
reliable.  Title is assumed to be marketable and free and clear of all liens, encumbrances, easements, and restrictions except those 
specifically discussed in this report.  The property is appraised assuming it to be under responsible ownership and competent 
management and available for its highest and best use. 
 
That no engineering survey has been made by the appraiser.  Except as specifically stated, data relative to size and area were taken 
from sources considered reliable and no encroachment of real property improvement is assumed to exist. 
 
That maps, plats, and exhibits included herein are for illustration only, as an aid in visualizing matters discussed within this report.  
They should not be considered as surveys or relied upon for any other purpose. 
 
That no detailed soil studies covering the subject property were available to the appraiser.  Therefore, premises as to soil qualities 
employed in this report are not conclusive, but have been considered consistent with information available to the appraiser.  No 
opinion is expressed as to the value of subsurface oil, gas or mineral rights, if any, and I have assumed that the property is not subject 
to surface entry for the exploration or removal of such materials, unless otherwise noted in my appraisal.   
 
The property is appraised as though free and clear, under responsible ownership, and competent management.  All existing liens and 
encumbrances have been disregarded. 
 
Unless otherwise stated herein, all of the improvements previously described were considered operational and in good condition.  The 
property is in compliance with all applicable building, environmental, zoning, and other federal, state and local laws, regulations and 
codes. 
 
Unless stated otherwise in this report, no presence of hazardous materials on or in the property was observed by the appraiser.  The 
appraiser has no information on the existence of such materials and is not qualified to detect same.  The presence of such materials on 
or in the property could affect the appraiser's opinion of market value.  However, the value stated herein is based on the assumption 
that no hazardous materials are present on or in the property, and the appraiser accepts no responsibility for determining such 
condition.  The client is urged to retain an expert in this field if there is any question as to the existence of hazardous material. 
 
Any information furnished to us by others is believed to be reliable, but I assume no responsibility for its accuracy. 
 
Possession of this report, or a copy thereof, does not carry with it the right to publication, nor may it be used for any purpose, by any 
but the intended user, without the previous written consent of the appraiser or the intended user and, in any event, only in its entirety. 
 
This appraisal does not require us to give testimony in court or attend on its behalf unless arrangements have been previously made 
therefore. 
 
If condemnation proceedings become necessary, this appraiser will testify to an updated opinion reflecting the value of the whole 
property, the part to be acquired, the value of the entire remainder prior to the acquisition and the value of the entire remainder after 
the acquisition, reflecting any change in the size or character of the land and/or changes in number and/or conditions of the 
improvements located thereon. 
 
The distribution of the total valuation in this report between land and improvements apply only under the existing programs of 
utilization.  The separate valuations for land and building must not be used in conjunction with any other appraisal and are invalid if so 
used. 
 
The value is reported in dollars on the basis of the currency prevailing at the date of this appraisal. 
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I have no present or contemplated interest in the property appraised. 
 
My compensation for making this appraisal is in no manner contingent upon the value reported. 
 
That the appraiser assumes no responsibility for determining if the property lies within a flood hazard area and its consequences to the 
property.  It is advised that a Topographic Survey be obtained and local officials be contacted. 
 
That my analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the Uniform 
Standards of Professional Appraisal Practice, as promulgated by the Appraisal Foundation and the Code of Professional Ethics and the 
Standards of Professional Practice of the Appraisal Institute. 
 
No consideration has been given to personal property located on the premises or to the cost of moving or relocating such personal 
property; only the real property has been considered. 
 
The appraisal of the Whole Property considered all factors willing, knowledgeable buyers and sellers would consider in negotiating 
the purchase price of the property except the influence of the proposed project.  The exclusion of the project influence is a Departure 
from USPAP and is allowed through Jurisdictional Exception.  This exception was made under the Jurisdictional Exception provision 
and is also considered a hypothetical condition under Uniform Standards of Professional Appraisal Practice. 
 
The appraisal of the Remainder considered all factors willing knowledgeable buyers and sellers would consider in negotiating the 
purchase price of the property including the use to which the part taken is to be put and the effects of the condemnation but excluded 
the effects of all non-compensable elements.  Such exclusion is typical appraisal practice in eminent domain situations.   
 
Information received from the Texas Department of Transportation pertaining to the size and description of the subject property and 
partial acquisition is assumed to be correct.  Additional information, which assisted me in the production of this appraisal, has been 
retained in my files. 
 
No consideration has been given to personal property located on the premises or to the cost of moving or relocating such personal 
property; only the real property has been considered. 
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Definitions 
These definitions have been extracted, solely from the following: 

1. Uniform Standards of Professional Appraisal Practice, 2020-2022 Edition (USPAP) 

2. The Dictionary of Real Estate Appraisal, 6th Edition, Appraisal Institute, Chicago, Illinois, 2015 (Dictionary) 

3. The Appraisal of Real Estate, 14th Edition, Appraisal Institute, Chicago, Illinois, 2013 

Appraisal 
The act or process of developing an opinion of value; an opinion of value. (USPAP) 

Easement Interest 
An interest in real property that transfers use, but not ownership, of a portion of an owner's property. (The Appraisal of Real 
Estate) 

Effective Date 
The date on which the analyses, opinions, and advice in an appraisal, review, or consulting service apply. (Dictionary) 

Exposure Time 
4. The time a property remains on the market. 
5. 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 estimate based on 
an analysis of past events assuming a competitive and open market.  Exposure time is always presumed to occur prior to the 
effective date of the appraisal.  The overall concept of reasonable exposure encompasses not only adequate, sufficient and 
reasonable time but also adequate, sufficient and reasonable effort.  Exposure time is different for various types of real estate 
and value ranges and under various market conditions. (Dictionary) 

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. (Dictionary) 

Highest and Best Use 
The reasonably probable and legal use of vacant land or an improved property that is physically possible, appropriately 
supported, financially feasible, and that results in the highest value. The four criteria the highest and best use must meet are 
legal permissibility, physical possibility, financial feasibility, and maximum productivity.  Alternatively, the probable use of 
the land or improved property-specific with respect to the user and the timing of the use- that is adequately supported and 
results in the highest present value. (Dictionary) 

Leased Fee Interest 
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 lessee are specified by contract terms contained within the lease. (Dictionary) 

Leasehold Interest 
The interest held by the lessee (the tenant or renter) through a lease transferring the rights of use and occupancy for a stated 
term under certain conditions. (Dictionary) 

Market Value 
Market Value is defined by City of Austin v. Cannizzo, 267 S.W. 2d 808 (Tex 1954) as being: 

“The price the property would bring when offered for sale by one who desires to sell, but is not obliged to sell, and 
is bought by one who desires to buy, but is under no necessity of buying, taking into consideration all of the uses to 
which it is reasonably adaptable and for which it either is, or in all reasonable probability, will become available 
within the reasonable future.” 
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Taken from: Emily Drive Southeast towards whole property 

 

 
Taken from: Emily Drive East towards whole property 

 


