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COMMISSIONERS' COURT ADJOURNED TO EXECUTIVE SESSION AT 11:05 A.M. ON
TUESDAY, MAY 25, 2004.

AGENDA ITEM 53

Discuss real estate (EXECUTIVE SESSION as per VTCA Gov!. Code sec. 551.071 consultation with attorney.)

No action was taken on this item in Executive Session.

AGENDA ITEM 54

Discuss pending litigation: Carol Collins VS. Gene Taylor (EXECUTIVE SESSION as per VTCA Gov!. Code
sec. 551.071 consultation with attorney.)

No action was taken on this item in Executive Session.

COMMISSIONERS' COURT RECONVENED FROM EXECUTIVE SESSION AT 12:00 P.M. ON
TUESDAY, MAY 25, 2004.

AGENDA ITEM 55

Discuss and take appropriate action on real estate.

There was no action on this agenda item.

AGENDA ITEM 56

Discuss and take appropriate action on Interlocal Agreement with City of Taylor concerning exchange of JP #4
property with Constable Pet. #4 and EMS property.

Commissioner Limmer addressed the Court on this issue, which is a trade between the County and the City of
Taylor, in which properties will be traded to the City in exchange for properties and $155,000 to the County.
Dale Rye will be working on preparing this interlocal agreement for signatures.

Moved: Commissioner Limmer
Seconded: Commissioner Birkman
Motion: To approve Interlocal Agreement with City of Taylor concerning exchange of JP #4 property with
Constable Pet. #4 and EMS property.
Vote: 4 - O. Commissioner Hays was absent from the dais.

< Attachment>
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COUNTY-CITY INTERLOCAL AGREEMENT

1. PARTIES. The parties to this agreement are Williamson County, by and through its duly
authorized representative, the Honorable County Judge John C. Doerfler or his lawful
successor (hereafter referred to as the "County"), and the City of Taylor, a duly
incorporated Texas city, by and through its duly authorized representative (hereafter
referred to as the "City"). This agreement is executed under the provisions of the Texas
Interlocal Cooperation Act [TEX. Loc. GOV'T CODEANN. § 791.002].

2. PURPOSE. The purpose of this agreement is for the City to acquire the following
consideration from the County, to wit: Lots 6 and 7, Block 21, City Addition, Taylor,
Texas. County agrees to convey these premises to City by Special Warranty Deed.

3. CONSIDERATION. In partial consideration for the conveyance described in Paragraph 2,
the City does hereby agree to convey Lot 25, Block "K," Northlawn Addition, Section Two,
City of Taylor, Texas, to the County by Special Warranty Deed. To equalize the value of
the consideration to be received by each party in accordance with appraisals obtained by
both parties, the City does hereby further agree to pay the County the amount of One
Hundred Fifty-Five Thousand and Noll 00 Dollars ($155,000.00).

4. CONDITIONS. Neither party warrants in any way the condition of the real property,
improvements, fixtures, associated personal property, or appurtenances that they are
conveying. EACHPARTYHAS HAD THE OPPORTUNITYTO INSPECT THE PROPERTYTHEY
ARERECEIVINGANDAGREESTOACCEPTITAS IS.

The deeds and additional cash consideration shall be exchanged at the time of closing.

The parties agree that provision of the compensation by each party to the other is within
the legal authority of the performing party and that the governing bodies of the respective
parties have duly authorized, in accordance with law, both the exchange and the conveyance
of these tracts of real property. The City, the County, and all third parties are entitled to
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rely on the authority of the respective officials who execute this agreement and the deeds on

behalf of their entities.

APPROVED THIS d.'5 day of m ~
County Commissioners' Court, as evidenced by the

representative.

, W 2Po '-' , by the Williamson
signature of its duly authorized

ATTEST:

APPROVED THIS .;l5+~ day of .J"'YVL , 20~ by the City Council, City of
Taylor, as evidenced by the signature of its duly authorized representatives.

ATTEST:

fA. ~ ~ S-{)'/ ,City Secretary
I

'I. BROCK
''- ">fTexas

";. ,res
262006
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RESOLUTION NO. R04-16

RESOLUTION ALLOWING THE CITY OF TAYLOR, TEXAS,
("CITY") TO ACCEPT THE CONVEYANCE FROM WILLIAMSON
COUNTY, TEXAS, ("COUNTY") OF LOTS 6 AND 7, BLOCK 21
IN THE CITY OF TAYLOR, TEXAS, ("CITY ADDITION") IN
EXCHANGE FOR THE CONVEYANCE BY THE- CITY TO THE
COUNTY - OF LOT 25, BLOCK "K", NORTHLAWN ADDITION,
SECTION TWO, CITY OF TAYLOR, TEXAS ("NORTHLAWN").

WHEREAS, the City acquired title to Northlawn; and

WHEREAS, the County, with prior consent from the City,
constructed the Williamson County Constable's Office and
EMS facility on Northlawn, and the improvements have been
operated and maintained by the County; and

WHEREAS, the County owns City
address of' 109 West 5th Street,
currently used by the County for
Office; and

Addition, having a local
Taylor, Texas, that is
its ,Justice Precinct -4

WHEREAS, it is the desire of the City and the County
that the real property owned by the City being Northlawn,
be conveyed to the County to allow the County to own the
underlying real property upon which the County improvements
are located; and

WHEREAS, it is the desire of the City to obtain the
City Addition, 109 West 5th Street, Taylor, Texas, so that
the City can use the property for its Municipal Court and
for other public purposes; and

WHEREAS, the County has agreed to convey the the City
Addition to the City; and

WHj;:REAS, the City and County obtained a real estate
appraisal to determine the values of Northlawn and the City
Addition; and

WHEREAS, by virtue of the appraisal, it was determined
the City Addition has an appraised value exceeding the
appraisal value of Northlawn, in an amount of $155,000.00;
and
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WHEREAS, the City and County desire to exchange the
real properties and the City has further agreed to pay the
County $155,000.00 so that the. exchanges of real property
between the City and County will be of equal value.

NOW, THEREFORE,' BE IT RESOLVED by the City, that the
City shall convey Northlawn to the County and shall further
pay the County $155,000.00 in exchange for receipt from the
County of legal title of the City Addition with all
improvements located thereon.

FURTHER RESOLVED that it is in the best interest of
the City that the City acquire the City Addition for the
public necessity of providing a Municipal Court Building
for the City and for other public purposes.

PASSED THIS THE
2004.

/\.3 c4-- . DAY OF

CITY OF TAYLOR, TEXAS

Qo usRX 4), J:ke~g _
BY: Donald R. Hill
ITS: Mayor

ATTEST:

Susan Brock, Assistant City Clerk
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TIME OS/20/2004 08:01NAME COMMISSIONER LIMMERFAX 5123521535TEL 3524111

DATE.TIMEFAX NO./NAMEDURATIONPAGE(S)
RESULTMODE

OS/20 08:001512943155200:00:4503OKSTANDARDECM
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COMMISSIONER FRANKIE L1MMf::R
PO BOX 1104, TAYLOR, TX 76574

/

Date: 5 - c2D - ()Y
Number of Pages: J '"
Phone: 512-238-2111 .or 352-4111
Fax: 512-352-1536

'. ,

If you have any questions or this fax is incomplete, please call me at (512) 352-4111
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LAIID APPRAISAL REPORT 020901

n. .~ File No. 020901

Borrower City of Taylor CensusTrac! 9802 MapRelnnce Ts lor

Prqmy Address 2604 Nortt1lawn Drive
City Taylor Crunty Williamson Stale TX ZipCode 76574

LegalDescription lol25 Blod<.K: NORTHLAWN Section 2
I3J Fee o l!asehold 0 De Mirirris PUD

Sale Price $ Unknown Dale of Baa 9101 loon 1m l". Prope1y ro!/1lS AW<a""
ActlJaJ Real EstaE Taxes $ (y<) loan chargeS 10 be paid by seier $ ___ Other sales coocessions

lenderlClieni City of Taylor Address
Occupant City of Taylor AwraiSer Terry Tuttle lI1sIructions to .Aw"aiser A raise Market Value

Lcca~cn ~ l>1lan g SuburlJa, bjR"" Good Avg. Fair Poc:r

Built Up I3J Ow< 75' o "'\Ill" o UooiJ2S% E!rliO~ Stabilty 013J00
Growth Rale o FUlyDev. o Raod ~S"'dy O"OW·. CooYllflience to EnliO)fll!Ol: 013J00
P1wer!y values o n::reasng I3Js- o Decinilll Cooveniau:ll to ShoppD;j 013J00
Dern31lll'$l¢y o ShocIa" ~ In Balance 0_ Cawenena! to SChools 013J00
Mar\retingTime o Unde' 3 Mos. ~ , .. Mos. o Ow< 6 Mos Adequacy of PWic Tralsportillion O~OO
Present Land Use 2Q% 1 fNl1ily _% 2-4 Fm!y __ % Apts. _ox, Con1o~" Ccmnerdal Recreational faCilities 013J00

_% lnduSllial-1....5% Vacant -' Camm is AgriculhJral Adequacy of OOities 013J00
Change i1 Presenlland Use ~ NotU"", o UkB!y (") o TalOng Place (~) """rty Co<11l~bi", 013J00

(") From To Prctection from DelrirnMlaI Coodi1ans 013J00
Predorrinant OC~MCY ~awr.r OT_ __ "Vacant Pdice and RIe Praectioo 013J00
Single Family Price Range $ 75 "$200 Ptedooinanl vall» $ 100 General Appeal3llC8 Of Propa1ies O~OO
SiOQIe Farrily Age ~ yrs. bJ 100+ }'IS. Predoninirl1 Age 20+ yrs. ~a1toMaikel O~OO
CO'l'Illeflls indJ~t1g ltJosefactas, tavora~e Jl( unlavcnble, atlecling rnar1<aaJ:jlity(e.g. ~ic par1G, schools, view, noise): The sub"ect ofOoertv is in Tavlor Texas.
The s~-;:.~ ne["'hborhood is north east of downtown T~:;~r Inside of FM 397 just off Mallard. Churches schools shODnino.and em I nl
are located In Tavlor or a short drive to Austin.

Oimen9:Ol'lS See survey for exact dimensions - 7,500 Sq. Ft or Acres . [;»lean. lot

zooing dassificaJjoo Deed Restricted Presem ~1s t8I do 0 do 001 confcrm to zorjng regiJalons

H!tlesl and beSt use [gJ Present ~e Oltur {<:nI!l'ifv\ Use could channa from anriculture to commercial with time.

T'LbO, Ohr (Descme) OFF SITE IMPROVEMENTS T~ level
Bee. ~ Street Access ~""'" 0"'".S" Ad uata

Gas I3J Suface Asphalt Shape Redan ulaf

Wa1er ~ MailtenCllC8 ~f'rJJI' o Priv .. V'fJW Avera e

$an. sewer [8J o Starn Sewer I8J ClIbJ\3ulI8" lXainage Ad uats
D Uo::IergfOJnd Elect. & TEl. Fi Sidewal< ~ Street U~ Is the ptoperly 100000ed~ • M 1denlf1led SpecIBI Flood Hard Arn'? ~ No DYH

COhYllenls (t1vcr*1e a- \JJlawrabl~ IrdJdlYJ allYa~arent: ad'lecse ~~croac!JnenlS, orcthel' adverse caooitims): T'-':'-ical utir easements exist on the nronArtv•
No unfavorable or adverse oonditions exist on the .

The lJI(!elS91ed has recl1ed lIvee recoot sales 01 prcpertles rMSl sImlar are proxinata 10 SlIIlj!Ct and has considered theSe In lie malb! an~ Th8 descr\l~tIl h:looes a 001"
adjllStmmt Idleeling rnaOOt leaetiln Ie thlse ~ems 01 slgrileanl varlallcn between !hlI swjeet Ind cc~ar.lble proptries. " a sIlIriIIl3It Item In Ille ccrr4)arable property Is supefla
III e( 1OOr8lavcrabla than \he SUbject property. a millIS (-) adjUstment [5 moos 'his redlcilg 111&Irdcallld value 01 S1bjetl; K a s9IlflCanl llllrTln !he ccflll"able Is Inlnr 10 Qlless
Ia~e than !he Stbject~. a ~us (+) ad;Jstment is mallEI thJS increasing the imJcated value 01 th& sdljecl

TITM UBJECfPROPERTY COMP B ENO.1 COMPA LE NO,2 LENO'
~s 2604 Northlawn Drive Cuba Drive Timbercrest Drive North Drive

Ta"!or TX Ta loI...TX TavlorTX Tavlor TX

Prcron1 to &tJ. ct O.4SmUes 1.08 miles O.BSmiles

sales Pri;e Unknown ...- 26000 26000 I, 19000

Price I, 26000 I, 26000 19000

Data .c:rnce In' ion
Date 01 Sale;nd DESCRIPTXIN OESCR1PTK)N - A DESC IPnON +- Ad' ESCRlPOON +I-\Ud~'st
Time Adjustment 9102 4102 : 1102 : 4102 :
Loca600 Averaoe Avera e : Avera e : Averaoe :
Sil""'I9W Avera e Averane : Avera e : Averaae :

: : :
: : :
: : :

s" 7 .+/~ 7 .+/~ : 7500Safl.+I· : 7 f1.+I- :
saIlls or Financing CV CV CV
Cmcessions
NetAcf (Total ""+ l. i' + f'· 15<1 + r- :
~tlcated Value % I, % I, , I,
ot Sub;.ct Net 26000 Net 26000 Net 19000

COTITIEn!S00 Mlfkel Data: Ail 3 sales have sold and closed In the st 9 months. These are the best oomMrables we have available.

Ccmnents and Conditions01 ApJraisal: All 3 tracts are nood com""'rables. All 3 tracts are a short distance from the sublect oro . The sub

a:msisl of 1/2of lot 25. The com=rables sites are lots blended Into the subdivisions in the area.

Anal ROCOI1ciiaticn: These are the best com rabIes 'He have available. All 3 sales are arms ten sales which have taken lJIace on the 0 n

market.
The su ct ro has a value.of Si20 000.

I~~"""" .' DI' III1l,JECT ......". AI DF 91612002 tobe$ 20000

Tarry T'--f::vJ Jr:JIJ:;!:. O'd o 0' No! ,.,.caI' ''''''' Property
AnnraistYlsl Review AnmIiser At ~mica~el

KfY21 TlfTY TutllEI
Form lND - "TOTALflJ 'Mnd~' aJ)lnisal softwareby a fa mexlEl,inc. -1-600-AlAMOOE

Page 740
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THE PURPOSE OF THE APPRAISAL Is If eslimsle Markel Value liS defined in the
attached appraisal report.
EFFECTIVE DATE OFTHE APPRAISAL IS: September e, 2002

THE INTEREST APPRAISED Is the fee simple est.te. Fee simple imerest is defined as "An absolute fee; II lee
without limi1aliorl$lo any particular class
of heirs or restriction, but subje<:t to the limitations of eminenl domain,
escheat, police power, and taxation", (Real eatale Tennino1ogyl
SCOPE OF THE APPRAISAL.: The value estimate contained nerein Is ptedicalecl
upon analylsis of Influential physiclll, IOCI,I. and economic faclors or the
enviromoenl All analysis of these conditions Is reconciled into a final valUtl
estimate through the use or line traditional approaches.
These Ipproachers are teO:lgnized and known by appraisal professionals 8S the
Cost Approach, lhe Market Data Approadl (Direct Sales ComplrifOn). and the
Income Approach. Whenever possible, .a three approaches should be considered
In arriving at an estimalit of value. OtIeltimes on approach will be glwn
greater creedence depending en the property type and available data. The eost
Approach Indicated. value bNed on the "limation of the subject property's
reproduction cosl new, esUn'l<llioo of accrued depreciation, IInd land' value.
The Markel Data Approach conSlsls of the sUbject property w11h
similar pn;lperties which have been reported as sales. TI'Ie Income Approach
considers tre income producing. ability of lhle subject, and develops IIIvalue
based on application of sudllncome by elther capitalization or rent
multipliers. The re5ulting value indications a~ the reconciled into a linal
opinion of value. If 0"., or rf\(IllI of the&e approaches has beon deleted, en
explanation will be found In the report.
The value estimate conlalned hereIn Is subject 01 the basiC assumptions and
limiting conditions attached 10 said report
SPECIAL CONTiNGENT AND LIMITING CONDITIONS
The appraiser hes no kn(lW!edge of the e;l:islen<:e or potentially hazsrdous
materials used in the construclion of lhe improvemems, such as asbestos,
urea-formaldehyde insulation, any toxic waste, or olher potential hllZilrtlS such
85 radon gas which mayor may nOl bEt present of the property,
The presence of such substances might effect the value or the subject
property.
The value estimate contained in the report is predicated upon tile assumption
that there Is no such malerial or potential hazard which would cause II Joss in
value. The appraiser, however, is not qualified to detect such subs1ances or
conditions. No responsibility Is assumed for any such conditions or for'any
expertise 10 diScover them. The cllen11s urged to retain an expert In this
fie~.
No warranty or gUilrr&l"Itee Is made or Implied as to the oondrtlon of the roof,
slab. electrical systems, appliances. mltChanicat sys1Bms or any other
component of the m~nts. The dlent Is urged 10 retain an expert in
this lIeld.
The analyses, opinions, and' COoclullions ~ developed, and this report has
been prepared, In contonnlly with the rules of the Texes Real Estate
Commission and in compliance with the Code of Ethic and Standards or
Profnsional Pnlctice of tho Soeie1.yof Real Estate Appreisers.

Fonn SCA - "TOTALftt Windows" app'aiSa/ sofIwar8 by a Ia modt,lnc. -1.aoo-AlAMODE
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BorrowerlOient C' of 1a lor
Pr Address2604 Northlawn Drive

1)(

Comparable 1
Cuba Drive
Pro< 1D Sliljed
saleFnce
Gross U'llno Area
Tetal Roans
TaaJ Bedrooms
TctallldlrtX:ll1lS
location
Vow
Si"
Quality
Age

WilliamsonC 1a or
LendfJ Cit of Ta lor

Ad"'"
Pro< 1D Sliljed
Sale Price
fhss U";nll Area
Tc.eaI RlXmS
TcAaI Bedrooms
TttJI BalhI'OOrm .
local.,....
&Ie
Quality
Ag.

M<I'8sS
Proc to Slbpct
sal8A1C9
&'O$S Uving Me!
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local.,....
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DEFlllmoJl OF MARKET VAlUE: The most probable price which a property should bfing In a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller, earn acting prudently. knowledgeably and assuming the price Is not
affeded by undue stimulus. fmpficit in this definilion fs the consummation r:i a sale as of a specffied date and the passing of title from
seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well Informed or well
advised, and each acting in what he considers his own best Interes1; (3) a reasonable time Is allowed for exposure in the open market;
(4) payment is made In terms of cash in U.S. dollars or In 1erms of financial arralllemenis COmpalllbie thereto; and (5) the price.
represenls the normal consideration for the property sold unaffected by special or creative financing or sales concessions· granted by
anyone essoci6fed with the sale.

-Adjustments to the comparables must be made for speCial or creative financing or sales concessioos. No adjustments are
necessary for lhose costs whidl are normally paid by'sellers as a result of tradition or law in a market area; these costs
are readily identifiable since the seller pays these costs In virtually all sales transactions. Special or creative financing
adjustmEilnts can be made to the comparable property by comparisons to financing tsllTlS offered by a third party
Institutional lender that is not already involved In the property or transaction. Any adjustment should not be calculated on
a mechanical dollar for dollar cost of the financing or ronC8SSion but the dollar amount of any adjustment should
approximate the markers read ion to the financing or ooncesslons based 011 the appraiser'S judgement.

STATEMENT OF UMm/(G CONOmONS AIIO APPRAISER'S CERTIFICATION
com.EIIT AIID UMmH COJlDrnotIS: The appraiser's certification that appears In the appraisal report is subject to the
following conditions:

1. The appraiser wiJJ not be responsible for mailers of a le9al nature that ~ect either Ihe property being appraised or the title to It
The appraiser assumes that the title Is good and marketable and, therefore, Will not render any opinIons about the title. The property
is appraised on the basis of it being under responsible ownership.

2. The appraiser has provided a sketch In the appraisal report to show approximate dimensions of the Improvements and the sketch
is Included only to assIst the reader of the report in visualizil'{lthe property and understanding the appraiser's determination of its size.

3. The apprafsar has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other
data soun:es) and has noted in the appraisal report 'Nhelher the SUbject site is located In an Identified Special Flood Hazard Area.
Because the appraiser is not a surveyor, he or she makes no guarantees, express or Implied, regarding Ihls determination.

4. Theappraisar wilJ no! gjve testimony or appear in court because he or she made an appraIsal of the property in Question, unless
specifIC arrangements to do so have been made beforehand.

5. The appraiser has estimated the value d the rand In the cost approach at its highest and best use and the Improvements at their
cantributOl)' varue. These seParate valuations of the land and Improvements musl not be used in conJundlon with any other appraisal
and are Invalid if they are so used.

6. The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence d
hazardous wastes, toxic SUbstances, etc.) observed during the Inspedion of the subJecI property or that he or she became amre of
during the normal research Involved In performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no
knowledge of any hidden or unapparertl conditions of the property or adverse environmental oonditions Onduding the presenoo of
hazardous wastes, toxic sUbstances, e/c.} that would make the proPf>rty more or less valuable, and has assumed thai there arg no
such candition!' and makes no guarantees or warranties, express or implied, lllgarding the caMition of the property. The appraiser will
not be responsible fO( any sudl conditions that do ex.ist or 10f any engineering or testing that might be required to discover whether
such conditions exist. Because the appraIser is not an expert In the field of environmental hazards, the appraisal report must not be
cansidered as an environmental assessment of the property.

7. The appraiser obtained the information, estimates, and opinions that were expressed In the appraisal report from sources that he or
she oonsiders to be reliable and believes them to be true and correcl. The appraiser does not assume responsibility forthe aa:uracy
of such items that were furnished by other parties.

8. The appraiser will not disclose the contents of the appraisal report except as provided for In the Uniform Standards of Professional
Appraisal Pradice.

9. The appraiser has based his or her appraisal report and Valuation conclusion fO( an appraisal that is subject to salisfactory
rompletion. repairs, or alterations on the assumption that completion of the irJ'llrovemenls wlll be performed In a workmanlike manner.

10. The appraiser must provide his or her prior written consent before the lender/.client spec:ffied in the appraisal report can di$tribute
the appraisal report (induding conduslons aoout the property value, the appraiser's Identity and professional designations, and
references to any professional appraIsal organizations or the firm with which the eppralser is associated) to anyone other than the
borrClYt'er, Ihe mortgagee or its sucx:essors and assigns: the mortgage Insurer, cansuttants: professional appraisal organizations; any
state or federally approved financial institution; or any department. agency, or instrumentality oftha United States or any slate or the
Distr1d of Columbia; except that the lender/client may distribllte the property description seclion oftha report only to data coltedion or
reporting selYioe(s) without havinQ to obtain the appraiser's prior written cons&nl The appralsets written consent and approval must
also be obtained before the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or
other media.

F1'edde Mac Form 439 6-93 Pagelof2 Fanrie Mae Form 1004B 6-93

TlrTY Tullle
Form ACR OEFD- "TOTAL for WindOWS" ~ sottware "t a la m:xIe, inc. -1.flOO.Al..AMOOE
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APPRAISER'S CERTlFlCAnOIl: The appraiser certifies and agrees that:

1. [have researched the su~ed. market area aM have satedeo' 8 minimum of three recent sales of properties most similar and
proximate to the subjecl: property for consideration in the sales comparison analysis and have made a dollar adjustment when
appropriate to reflect the market reaction to those items of significant variation. If a s~nificanl item in a comparable property Is
superior to, or more favorable than, the subject property, I have made a negative adjustment to reduce the adjusted sales pri03 ($ the
comparable and, if a significanlltem in a comparable property Is Inferior to, or less favorable than the subjed property, I have made a
p:lsrtiva adjustl116nt to Increase the adjusted sales pOC& of the comparable.

2. I have taken inlo consideration the fadors that have an impact on value in my development of the estimate of market value in the
appraisal report I have not knowingly withheld any significant'information from the appraisal report and' belie'r'El,to the best of my
knowledge, that all statements and information in the appraisal report are true snd correct.

3. J stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are
sUbject only to the contingent and limiting cond'rtions specified in this form.

4. J have no present or prospective Interest in the property that is the sUbjed to this report, and I hava no present or prospediva
personal interest or bias with respect to the participants In the transaction. Idid not base, either partially or CXlmplefely, my analysis
andlor the estimate of market vafue In the appraisal report on the race, color, religion, sex, handicap, familial status, or national origin
of either the proSpecliV9 owne~ or occupants of the subjed property or oftha present owners or occupants of the properties 11'1 the
vicinity of the su~ect property.

5. I have no present or contemplated future interest in the subjecl property, and neither my cumlnt or future employment nO( my
rompensaflon for performing this appraisal Is contingent on the appraised value of the property. '

6. I was not required to report a predetermined value or diredion in value that favors the cause of the dient or any related party, the
amount cI the value estimate, the attainment of a specific resurt, or the occurrence of B subsequent even! in order to receive my
compensation and/or employment for performing the appraisal. I did not base the appraisal report on a requested minimum valuation,
a specific valu.;dion, or the need to approve a specific mortgage loan.

7. I performed this appraisal in conionnity with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place as of the eftedive date of this
appraisal, with the exception cJ the departure provision cI those StandardS. Yr'hich does not apply. 1 acknowledge that an estimate of a
reasonable time for exposure in the open mari<et Is a concrrtion In the definition of mari<et value and the estimate IdeV9loped Is
consistent mth the msrl<eting lime noIed in th9 neighbomood sadion cI this report, unless I have oll1el"Nise stfrted in the recondllation
section.

B. I have pefSQnally inspected tha interior and exlerlor areas of the subjed property and the exterior of all properties listed as
comparables In the appraisal re~rt. Ifurther certify that Ihave noted any apparent or known adverse conditions in the subject
improvements, on the SUbjectsite, or on any site within the immediate vidnity of the subject property of which Iam aware and have
made adjustments for these advarse conditions in myanalysfs of the property value to the extent tflat f had market evidence to
support them. I have also commented about the effect of the adverse conditions on the marketability of the subject property.

9. I personally prepared all conclusions and opinions about the real estate that were set forth In the appraisal report. If I relied on
significant professional assistal'\C9 from any Individual or Individuals In the performance of the appraisal or the preparation of the
appraisal report, Ihave named such individual(s} and disdos9d Ihe specific ta~ks performed by them In the reconciliation section of
this appraisal report. I certify thai any individual so named Is qualified to perform the tasKs. t have not authorl2:ed anyone to make ill

change to any item in the report: therefore, if an unauthorized change Is made to the appraisal report, Iwill take no rasponsibUityfOl' it.

SUPERVISORY APPRAISER'S CERnFICADOI: If a supervisory appraiser signed the appraisal report, he or she certifies and
agrees filar: Idiredly supervise the appraIser who prepared the appraisal rsport, have rav}eyjed the appraIsal report, 8SIreewith the
statements and coricluslons of the appraiser. agree to be boUnd by the appral$Elr's certifications numbered 4lhroUgh 7 above, and am
taking full responsibility for the appraisal and the appraisal report.

AD_ Of PROPERTY APPIW$ED:

APPRAISER: j ~ I, fJ. SUPERVISORY APPRAISER (only" reqolllld):

Signa",. ~ l&l4!4 ! ltJtfiC s.-~.~=========Name: TeqTutlle --£L Name:
Dale Signed: 9/S/2002 Dale Sic;lned;
State certil'icatiOl #: ~TX=·,,,,3£244,,,,,81,,·R,,-- Sta~ Certilcation #: _

orState Ucense#: crS1ate;.;u~"""~~#~:~~~:;~~::==========StlE: TX State:
upratioll [)atlr of Ceroocationcr Uceme: 12/3112002 OpIral:ion Date et CEI'lifieatiOllor Ucense:

2604 NorIhlawn Drive, Taylor TX 76574

O~d o ~dNot_ Pro!"rtY

FrlXldill Mac Foon 439 6-93 Page 2 012 Fanrie Mae Foon 10048 6-93

Form ACR OEFD - 'lOTAllor Windows· awaisal sotIware by a ta mede, Inc. -1-&JQ.ALAMOOE
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TEXAS APPRAISER LICENSINGAND CERTIFICATION BOARD

BE lTKNOWNTIIAT

TERRY LEE TUTfLE

HAVING P/tOvrDEIJ SATISFACTO/lY EVIDENCE OFnllS QUALIFICATIONS "£QUIRED BY
. TIlE: TD'A$ API'MJS£If UCENSING AND CERTiFICATION ACT.

AII.TICl.£ 6'1.1<1.2, VEJlH(JtrS TEXAS CIVIL STATUTES,
'S"'rtfIlQRIU.D TQ US.!':TUETJ1LE

STATE CERTIFIED
RESIDENTIAL REAL ESTATE APPRAISER

Dcb.. S. fl"n",~. e-.lr
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Terry Tutlle
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DATE
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Lender CIM I:
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PLl'chaset/Botrower: City of Taylor

PropertyAdthss: 2604 Northlawn Drive
City: Taylor
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State: 1X 2Jp: 76574

Full Appraisal
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~:

SUBTOTAL

400.00

400.00

400.00TOTAL DUE $
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Larry D, Kokel, ARA, MAl
David W. Oberrender, MAl
Wendell C. Wood
Sam Williams
Wade L. Kubecka

KOKEL-OBERRENOER-WOOO APPRAISAL, LTO.
Real Estate Appraisers & Consultants

Belford Square - Building B
706 Rock Street

Georgetown, Texas 78626

Georgetown (512) 863~6428
Austin (512) 930-3499

Belton/Temple 12541 939-150B

208 E. Central, Suite 108
P.O. Box 687

Belton, Texas 76513

FAX 15121 930-534B
a-mail; kokel@gtwn,net

July 12, 2002

Mr. Frank Salvato, City Manager
City of Taylor
P.O. Box 810
Taylor, Texas 76574

Re: Complete Appraisal presented as a Summary Report of Lots 6 and 7, Block 21
in the City of Taylor, Williamson County, Texas. The subject is located at 109
West 5th Street in downtown Taylor and is improved with a 2,772 SF brick
veneer office building which was originally constructed as a banking facility.
(KAA# 02-029)

Dear Mr. Salvato:

As requested, we'have conducted a limited appraisal of the above referenced property.
Larry D. Kokel, MAl, ARA and Wade L. Kubecka inspected the property on July 3,
2002, which is the effective date of the appraisal. We have gathered and reviewed
the available market data considered pertinent to the estimation of value of the
property appraised.

The purpose of this appraisal is to develop an opinion of market value of the fee simple
interest in the subject property. Market value is defined on Page 2 of this report.

Based on our analysis of the data contained in the report and the assumption that the
subject property is free of environmental contamination, it is our opinion the estimated
market value of the subject property based on a six month to one year exposure period
as of July 3, 2002 is:

ONE HUNDRED NINETY-FIVE THOUSAND DOLLARS

($195,000)

Respectfully submitted,

Kokel-Oberrender-Wood Appraisal, Ltd.
By Kokel-Oberrender-Wood Appraisal Management, L.C.

6~r:f:{, AkL-//~-
Wade L. Kubecka
Appraiser Trainee
State Certified
TX-1329705

State Certified
TX-1321079-G
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COMPLETE APPRAISAL

PREPARED AS A SUMMARY REPORT

OF
LOTS 6 AND 7, BLOCK 21 IN THE CITY OF TAYLOR

IN WILLIAMSON COUNTY, TEXAS

LOCATED AT 109 WEST 5TH STREET, BEING THE

SOUTHEAST CORNER OF 5TH STREET AND TALBOT STREET

IN
TAYLOR, WILLIAMSON COUNTY, TEXAS

PROPERTY OWNER: WILLIAMSON COUNTY

BY

LARRY D. KOKEL, ARA, MAl
WADE L. KUBECKA, APPRAISER TRAINEE

EFFECTIVE DATE - JULY 3, 2002

DATE OF THE REPORT - JULY 12, 2002

KOKEL-OBERRENDER-WOOD APPRAISAL LTD.
Belford Square - Building B

706 Rock Street
Georgetown, Texas 78626

(512) 863-6428 (Georgetown Phone No.)
(512) 930-3499 (Austin Metro Phone No.)

ii



OS/25/2004 Page 754

TABLE OF CONTENTS

PREFACE:
Transmittal Letter .
Title Page , . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. ii
Table of Contents iii

INTRODUCTION:
Summary of Salient Facts and Conclusions 1
Purpose of the Appraisal . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2
Intended Use/User of the Appraisal 2
Type of Report 2
Market Value Definition 2
Scope of the Appraisal . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3
Identification of the Property . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3
Zoning 3
Effective Date of the Appraisal 3
Date of the Inspection 4
Date of the Report 4
Real Estate Taxes 4
History of Subject Property 4

DESCRIPTIONAND ANALYSES:
Area Map .. ' 5
Neighborhood Map. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 6
Area/Neighborhood Analysis 7
Subject Location Map 8
Plat Map 9
Subject Analysis 10
Highest and Best Use Analysis. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12
Floor Plans 13

VALUATION ANALYSES AND CONCLUSION:
The Appraisal Process 14
Valuation of Vacant Land 15
Valuation of Improved Property : ' 18
Cost Approach 19
Income Approach 22
Sales Comparison Approach 27
Improved Sales Maps ". . . . . . . . . . . . . . . . . . . . . . . . . . . 28
Reconciliation and Final Estimate of Value 33
Reasonable Exposure Period 34
Certification 35
Assumptions and Limiting Conditions . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . 36
Qualifications of the Appraisers " . . . . . . . . . . . . . . . . . . . . . .. 38

ADDENDA:
Subject Pictures
Improved Sales Maps
Improved Sales Descriptions

iii



OS/2512004 Page 755

INTRODUCTION

,



05125/2004 Page 756

SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Purposeof the Appraisal: Develop an Opinion of Market Value

Effective Date of Appraisal: July 3, 2002

Date of the Inspection: July 3, 2002

Date of the Report: July 12, 2002

Property Rights Appraised: Fee Simple interest in the subject property.

Legal Description: Lots 6 and 7, Block 21 in the City of Taylor,
Williamson County, Texas.

Location: 109 West 5th Street, being the southeast corner of
Talbot Street and West 5th Street in downtown
Taylor, Williamson County, Texas.

Owner of Record; Williamson County

Land Area: 13,500 SF (0.3 acre)

Improvements: The subject is improved with a 2,772 SF brick veneer
office building originally constructed as a banking
facility in 1963 as more fully described in the subject
description section of this report.

Highest and Best Use: Continued use for commercial office space.

Value Indications: Cost Approach
Income Approach
Sales Comparison Approach

$198,000
$193,000
$195,000

ReasonableExposure Period: Six months to one year

Appraisers: Larry D. Kokel, MAl, ARA
Wade L. KUbecka, Appraiser Trainee

1
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PURPOSE OF APPRAISAL

The purpose of this appraisal is to develop an opinion of the ma"rket value of the fee
simple title to the subject property.

INTENDED USER/USE OF APPRAISAL

This appraisal has been prepared for use by Mr. Frank Savalto, City Manager of the
City of Taylor for use in negotiations with Williamson County for the possible purchase
of the subject property by the City of Taylor.

TYPE OF REPORT

This report is prepared as a "Complete Appraisal" presented in a Summary Report
format as defined by USPAP.

MARKET VALUE DEFINITION

For the purpose of this appraisal, "market value" is defined as: *

The most probable price which a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller
each acting prudently and knowledgeably, and assuming the price is not
affected by undue stimulus. Implicit in this definition is the consummation of
a sale as of a specified date and the passing of title from seller to buyer under
conditions whereby:

(1) Buyer and seller are typically motivated;

(2) Both parties are well informed or well advised, and acting in what they
considered their own best interest;

(3) A reasonable time is allowed for exposure in the open market;

(4) Payment is made in terms of cash in U.S. Dollars or in terms of financial
arrangements comparable thereto; and

,
(5) The price represents the normal consideration for the property sold

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

*Market Value Definition; Per Uniform Standards of Professional Appraisal Practice, published by The
Appraisal Foundation.

2
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SCOPEOF THE APPRAISAL

The subject property was physically inspected by Larry D. Kokel, MAl, ARA and Wade
L. Kubecka on July 3, 2002. The ef~ective date of this appraisal is July 3, 2002. The
subject's physical characteristics, surrounding land uses, and real estate market trends
were analyzed to assist in the determination of Highest and Best Use.

Sales of office buildings were researched in eastern and central Williamson County to
provide indications of the market value of the subject as presented in the Sales
Comparison Approach. The market for office lease space was also researched in an
effort to estimate market rent for the subject property which was utilized within the
Income Approach to provide an indication of the value of the subject. Real estate
brokers, buyers/sellers, and other knowledgeable parties were contacted to confirm
sales, listings, and rental data and to verify current market attitudes and trends. The
most applicable data is used within this report.

This appraisal is of the real estate only. No items of personal property have been
included in the estimated value of the subject property, as proposed.

AUTHORIZATION

This appraisal was conducted at the request of Mr. Frank Savalto, City Manager of the
City of Taylor.

IDENTIFICATION OF THE PROPERTY

The subject property consists of 0.3 acres located at 109 West 5th Street in
downtown Taylor, Williamson County, Texas. The subject is improved with a 2,816
SF wood frame, brick veneer office building which was built in 1968. The subject
property is legally described as Lots 6 and 7, Block 21 in the City of Taylor, Williamson
County, Texas.

ZONING

The subject property is located within the City of Taylor and is zoned commercial.

EFFECTIVEDATE

The effective date of this appraisal is July 3, 2002.

3
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AREA AND NEIGHBORHOOD ANALYSIS

The subject property is located in the City of Taylor, which is located in the eastern
portion of Williamson County, Williamson County is part of the Austin-San Marcos
Metropolitan Statistical Area. The primary center of growth for the Austin-San Marcos
MSA is the City of Austin, which is located approximately 25 miles southwest of
Taylor. Austin's northward growth along Interstate Highway 35 is a key contributing
factor to the population growth and economic expansion of Williamson County.
Austin-Bergstrom International airport is located on the south side of Austin along US
Highway 183 and provides immediate access to domestic and international
transportation. Local employment opportunities within the neighborhood are tied to
varying types of businesses. Taylor has historically been an attractive location as the
center for agricultural business industry in Williamson County. The farmland
surrounding the City of Taylor represents some of the most fertile soil in all of
Williamson County. These agricultural businesses have supplied numerous agricultural
related jobs to the City of Taylor. The resulting population growth brought
employment opportunities in the goods and services fields as well.

Neighborhood Conclusions

As the City of Austin has· expanded into various portions of southern Williamson
County, employees have become more willing to commute longer distances to the
Austin employment centers. This willingness to commute longer distances combined
with Austin's northward expansion has positively affected to development of real
estate in cities like Taylor.

US Highway 79 provides direct access to Interstate Highway 35 to the west at Round
Rock and is currently being expanded to a four lane divided highway to provide better
access into Round Rock from Hutto and Taylor. Highway 79 has been developed as
a major commercial corridor in recent years with the presence of Tradesman's
Industrial Park located on the west side of Hutto being the central location for many
of these industrial businesses seeking to escape from the higher tax rates of Austin
and Travis County. The presence of the Dell Diamond, the home baseball field of the
Houston Astros AA Minor League team, the Round Rock Express also contributes to
the increased commercial traffic flow along US Highway 79.

The historic growth of Taylor has been directly related to the growth of Austin
employment centers. As Austin experienced rapid growth in the 1970's and early
1980's, so did Taylor. This economic pattern also continued as Austin's and
subsequently Taylor's economy contracted as a result of decreased total employment
and notable declines in the real estate sectors resulting from lower demand and the
excess supply created during over-optimistic development periods. Currently, Taylor's
economy has become stable after years of prosperity in the late 1990's and early
2000. The recent population surge as a result of this economic prosperity has
increased the demand for housing, retail, and other types of real estate in Taylor.

7
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SUBJECT DESCRIPTION

Location: 109 West 5th Street, being the southeast corner of Talbot Street
and 5th Street in.downtown Taylor, Williamson County, Texas.

Legal Description: Lots 6 and 7, Block 21 in the City of Taylor, Williamson County,
Texas.

Land Area: 13,500 SF (0.3 acre)

Shape: Rectangular

Frontage: The subject property contains approximately 125 feet of frontage
along the south side of 5th Street and approximately 108 feet of
frontage along the east side of Talbot Street.

Zoning: Commercial.

Easements: The subject parcel is impacted by normal utility easements to the
City of Taylor. A title policy was not provided that would note
prior easement reservations. Kokel-Oberrender-Wood Appraisal,
Ltd. advises a review of a current title policy to determine prior
title encumberences.

Flood Plain: The subject property is not located within an identified flood
hazard zone.

Utilities: The City of Taylor provides water and wastewater lines to the
subject property. Lone Star Gas provides natural gas service to
the subject's building. Electrical and Telephone service are
currently available on site.

Improvements: Office

Size: The subject parcel is improved with a 2,772 SF brick veneer bank
building which has been converted to office space used by
Williamson County for the Justice of the Peace, Precinct 4.

Age/Condition: According to Williamson County Appraisal District Tax records, the
subject's building was constructed in 1963. The subject's building
has been well maintained is estimated to be in average condition
for its age.

Construction: The subject is improved with a 2,772 SF brick veneer building
constructed on a concrete slab foundation. The building contains

10
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Heating &
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Lighting:

Parking:

Environmental
Hazards:
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a flat, built up tar and gravel roof with twelve foot eaves. The
interior partition walls of the building are wood frame with painted
drywall wall coverings. The ceiling is a suspended ceiling system
with acoustic ceiling tile panes. The building was originally
constructed as a bank in 1963 and contains a 130 SF bank vault
in the southwest corner of the building, but has since been
converted to office space for use by Williamson County. The
building is now the site of Judge Judy Hobbs' courtroom and
provides three individual offices, a large office area for cubicle
space, two bathrooms, a foyer and a break room. The vault is
currently being used for file storage.

The subject's building also contains a drive-thru window along the
west side of the building with a 357 SF overhang. The north side
of the building provides a 176 SF covered sidewalk.

The subject's office building is fully heated and cooled by two
York central heating and air conditioning units mounted on the roof
of the building. The two units operate separate from each other
to provide a zoned air conditioning system.

The interior of the subject's building is fully lighted with florescent
lighting. The break room is equipped with a conventional oven, a
range oven, a refrigerator, and a microwave.

The subject's building is provided with approximately 9,500 SF of
asphalt paved parking and drives area along the south, east and
west sides of the building. The parking area provides 24 painted
parking spaces (2 handicapped). or 1 space per 116 SF of office
space. The asphalt parking lot has a concrete curb along the
south and east property line of the lot.

During the inspection, the appraisers attempted to note any
environmental hazards. The appraisers noted no obvious signs of
environmental contamination during the on-site inspection. The
appraisers are not qualified to conduct environmental audits,
therefore the users of this appraisal are advised to conduct a
Phase I environmental audit to ascertain the environmental status
of the subject property. The appraised value concluded herein is
based on the assumption that the subject property is free of
environmental contamination.

11
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The properties surrounding the subject property are predominately
utilized for office space or small retail uses. The property to the
north of the subject contains an older, brick veneer building which
is the location of the Southwestern Bell Telephone Company
office. The property to the west contains S&D Plumbing Co. and
Condra Funeral Home to the northwest. The south side of the
subject is the site of an old warehouse with the "Around the
Corner" retail antique furniture shop located in the front of the
building. The property to the east of the subject contains a State
Farm Insurance office.

The subject property consists of two lots in downtown Taylor
containing 13,500 SF of land improved with a 2,772 SF brick
veneer bank building which has been converted to office space.
The property is located at 109 West 5th Street in downtown
Taylor, Williamson County, Texas.

The subject is located within the city limits of Taylor and is zoned.
for commercial use. The surrounding buildings are predominately
older brick buildings which were constructed in the early 1900's.

As Vacant- The maximally productive and highest and best use of
the subject as vacant is concluded to be for development of the
property with office or small retail space.

As Improved - The maximally productive and highest and best use
of the subject as improved is concluded to be for continued use for
office space in downtown Taylor.

12
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THE APPRAISAL PROCESS

There are three generally accepted valuation procedures in valuing real estate property.
They are the Cost Approach, the Income Approach, and the Sales Comparison
Approach. The appraiser must define the problem presented by the appraisal
assignment and gather, analyze, classify and process the available information into a
defendable estimate of value.

The Cost Approach is based upon the cost or cash outlay to reproduce an
improvement less an appropriate allowance for depreciation plus the estimate of land
value. This approach is based upon the rationale that a person will no pay more for
property than that which would cost to reproduce a similar property.

The Income Approach is based upon known or projected earnings less proper
deductions for expenses. The net income can be capitalized into an indication of value
by the usage of demonstrated rates found in the market. This approach to value is
closely associated with income or investment properties since the principle of
contribution and substitution affirms that an investor would pay no more for this type
property than he could purchase a substitute income property.

The Sales Comparison Approach involves comparison of the subject property with
other similar properties which have sold. The sales are adjusted for such factors as
time, size, location, land quality and improvements. This approach is based on the
economic principle of substitution which uses the rationale that a prudent buyer will
not pay more for a given property than he could purchase another of like utility; and,
that a prudent seller will not sell his property less than the other similar properties are
selling.

The three value indications are reconciled into a final estimate of value. The appraiser
must consider the relative strengths and weaknesses of each approach used in the
appraisal. The appraiser must consider which approach yields the most reliable,
defendable and relative indication of value. This is done by considering the quality and
quantity of the available information of each approach. The final conclusions of this
reconciliation process is the final estimate of value.

14
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VACANT LAND VALUATION
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SALES COMPARISON APPROACH
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The premise of the Sales Comparison Approach is that a prudent purchaser would pay
no more for a property than the cost of acquiring an equally desirable substitute in the
open market. In application, this approach involves the analysis of sales and offerings
of properties similar to the subject in an effort to ascertain what price the comparable
sales might have brought had they possessed the subject's utility and desirability under
market conditions similar to those existing on the date of the appraisal. In instances
where the comparable is inferior to the subject, it is reasonable to conclude that it
would have brought a higher price had it been of equal utility. When superior, the
opposite would be true (i.e., the comparable most likely would not have brought as
high a price had it been equal).

In order to estimate the vacant land value of the subject site by the Sales Comparison
Approach, sales of vacant commercial lots were researched in the subject
neighborhood.

Estimated Site Value

The following tablf3 provides a summary of sales identified for direct comparison to the
subject site. These sales are utilized to provide indications of the value subject
property, as if vacant.

NEe of Mallard In
and Davis St, being
0.7725 ae out of the

William J. Baker Sur.
A·55, Williamson Co.

1~\lM!6lW",;N'$_ilt ::m:mImtimiiMIWMIM,MtNE:Nl:IMmWIMEM'IH'mWrMU,':"Wi'ifM'NNc' fMniNl
iM*Wi "j'jMt,,':iD'idtltmIIW\J:!i\l:!~MinM ":ri'IW4lliii$h::tA'MNMWltij#('$W:t:""",,
Date Current 2-21-02 6·'-00 7-10-01

location 109 W 5th 5t, the

SEC of W 5th St
and Talbot 5t

503 E 2nd St. being 116 E 2nd St. being
all of Lots 7 & 8, and Lots 16·19, Block 3
portionsof Lots in the City of Taylor
6 & 9, Blk 51 in Williamson County
Taylor, Williamson Co.

Grantor Williamson
County

Jimmy Stried
Homes, Inc.

Billie McGee. Ind Exec. James K. Zvonek
of Estate of John

McGee and Paul
McGee

Grantee Sunnah Corporation S.R. Scott Family
Limited Partnership

Ooc# 2002015209 .
26,570
297
Commercial
Irregular
$40,000 Note
$50,000

Recording (WCDRI
Site Size (SF)
Frontage (ft)

Zoning
Shape
Terms
Sales Price

Doc# 2000035033
14,372
275
Commercial
Rectangular
Cash to Seller
$42,000

13,500
233
Commercial
Rectangular
Cash to Seller

$1.88 $797

16

John C. Oliver
Company, Inc.

Doc# 2001052703
33,650
360
Commercial
Rectangular
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$82,000
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Sale A is the February 2002 sale of portions of four lots in Block 61 of the City of
Taylor and contains 26,670 SF of land. The lots are located at 603 West 2nd Street
and are noted as being larger as compared to the subject site. Sale A requires upward
adjustment for its larger size as compared to the subject.

Sale B sold in June 2000 for $2.92/SF and contains 14,372 SF of land. Sale B is
located at 116 East 2nd Street and consists of three lots in Block 3 of the City of
Taylor. Sale B is estimated to be in a superior location along North Main Street as
compared to the subject's location on West 5th Street. Overall, Sale B is estimated
to be superior as compared to the subject and requiresdownward adjustment primarily
for location.

Sale C is the July 2001 sale of a 33,650 SF vacant lot located along the northeast
corner of Mallard Lane and Davis Street on the north side of Taylor. Sale C sold for
$2.44/SF and is estimated to be similar to the subject's corner lot location off of a
major roadway. Overall, Sale C is estimated to be similar as compared to the subject
property.

The three sales presented for direct comparison to the subject site provide a range of
$1 .88/SF (Sale A) to $2.92/SF (Sale B) and provide an average value indication of
$2.41 /SF. Based on the analysis of the sales presented, the market value of the
subject site is estimated to be $2.50/SF, or:

13,500 SF x $2.50/SF =
Rounded To:

$33,760
$34,000
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VALUATION OF IMPROVED PROPERTY
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COST APPROACH

The Cost Approach results in an indication of value by the summation of estimates of
unimproved land value plus the contributory value of the improvements. The Cost
Approach is based on the appraisal' principle of substitution, whereby the prudent
purchaser will pay no more for a property than the cost to buy vacant land and
construct improvements of similar desirability and utility.

Estimation of value by the Cost Approach includes five basic steps:

1. The estimation of land value as if vacant.

2. Estimation of reproduction or replacement cost new of the improvements.

3. Estimation of accrued depreciation to the improvements.

4. Subtract all accrued depreciation from estimate of cost new to give the
contributory value of the improvements.

5. Summation of unimproved land value and contributory improvement value
results in value indication by the Cost Approach.

The subject property is improved with a 2,772 SF brick veneer bank building on a
concrete slab foundation. The Cost Approach is used to provide a contributory value
of the subject's improvements for these parcels which is then added to the vacant land
site value presented in the Sales Comparison Approach on Page 17.

19
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Estimated Reproduction Cost New

The estimated reproduction cost new of the subject improvements is based on data
provided in the Marshall Valuation Service as compared to area construction costs.
These cost estimates were compared with local construction costs in order to arrive
at the reproduction cost estimates for each of the subject building and site
improvements. The following table provides the estimated reproduction cost estimates
for the subject's improvements.

Im&fl:W~m~iltil.::il.f 11$1£l!~i$EI :$I$g~QNI,illtl&itl'l IliJIiiillRPN.
Building Improvements

Office 2,772 $137.97 $382,450
Site Improvements

Asphalt Parking 9,500 $2.25 $21,340
Drive-Thru 357 $22.80 $8,140
LandscapinQ 1,500 $1 .20 $1,800

Total $413,730

Estimated Reproduction Cost New

ESTIMATION OF DEPRECIATION

In measuring accrued depreciation, the appraiser is interested in identifying and
measuring the loss in utility experienced by the subject building improvements in their
present condition as compared to the utility each building would have as a new
improvement representing the highest and best use of the site. Accrued depreciation
can be present in three forms: Physical deterioration, Functional Obsolescence and
External Obsolescence. Physical depreciation is the normal loss of value due to age
and use of the improvements. This depreciation can be both curable and incurable.

Functional Obsolescence is caused by a loss of utility of the property due to either an
excess or a deficiency. Functional obsolescence exists totally within the property an
is not the result of forces external to the property. Functional obsolescence can be
present in curable and incurable forms.

External Obsolescence is caused by factors external to the property which result in a
loss in utility or value. These factors can be economic or environmental. Because
these factors are external to the subject property, external obsolescence is generally
not curable. The subject improvements are not considered to be impacted by external
obsolescence.

The subject's improvements represent a mixture of ages and condition. The table on
the following page provides a summary of the estimated effective ages and economic
life, the calculation of the contributory value of the subject building's improvements
and the physical depreciation estimates for the subject property.
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Estimation of De reciation
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Building Improvements
Office 30 50 $382,450 60% $229,470

Site Improvements
Asphalt Parking 7 10 $21,340 70% $14,940
Drive-Thru 30 50 $8,140 60% $4,880
Landscaping 5 10 $1,800 50°;' $900

Total $413,730 $250,190

Indicated Value by the Cost Approach

Reproduction Cost New
Less: Physical Depreciation

Functional Obsolescence
External Obsolescence
Total Depreciation

Contributory Value of the Improvements
Plus Vacant Land Value (Page 38)

Indicated Value '

$250,190
$ 0
$ 0

$0 $152,980

$0 $6,400
$0 $3,260
$0 $900
$0 $163,540

$ 413,730

($ 250,190)
$ 163,540
$ 34,000

$ 197,540

Rounded To: $ 198.000
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INCOME APPROACH

This approach is based upon the premise that value is equal to the present worth of
all future benefits accruing to ownership of a property. In this approach, these
benefits are interpreted as the income stream which a property will produce over its
economic life. These benefits can be converted into an indication of value by several
methods. The Direct Capitalization method is used in this report. In utilizing Direct
Capitalization, the benefits, or income stream, are converted into an indication of value
through the use of a "capitalization rate". This process is expressed algebraically as
I/R = V, whereby I = Stabilized Net Income, R = Capitalization Rate, and V = Value.
The capitalization rate is derived through the use of comparable sales to indicate the
appropriate overall rate.

The first step in the income capitalization process is to estimate gross income,
occupancy rates, and vacancy and collection losses to provide an estimate of effective
gross income. From effective gross income, expenses must be deducted to calculate
net operating income (NOI). The calculated NOI is capitalized or divided by an
appropriate overall rate to provide an indication of value by the Income Approach. This
rate, known as the capitalization rate, reflects investors' expectations for a return on
the capital investment. The capitalization rate is extracted from the market by
estimating the net operating income of the comparable sales at the time of sale. This
NOI is then divided by the sales price to provide the overall rate for each comparable
sale. The rate is then applied to the subject's calculated NOI to provide an indication
of value via Direct Capitalization.
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Estimate of Income Stream

Market Rents - Market rent is defined as " ...the rental income that a property would
most probably command in the open market. It is indicated by current rents that are
either paid or asked for comparable space with the same division of expenses as of the
date of the appraisal" (The Appraisal of Real Estate, 12th Edition).

The subject property is improved with a 2,772 SF brick veneer bank building which
has been converted to office space. In order to estimate a market rental rate for the
subject property, rental data for comparable office buildings was gathered in the
subject neighborhood. The following table provides the most comparable market rents
identified for the subject property.

... < • .·.i~i~",•..•....Mo~thlv
. ..

i
....

•••••••••••Reilt# Address I.' Rental 'Rate ...... .....
Rent 1 612 North Main Street 2,782 SF $0.50/SF yaC - 1955; Modified Gross lease, owner pays taxes,

insurance, exterior maintenance and landscaping.
Brick veneer building with flat roof on concrete slab
foundation. Building is currently being used as a
medical office.

Rent 2 2207 North Ma~nStreet 2,064 SF $1.07/SF YQC· 1978; ModifiedGross lease, owner pays taxes,
insurance, all maintenance, and landscaping. Stone
veneer building with a composition shingle roof.
Building is currently used as a real estate office.

Rent 3 906 North Main Street 1,675 SF $1.00/SF vac - 2000; Modified Gross lease, owner pays taxes,
insurance. all maintenance and landscaping. Stone
veneer building on concrete slab foundation. Building
is currently used as a real estate office.

Rent 4 202 North Main Street 2,160 SF $0.96/SF yac * 1900; Modified Gross lease, owner pays taxes,
insurance, all maintenance and landscaping. Brick
veneer common wall building with flat roof. In*line
retail space with parking along street.

Rent ~5 105 West 5th Street 1,404 SF $0.36/SF yaC . 1900; Modified Gross lease, owner pays taxes,
insurance. all maintenance and landscaping, Brick
veneer common wall building with flat roof. End-Cap
space with access to alley.

Market Rent Analysis - Five rents are summarized with all five rents being modified
gross leases. Under a modified gross lease agreement, the owner is typically
responsible for paying the real estate taxes based on base year values, insurance and
maintenance on the building and landscaping costs. The following analysis discussion
for the subject is based on modified gross leases under those terms.

Rent No.1 is located at 612 North Main Street, just north of downtown Taylor. The
building is a 2,782 SF brick veneer building constructed in 1955 and is currently being
used as a medical office building. Rent No.1 indicates a rent rate of $O.50/SF per
month.
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Rent No.2 is located at 2207 North Main Street and indicates a monthly rental rate
of $1.07/SF. Rent No.2 is improved with a 2,064 SF stone veneer office building
which was constructed in 1978 and is currently being utilized as a real estate office
with an asphalt parking lot located on the front side of the building. Rent No.2 is
estimated to be superior as compared to the subject primarily for its location along
North Main Street (Highway 95).

Rent No.3 provides a 1,675 SF stone veneer office building built in 2000 with a
concrete parking lot and is located at 906 North Main Street. Rent No 3 indicates a
rent rate of $1 .OO/SF per month and is estimated to be superior as compared to the
subject for location and age of its building.

Rent No.4 is located at 202 North Main Street and is leased for $0.96/SF per month.
The building represents 2,160 SF of in line office/retail space in a common wall
building along North Main Street. Parking for the building is provided along the street
as the site does not contain a parking lot. Overall, Rent NO.4 requires upward
adjustments for parking and downward adjustments for location as compared to the
subject property.

Rent No.5 is leas.ed for $0.36/SF per month and is located at 105 West 5th Street
adjacent to the subject property. Rent No. 5's building was reportedly built in the early
1900's and is estimated to be in inferior condition as compared to the subject's
building. Rent No.5 is provided parking along the street with a small amount of
parking provided by an alley on the west side of the building.

Based on the comparable rents collected, market rent for the subject parcels based on
a modified gross lease is concluded to be $0.80/SF per month for the subject property.

Potential Gross Income

Potential gross income is estimated as follows:

2,772 SF x $0.80/SF x 12 months
Rounded To:

= $26,611
$26,610

Vacancy And Collection Loss

Once the Potential Gross Income has been estimated, an allowance must be made for
vacancy and collection losses. This allowa'nce provides for periods of vacancy
between tenants, late rental collections, and lease violations. Discussions with
neighborhood property owners, property managers and real estate brokers indicate
comparable rents ranging from 90%-100% occupied. Vacancy and collection loss is
estimated to be 5% of potential gross income. Subtracting the vacancy and collection
loss from the Potential Gross Income equals the Effective Gross Income.
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Estimate Of Expenses

Income and expense data for the subject property was not available as the building is
currently owner occupied. Therefore, the estimation of operating expenses for the
subject is based on data observed in the comparables and other commercial properties
within the market. The rental rate for the subject property is based on a modified
gross lease, which represents the typical lease type for commercial properties in the
Taylor area. Under a modified gross lease, the owner typically pays the base year real
estate taxes, insurance, maintenance and landscaping costs on the building .

;.,. ....... .......2ii .......i .

i

Taxes: (Williamson Co., Taylor lSD, City of
Taylor, Williamson Co. RFM) $3,620

Insurance: (@ $0.20/SFI $ 550

Maintenance: (@ $0.30/SF) $ 830

Management: (@ 4% EGI) $1,010

Total: $6,010

Net Operating Income

Net Operating Income for the subject property is calculated as follows.

Potential Gross Income
Rent Income 2,772 SF x $0.80/SF x 12 months

Plus Reimbursed Expenses
Total PGI

Less: Vacancy & Collection Loss (5% of PGI)
Effective Gross Income
Less Expenses

Management (4% of EGRI)
Real Estate Taxes
Insurance
Maintenance
Total Expenses

Net Operating Income

$ 26,610
$ 0
$ 26,610

($ 1.330)
$ 25,280

$ 1,010
$ 3,620
$ 550
$ 830

($ 6.010)
$ 19,270

25



05/25/2004 Page 782

Derivation Of The Capitalization Rate

Three techniques can typically be used to point toward an appropriate capitalization
rate. They are the debt-constantl equity-dividend band of investment, the overall rate
derived from comparable sales, and the Ellwood Method. The capitalization rate used
in this analysis was based upon overall capitalization rates calculated for the improved
retail sales.

Overall rates reflect the relationship between the projection of periodic net income and
the sales price. This market capitalization rate is produced directly from evidence of
recent sales transacted of similar competitive properties sold under market conditions
similar to those applicable to the subject property.

The overall rates indicated from improved sales reflect the action of typical buyers and
sellers for this type of real estate. This rate directly reflects the principle of
anticipation with future conditions being considered. The table on the following page
provides a summary of the capitalization rates for the comparable sales.

Capitalization rates were analyzed for the comparable sales in the Sales Comparison
Approach.

Sale 1

10-6-00 9.1%

Pending 10.4%

Sale 2

Sale 3 1-26-01 9.7%

Sale 4 5-2-02 9.6%

These sales indicate a range of 9.1 % to 10.4% with a rate of 10.0% concluded.

Indication Of Value By Income Approach

Net Operating Income - $19,270

Overall Capitalization Rate - 10.0%

Indicated Value = Net Operating Income 1 Overall Capitalization Rate
= $19,2701.10
= $192,700

Rounded To: $193,000
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SALES COMPARISON APPROACH

The premise of the Sales Comparison Approach is that a prudent purchaser would pay
no more for a property than the cost of acquiring an equally desirable substitute in the
open market. In application, this approach involves the analysis of sales and offerings
of properties similar to the subject in an effort to ascertain what price the comparable
sales might have brought had they possessedthe subject's utility and desirability under
market conditions similar to those existing on the date of the appraisal. In instances
where the comparable is inferior to the subject, it is reasonable to conclude that it
would have brought a higher price had it been of equal utility. When superior, the
opposite would be true (i.e., the comparable most likely would not have brought as
high a price had it been equal).

In order to estimate the value of the subject parcels by the Sales Comparison
Approach, sales of comparable office buildings were researched in the subject
neighborhood. A map showing the location of the sales presented for comparison to
the subject is provided on the following page, with detailed write-ups of each sale
included in the Addenda of this report.
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Summary of Sales and Adjustments
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NWCof SH 29 &

Martin luther King,

Jr. Street, Georgetown

Date Current Contract Pending 10-6-00 1-26-01 5-2-02

109 W 5th St, being
SECof E 5th St &

Talbot 5t in Taylor

103 W 5th St, along the
W/S of 5th 5t betw'een

N Main & Talbot 5t; Taylor

602 W 2nd St, being
NWCof W 2nd St &

Branch 5t

315 Talbot St, along the
W/S of Talbot 5t between
3rd & 4th 5t in Taylor

Location

Ruzicka Richard Smith
Builders

Townsend, Independent
Executrix. at al

Grantor Williamson
County

Alexander Forster Hejl. at uxGrantee

Improvement Office Office
Construction Brick Veneer Brick Veneer

Age 1963 1900
Condition Average Average
Parking Asphalt Parking Lot Street Only

Site Area {Acl 0.31 0.04
Frontage {Ftl 233 30
Size {SF GBAJ 2.772 1.620
Sales Price $82.000

S/SF $ 50.62

Financing $ 0.00
Market Condo $ 0.00
Adj. Price $ 50.62

Location $ 0.00

Size $ 0.00

Age/Condition $ 10.12
20%

Parking $ 5.06
10%

Quality/Finish Out $ 0.00
Indicated Value $ 65.80

Office Office
Stone Veneer Brick Veneer
2000 1950
New Average
Concrete Parking Lot Asphalt Parking lot
0.15 0.170
187 67
1.584 2,436
$148.000 $90.000

$ 93.43 $ 36.95

$ 0.00 $ 0.00
$ 0.00 $ 0.00
$ 93.43 $ 36.95

($ 4,671 $ 0.00
·5%

$ 0.00 S 0.00

($ 18.69l $ 3.70
.20% 10%

$ 0.00 $ 0.00

$ 0.00 $ 20_00
$ 70.07 $ 60.65

United Heritage
Credit Union

Willingham, at ux

Office
Brick Veneer
1985
Average
Asphalt Parking lot
0.209
190
1,491
$158.000

S 105.97

$ 0.00
$ 0.00
$ 105.97

($ 21.19)
·20%

S 0.00

($ 10.601
-10%

$ 0.00

$ 0.00

Market Data Analysis

$ 74.18

The subject property consists of two city lots containing a total of 13,500 SF and is
improved with a 2,772 SF brick veneer bank building which has been converted to
office space by Williamson County. The building was built on a concrete slab
foundation in 1963 and is estimated to be in average condition for its age. Parking on
the subject property is provided by approximately 9,500 SF of asphalt paved parking
lot which provides a total of 24 parking spaces, or 1 space per 116 SFof office space.
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Sale No.1 is the pending sale of a 1,620 SF brick veneer office building located at
103 West 5th Street on the east side of the subject property and is due to close at the
end of July 2002. The building was originally constructed in the early 1900's on a
concrete slab foundation and has recently received new carpet and painting in the
interior office space and new glass on the front of the building. The interior of the
building contains a large open office area for cubicle office space and a break room
located in the back of the building. Parking for the site is provided by two parking
spaces along West 5th Street, or 1 space per 810 SF of office space. Sale No.1 is
noted as being an older building as compared to the subject and requires an upward
adjustment of twenty percent for age and condition. Sale No.1 is estimated to have
inferior parking as compared to the subject and requires an upward adjustment of ten
percent. After adjustments, Sale No.1 indicates a value of $65.80/SF for the subject
property.

Sale No.2 is the October 2000 sale of a 1,584 SF office building located at 602 West
2nd Street. Sale No. 2's building has a stone veneer front with vinyl siding on the
remaining three sides and is built on a concrete slab foundation. The building has a
composition shingle roof and is provided parking by a concrete parking lot which
provides total of eight parking spaces, or 1 space per 198 SF of office space. Sale No.
2 is estimated to have a slightly superior location along West 2nd Street as compared
to the subject's location and requires a downward adjustment of five percent. Sale
No. 2 is noted as being a new building at the time of sale and requires a downward
adjustment of twenty percent for it superior age and condition as compared to the
subject property. Overall, Sale No.2 indicates a value of $70.07/SF for the subject.

Sale No.3 sold in January 2001 and is located at 315 Talbot Street, one and a half
blocks south of the subject property. The property is improved with a 2,436 SF
common wall, brick veneer building built in 1950 and sold to the adjoining building
owner on the south side of the building. Conversations with the buyer indicate that
the building was a shell-type structure at the time of purchase with limited interior
finish out. Since the date of purchase, the buyer has finished the interior of Sale No.
3 to provide additional office space for his original office building. Sale No. 3 is
adjusted upward $20/SF to for inferior finish out at the time of sale as compared to
the subject property. Sale No.3 is noted as being an older building as compared to
the subject and requires an upward adjustment of ten percent for inferior age and
condition. After adjustments, Sale No. 3 indicates a value of $60.65/SF for the
subject building.

Sale No.4 is the May 2002 sale of a 1,491 SF brick veneer bank building located
along the northwest corner of State Highway 29 (University Drivel and Martin Luther
King, Jr. Street in Georgetown, Texas. Sale No. 4's building was constructed in 1985
on a concrete slab foundation and is estimated to be in average condition for its age.
The building is noted as being similar in terms of layout as compared to the subject.
Sale No. 4 is estimated to have a superior location along State Highway 29 in
Georgetown as compared to the subject and requires a downward adjustment of
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twenty percent for location. The building is also noted as being newer as compared
to the subject and requires a downward adjustment of ten percent for age and
condition. Sale No.4 indicates a value of $74.18/SF for the subject building.

Correlation - Sales Comparison Approach

The four sales presented for direct comparison the subject property indicate values
ranging from $60.65/SF (SaleNo.3) to $74.18/SF (SaleNo.4) with an average value
of $67.6S/SF. The subject's office building is noted as being a converted bank
building in downtown Taylor and has been well maintained. In the opinion of the
appraisers, the value of the subject property is concluded to be near the upper range
of value indications presented. After considering the subject's size, location and
quality, the market value of the subject property by the Sales Comparison Approach
is concluded to be $70.00/SF or:

$70.00/SF x 2,772 SF = $194,040

Rounded to: $195,000
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RECONCILIATION AND FINAL ESTIMATE OF VALUE

The three approaches to value indicate the following estimates of value for the subject
property:

The Cost Approach provides a value indication based on the estimated contributory
value of improvements plus the estimated site value. The Income Approach is utilized
to provide a value indication based on the subjects ability to produce income divided
by a market derived capitalization rate. The SalesComparison Approach utilizes sales
of comparable office buildings within the subject neighborhood.

Cost Approach
Income Approach
Sales Comparison Approach

$198,000
$193,000
$195,000

Basedon the analysis presented, it is the opinion of the appraisers that the estimated
market value of the subject property based on a six month to one year exposure period
as of July 3, 2002 is:

O'NE HUNDRED NINETY-FIVE THOUSAND DOLLARS

($195,000)
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REASONABLE EXPOSURE TIME

Exposure time as defined by Stat.ement 6 of the Uniform Standards of Professional
Appraisal Practice is as follows:

"The estimated length of time the property interest being appraised would have been
offered on the market prior to the hypothetical consummation of a sale at market value
on the effective date of the appraisal; a retrospective estimate based upon an analysis
of past events assuming a competitive and open market.

Exposure time is different for various types of real estate and under various merket
conditions. It is noted that the overall concept of reasonable exposure encompasses
not only adequate, sufficient and reasonable time but also adequate, sufficient and
reasonable effort. This statement focuses on the time component.

The fact that exposure time is always presumed to occur prior to the effective date of
the appraisalis substantiated by related facts in the appraisal process: 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 buyer); and the analysis of future income
expectancy estimated from the effective date of the appraisal."

An estimate of reasonable exposure time for a property is a function of a number of
factors including the various physical qualities of the property as well as the current
market conditions and the asking price for the property. In order to estimate the
exposure period for the subject property, consideration is given to the marketing
periods required for competing properties.

Market demand for commercial properties is reported by area brokers to be moderate
in the subject neighborhood. Based on recent sales and discussions with brokers
active in the market and the concluded market value, a reasonable exposure period of
approximately six months to one year is concluded for the subject parcels.
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CERTIFICATION

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

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

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

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

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

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 developing
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.

my 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 Uniform Standards of ProfessionalAppraisal Practice of the Appraisal Institute and
the American Society of Farm Managers and Rural Appraisers.

the analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Rulesof the Texas Real Estate Commission and with
the Uniform Standards of Professional Appraisal Practice.

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

Larry D. Kokel, MAl, ARA and Wade L. Kubecka have made a personal inspection of
the property that is the subject of this report.

?bDltlzJ
Larry D. KoKel, ARA, MAl
State Certified
TX-1321079-G

Wade L. Kubecka
Appraiser Trainee
State Certified
TX-1329705
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ASSUMPTIONS AND LIMITING CONDITIONS

This appraisal is subject to the following assumptions and limiting conditions:

1. The legal description of the subject properties being correct.

2. The estimate of value presume the properties to be free of
encumbrances, easements, etc., except as noted. No responsibility is
assumed in connection with any matter that might be disclosed by a
proper survey.

3. The Appraiser assumes the title to the interest appraised to be good
and marketable. As the Appraiser is not qualified to render an "opinion
of title", no responsibility is assumed or accepted for matters of a legal
nature affecting the property being appraised.

4. Unless otherwise noted, all existing liens and/or encumbrances have
been disregarded, and the property appraised as though free and clear,
under responsible ownership and competent management. Typical
financing as may customarily be secured by the purchaser of the type
of property under appraisement has been considered.

5. All photographs, building diagrams and sketches within the report are
for illustrative purposes only, to assist the reader in visualizing the
property. While they are believed to accurately represent the property,
they are not guaranteed to be exact.

6. Information, estimates, and opinions furnished tothe Appraiser, upon
which his conclusions are based, were obtained from sources
considered reliable and are believed to be true and correct; however,
no liability for the accuracy of such items is assumed. Conclusions
based on misinformation can invalidate said conclusions. In such a
case, the Appraiser reserves the right to amend his conclusion.

7. The Appraiser assumes that there are no hidden or unapparent soil
conditions or environmental characteristics or hazardous waste
contamination which would render the property's title more or less
valuable. The Appraiser assumes that the value of the improvements
on the subject property are not impacted by the requirements of the
Americans With Disabilities Act unless specifically addressed within
the text of this report. No liability is assumed for such conditions, or
for engineering which might be required to discover such factors.
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8. Disclosure of the contents of this report is governed by the by-laws
and regulations of the Appraisal Institute.

9. All information contained in the report is submitted strictly for the sole
use of the Client and may not be used for any purpose by any other
party without the previous written consent of the Appraiser.
Possession of the report, or any copy thereof, does not carry with it
the right of publication nor may any portion of the report be
reproduced.

10. Neither all nor any part of the report (especially any conclusions as to
value, the identity of the Appraiser, the firm with which he is
connected, or any reference to the Appraisal Institute, the American
Society of Farm Managers and Rural Appraisers, or any designation
awarded by the two organizations) shall be disseminated to the public
through advertising media, public relations media, news media, sales
media, or any other public means of communication without the prior
written consent of the Appraiser.

11. During the inspection, the appraisers attempted to note any
environmental hazards. The appraisers noted no obvious signs of
environmental contamination during the on-site inspection. The
appraisers are not qualified to conduct environmental audits, therefore
the users of this appraisal are advised to conduct a Phase I
environmental audit to ascertain the environmental status of the
subject property. The appraised value concluded herein is based on
the assumption that the subject property is free of environmental
contamination.
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Appraisal Qualifications of Larry D. Kokel, ARA, MAl

Education:
Graduate, Georgetown High School, 1971
Bachelor's Degree, Recreation and Parks Administration, Texas A&M University, 1975
Master's Degree, Land Economics & Real Estate, Texas A&M University, 1976

Technical Training:
American Institute of Real Estate Appraisers:

Course 1-A, Basic Appraisal Principles
Course 1-B, Capitalization Theories and Techniques
Case Studies in Real Estate Valuation
Valuation Analysis and Report Writing
Standards of Professional Practice
Litigation Valuation

American Society of Farm Managers and Rural Appraisers:
Advanced Ranch Appraisal
Report Writing

Texas A&M University: Graduate Program in Land Economics and Real Estate
Continuing Education Seminars: Mineral Valuation; Condemnation Procedures; Real Estate

Investment Analysis; Hewlett-Packard Financial Calculator; Valuation of Pipelines
and Public Utilities; Legal and Ethical Responsibilities in the Real Estate Industry;
R-41b Seminar by AIREA; Cost Approach Seminar by ASFMRA; Reviewing
Appraisals Seminar by AIREA; Outlook for Texas Rural Land Markets; American
Disabilities Act. Various economic seminars on topics related to real estate use and
value.

Designations and Certifications:
ARA, Accredited Rural Appraiser, American Society of Farm Managers and Rural Appraisers;

Certificate No. 667.
MAl, Member, Appraisal Institute; Certificate No. 7775.
Texas Real Estate Broker's License No. 216754
Texas State Certified General Real Estate Appraiser; Certificate No. TX-1321 079-G
Texas Senior Property Tax Consultant, Registration No. 00000592

Professional Association:
Member, Appraisal Institute

South Texas Chapter No. 29: Member of Regional Ethics and Counseling Panel
American Society of Farm Managers and Rural Appraisers

Accredited Member, Texas Chapter President, 1988; Past Chairman of ASFMRA
Accrediting Committee.

Society of Texas A&M Real Estate Professionals (past President)
Texas Society of Professional Land Managers and Appraisers (Past President)
Member, Williamson County 80ard of Realtors

Experience:
Graduate Research Assistant, Texas Real Estate Research Center, Texas A&M University,
1976.
Southwest Appraisal Company, Inc.; Ag. Use Specialist, 1977.
General Land Office of Texas; Appraisal of Texas Veterans tracts and appraisal of Permanent

School Lands throughout Texas. Coordinated land trades resulting in the acquisition
and disposal in excess of 64,000 acres totaling $14 million (October 1977 to
August 1983).

TexAg Real Estate Services, Inc.; President; 1985.
Kokel Appraisal Associates; Georgetown, Texas; September, 1983.
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Appraisal Qualifications of Wade L. Kubecka

Education:
Graduate, Palacios High School, 1995
Bachelor's Degree, Agricultural Economics, Texas A&M University, 1999

Technical Training:
Texas A & M University: The Real Estate Research Center, Assistant Publications Specialist

and Researcher
U.S. Congressman Ciro D. Rodriguez of the 28th District of Texas: Agriculture and Natural

Resource Policy Internship
Classroom Courses:

A-10 - Fundamentals of Rural Real Estate Appraisal
A-20 - Principals of Rural Real Estate Appraisal
Marketing Analysis for Real Estate Development
Rural Real Estate Appraisal
Real Estate Development Analysis
Land Oil & Gas Law
Financia.l Management
Advanced Farm & Ranch Management
Money & Banking
GIS Training in ArcView
Modern Investment Theory
Scientific Technical Writing

American Society of Farm Managers and Rural Appraisers
GIS Mapping Seminar

Professional Affiliations:
Society of Texas A&M Real Estate Professionals
American Society of Farm Managers and Rural Appraisers, Texas Chapter
Land Economics and Real Estate Association, Texas A&M
Agricultural Economics and Agribusinessman's Association, Texas A&M
Texas Real Estate Appraiser Trainee Certification #1329705-G

Experience:
M&W Kubecka Farms, Limited Partner; June 1994 to August 2000
Texas A&M University, Real Estate Research Center; May 1997 to January 2000
Agriculture and Natural Resource Intern, Washington, D.C.; January 1998 to May 1998
Kubecka Dryers, Incorporated, Accounts Manager; August 1999 to August 2000
Kokel Appraisal Associates, Georgetown, Texas, Appraiser Trainee; August 2000
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SUBJECT PICTURES

1. Front View of the SUbject's Office BUilding As Seen From the Northeast Corner of West 5th

Street and Talbot Street.

2. View Showing the Subject's Frontage Along the East Side of Talbot Street As Seen From the
Northeast Corner of West 5th Street and Talbot Street.
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SUBJECT PICTURES

3, View Showing the Subject's Frontage Along the South Side of West 5th Street As Seen From
the Southwest Corner of West 5'" Street and Talbot Street

4, View of the Asphalt Parking lot and South Property line of the Subject Property As Seen
From the Southwest Corner of the SUbject Property,
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SUBJECT PICTURES

5. View of the Subject's Parking Lot Located on the East Side of the Building.

6. Interior View of the Open Office Area of the Subject Building.
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SUBJECT PICTURES

7. Interior View of the Courtroom Located in the Northeast Corner of the Subject Building.

8. Interior View of the Main Office (Judge Judy Hobbs' Chambers).
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SUBJECT PICTURES
j'

9. View Showing the Subject BUilding's Vault Located in the Southwest Corner of the Building.

10. Interior View of an Individual Office Located in the Center of the SUbject Building.
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SUBJECT PICTURES

11, Interior View of the Break Room,

12, View of the Two, York Central Heating and Air Conditioning Units Located in the Mechanical
Room Near the Southeast Corner of the BUilding,
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Location:

Page 805

IMPROVED SALE NO.1

103 West 5th Street, being along the south side of West 5th Street between
North Main Street and Talbot Street, Taylor, Williamson County, Texas.

Total Consideration: $82,000

Price/SF GBA: $50.62

Terms:

Date:

All cash to the seller

Due to Close July 2002 Recording: To Be Recorded

Legal: The northwest part of Lot 5, Block 21, City of Taylor, Williamson County, Texas.

Grantor:

Size:
Frontage:
Floodplain:
Utilities:

Size:
Year Built:
Construction:
Condition:
Parking:
Finish Out:

Frank Ruzicka Grantee: Ted Alexander

1,620 SF Zoning: Commercial
Approximately 30 feet along the south side of West 5th Street
None Topography: Level
Water and wastewater service is available from the City of Taylor.

1,620 SF
1900
One-story, brick veneer, common wall building on a concrete slab, flat roof
Average
Street parking only
100% HVAC. Interior provides three offices and a break room. The bUilding recently
received new carpets and a new storefront.
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Sale No.1 (cont.)

Rental Income
Other Income
VICL
EGI
Expenses
NOI

Indicators:

KAID:

History:

Tax Data:

$11,660
o

-$ 580
$11,080

-$ 2530
$ 8,550

OAR: 10.4%

W-02-078

Page 806

ECONOMIC DATA

PGIM: 7.0

Grid #: 353

Historically used as Luba's Travel Agency. Buyer operates a State Farm Insurance Agency
out of the building next door. He is purchasing this building after his lease is expires at the
end 01 July 2002.

Tax Parcel ID: R-13-0303-0210-50004
2002 Assessed Value:
Taxing Entities
Williamson County
City ofTaylor
Taylor I.S.D.
Williamson Co. FM/RD
Total 2000 Taxes

Confirmation: Ted Alexander/buyer
Phone: 352-6080
By: LDK, 7/5/02

$47,583
2001 Taxes
$ 168.58
$ 339.99
$ 751.81
$ 19.51
$1,279.89
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IMPROVED SALE NO.1
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Location:
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IMPROVED SALE NO.2

602 West 2nd Street, being the northwest corner of Branch Street and 2nd
Street, Taylor, Williamson County, Texas.

Total Consideration: $148,000

Terms:

Price/SF GBA: $93.43

Date:

$118,400 note to Texas Heritage Bank

October 6, 2000 Recording: Document No. 2000069898,
Williamson County Deed Records

Grantor:

Legal: Lot 1, Block 68, City of Taylor, Williamson County, Texas.

Size:
Frontage:

Floodplain:
Utilities:

Size:
Year Built:
Construction:
Condition:
Parking:
Finish Out:

Richard E. Smith, dba
Richard Smith Builders

Grantee: Simon J. Forster

6,534 SF Zoning: Commercial
Approximately 120 feet aiong the north side of 2nd Street and 54.5 feet along the west side
of Branch Street
None Topography: Level
Water and wastewater service is available from the City of Taylor.

1,584 SF
2000
One-story, wood frame with Hardy Plank exterior walls, concrete slab foundation
New
3,300 SF of concrete parking (11 spaces)
100% HVAC, carpet fioor coverings, sheet rock interior walls



05125/2004

Sale No.2 (cont.)

Rental Income
Other Income
V/CL
EGI
Expenses
NOI

Indicators:

KA 10:

Tax Data:

$19,960
o

-$ 1 000
$18,960

-$ 5520
$13,440

OAR: 9.1%

W-00-292

PGIM: 7.4

Grid #: 353

Tax Parcel 10: R-13-0303-0680-10000
2000 Assessed Value: $15,028
Taxing Entities 2000 Taxes
Williamson County $ 52.26
City of Taylor $104.33
Taylor I.S.D. $237.44
Williamson CO. FM/RD $ 7.11
Total 2000 Taxes $401.14

Confirmation: Austin MUltiple Listing Service No. 545387
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AGENDA ITEM 57

Discuss and take appropriate action concerning pending litigation: Carol Collins VS. Gene Taylor.

There was no action on this agenda item.

AGENDA ITEM 58

Comments from commissioners.

Commissioner Boatright asked about rollback property taxes. Dale Rye and Julie Kiley answered.

COMMISSIONERS' COURT ADJOURNED AT 1:24 P.M. ON TUESDAY, MAY 25, 2004.

THE FOREGOING MINUTES recorded on Minutes Pages 1 through 810 inclusive, had at a Special Session of
Commissioners' Court of Williamson County, Texas, having been read are hereby approved this 1st day of
June, 2004.

ATTEST:


