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January 11, 2024  

John Bohannon 
Builders Capital  
1019 39th Avenue 
Suite 220 
Puyallup, WA 98374 

Blake Vaughn 
Principal 
Vita Nova Construction 
8109 Belmont Court 
North Richland Hills, TX 76182 

Re: Appraisal Report 

Mr. Bohannon and Mr. Vaughn: 

In accordance with your request, we have prepared an Appraisal Report to estimate the As-Is Market Value 
(Fee Simple Interest) and Prospective Upon Completion Individual Home Values on an Aggregate Basis (Fee 
Simple Interest) for the subject property. Additional value scenarios presented subsequent to the Analysis of 
Value Conclusions include: Market Value of Going Concern & As Complete - Lots. The intended use of this 
appraisal will be for financing purposes. Builder's Capital, Vita Nova Construction, or assigns are the only 
intended users of this report. Please reference the attached report for important information regarding the 
scope of work and analysis for this appraisal, including property identification, inspection, the highest and best 
use analysis and valuation methodology. The subject property was physically inspected on December 18, 2023. 
As such, the valuation date is December 18, 2023. 

The subject property is a single family subdivision development located on the southwest corner of S 
Eisenhower Pkwy and Texoma Pkwy in Denison, TX, in the Sherman-Denison submarket. Based on the 
information provided to the appraiser, the proposed development will consist of a total of 155 single family 
residences that average 1,826 SF in size to be sold out upon completion. These residences will be completed in 
4 phases, with 68 residences being developed in Phase I, 20 residences in Phase II, 35 Residences in Phase III, 
and 32 residences in Phase IV. The residences will be developed across 155 developed lots on 95.15 acres of 
land. In addition, the proposed development will include open space, nature preserve, & an amenity center. 

The current plans for the land include the subdivision of these parcels into 155 lots and the construction of 155 
improved single-family residences. The delivery of these residences will occur as they are completed, and we 
estimate that the units will sell out within a period of five years of the valuation date.  

The following table conveys the final opinions of value that are developed in this appraisal: 



The exposure time preceding December 18, 2023 would have been 12 months or less and the estimated 
marketing period as of December 18, 2023 is 12 months or less.  

Extraordinary Assumptions 
The use of an Extraordinary Assumption(s) may have impacted the results of the assignment. 

 We have relied on information provided by the client as well as from public records as it relates to lot 
subdivisions, construction costs, number of units, land size, and other physical, financial, and economic 
characteristics. It is an extraordinary assumption of this appraisal that this information is accurate and 
was not misrepresented. 

 We assume the construction budget and development timeline provided by the Client are accurate. 

 We assume that the sizes and number of units and lots provided by the Client are correct and reliable 
and will be completed by plans and specs provided. 

 The market value of going concern is predicated around the extraordinary assumption that the owner of 
the land will develop the property to sell finished residences to the specifications provided to us.  

Hypothetical Conditions 
 Per the request of the client, we have included a value of the proposed lots upon completion.  This 

value is subject to the hypothetical condition that the horizontal work for all of the future phases of the 
development will be completed in Year 1.   

The following appraisal sets forth the most pertinent data gathered, the techniques employed, and the 
reasoning leading to the opinion of value. This report conforms to the current Uniform Standards of 
Professional Appraisal Practice (USPAP). Accordingly, the analyses, opinions and conclusions were developed 
based on, and this report has been prepared in conformance with, our interpretation of the guidelines and 
recommendations set forth therein.  

If there are any specific questions or concerns regarding the attached appraisal report, or if Kroll, LLC can be of 
additional assistance, please contact the individuals listed in the real property certification section. 

Respectfully submitted, 

Kroll, LLC

Kroll, LLC
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This appraisal report is subject to the following general assumptions and limiting conditions:  

1. No investigation has been made of, and no responsibility is assumed for, the legal description or for legal 
matters including title or encumbrances. Title to the property is assumed to be good and marketable unless 
otherwise stated. The property is further assumed to be free and clear of liens, easements, encroachments and 
other encumbrances unless otherwise stated, and all improvements are assumed to lie within property 
boundaries. 

2. Information furnished by others, upon which all or portions of this report are based, is believed to be reliable, 
but has not been verified in all cases. No warranty is given as to the accuracy of such information. 

3. It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or administrative 
authority from any local, state, or national government or private entity or organization have been, or can 
readily be obtained, or renewed for any use on which the value estimates provided in this report are based. 

4. Full compliance with all applicable federal, state and local zoning, use, occupancy, environmental, and similar 
laws and regulations is assumed, unless otherwise stated. 

5. No responsibility is taken for changes in market conditions and no obligation is assumed to revise this report to 
reflect events or conditions, which occur subsequent to the appraisal date hereof. 

6. Responsible ownership and competent property management are assumed. 

7. The allocation, if any, in this report of the total valuation among components of the property applies only to the 
program of utilization stated in this report. The separate values for any components may not be applicable for 
any other purpose and must not be used in conjunction with any other appraisal. 

8. Areas and dimensions of the property were obtained from sources believed to be reliable. Maps or sketches, if 
included in this report, are only to assist the reader in visualizing the property and no responsibility is assumed 
for their accuracy. No independent surveys were conducted. 

9. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or structures that 
affect value. No responsibility is assumed for such conditions or for arranging for engineering studies that may 
be required to discover them. 

10. No soil analysis or geological studies were ordered or made in conjunction with this report, nor was an 
investigation made of any water, oil, gas, coal, or other subsurface mineral and use rights or conditions. 

11. Neither Kroll REAG nor any individuals signing or associated with this report shall be required by reason of this 
report to give further consultation, to provide testimony or appear in court or other legal proceedings, unless 
specific arrangements thereto for have been made. 

12. This appraisal has been made in conformance with, and is subject to, the requirements of the Code of 
Professional Ethics and Standards of Professional Conduct of the Appraisal Institute and the Uniform 
Standards of Professional Appraisal Practice. 

13. We have not been engaged nor are we qualified to detect the existence of hazardous material, which may or 
may not be present on or near the property. The presence of potentially hazardous substances such as 
asbestos, urea-formaldehyde foam insulation, industrial wastes, etc. may affect the value of the property. The 
value estimate herein is predicated on the assumption that there is no such material on, in, or near the property 
that would cause a loss in value. No responsibility is assumed for any such conditions or for any expertise or 
engineering knowledge required to discover them. The client should retain an expert in this field if further 
information is desired. 

14. The date of value to which the conclusions and opinions expressed in this report apply is set forth in the 
opinion letter at the front of this report. Our value opinion is based on the purchasing power of the United 
States' dollar as of this date.    
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15. The Americans with Disabilities Act (“ADA”) became effective January 26, 1992. We have not made a specific 
compliance survey and analysis of this property to determine whether or not it is in conformity with the various 
detailed requirements of the ADA. It is possible that a compliance survey of the property along with a detailed 
study of ADA requirements could reveal that the property is not in compliance with the act. If so, this would 
have a negative effect on the property value. We were not furnished with any compliance surveys, or any other 
documents pertaining to this issue and therefore did not consider compliance or noncompliance with the ADA 
requirements when estimating the value of the property. 

16. In accordance with our agreement, this report is limited to the value of the subject property. One or more 
additional issues may exist that could affect the Federal tax treatment of the subject property with respect to 
which we have prepared this report. This report does not consider or provide a conclusion with respect to any 
of those issues. With respect to any significant Federal tax issue outside the scope of this report, this report 
was not written, and cannot be used, by anyone for the purpose of avoiding Federal tax penalties. 

Extraordinary Assumptions 
When a value opinion is subject to an extraordinary assumption or hypothetical condition, the appraiser must state 
that condition so that its effect on the value opinion or conclusion is clear. An extraordinary assumption is an 
assumption that is directly related to a specific assignment, which if found to be false, could alter the appraiser's 
opinions or conclusions. Extraordinary assumptions presume as fact otherwise uncertain information about physical, 
legal, or economic characteristics of the subject property; or about conditions external to the property such as market 
conditions or trends; or about the integrity of data used in an analysis. An extraordinary assumption may be used in 
an assignment only if: 

 It is required to properly develop credible opinions and conclusions; 

 The appraiser has a reasonable basis for the extraordinary assumption; 

 Use of the extraordinary assumption results in a credible analysis; and 

 The appraiser complies with the disclosure requirements set forth in USPAP for extraordinary assumptions. 

The use of an Extraordinary Assumption(s) may have impacted the results of the assignment. 

 We have relied on information provided by the client as well as from public records as it relates to lot 
subdivisions, construction costs, number of units, land size, and other physical, financial, and economic 
characteristics. It is an extraordinary assumption of this appraisal that this information is accurate and was not 
misrepresented. 

 We assume the construction budget and development timeline provided by the Client are accurate. 

 We assume that the sizes and number of units and lots provided by the Client are correct and reliable and will 
be completed by plans and specs provided. 

 The market value of going concern is predicated around the extraordinary assumption that the owner of the 
land will develop the property to sell finished residences to the specifications provided to us. 
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Hypothetical Conditions 
Hypothetical conditions assume conditions contrary to known facts about physical, legal, or economic characteristics 
of the subject property; or about conditions external to the property, such as market conditions or trends; or about the 
integrity of data used in an analysis. A hypothetical condition may be used in an assignment only if: 

 Use of the hypothetical condition is clearly required for legal purposes, for purposes of reasonable analysis, or 
for purposes of comparison; 

 Use of the hypothetical condition results in a credible analysis; and 

 The appraiser complies with the disclosure requirements set forth in USPAP for hypothetical conditions. 

No Hypothetical Conditions were made for this assignment. 
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We certify that, to the best of our knowledge and belief:

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

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

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

 Daniel P Carlson, MAI & Daniel Maher, MAI have performed no services, specifically as appraisers or in any 
other capacity, regarding the property that is the subject of this report within the three-year period immediately 
preceding acceptance of this assignment. 

 The signers are not biased with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

 The engagement in this assignment was not contingent upon developing or reporting predetermined results. 

 The compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, 
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended 
use of this appraisal. 

 The reported analysis, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the requirements of the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute, and the Uniform Standards of Professional Appraisal Practice, as set forth by 
the Appraisal Standards Board of the Appraisal Foundation. 

 Daniel Maher, MAI inspected the property that is the subject of this report on December 18, 2023.  

 Jastin Metten provided significant real property appraisal assistance to the appraisers signing this certification, 
including verifying rent & sale comparables, interviewing brokers for appropriate market rent, cap rates and 
sale prices for the subject and similar property type.  It is noted that the responsibilities of parties providing 
assistance is not considered to be significant in terms of any value determination.  All parties conducted 
assistance under the direct supervision of the appraiser's signing this report in compliance with State 
regulations.   

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

 As of the date of this report, Daniel P Carlson, MAI, MAI, FRICS, CRE, has completed the continuing education 
program for Designated Members of the Appraisal Institute. 

DRAFT DRAFT
Daniel P Carlson, MAI
Managing Director, Real Estate Advisory Group 
State Certified General Real Estate Appraiser 
Texas License No. 1380226 
Expiration Date 5/31/2025 
+1 713 237 5307 
Daniel.Carlson@kroll.com 

Daniel Maher, MAI
Senior Director 
State Certified General Real Estate Appraiser 
Texas License No.1338192 
Expiration Date 10/31/2024 
469 547 3915 
daniel.maher@kroll.com 



Executive Summary 

January 11, 2024 6



Executive Summary (Continued)

January 11, 2024 7 



Executive Summary (Continued)

January 11, 2024 8 

Home ID Model Characteristics Interior Building Area (SF) Model Value
Home No. 1/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 2/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 3/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 4/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 5/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 6/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 7/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 8/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 9/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 10/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 11/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 12/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 13/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 14/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 15/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 16/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 17/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 18/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 19/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 20/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 21/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 22/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 23/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 24/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 25/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 26/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 27/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 28/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 29/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 30/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 31/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 32/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 33/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 34/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 35/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 36/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 37/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 38/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 39/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 40/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 41/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 42/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 43/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 44/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 45/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 46/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 47/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 48/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 49/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 50/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 51/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 52/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 53/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 54/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 55/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 56/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 57/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 58/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 59/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 60/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 61/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 62/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 63/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 64/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 65/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 66/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 67/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 68/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 69/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 70/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 71/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 72/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 73/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 74/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 75/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 76/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 77/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 78/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000

AGGREGATE VALUE OF COMPLETED HOMES
The Courtyards at Katy Trail

As of December 18, 2023
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Home ID Model Characteristics Interior Building Area (SF) Model Value
Home No. 79/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 80/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 81/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 82/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 83/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 84/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 85/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 86/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 87/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 88/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 89/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 90/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 91/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 92/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 93/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 94/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 95/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 96/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 97/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 98/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 99/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 100/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 101/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 102/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 103/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 104/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 105/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 106/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 107/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 108/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 109/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 110/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 111/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 112/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 113/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 114/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 115/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 116/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 117/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 118/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 119/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 120/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 121/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 122/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 123/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 124/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 125/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 126/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 127/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 128/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 129/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 130/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 131/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 132/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 133/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 134/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 135/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 136/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 137/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 138/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 139/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 140/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 141/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 142/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 143/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 144/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 145/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 146/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 147/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 148/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 149/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 150/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 151/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 152/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 153/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 154/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 155/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000

TOTAL AGGREGATE VALUE ($) $81,140,000

The Courtyards at Katy Trail
As of December 18, 2023
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Property Identification  
The subject property is a single family subdivision development located on the southwest corner of S Eisenhower 
Pkwy and Texoma Pkwy in Denison, TX, in the Sherman-Denison submarket. Based on the information provided to 
the appraiser, the proposed development will consist of a total of 155 single family residences that average 1,826 SF 
in size to be sold out upon completion. These residences will be completed in 4 phases, with 68 residences being 
developed in Phase I, 20 residences in Phase II, 35 Residences in Phase III, and 32 residences in Phase IV. The 
residences will be developed across 155 developed lots on 95.15 acres of land. In addition, the proposed 
development will include open space, nature preserve, & an amenity center.   

Legal Description  
The legal description of the subject property is as follows: G-0077 BALL JAMES A-G0077, ACRES 35.507, G-0781 
MANNING J M A-G0781, ACRES 18.94, HUNTS S/D, BLOCK 1, LOT PT 12 13 14, ACRES 6.26, G-0077 BALL JAMES 
A-G0077, ACRES 30.9, HUNTS S/D, BLOCK 1, LOT W PT 12 13 14, ACRES 2.54, & G-0767 MARTIN P C A-G0767, 
ACRES 1.0 

Client/Intended Use/Users 
The client of this specific assignment is Builders Capital & Vita Nova Construction. The intended use of this appraisal 
will be for financing purposes. Builder's Capital, Vita Nova Construction, or assigns are the only intended users of this 
report. 

Purpose 
The purpose of this appraisal is to develop opinions of the As-Is Market Value (Fee Simple Interest) and Prospective 
Upon Completion Individual Home Values on an Aggregate Basis (Fee Simple Interest). 

Definition Of Market Value 
The most probable price which a property should bring in a competitive and open market under all condition’s 
requisite to a fair sale, the buyer and seller each acting prudently, knowledgeably, and assuming that 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 consider their own best interests; 

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

4. Payment is made in terms of cash in United States 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.1

Property Rights Appraised 
The property rights appraised constitute the fee simple interest. 

1 Office of Comptroller of the Currency (OCC), Title 12 of the Code of Federal Regulation, Part 34, Subpart C -Appraisals, 34.42 (g); Office of Thrift 

Supervision (OTS), 12 CFR 564.2 (g); This is also compatible with the FDIC, FRS and NCUA definitions of market value. 



Identification of Assignment (Continued)

January 11, 2024 12 

Fee Simple Interest 

Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed by the 
governmental powers of taxation, eminent domain, police power and escheat.2

Non-Discrimination Statement 
This appraisal has been completed without regard to race, color, religion, national origin, sex, marital status or any 
other prohibited basis, and does not contain references which could be regarded as discriminatory. 

Personal Property & Business Intangible 
There is no personal property (FF&E), or business intangible value included in this appraisal.

Property And Sales History 
Current Owner/Three-Year Sales History 

The subject title is currently recorded in the name of Vita Nova Construction LLC who acquired title to the property 
on May 24, 2022 for $1,650,000, or $17,341 per acre, as recorded in the Grayson County Deed Records, Document 
Number 2022-18221. According to county records there has been no other transfer of ownership for the subject 
property in the past three years and there is no known pending sale or listing of the subject. 

2 The Dictionary of Real Estate Appraisal, Sixth Edition, Appraisal Institute, Chicago, Illinois, 2015
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According to the Uniform Standards of Professional Appraisal Practice, it is the appraiser’s responsibility to develop 
and report a scope of work that results in credible results that are appropriate for the appraisal problem and intended 
user(s). Therefore, the appraiser must identify and consider:

 The client and intended users, 

 The intended use of the report, 

 The type and definition of value, 

 The effective date of value, 

 Assignment conditions, 

 Typical client expectations, 

 Typical appraisal work by peers for similar assignments. 

The client of this specific assignment is Builders Capital . The intended use of this appraisal will be for financing 
purposes. Builder's Capital, Vita Nova Construction, or assigns are the only intended users of this report. 

The scope of work for this assignment was based on the needs and prior communications with the Client. The 
purpose of this assignment—which was prepared as an Appraisal Report in accordance with USPAP Standards Rule 
2-2a, with the analysis stated in the document and representing a fully described level of analysis—is to form an 
opinion of the 1) As-Is Market Value (Fee Simple Interest) and Prospective Upon Completion Individual Home Values 
on an Aggregate Basis (Fee Simple Interest) for the subject property. Specifically, the scope of work and report 
content herein is commensurate with the relative risk that is associated with this particular transaction as determined 
by the Clients, Builders Capital & Vita Nova Construction. 

We have conducted primary research and-wherever possible-we have verified and/or re-verified applicable tax data, 
zoning requirements, flood zone status, demographics, and comparable listing, sale and rental information which was 
gathered via: a) public records, b) comments from local brokers and market participants, c) third party data such as 
CoStar, MLS, etc., d) other sources such as related or previous appraisal projects; and e) observations of the micro 
and/or macro market environments with respect to physical and economic factors relevant to the valuation process. 
Then we analyzed, correlated and reconciled the results with the use of appropriate and accepted appraisal 
methodology to arrive at a reasonable and defensible value conclusion via the Sales Comparison and Income 
(Discounted Cash Flow) Approaches to value. 

The appraisal analyzes the regional and local area profiles including employment, population, household income and 
real estate trends. The local area was inspected to consider external influences on the subject. 

The appraisal analyzes legal and physical features of the subject including site size, improvement size, flood zone, 
seismic zone, site zoning, easements, encumbrances, site access and site exposure. 

The appraisal includes a single family residential market analysis for the Sherman-Denison residential market using 
vacancy, absorption, supply and rent data. Conclusions were drawn for the subject’s competitive position given its 
physical and locational features, current market conditions and external influences. 

We have estimated a reasonable exposure time and marketing time associated with the value estimate presented. 

The appraisal includes a Highest and Best Use analysis and conclusions have been completed for the highest and 
best use of the subject property As Vacant. The analysis considered legal, locational, physical and financial feasibility 
characteristics of the subject site and existing improvements. 

We completed an analysis of the subject’s existing and/or pro forma economic operating characteristics.  

We have not provided prior professional services regarding the subject property, in the capacity as appraisers or 
otherwise, within a three-year period immediately preceding the date of acceptance of this assignment. 
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We observed the surrounding land area of the subject. We did not attempt to detect any physical issues with the site 
area that would not be readily observable without removal of fixtures or fixed elements or any foliage at the site. As 
well, we did not attempt to detect any environmental hazards at the subject that were not readily observable during 
our on-site visitation, nor did we conduct any off-site research into potential environmental hazards which might 
impact the subject. Finally, no research into pending legal proceedings (such as planned condemnation for public-
right-of-way, etc.) was undertaken. 

Unless otherwise noted in this appraisal, area measurements were taken from the information made available to us 
that was provided from the Client and site surveys or other sources. These figures have been cross-checked to the 
extent possible with public records. However, in no event—unless otherwise noted in this report—have we 
conducted measurements of the specific areas (these figures are taken solely from the information provided by the 
Client, site surveys or other sources).  

The authors of this report are aware of the Competency Rule of USPAP and meet the standards. 

Sources of Information 
The following sources were contacted to obtain relevant information: 

The lack of the unavailable items could affect the results of this analysis. As part of the general assumptions and 
limiting conditions, the subject is assumed to have no adverse easements, significant items of deferred maintenance, 
or be impacted by adverse environmental conditions.  

Subject Property Inspection 
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Exposure & Marketing Time 
Marketing time and exposure time are both influenced by price. That is, a prudent buyer could be enticed to acquire 
the property in less time if the price were less. Hence, the time span cited below coincides with the value opinion(s) 
formed herein. 

USPAP Standard rule 1-2(c)(iv) requires an opinion of exposure time, not marketing time, when the purpose of the 
appraisal is to estimate market value. In the recent past, the volume of competitive properties offered for sale, sale 
prices, and vacancy rates have fluctuated little. Sale concessions have not been prevalent. The following information 
is used to estimate exposure time and marketing time for the subject: 

Conclusion 

Given the analysis we have analyzed the exposure time as 12 months or less. Further, my marketing time of 12 months 
or less is estimated for the subject. 
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Introduction  
We have analyzed demographic and economic information as it relates to the interaction of real estate market’s 
supply and demand. This market analysis provides a tool to predict a property’s market position and to estimate 
current and future occupancy and rental rates. Furthermore, a market analysis provides a basis for determining 
highest and best use of the subject property. Overall market conditions, as well as the property’s ability to compete in 
its market segment, influence income and occupancy performance. Market conditions are influenced by a variety of 
factors; we have focused on the historical and projected trends for a.) gross domestic product; b.) population; c.) 
employment; d.) personal income; e.) consumer spending; and f.) housing. 

The subject market’s economic performance and the property’s ability to maintain its market position is a result of its 
specific attributes, including overall quality, amenities, location, and reputation in the marketplace. To evaluate the 
factors that influence a property’s income potential over a projection term, the market has been analyzed at two 
levels: first from a broad market perspective (Regional Overview) without specific consideration of the subject 
property; second from a more narrowly defined market perspective with regards to the subject’s neighborhood 
influences (Neighborhood Analysis). 

The subject property is located in Denison, Texas. The map presented below illustrates the subject property location 
relative to the Sherman-Denison, TX MSA metropolitan area. 



Regional Analysis (Continued)

January 11, 2024 17 



Regional Analysis (Continued)

January 11, 2024 18 

Current Economic Conditions 
Leading employment growth and demographic growth found in northern counties of Dallas-Fort Worth is beginning 
to spill over into the Sherman-Denison metro. While population and employment growth have picked up, they 
typically align more with the U.S. average than the D-FW average, following a brisk pace. Based on results from 
Oxford Economics, employment in the metro was 1.5% over the past 10 years, adding an average of 47,000 jobs. 

Demographic growth in Sherman-Denison is far from those seen in marquee suburbs like Frisco, Allen, and 
McKinney, where population growth has averaged more than 3% annually since 2010. However, growth rates could 
pick up in the coming decades. Plenty of developable land along Highway 75 and Preston Road (a potential Dallas 
North Tollway expansion route) between Sherman-Denison and employment centers near the Sam Rayburn Tollway 
make the area attractive. As a result, the area is emerging as another "boomburb" sprawling north of the Metroplex. 

While most focus on Sherman-Denison revolves around what it will look like in the coming decades, the metro has a 
stable, growing employment base. Education and health services are the most significant employment super-sector, 
followed by trade, transportation, utilities, and government. The largest employers include Tyson Foods (1,700) and 
Texas Instruments (1,200), located in Sherman. In addition, there are two regional health centers in Denison: The 
Wilson N. Jones Regional Health System and the Texoma Medical Center.  

The area has emerged as a hotbed for chip and semiconductor manufacturing. Texas Instruments has broken ground 
on a $30 billion campus. In addition, GlobiTech announced plans to build a $5 billion plant. When fully staffed, the 
facility will create 1,500 new jobs and produce more than 1 million silicon wafers monthly.  

These plans will galvanize the commercial and socio-economic linkages between Dallas-Fort Worth and Sherman-
Denison, potentially attracting more firms and people to the region. In turn, Sherman-Denison will need more 
housing options for current and future residents to support expected growth to the region.
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Unemployment 
The following graphs charts the trailing 18 months and trailing 10 years unemployment rate for the United States, 
South Region, Texas, Sherman-Denison, TX MSA, and Grayson County. 
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Employment 
The following chart shows the trailing 10 years employment for the state of Texas, Sherman-Denison, TX MSA, and 
Grayson County. 
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Introduction  
A property is an integral part of its surrounding and must not be treated as an entity separate and apart from its 
surroundings.  The value of a property is not found exclusively in its physical characteristics. Physical, economic, 
political and sociological forces found in the area interact to give value to a property. In order to determine the degree 
of influence extended by these forces on a property, their past and probable future trends must be analyzed in depth. 
Therefore, in order to determine the value of a property, a careful and thorough analysis must be made of the area in 
which the property under study is found. The area is commonly referred to as a neighborhood. 

“The productivity of real estate is strongly influenced by its economic and physical location. Analyzing economic 
location goes beyond identification of the physical position of one property in relation to another. The analysis of 
economic location begins with identification of the economic activities in the neighborhood or trade area, which is 
delineated by physical, political and socioeconomic boundaries or by time-distance relationships represented by 
travel times to and from common destinations.” Therefore, in order to estimate the value of a property, a careful and 
thorough analysis must be made of the area in which the property under study is found.  The area is commonly 
referred to as a neighborhood. 

A neighborhood can be a portion of a city, a community or an entire town.  It is usually considered to be an area which 
exhibits a fairly high degree of homogeneity as to use, tenancy and certain other characteristics. Therefore, in real 
estate terminology, a homogeneous neighborhood is one in which property use types are similar. Thus, a 
neighborhood is more or less a unified area with somewhat definite boundaries.  The objective of a neighborhood 
analysis is to determine perceivable patterns of growth, structure and change that may detract from or enhance 
property values. The analysis provides a framework or context in which the property values are estimated.  A 
neighborhood map is presented below, followed by a discussion of the subject’s neighborhood. 

Subject Neighborhood Delineation 
While a certain level of subjectivity exists in attempting to quantify the limits of a property’s neighborhood, based 
upon our observations of road patterns and the competition, we believe the subject’s neighborhood is defined by S 
Eisenhower Pkwy to the north, Texoma Pkwy to the east, Grayson Dr to the south, and US-75 to the west. 
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Location 
The subject property is located along Southwest Corner of S Eisenhower Pkwy & Texoma Pkwy, in a primarily rural 
area on southwestern portion of Denison, TX. 

Access & Linkages 
Primary road access to the subject property is provided by S Eisenhower Pkwy and secondary road access is provided 
by Texoma Pkwy. Major north/south streets in the area include Texoma Pkwy, US-75, and Theresa Dr and major 
east/west streets in the area include S Eisenhower Pkwy, Grayson Dr, and Knight Rd. In addition to the subject’s 
location along S Eisenhower Pkwy and Texoma Pkwy, the subject is located approximately 1.25 miles to the east of 
US-75 and 4.00 miles north of US-82. In addition, the North Texas Regional Airport is approximately 6.00 miles to 
the west of the subject. Overall transportation infrastructure is largely characteristic of a rural area. 

Land Uses 
The subject property is located along Southwest Corner of S Eisenhower Pkwy & Texoma Pkwy. The area is 
predominantly rural in nature, with the subject site among agricultural, open land, and single family residential uses. 
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The land use in the subject’s immediate neighborhood consists of a significant amount of commercial property, 
comprising of a mix of many property types. Commercial uses in the area are predominantly multi-family & retail in 
nature, with significant office and industrial uses present as well. The following chart illustrates the high 
concentration of multifamily and retail compared to industrial and office properties. 
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Demographics 
The following information reflects the demographics for the subject’s area. 

Population 
The estimate provided by ESRI for the current 2022 population within the subject neighborhood’s 3 mile radius is 
12,322 representing a 0.72% change since 2020. ESRI’s 2020 population estimate for the subject’s 5 mile radius is 
27,404, which represents a 2.37% change since 2020. 

Looking forward, ESRI estimates that the population within the subject neighborhood’s 3 mile radius is forecasted to 
change to 12,708 by the year 2027. As for the broader area, ESRI forecasts that the population within the subject’s 5 
mile radius will change to 28,863 over the next five years. The population estimates for the next five years within the 
subject’s 5 mile radius represents a 5.32% change as well as a 13.12% change within the subject’s 1 mile radius for 
the same period. 

Households 
The estimates provided by ESRI indicate that the number of households within the subject neighborhood’s 3 mile 
radius is 4,979, which is a 1.76% change since 2020. Within the subject’s broader 5 mile radius, ESRI estimates that 
the number of households is 11,081, a 3.11% change over the same period of time.  

By the year 2027, the estimates provided by ESRI indicate that the number of households within the subject 
neighborhood’s 3 mile radius will change by 3.09% to 5,133 households. Additionally, ESRI’s estimate for total 
households over the next five years within the subject’s broader 5 mile radius indicates an expected change of 5.35% 
which will result in a total household estimate of 11,674. 
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Looking back, the number of households in the subject neighborhood’s 3 mile radius changed 2.15% during the ten-
year period of 2010 to 2020. Since then, it has changed by 1.76%. 

Income 
Income estimates provided by ESRI for the subject neighborhood’s 3 mile radius indicates that the median household 
income is $51,287 and that the average household income is $70,577. Further, the estimates provided by ESRI 
indicate that, for the subject’s broader 5 mile radius the median household income is $55,572, and the average 
household income is $77,812. Given that there are reportedly 11,081 households in the subject’s 5 mile radius, it is 
estimated that the local effective buying income is around $862,234,772. 

Demographics Conclusion 
Based on our observation and the data provided by ESRI, it is perceived that the income and population 
demographics for the subject neighborhood exhibit average characteristics in terms of income levels, and average 
characteristics in terms of population, as the area is rural in nature. As previously mentioned, the population growth 
for the subject’s 3 mile radius has increased 0.72% since 2020 and based on the projections provided by ESRI, it is 
expected to continue to increase another 3.13% during the next 5 years. Lastly, we perceive that, since average 
household incomes are around the national average ($70,577, for the subject’s 3 mile radius) and given that the area 
is average-populated (4,979 households in a 3 mile radius), developments like the subject should be adequately 
supported.  
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The following is taken from the PWC 4Q 2022 and 2Q 2023 Quarterly report detailing the National Development 
Land Market. 
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In addition, the following is taken from the Greater Texoma Association of Realtors 2Q 2023 (most recent) housing 
supply overview and monthly report detailing the Grayson County, Denison, and Sherman residential markets. Lastly, 
we have included the most recent data from NTREIS showing the most recent median original list price, median sales 
price, and median days on the market  in the subject’s market. 
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Conclusion 
Based on the charts above, the subject’s residential market is experiencing stable market conditions, even while the 
market is slowing due to the high interest rate environment. Housing prices and listings have both increased in the 
subject’s market from a year ago, but sales amount have been flat to decreasing and DOM for both Grayson county 
and Denison have increased from a year ago.
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The following summaries the salient characteristics of the subject site:  

Address Southwest Corner of S Eisenhower Pkwy & Texoma Pkwy, Denison, Texas.

Location The subject property is located along Southwest Corner of S Eisenhower Pkwy & 
Texoma Pkwy. 

Census Tract 48-215-024129

Adjacent Properties  

 North Vacant Land 
 South Vacant Land 
 East Vacant Land & Single Family Residential 
 West Vacant Land & Single Family Residential 

Accessibility Access to the subject site is considered good overall.  
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Exposure & Visibility Exposure of the subject is good balancing the frontage on S Eisenhower Pkwy, 
Texoma Pkwy, & Theresa Rd.

Flood Plain Zone AE. This is referenced by Panel Number 48181C0280F, dated September 29, 
2010. Zone AE is a High Risk Special Flood Hazard Area (SFHA). Special Flood 
Hazard Areas represent the area subject to inundation by 1% annual chance flood. 
Structures located within the SFHA have a 26% chance of flooding during the life of 
a standard 30-year mortgage. Federal floodplain management regulations and 
mandatory flood insurance purchase requirements apply in these zones. Areas 
subject to inundation by the 1% annual chance flood event determined by detailed 
methods. BFEs are shown within these zones. (Zone AE is used on new and revised 
maps in place of Zones A1–A30.) Zone X (Unshaded). This is referenced by Panel 
Number 448181C0280F, dated September 29, 2010. Zone X (unshaded) is a 
minimal risk area. Areas of minimal hazard are studied based upon the principal 
source of flood in the area. However, buildings in these zones could be flooded by 
severe, concentrated rainfall coupled with inadequate local drainage systems. Local 
storm water drainage systems are not normally considered in a community’s flood 
insurance study. The failure of a local drainage system can create areas of high flood 
risk within these zones. Flood insurance is available in participating communities, but 
is not required by regulation in these zones. Nearly 25% of all flood claims filed are 
for structures located within these zones. Minimal risk areas outside the 1% and 
0.2% annual chance floodplains. No BFEs or base flood depths are shown within 
these zones. (Zone X (unshaded) is used on new and revised maps in place of Zone 
C.) 

Seismic The subject is in a low risk area. 

Easements A preliminary title report was not available for review. During the property 
inspection, no adverse easements or encumbrances were noted. This appraisal 
assumes that there are no adverse easements present. If questions arise, further 
research is advised.

Soils A detailed soils analysis was not available for review. Based on the development of 
the subject, it appears the soils are stable and suitable for the existing 
improvements.
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Hazardous Waste We have not conducted an independent investigation to determine the presence or 
absence of toxins on the subject property. If questions arise, the reader is strongly 
cautioned to seek qualified professional assistance in this matter. Please see the 
Assumptions and Limiting Conditions for a full disclaimer. 

Site Rating Overall, the subject site is considered good as a single family residential site in terms 
of its location, exposure and access to employment, education and shopping centers, 
based on its location along a minor arterial. 

Site Conclusion In conclusion, the site’s physical characteristics appear to be supportive of the 
subject’s current use. Please note, a portion of the subject property lies in FEMA 
Flood Zone AE. However, there will be no proposed improvements within this flood 
zone as it will be used as open space & nature preserve. As such, there were no 
significant detriments discovered that would inhibit development in accordance with 
its highest and best use.
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Current Taxation & Assessment Description 
In Texas, commercial real estate is assessed at 100 % of market value. The total assessment for the subject property 
for the tax year 2023 is $1,510,113 or $0.36 PSF. The subject property benefits from an exemption in the amount of 
$1,482,062, reducing the taxable assessment to $28,051 or $0.01 PSF.  The total tax bill for the property is $636 or 
$0.00 PSF. This is within the general range for comparable land uses in the area. The subject’s assessed values and 
property taxes for the current year are summarized in more detail in the following table.  

The last assessment for the subject was January 2023 with future assessments scheduled annually (next assessment 
estimated to be in January 2024). In this instance, the assessment is equal to the market value multiplied by the 
assessment ratio. The Grayson County Tax Authority usually reassesses upon sale. Based on the foregoing, and the 
current assessment's relationship to market value, we perceive that the risk of a reassessment is high. Should a 
reassessment occur, we believe it could be around 100.0% of market value. Our basis for the level of reassessment is 
supported by the tax comparables presented later in this section.   

According to Grayson County, real estate taxes for the subject property are current as of the date of this report. 
Based on the scope of this assignment, any pending tax liens are not considered in the value conclusion.  
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The subject is located in the Multiple zoning districts (SF5, SF7.5, A, & C). 

Zoning Conclusion 

The current use for the subject property is vacant land and is a permitted use based on the current zoning guidelines. 
A zoning change for the subject does not appear likely.  Based on the foregoing, it appears that the subject’s 
improvements are a legally conforming use of the subject site.  

ZONING
Designation Single Family 5 Single Family 7.5 Agriculture Commercial
Zoning Authority City of Denison City of Denison City of Denison City of Denison
Permitted Uses Residential uses Residential uses Agricultural uses Commercial uses

Current Use Vacant Land Vacant Land Vacant Land Vacant Land
Current Use Legally Permitted Yes Yes Yes Yes
Conforming Use The bulk of the improvements as well as the

parking conform to the requirements ordinance.
The bulk of the improvements as well as the
parking conform to the requirements ordinance.

The bulk of the improvements as well as the
parking conform to the requirements ordinance.

The bulk of the improvements as well as the
parking conform to the requirements ordinance.

Conforming Lot The bulk of the improvements as well as the
parking conform to the requirements ordinance.

The bulk of the improvements as well as the
parking conform to the requirements ordinance.

The bulk of the improvements as well as the
parking conform to the requirements ordinance.

The bulk of the improvements as well as the
parking conform to the requirements ordinance.

Zoning Change Not Likely Not Likely Not Likely Not Likely
Proposed Use Single Family Residential Subdivision Single Family Residential Subdivision Single Family Residential Subdivision Single Family Residential Subdivision
Proposed Use Legally Permitted Yes Yes Yes Yes
Max Permitted Height 35 Feet or 2.5 Stories 35 Feet or 2.5 Stories 45 Feet or 3 Stories 8 Stories
Min Lot Depth 100 100 150 150
Min Lot Width 50 60 100 None
Max Permitted Site Coverage 50% 50% 15% 70%
Min Lot Size (SF) 5,000 7,500 43,560 None

Min Permitted Yard Setbacks
Front (Feet) 20 20 35 25

Rear (Feet) 10 10 10 10

Side (Feet) 15 15 15 Ten (10) percent of the lot width as measured along 
the front property line.
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The following summaries the salient characteristics of the subject improvements. 

Overview The subject property is a single family subdivision development located on the 
southwest corner of S Eisenhower Pkwy and Texoma Pkwy in Denison, TX, in the 
Sherman-Denison submarket. Based on the information provided to the appraiser, 
the proposed development will consist of a total of 155 single family residences that 
average 1,826 SF in size to be sold out upon completion. These residences will be 
completed in 4 phases, with 68 residences being developed in Phase I, 20 residences 
in Phase II, 35 Residences in Phase III, and 32 residences in Phase IV. The residences 
will be developed across 155 developed lots on 95.15 acres of land. In addition, the 
proposed development will include open space, nature preserve, & an amenity 
center. 

Description of Proposed Built Unit Finishings 

Foundation Concrete slab 

Exterior Walls/Framing Wood frame with veneer panel exterior 

Roof Pitched composite & flat membrane 

Elevator None 

HVAC Individual HVAC 

Lighting Fluorescent 

Interior Walls Drywall 

Doors and Windows Wood doors in metal frame 

Ceilings Drywall 

Plumbing Assumed standard and to code 

Floor Covering Wood panel veneer 

Fire Protection Assumed standard and to code 

Interior Finish/Build-Out The proposed interior finish for the subject units include wood panel veneer flooring 
throughout, granite countertops, and premium stainless steel appliances 

Site Improvements Asphalt and concrete paving 

Landscaping Low maintenance shrubs and grass. 

Signage There is a monument style sign along S Eisenhower Pkwy & Texoma Pkwy
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Subject Interior Rendering 
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The theory of highest and best use is fundamental to the concept of value.  Highest and best use analysis identifies 
the most profitable, competitive use to which the property can be put.  The highest and best use of a property is 
based on the competitive forces within the market and submarket and provides the foundation for a detailed 
investigation of the competitive position of the subject property in the minds of market participants.  Highest and best 
use may be defined as: 

“The reasonably probable and legal use of vacant land or an improved property that is physically possible, 
appropriately supported, and financially feasible and that results in the highest value.”     

The four criteria the highest and best use must meet are 1) legally permissible, 2) physically possible, 3) financially 
feasible and 4) maximally productive.  In arriving at the estimate of highest and best use, the subject was analyzed as 
vacant and as improved as of the date of value.  In each of the previous sections of the report including the Market 
Analysis, Site Description, Improvement Description, Real Estate Taxes and Zoning we have identified factors that 
influence value.  These factors shape our conclusions for the Highest and Best Use as Vacant and As Improved.

This section develops the highest and best use of the subject property As Though Vacant. 

As Vacant Analysis 
In this section the highest and best use of the subject as vacant is concluded after taking into consideration financial 
feasibility, maximal productivity, marketability, legal, and physical factors.  

Legally Permissible 

Private restrictions, zoning, building codes, historic district controls, and environmental regulations are considered, if 
applicable to the subject site. The legal factors influencing the highest and best use of the subject site are primarily 
government regulations such as zoning ordinances. Permitted uses of the subject’s Multiple (SF5, SF7.5, A, & C) 
include residential uses projects. Zoning change is not likely; therefore, uses outside of those permitted by the SF5, 
SF7.5, A, & C zoning are not considered moving forward in the as-vacant analysis.  

Physical Possible 

The test of what is physically possible for the subject site considers physical and locational characteristics that 
influence its highest and best use. In terms of physical features, the subject site totals 95.1470-acres (4,144,603 SF), 
it is irregular in shape and has a level topography. The site has good exposure and good overall access. There are no 
physical limitations that would prohibit development of any of the by-right uses on the site.
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Financial Feasibility 

The final criterion for Highest and Best Use pertains to the potential return on the property subject to its various 
physically possible and legally permissible uses. A financially feasible use is one which provides a positive return on 
the land subsequent to the payment of all costs of development and satisfaction of the investor’s rate of return. The 
maximally productive use refers to the one which, of all uses that are financially feasible, yields the highest value.  

In order to determine if new residential developments are financially feasible, it is important to analyze population 
and household growth in the immediate area. Based on the demographic information presented in the Neighborhood 
Analysis section of this report, there are approximately 11,081 households in a 5-mile radius of the subject property. 
It is projected that approximately 598 households will be created in the neighborhood over the next 5 years, which is 
approximately 120 households per year. With 60.3% of these households expected to be owner-occupied homes, 
this would put demand for new homes at approximately 48 homes per year. The subject property will be developed 
into 155 single family residences which will be developed and expected to sell off at 3 units per month, or 36 per 
year. Based on the demand in the immediate neighborhood for new household formation, it is our opinion that new 
single family residential development is financially feasible as of the valuation date. Given this and the previous 
factors mentioned above, we believe this use is also the maximally productive use of the subject site. 

Maximum Productivity 

There is only one use that creates value and at the same time conforms to the requirements of the first three tests. 
Financial feasibility, maximal productivity, marketability, legal, and physical factors have been considered and the 
highest and best use of the subject site as-vacant concluded to be for an adequately sized single residential 
development.

Most Probable Buyer 
Based on the type of property and the income generating potential of the improvements, it is our opinion that the 
most probable buyer for the subject would be regional or national real estate development company. 
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In traditional valuation theory, the three approaches to estimating the value of an asset are the cost approach, sales 
comparison approach, and income capitalization approach. Each approach assumes valuation of the property at the 
property’s highest and best use.  From the indications of these analyses, an opinion of value is reached based upon 
expert judgment within the outline of the appraisal process. 

Cost Approach 
The cost approach considers the cost to replace the proposed improvements, less accrued depreciation, plus the 
market value of the land.  The cost approach is based on the understanding that market participants relate value to 
cost.  The value of the property is derived by adding the estimated value of the land to the current cost of 
constructing a reproduction or replacement for the improvements and then subtracting the amount of depreciation in 
the structure from all causes.  Profit for coordination by the entrepreneur is included in the value indication. 

Characteristics specific to the subject property do not warrant that this valuation technique is developed. Based on 
the preceding information, the Cost Approach will not be presented. 

Sales Comparison Approach 
The sales comparison approach estimates value based on what other purchasers and sellers in the market have 
agreed to as price for comparable properties.  This approach is based upon the principle of substitution, which states 
that the limits of prices, rents, and rates tend to be set by the prevailing prices, rents, and rates of equally desirable 
substitutes. In conducting the sales comparison approach, we gather data on reasonably substitutable properties and 
make adjustments for transactional and property characteristics. The resulting adjusted prices lead to an estimate of 
the price one might expect to realize upon sale of the property. 

The Sales Comparison Approach was applied to estimate the individual market value of the finished residences. 
These values were used later on as input for the DCF. Considering the applicability of this approach in relation to the 
subject property's characteristics, we consider the application of this approach to be warranted.  

Income Capitalization Approach 
The income capitalization approach simulates the reasoning of an investor who views the cash flows that would 
result from the anticipated revenue and expense on a property throughout its lifetime.  The net income developed in 
our analysis is the balance of potential income remaining after vacancy and collection loss, and operating expenses.  
This net income is then capitalized at an appropriate rate to derive an estimate of value or discounted by an 
appropriate yield rate over a typical projection period in a discounted cash flow analysis.  Thus, two key steps are 
involved: (1) estimating the net income applicable to the subject and (2) choosing appropriate capitalization rates and 
discount rates.  The appropriate rates are ones that will provide both a return on the investment and a return of the 
investment over the life of the particular property. 

The subject is a leased investment property making this valuation technique particularly applicable. Therefore, the 
Income Approach is developed. Discounted Cash Flow analysis is used in this appraisal. The Direct Capitalization 
method does not contribute substantially to estimating value beyond the DCF analysis and is not presented.  

Correlation and Conclusion 
Based on the agreed upon scope with the client, the subject’s specific characteristics and the interest appraised, this 
appraisal developed Sales Comparison and Income (Discounted Cash Flow) Approaches. The values presented 
represent the As-Is Market Value (Fee Simple Interest) and Prospective Upon Completion Individual Home Values on 
an Aggregate Basis (Fee Simple Interest) . The Sales comparison approach was used to estimate the fair market 
value of the improved residences, which are inputs that are utilized in the DCF analysis. Additional value scenarios 
presented subsequent to the Analysis of Value Conclusions include: Market Value of Going Concern & As Complete - 
Lots.



Completed Residence Valuation - Sales Comparison Approach 

January 11, 2024 59

This section values the individual finished homes, and then presents an aggregate value of these units, by comparing 
them with similar properties or listings within the local market area. The sales comparison approach is based on the 
premise that a buyer would pay no more for a specific property than the cost of obtaining a property with the same 
quality, utility, and perceived benefits of ownership. It is based on the principles of supply and demand, balance, 
substitution and externalities. The reliability of this approach is dependent on the availability and verification of data, 
degree of comparability to the subject and absence of atypical conditions affecting the sale price. The following steps 
describe the applied process of the sales comparison approach.  

 The market in which the subject property competes is investigated; comparable sales, contracts for sale and 
current offerings are reviewed.  

 The most pertinent data is further analyzed, and the quality of the transaction is determined. 
 The most meaningful unit of value for the subject property is determined.  
 Each comparable sale is analyzed and where appropriate, adjusted to account for differences the subject 

property.  
 The value indication of each comparable sale is analyzed, and the data reconciled for a final indication of 

value via the sales comparison approach. 

Unit of Comparison 

In estimating the value for the subject property via the sales comparison approach, we have employed the price per 
Unit method. The price per Unit utilizes an analysis of the sales and concludes to an adjusted value per Unit. This is 
then applied to the subject property's size in order to derive a value estimate. 

Comparable Selection 
Our survey of the market uncovered several recent transactions of comparable single-family residential properties. 
The information collected on these transfers serves two primary functions. First, they establish the investment criteria 
and parameters upon which office properties are being purchased in the market. Second, the information obtained in 
the sales comparison approach will be utilized to derive an independent indication of value. The presented 
transactions will initially be examined on a sale price per $/Unit basis to standardize our comparison effort.  

We have researched six comparables for this analysis; these are documented below followed by a location map and 
analysis grid.  Our search criteria is noted below:  

 Single-family residences; 
 Submarket: Grayson County, TX 
 Size: Greater than 1,750 Square Feet; 
 Sale Date: After January 1, 2023;

Adjustment Process 
Adjustments to the comparable sales were considered and made when warranted for market conditions, year built, 
size, and views. 

Transactional Adjustments 

Real Property Rights Conveyed1 When real property rights are sold, they may be the sole subject of the contract or 
the contract may include other rights, less than all of the real property rights, or even rights to another property or 
properties.  The property rights sold in a comparable should be similar to the property rights being appraised.  
Typical property rights include the fee simple interest, leased fee interest and leasehold interest.  



Completed Residence Valuation - Sales Comparison Approach (Continued)

January 11, 2024 60 

Financing Terms2 The transaction price of one property may differ from that of an identical property due to different 
financing arrangements. An adjustment for financing terms usually reflects non-market financing as either above or 
below market.  

Conditions of Sale3 The definition of market value requires “typical motivations of buyers and sellers” where there is 
no duress on either party to consummate the sale. An adjustment for conditions of sale usually reflects the 
motivation of the buyer or seller who is under duress to complete a transaction. 

Expenditures After Sale4 Expenses that the buyer incurs after purchase (deferred maintenance, HVAC repairs, etc.). 
No adjustments are warranted based on review of the sales.

Time Adjustment 

Market Conditions5 Comparable sales that occurred under market conditions different from those applicable to the 
subject on the effective date of value require adjustment for any differences that affect their values.  An adjustment 
of market conditions is made if general property values have increased or decreased since the transaction dates.  
Change in market conditions may result from changes in income tax laws, building moratoriums, and fluctuations in 
supply and demand. As such, each comparable received an annual downwards adjustment of 5% to account for the 
superior market conditions of the comparables. 

Property Adjustments - Quantitative 

Quantitative percentage adjustments are also made for location and physical characteristics such as size, age, site 
and parking ratios, access, exposure, quality and condition, as well as other applicable elements of comparison. 
Where possible the adjustments applied are based on paired data or other statistical analysis. It should be stressed 
that the adjustments are subjective in nature and are meant to illustrate the logic in deriving a value opinion for the 
subject property by the Sales Comparison Approach. 

Location: Location refers to the time-distance relationships, or linkages, between a property or neighborhood and all 
other possible origins and destinations of people going to or coming from the property or neighborhood. An 
adjustment for location within a market area may be required when the locational characteristics of a comparable 
property are different from those of the subject property. The subject property is located in Denison, TX, which is in 
the Sherman-Denison, TX MSA metropolitan area. Based on the available information of similar single family 
residential transactions, we have selected 6 comparable sales in Grayson County, TX. The location adjustments 
applied had varying magnitudes based on the specific locational factors of the subject property. Our methodology 
was to compare the localized demographics and market fundamentals of each subject property to the comparables to 
estimate the magnitude and direction of the location adjustment.  

Physical Characteristics: Physical characteristics may include differences for size, soils, site access, topography, 
quality of construction, architectural style, building materials, age, condition, functional utility, attractiveness, 
amenities, and other characteristics.  The value added or lost by the presence or absence of an item in a comparable 
property may not equal the cost of installing or removing the item.  The market dictates the value contribution of 
individual components to the value of the whole.   

Economic Characteristics: Economic characteristics are the attributes of a property that directly affect its income and 
is typically applied to income-producing properties. Characteristics that typically affect a property’s income include 
operating expenses, quality of management, trade area demographics, tenant mix, rent concessions, lease terms, 
lease expiration dates, renewal options, and lease provisions. 

The Improved Sales Comparison Table is on the following page. 
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Improved Sales Photographs 
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Analysis of Comparable Sales 
The comparable sales indicate an overall unadjusted unit value range from $479,990/Unit to $591,826/Unit, and an 
average of $522,930/Unit. After adjustments, the comparables indicate a range for the subject property from 
$446,152/Unit to $562,235/Unit, and $500,970/Unit on average. The adjustment process is summarized below.  

Sale No. 1 ($523,950/Unit Adjusted) -  

This comparable is located at 5103 Twin Oaks Court, Denison, TX. The property is a single-family residence with 
1,906 SF, built in 2022 and was transacted on October 4, 2023 for $499,000. An upward adjustment was warranted 
for access as the comparable has inferior access in comparison to the subject. No other adjustments were warranted. 

Sale No. 2 ($562,235/Unit Adjusted) -  

This comparable is located at 1412 Bearpath Way, Gunter, TX. The property is a single-family residence with 2,611 
SF, built in 2022 and was transacted on September 29, 2023 for $591,826. A downward adjustment was applied for 
SF, as the comparable is larger than the subject residences. An upward adjustment was warranted for access as the 
comparable has inferior access in comparison to the subject. No other adjustments were warranted. 

Sale No. 3 ($499,740/Unit Adjusted) -  

This comparable is located at 1113 Stonebridge Pass, Gunter, TX. The property is a single-family residence with 
2,553 SF, built in 2023 and was transacted on August 24, 2023 for $526,042. A downward adjustment was applied 
for SF, as the comparable is larger than the subject residences. An upward adjustment was warranted for access as 
the comparable has inferior access in comparison to the subject. No other adjustments were warranted. 

Sale No. 4 ($455,991/Unit Adjusted) -  

This comparable is located at 1900 McDougall Creek, Van Alstyne, TX. The property is a single-family residence with 
2,114 SF, built in 2023 and was transacted on July 1, 2023 for $479,990. An upward adjustment was warranted for 
access as the comparable has inferior access in comparison to the subject. No other adjustments were warranted. 

Sale No. 5 ($446,152/Unit Adjusted) -  

This comparable is located at 3813 Paradise, Sherman, TX. The property is a single-family residence with 2,305 SF, 
built in 2022 and was transacted on March 14, 2023 for $495,724. A downward adjustment was applied for SF, as 
the comparable is larger than the subject residences. No other adjustments were warranted. 

Sale No. 6 ($517,750/Unit Adjusted) -  

This comparable is located at 5111 Twin Oaks Court, Denison, TX. The property is a single-family residence with 
2,337 SF, built in 2022 and was transacted on March 3, 2023 for $545,000. A downward adjustment was applied for 
SF, as the comparable is larger than the subject residences. An upward adjustment was warranted for access as the 
comparable has inferior access in comparison to the subject. No other adjustments were warranted. 
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Sales Comparison Approach Conclusion
Based on general bracketing, the comparable sales support an adjusted unit value ranges from $446,152/Unit to 
$562,235/Unit, with a unit value of $523,484/Unit concluded for the subject property (average price of the 
residences). The following table summarizes the analysis of the comparables, reports the reconciled price per Unit 
value conclusion, and presents the concluded value of the subject property by the Sales Comparison Approach.  

Based on the average sale prices in the market, and the subject’s position amongst them, it appears that our 
conclusions stated above are generally reasonable.
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Home ID Model Characteristics Interior Building Area (SF) Model Value
Home No. 1/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 2/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 3/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 4/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 5/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 6/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 7/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 8/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 9/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 10/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 11/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 12/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 13/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 14/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 15/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 16/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 17/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 18/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 19/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 20/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 21/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 22/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 23/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 24/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 25/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 26/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 27/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 28/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 29/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 30/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 31/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 32/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 33/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 34/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 35/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 36/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 37/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 38/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 39/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 40/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 41/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 42/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 43/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 44/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 45/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 46/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 47/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 48/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 49/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 50/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 51/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 52/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 53/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 54/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 55/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 56/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 57/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 58/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 59/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 60/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 61/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 62/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 63/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 64/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 65/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 66/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 67/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 68/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 69/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 70/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 71/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 72/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 73/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 74/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 75/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 76/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 77/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 78/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000

AGGREGATE VALUE OF COMPLETED HOMES
The Courtyards at Katy Trail

As of December 18, 2023
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Home ID Model Characteristics Interior Building Area (SF) Model Value
Home No. 79/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 80/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 81/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 82/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 83/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 84/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 85/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 86/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 87/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 88/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 89/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 90/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 91/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 92/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 93/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 94/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 95/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 96/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 97/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 98/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 99/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 100/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 101/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 102/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 103/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 104/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 105/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 106/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 107/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 108/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 109/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 110/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 111/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 112/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 113/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 114/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 115/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 116/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 117/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 118/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 119/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 120/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 121/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 122/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 123/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 124/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 125/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 126/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 127/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 128/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 129/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 130/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 131/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 132/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 133/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 134/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 135/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 136/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 137/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 138/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 139/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 140/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 141/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 142/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 143/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 144/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 145/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 146/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 147/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 148/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 149/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 150/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 151/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 152/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 153/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 154/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 155/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000

TOTAL AGGREGATE VALUE ($) $81,140,000

AGGREGATE VALUE OF COMPLETED HOMES (CONTINUED)
The Courtyards at Katy Trail

As of December 18, 2023
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Revenue Analysis 
The primary source of revenue comes from the sale of improved residences, as detailed in previous section. As such, 
we are considering 155 single-family improved units. 

The Client has provided their revenues estimates for each increment, through discussion with the Client and 
analyzing the information, we have estimated the following sales timing: 

• Capri IV Residences: Generate revenue in 2026 and will sell out until 2027. 

• Palazzo Residences: Generate revenue in 2025 and will sell out until 2026. 

• Portico Residences: Generate revenue in 2024 and will sell out until 2028. 

• Promenade Residences: Generate revenue in 2026 and will sell out until 2028. 

• Salerno Residences: Generate revenue in 2027 and will sell out until 2028. 

• Torino Residences: Generate revenue in 2024 and will sell out until 2025. 

• Verona Residences: Generate revenue in 2024 and will sell out until 2025. 

Absorption Analysis 
To estimate our absorption time frame, we have considered primarily the projected sales within the client´s forecast, 
which foresees the sale of 36 units per year in throughout the sellout, with the sellout of the units occurring in five 
years. Based on the aforementioned information, we have forecasted the following annual sales absorption for our 
DCF analysis: 

Expense Analysis 

Vertical and Horizontal Costs 

In addition to the value conclusions for improved and unimproved lots in the preceding pages, determinations needed 
to be made regarding construction costs, soft costs, marketing, legal & entitlement fees, and real estate taxes, among 
others. Due to the nature of the project and the information we were provided, we have relied on the estimates 
provided to us by the developer for our conclusions associated with real estate taxes, marketing, legal and 
entitlement fees, and contingency costs. For entrepreneurial profit and soft costs, we have utilized 10.0% of vertical 
and horizontal hard costs. 

Construction Costs 

Through discussions with the developer and documents provided by the client, we have analyzed the budgeted 
construction costs for improved units at the subject. We have determined vertical hard construction costs to be, as 
follows: 



Income Capitalization Approach (Continued)

January 11, 2024 69 

Revenue and Expense Annual Growth Rate 

We have utilized an annual growth rate of 2.0% to increase revenue and 2.0% to increase expense growth rate for 
the subject project. This is in line with average historical and projected US inflation. 

Marketing and Selling Costs 

These are costs associated with marketing, promoting and selling the lot product. These include broker’s 
commissions and all other costs related to closing the transaction. We have utilized 4% based on the Client’s 
estimate for this category and we consider that this percentage is reasonable. 

Contingency Costs 

These are costs associated with unbudgeted costs. We have utilized 5.0% based on our experience valuing other 
similar projects in Texas. 

Discounted Cash Flow Analysis – As Is Market Value (Fee Simple) 
The DCF assumptions concluded for the subject are summarized as follows: 
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Discount Rate Analysis 

After we estimated the net profit for each quarter, we discounted the cash flows on an annual basis. We have 
researched land development discount rates in order to opine for the most appropriate discount rate. PwC’s Real 
Estate Investor Survey for 2Q 2023 suggests discount rates for national development land range from 12.00% to 
30.00%, with an average discount rate of 18.70%. For the purpose of our analysis, we have concluded towards the 
average of the range with a discount rate of 18.00%. Please note that the selloff calculation is discounting the cash 
flows on an annual basis. 
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Discounted Cash Flow (As Is Market Value) 

For the Year Ending Dec-24 Dec-25 Dec-26 Dec-27 Dec-28 Total
Sales Absorption Year 1 Year 2 Year 3 Year 4 Year 5

Units
Capri IV 0 0 5 5 0 10
Palazzo 0 10 10 0 0 20
Portico 9 12 12 12 7 52
Promenade 0 0 9 14 27 50
Salerno 0 0 0 5 2 7
Torino 4 4 0 0 0 8
Verona 4 4 0 0 0 8
Unit Sale Totals 17 30 36 36 36 155

Revenue Dec-24 Dec-25 Dec-26 Dec-27 Dec-28 Total

Unit Sale Totals 9,040,000$                             15,810,000$                        19,143,360$                      20,056,831$          20,890,941$              84,941,132$        
Capri IV -$                                               -$                                             2,496,960$                        2,546,899$            -$                                   5,043,859$           
Palazzo -$                                               4,998,000$                          5,097,960$                        -$                               -$                                   10,095,960$        
Portico 4,680,000$                             6,364,800$                          6,492,096$                        6,621,938$            3,940,053$                28,098,887$        
Promenade -$                                               -$                                             5,056,344$                        8,022,732$            15,781,861$              28,860,937$        
Salerno -$                                               -$                                             -$                                          2,865,262$            1,169,027$                4,034,288$           
Torino 2,120,000$                             2,162,400$                          -$                                          -$                               -$                                   4,282,400$           
Verona 2,240,000$                             2,284,800$                          -$                                          -$                               -$                                   4,524,800$           

Total Revenues 9,040,000$                             15,810,000$                        19,143,360$                      20,056,831$          20,890,941$              84,941,132$        

Selling Commissions 361,600$                                 632,400$                               765,734$                            802,273$                835,638$                     3,397,645$           
Net Revenue 8,678,400$                             15,177,600$                        18,377,626$                      19,254,558$          20,055,303$              81,543,487$        

Total Revenue 8,678,400$                             15,177,600$                        18,377,626$                      19,254,558$          20,055,303$              81,543,487$        

Costs1 Dec-24 Dec-25 Dec-26 Dec-27 Dec-28 Total
Horizontal Construction 11,270,360$                           - - - - 11,270,360$        
Vertical Construction 4,958,760$                             8,301,831$                           10,000,502$                      10,741,675$          11,937,165$              45,939,932$        
Real Property Taxes - Ammenities and Improved 34,213$                                   68,414$                                66,315$                              63,288$                  61,597$                      293,828$             
Contingency Costs 892,602$                                456,601$                              550,028$                           590,792$               656,544$                    3,146,566$          
Soft Costs 1,622,912$                            830,183$                              1,000,050$                       1,074,167$            1,193,716$                5,721,029$          

Total Costs 18,778,847$                           9,657,029$                           11,616,894$                      12,469,923$          13,849,022$              66,371,715$        

Cash Flow Before Profit (10,100,447)$                         5,520,571$                           6,760,732$                        6,784,635$             6,206,281$                 15,171,772$        

Entrepreneurial Profit 1,788,625$                             913,201$                               1,100,055$                        1,181,584$             1,313,088$                 6,296,553$           

Total Costs 20,567,472$                           10,570,230$                        12,716,949$                      13,651,507$          15,162,111$              66,371,715$        

Cash Flow (11,889,072)$                  4,607,370$                    5,660,676$                  5,603,051$         4,893,193$            15,171,772$      

Going Concern Value
NPV 18% $5,732,139

Going Concern Value 
(Rounded)

NPV 18% $5,732,139

As-Is Value (Rounded)
Kroll Conclusion Market Value of Going Concern - 18% $5,700,000

The Courtyards at Katy Trail
As of December 18, 2023
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Based on the agreed upon scope with the client, the subject’s specific characteristics and the interest appraised, this 
appraisal developed Sales Comparison and Income (Discounted Cash Flow) Approaches. The values presented 
represents As Is Market Value of Going Concern Value, & As Complete - Lots. 

As Is Market Value Analysis Conclusion 

Based on the above analysis detailed above, we have estimated to a projected fee simple “ As Is Market Value of 
Going Concern Value” of $5,700,000. 
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Discounted Cash Flow Analysis – As Complete Market Value (Lots) 
Per the request of the client, we have also estimated the “as complete” value of the subject lots subject to the 
hypothetical condition that the horizontal infrastructure of the multiple phases are completed within Year 1 of the 
analysis.  For the purpose of this analysis analysis, we have concluded slightly below the average of the range with a 
discount rate of 15.00%.

As-Is Value (Rounded) 
Kroll Conclusion As Complete Subject to Hypothetical - 15% $14,900,000 

For the Year Ending Dec-24 Dec-25 Dec-26 Dec-27 Dec-28 Total
Sales Absorption Year 1 Year 2 Year 3 Year 4 Year 5

Units
Capri IV 0 0 5 5 0 10
Palazzo 0 10 10 0 0 20
Portico 9 12 12 12 7 52
Promenade 0 0 9 14 27 50
Salerno 0 0 0 5 2 7
Torino 4 4 0 0 0 8
Verona 4 4 0 0 0 8
Unit Sale Totals 17 30 36 36 36 155

Revenue Dec-24 Dec-25 Dec-26 Dec-27 Dec-28 Total

Unit Sale Totals 9,040,000$                             15,810,000$                        19,143,360$                      20,056,831$          20,890,941$              84,941,132$        
Capri IV -$                                               -$                                             2,496,960$                        2,546,899$            -$                                   5,043,859$           
Palazzo -$                                               4,998,000$                          5,097,960$                        -$                               -$                                   10,095,960$        
Portico 4,680,000$                             6,364,800$                          6,492,096$                        6,621,938$            3,940,053$                28,098,887$        
Promenade -$                                               -$                                             5,056,344$                        8,022,732$            15,781,861$              28,860,937$        
Salerno -$                                               -$                                             -$                                          2,865,262$            1,169,027$                4,034,288$           
Torino 2,120,000$                             2,162,400$                          -$                                          -$                               -$                                   4,282,400$           
Verona 2,240,000$                             2,284,800$                          -$                                          -$                               -$                                   4,524,800$           

Total Revenues 9,040,000$                             15,810,000$                        19,143,360$                      20,056,831$          20,890,941$              84,941,132$        

Selling Commissions 361,600$                                 632,400$                               765,734$                            802,273$                835,638$                     3,397,645$           
Net Revenue 8,678,400$                             15,177,600$                        18,377,626$                      19,254,558$          20,055,303$              81,543,487$        

Total Revenue 8,678,400$                             15,177,600$                        18,377,626$                      19,254,558$          20,055,303$              81,543,487$        

Costs1 Dec-24 Dec-25 Dec-26 Dec-27 Dec-28 Total

Vertical Construction 4,958,760$                             8,301,831$                           10,000,502$                      10,741,675$          11,937,165$              45,939,932$        
Real Property Taxes - Ammenities and Improved 34,213$                                   68,414$                                66,315$                              63,288$                  61,597$                      293,828$             
Contingency Costs 272,732$                                456,601$                              550,028$                           590,792$               656,544$                    2,526,696$          
Soft Costs 495,876$                                830,183$                              1,000,050$                       1,074,167$            1,193,716$                4,593,993$          

Total Costs 5,761,581$                             9,657,029$                           11,616,894$                      12,469,923$          13,849,022$              53,354,449$        

Cash Flow Before Profit 2,916,819$                             5,520,571$                           6,760,732$                        6,784,635$             6,206,281$                 28,189,037$        

Entrepreneurial Profit 548,885$                                 913,201$                               1,100,055$                        1,181,584$             1,313,088$                 5,056,814$           

Total Costs 6,310,466$                             10,570,230$                        12,716,949$                      13,651,507$          15,162,111$              53,354,449$        

Cash Flow 2,367,934$                      4,607,370$                    5,660,676$                  5,603,051$         4,893,193$            28,189,037$      

KROLL DISCOUNTED CASH FLOW SUMMARY
The Courtyards at Katy Trail

As of December 18, 2023
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The process of reconciliation involves the analysis of each approach to value. The quality of data applied the 
significance of each approach as it relates to market behavior and defensibility of each approach are considered and 
weighed. Finally, each is considered separately and comparatively with each other. Based on the agreed upon scope 
with the client, the subject’s specific characteristics and the interest appraised, this appraisal developed the Income 
and Sales Comparison Approach. The values presented represent the As-Is Values, Aggregated Lot Values, and 
Aggregated Homes Values. 

Reconciliation is the process of analyzing the relevance of the indicated values, resulting in a final value estimate. In 
each of the two approaches, the appraisers have documented all of the input data and briefly explained the 
methodology in processing and/or analyzing this data. Insofar as the appraisers were able to determine, the data 
furnished is from reliable sources and has been accepted as being accurate.  Because the appraisal of real estate is 
not, by any means, an exact science, a great deal of subjective judgment on the part of the appraisers becomes a part 
of each of the recognized approaches. 

The cost approach relies on the proposition that the market value of the property is no more than the cost of 
producing a substitute property with the same utility as the subject produces.  The approach is reasonable accurate in 
establishing replacement cost.  We have not utilized this approach in our analysis. 

The sales comparison approach was utilized in the valuation process to estimate the individual market values of both 
the lots and the finished cottages. We also presented an aggregate value for the lots and the finished homes. This 
approach involves the direct comparison of the property being appraised with similar market comparables. Each sale 
was analyzed and compared on a price per square foot basis. The sales comparison approach is heavily dependent 
upon the accuracy and comparability of the sales. We were able to research and analyze comparable transactions 
locally. Although the properties are considered comparable to the subject in general physical and economic 
characteristics, various adjustment factors were warranted.  

The data collected for the income capitalization approach is recent and considered to be reliable. Strong indicators of 
market rent, occupancy, and expenses were included in the analysis. The income capitalization approach is 
considered to be most applicable in the subject's valuation, since a prospective purchaser would likely purchase the 
property based on its income-producing characteristics. The discounted cash flow analysis is generally regarded as 
the most reliable method for estimating the value of an income producing property. This approach primarily 
emphasizes the economic productivity of the asset. It is based on the premise that value is created by the expectation 
of future benefits. 

In summary, the income capitalization approach is considered a primary value indicator and was given primary 
emphasis for the determination of the As-Is Market Value, whereas the sales comparison also provided to be a 
reliable value estimate in determining the individual market value of both the lots and the finished homes. The 
reconciled values are presented in the following tables: 
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Home ID Model Characteristics Interior Building Area (SF) Model Value
Home No. 1/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 2/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 3/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 4/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 5/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 6/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 7/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 8/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 9/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 10/ Capri IV (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,407 Capri IV $480,000
Home No. 11/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 12/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 13/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 14/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 15/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 16/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 17/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 18/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 19/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 20/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 21/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 22/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 23/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 24/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 25/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 26/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 27/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 28/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 29/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 30/ Palazzo (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,519 Palazzo $490,000
Home No. 31/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 32/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 33/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 34/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 35/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 36/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 37/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 38/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 39/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 40/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 41/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 42/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 43/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 44/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 45/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 46/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 47/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 48/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 49/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 50/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 51/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 52/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 53/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 54/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 55/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 56/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 57/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 58/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 59/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 60/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 61/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 62/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 63/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 64/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 65/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 66/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 67/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 68/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 69/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 70/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 71/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 72/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 73/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 74/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 75/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 76/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 77/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 78/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000

AGGREGATE VALUE OF COMPLETED HOMES
The Courtyards at Katy Trail

As of December 18, 2023
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Home ID Model Characteristics Interior Building Area (SF) Model Value
Home No. 79/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 80/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 81/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 82/ Portico (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,776 Portico $520,000
Home No. 83/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 84/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 85/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 86/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 87/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 88/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 89/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 90/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 91/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 92/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 93/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 94/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 95/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 96/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 97/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 98/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 99/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 100/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 101/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 102/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 103/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 104/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 105/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 106/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 107/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 108/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 109/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 110/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 111/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 112/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 113/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 114/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 115/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 116/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 117/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 118/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 119/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 120/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 121/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 122/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 123/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 124/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 125/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 126/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 127/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 128/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 129/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 130/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 131/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 132/ Promenade (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,053 Promenade $540,000
Home No. 133/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 134/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 135/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 136/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 137/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 138/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 139/ Salerno (Upon Completion) 2 Bedrooms / 2.5 Bathrooms 1,643 Salerno $540,000
Home No. 140/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 141/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 142/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 143/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 144/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 145/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 146/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 147/ Torino (Upon Completion) 3 Bedrooms / 3 Bathrooms 1,888 Torino $530,000
Home No. 148/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 149/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 150/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 151/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 152/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 153/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 154/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000
Home No. 155/ Verona (Upon Completion) 3 Bedrooms / 3 Bathrooms 2,114 Verona $560,000

TOTAL AGGREGATE VALUE ($) $81,140,000

AGGREGATE VALUE OF COMPLETED HOMES (CONTINUED)
The Courtyards at Katy Trail

As of December 18, 2023
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General Definitions3

Assessed value 

1. A value set on real estate and personal property by a government as a basis for levying taxes. (IAAO) 
2. The monetary amount for a property as officially entered on the assessment roll for purposes of computing the 

tax levy. Assessed values differ from the assessor's estimate of actual (market) value for three major reasons: 
fractional assessment ratios, partial exemptions, and decisions by assessing officials to override market value. 
The process of gathering and interpreting economic data to provide information that can be used by 
policymakers to formulate tax policy. (IAAO) 

Easement
An interest in real property that conveys use, but not ownership, of a portion of an owner’s property. Access or right 
of way easements may be acquired by private parties or public utilities. Governments dedicate conservation, open 
space, and preservation easements. 

Effective date
The date at which the analyses, opinions, and advice in an appraisal, review, or consulting service apply. 

Fee simple estate
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed by the 
governmental powers of taxation, eminent domain, police power, and escheat. 

Floor area ratio (FAR)
The relationship between the above-ground floor area of a building, as described by the building code, and the area 
of the plot on which it stands; in planning and zoning, often expressed as a decimal, e.g., a ratio of 2.0 indicates that 
the permissible floor area of a building is twice the total land area. 

Identified intangible assets
Those intangible assets owned by a business (going concern) that have been separately identified and valued in an 
appraisal. 

Land-to-building ratio
The proportion of land area to gross building area; one of the factors determining comparability of properties. 

Leased fee interest 
An ownership interest held by a landlord with the rights of use and occupancy conveyed by lease to others. The 
rights of the lessor (the leased fee owner) and the lessee are specified by contract terms contained within the lease. 

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

Market rent
The most probable rent that a property should bring in a competitive and open market reflecting all conditions and 
restrictions of the specified lease agreement including term, rental adjustment and revaluation, permitted uses, use 
restrictions, and expense obligations; the lessee and lessor each acting prudently and knowledgeably, and assuming 
consummation of a lease contract as of a specified date and the passing of the leasehold from lessor to lessee under 
conditions whereby: 

1. Lessee and lessor are typically motivated. 
2. Both parties are well informed or well advised, and acting in what they consider their best interests. 
3. A reasonable time is allowed for exposure in the open market. 
4. The rent payment is made in terms of cash in United States dollars and is expressed as an amount per time 

period consistent with the payment schedule of the lease contract. 
5. The rental amount represents the normal consideration for the property leased unaffected by special fees or 

concessions granted by anyone associated with the transaction. 

Marketing time 

3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 2015).
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1. The time it takes an interest in real property to sell on the market sub-sequent to the date of an appraisal. 
2. Reasonable marketing time is an estimate of the amount of time it might take to sell an interest in real property 

at its estimated market value during the period immediately after the effective date of the appraisal; the 
anticipated time required to expose the property to a pool of prospective purchasers and to allow appropriate 
time for negotiation, the exercise of due diligence, and the consummation of a sale at a price supportable by 
concurrent market conditions. Marketing time differs from exposure time, which is always presumed to precede 
the effective date of the appraisal. (Advisory Opinion 7 of the Appraisal Standards Board of The Appraisal 
Foundation and Statement on Appraisal Standards No. 6, "Reasonable Exposure Time in Real Property and 
Personal Property Market Value Opinions" address the determination of reasonable exposure and marketing 
time.) 

Negative easement
Property that is burdened by an easement; also called servient estate. 

Personal property
Identifiable tangible objects that are considered by the general public as being “personal,” for example, furnishings, 
artwork, antiques, gems and jewelry, collectibles, machinery and equipment; all tangible property that is not 
classified as real estate. Personal property consists of every kind of property that is not real property; movable 
without damage to itself or the real estate; subdivided into tangible and intangible. 

Prospective value opinion
A forecast of the value expected at a specified future date. A prospective value opinion is most frequently sought in 
connection with real estate projects that are proposed, under construction, or under conversion to a new use, or those 
that have not achieved sellout or a stabilized level of long-term occupancy at the time the appraisal report is written. 

Rentable area
The amount of space on which the rent is based; calculated according to local practice. 

Restricted appraisal report
A written appraisal report prepared under Standards Rule 2-2(b) of the Uniform Standards of Professional Appraisal 
Practice (USPAP, 2020-2021 ed.). A restricted appraisal report sets forth the data considered, the appraisal 
procedures followed, and the reasoning employed in the appraisal, addressing each item in the depth and detail 
required by its significance to the appraisal and providing sufficient information so that the client and the users of the 
report will understand the appraisal and not be misled or confused. 

Appraisal report
A written report prepared under Standards Rule 2-2(a) or 8-2(a). An appraisal report contains a summary of all 
information significant to the solution of the appraisal problem. The essential difference between a restricted 
appraisal report and an appraisal report is the level of detail of presentation. 

Use value
In real estate appraisal, the value a specific property has for a specific use; may be the highest and best use of the 
property or some other use specified as a condition of the appraisal; may be used where legislation has been enacted 
to preserve farmland, timberland, or other open space land on urban fringes. See also exchange value; value in use. 

Usable area
The area available for assignment or rental to an occupant, including every type of usable space; measured from the 
inside finish of outer walls to the office side of corridors or permanent partitions and from the centerline of adjacent 
spaces; includes subdivided occupant space, but no deductions are made for columns and projections. There are two 
variations of net area: single occupant net assignable area and store net assignable area. 

Value “as is” 
The value of specific ownership rights to an identified parcel of real estate as of the effective date of the appraisal; 
relates to what physically exists and is legally permissible and excludes all assumptions concerning hypothetical 
market conditions or possible rezoning.
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John Bohannon 
Builder’s Capital 
1019 39th Avenue 
Suite 220 
Puyallup, WA 98374 
 
Blake Vaughn 
Principal 
Vita Nova Construction 
8109 Belmont Court 
North Richland Hills, TX 76182 
 

November 15, 2023 

 
Re:  Engagement Letter for Kroll LLC Valuation Services 
  
Dear Mr. Bohannon and Mr. Vaughn:  
 
This Letter of Engagement confirms that we, Kroll, LLC ("Kroll"), have been retained by you, Builder’s Capital and Vita 
Nova Construction, (the “Companies”), to provide updated valuation services (the "Services") as outlined below in 
connection with financing the property known as Courtyards at Katy Trail (the “Subject Property”).  The Subject 
Property is identified as follows: 
 

Name Address City       State 
 
Courtyards at Katy Trail 
 

 
SW Corner South Eisenhower 
Parkway and Texoma Parkway 

 
Denison 

 
Texas 

 
 
The appraisal is for the 1) As Is Value using a residual method; and 2) As Complete Individual Home Values on an 
Aggregate Basis for the following: 
 

• Proposed 153 residential lot phased subdivision within a 95 acre parcel 
 
The Appraisal Report will be prepared for the Companies for financing purposes. It is our understanding that there are 
no ground leases related to the property. 
 
Collectively, this arrangement is the “Engagement.” 
 
 
Scope of Services  
 
We understand that the Services to be provided will be used by the Companies for mortgage financing. We anticipate that 
our scope of services will include the following for each phase: 
 

• We will review the market by means of publications to measure current market conditions, supply and 
demand factors, and growth patterns to determine their effect on the Subject Property; 

• We will complete an inspection of the subject site; 

• We will review projected construction costs provided by Management in completing our analysis and 
forecasts; 

• We will review and consider sales results from competitive projects to utilize as a basis for unit pricing and 
absorption of Courtyards at Katy Trail; 
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• We will complete the Sales Comparison Approach to determine individual home retail values and benchmark 
land values on a per unit basis; 

• We will determine an aggregate value per unit based on individual retail pricing, adjusted for inflation subject 
to the timing of project phasing and sell out; 

• We will utilize elements of the Cost Approach to assist in determining outstanding costs to complete related 
home improvements and remaining site improvements required for lot infrastructure; 

• We will complete the Income Capitalization Approach considering a discounted cash flow methodology 
using retail lot cash flows, adjusted for costs of sale, any remaining infrastructure costs and required 
absorption period; and, 

• We will prepare a Appraisal Report in compliance with the Code of Professional Ethics and Standards of 
Professional Practice set forth by the Appraisal Institute, and Standards Rule 2-2(a) of the Uniform Standards 
of Professional Appraisal Practice (“USPAP”) as adopted by the Appraisal Foundation. 

In the course of our valuation analysis, we will use and rely upon information obtained from management and information 
from various public, financial, and industry sources. Our conclusions are dependent on such information being complete 
and accurate in all material respects. We will not accept responsibility for the accuracy and completeness of such provided 
information.  
 
 
Definition of Value  
 
Market value is defined as the most probable price which a property should bring in a competitive and open market under 
all conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price 
is not affected by undue stimulus. Implicit in this definition is: the consummation of a sale as of a specified date and the 
passing of title from seller to buyer under conditions whereby: 
 

1. buyer and seller are typically motivated; 
2. both parties are well informed or well advised and acting in what they consider their own best interests; 
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. 
 
Valuation Approaches/Premises  
 
We will utilize standard and accepted appraisal methodology in arriving at our opinions of value. An estimation of the 
market value of the Subject Property will be completed via the most applicable approach for the property. We have 
assumed that this will involve the consideration of primarily the Sales Comparison and the Income Capitalization 
Approach.  Budgeted redevelopment costs will be incorporated into our analysis, but elements of the Cost Approach will 
be completed as a benchmark for development costs in support of the other two approaches. 
 
Form of Report and Timetable 
 
We are ready to begin our work immediately upon receipt of the signed Engagement Letter. Draft values and a draft report 
will be available in three weeks starting November 27, assuming the receipt of requested property data and retainer. 
Delivery of the final Appraisal Report will occur within days of the approval of the Draft.  
 
The Report will be prepared in draft format and will detail our valuation procedures and the results of our work. The 
scope of our work will include an Appraisal Report. The Report will be prepared in accordance with the Code of 
Professional Ethics and Standards of Professional Practice set forth by the Appraisal Institute and the Uniform Standards 
of Professional Appraisal Practice (“USPAP”) as adopted by the Appraisal Foundation. Once you have read the draft 
Report, we will issue a final Report bearing the signature of the firm as well as that of the state licensed appraiser completing 
the report. We will liaise closely with you as to this timetable, and in the event that we anticipate that the timetable cannot 
be met, we shall notify you as soon as reasonably possible to agree upon an adjusted timetable. 
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Staffing and Fees 
 
James Gavin, MAI CRE FRICS will be the Managing Director in charge of the Services on behalf of Kroll. Dan Carlson, 
Managing Director and Dan Maher, Director will oversee the day-to-day aspects of our work program. We will call upon 
additional experienced staff when required.  
 
Our fees for the Services to be provided reflect the complexity of the Engagement, the time scale for its completion, the 
caliber of staff engaged, and the value of the Services provided. Based upon our understanding of the Engagement, we 
estimate that our fees for the Services will be $8,500. There will be our standard 5% charge to cover administrative expenses 
related to our appraisal. We will require a full retainer of $8,500 plus administrative expenses of $425 for a total of $8925 
prior to starting our work. 
 
Travel expenses, if incurred, will be invoiced at cost.  We will be utilizing Dallas-based staff and expect these costs to be 
relatively nominal. 
 
 
Acknowledgement and Acceptance 
 
In accordance with Kroll policy, it is necessary that we receive an executed copy of this Engagement Letter and the attached 
Terms and Conditions (to which this Engagement is subject) prior to commencement of the Services. If the scope and 
terms of the Engagement Letter and the attached Terms and Conditions are acceptable, please acknowledge your 
acceptance by signing the confirmation below and returning this Letter to us at the above address and e-mailing 
(james.gavin@kroll.com) a copy to us.  
 
Please do not hesitate to contact me if you have any questions or amendments. 
 
Yours sincerely, 
 
Kroll, LLC 
 
 

 
 
By: James Gavin, MAI CRE FRICS 
    Managing Director 
     
  



Page 4 of 7 
 
Confirmation of Terms of Engagement 
 
 
Re:  Engagement Letter for Kroll, LLC Valuation Services in connection with the estimation of Market Value 

related to Courtyards at Katy Trail, Denison, TX 
 
Having read this Engagement Letter from Kroll, LLC and the attached Terms and Conditions, we acknowledge acceptance 
of and agree to engage Kroll, LLC in accordance with the terms and provisions of this Engagement Letter and the attached 
Terms and Conditions. 
 
 
 
_______________________________________________ Date: _____________________ 
Signed:  Mr. John Bohannon 
On behalf of: Builders Capital 
 
 
_______________________________________________ Date: _____________________ 
Signed:  Mr. Blake Vaughn 
On behalf of: Vita Nova Construction 
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Attachment to the Engagement Letter 
 
 
Terms and Conditions 
 
The following are the terms and conditions (the “Terms and Conditions”) on which we will provide the services (the 
“Services”) set forth in the attached engagement letter (the “Engagement Letter”). Together, the Terms and Conditions 
and the Engagement Letter are referred to as the “Contract,” which forms the entire agreement between Kroll, LLC and 
you relating to the Services. 
 
Fees 

1. Our invoices are payable upon receipt. If we do not receive payment of any invoice within 45 days of the 
invoice date, we shall be entitled, without prejudice to any other rights that we may have, to suspend provision 
of the Services until all sums due are paid in full. 

2. If any amounts payable hereunder are not paid within thirty (30) days when due, such amounts shall accrue 
interest at a rate equal to the lesser of two percent (2%) per month or the highest interest rate allowed under 
the law of New York. In the event that we are required to initiate a lawsuit or hire attorneys to collect any past 
due amounts, in addition to any other rights and remedies available to us, we shall be entitled to reimbursement 
of our attorney’s fees and other costs of collection. 

3. We have no responsibility to update any Report, analysis or any other document relating to this Engagement 
for any events or circumstances occurring subsequent to the date of such Report, analysis or other document. 
Any such subsequent consultations or work shall be subject to arrangements at our then standard fees plus 
expenses. 

4. Either party may request changes to the Services. We shall work with you to consider and, if appropriate, to 
vary any aspect of the Engagement, subject to payment of reasonable additional fees and a reasonable additional 
period to provide any additional services. Any variation to this Contract, including any variation to fees, 
services, or time for performance of the Services, shall be set forth in a separate engagement letter executed by 
both parties which shall form part of this Contract. 

5. Our performance of the Services is dependent upon you providing us with accurate and timely information 
and assistance as we may reasonably require from time to time. You shall use reasonable skill, care and attention 
to ensure that all information we may reasonably require is provided on a timely basis and is accurate and 
complete. You shall notify us if you subsequently learn that the information provided is incorrect or inaccurate 
or otherwise should not be relied upon. The inability to supply us with the agreed upon information in a useable form 
within the amount of time reasonably required by us may increase fees and delay completion. Additionally, in the event unforeseen 
complications are encountered which would significantly increase fees; we would discuss these with you and await your approval 
before proceeding. 

 
Termination 

6. Either party may terminate this Contract in the event that the other party has breached any material provision 
of this contract and such breach has not been cured within ten (10) days after receipt of written notice from 
the then non-breaching party. 

7. Upon termination of this Contract, each party shall, upon written request from the other, return to the other 
all property and documentation of the other that is in its possession, except that we shall be entitled to retain 
one copy of such documents in order to maintain a professional record of our involvement in the Engagement, 
subject to our continuing confidentiality obligations hereunder. 

8. The provisions included within “Fees”, “Preservation of Confidential Information” and “Other Terms and 
Provisions” shall survive the termination or expiration of this Contract. 

 
Valuation Work Products and Report 

9. At the conclusion of the Engagement, we will prepare a draft Report detailing our valuation procedures and 
the results of our work. This Report will include, but will not be limited to, a narrative description of the 
methodologies used to estimate the Fair Value. Once you have read the draft Report and we have received your 
comments on it, we will issue our final Report bearing the signature of Kroll, LLC and the MAI appraiser 
completing the report. 

10. Prior to the finalization of the Services and the Report, we will confirm facts with Management. We may do 
this by providing you with drafts of the valuation analysis and the Report under the condition that in no 



  

 
 

circumstances are such drafts to be copied or given to other persons, except that it may be provided to the 
Company’s independent auditors. We may also require a letter from you confirming representations made by 
you and Management upon which we have relied. In addition, with respect to any information provided by you 
and Management, we will require from you a written confirmation that, to the best of your knowledge and 
belief, such information was accurate and that no significant information essential to the Services or Report 
has been withheld from us. 

11. Our Report will be based upon the information provided by and on behalf of you and Management. We assume 
no responsibility and make no representations with respect to the accuracy or completeness of any information 
provided by and on behalf of Management. There will usually be differences between estimated and actual 
results because events and circumstances frequently do not occur as expected, and those differences may be 
material. You acknowledge that no reliance shall be placed on draft Reports, conclusions or advice, whether 
oral or written, issued by us since the same may be subject to further work, revision and other factors which 
may mean that such drafts are substantially different from any final Report or advice issued. 

12. Any advice given or Report issued by us is provided solely for your use and benefit and only in connection 
with the Services that are provided hereunder. Except as required by law, you shall not provide such Report to 
any third party, except that it may be provided to the Company’s independent auditors, legal counsel, and local 
governmental property tax authorities. Notwithstanding the foregoing, (i) you shall not refer to us either directly 
by name or indirectly as an independent valuation service provider (or by any other indirect reference or 
description), or to the Services, whether in any public filing or other document, without our prior written 
consent, which we may at our discretion grant, withhold, or grant subject to conditions, and (ii) in addition to 
the foregoing prohibitions and requirements with respect to all third parties, submission of our report or any 
portion thereof to, or responding to any comment letter issued by, the Securities and Exchange Commission 
or its staff, or any written or verbal references to us, our Report or to the Services in such a response is subject 
to you providing us with prior notice, and allowing us to provide input as to the content of such response. In 
no event, regardless of whether consent or pre-approval has been provided, shall we assume any responsibility 
to any third party to which any advice or Report is disclosed or otherwise made available.  

13. It is understood and agreed that the final Report resulting from this Engagement shall remain your property. 
To the extent that Kroll, LLC utilizes any of its property (including, without limitation, any hardware or 
software) in connection with this Engagement, such property shall remain the property of Kroll, LLC, and you 
shall not acquire any right or interest in such property or in any partially completed Report. We shall have 
ownership (including, without limitation, copyright ownership) and all rights to use and disclose our ideas, 
concepts, know-how, methods, techniques, processes and skills, and adaptations thereof in conducting our 
business (collectively, “Know-How”) regardless of whether such Know-How is incorporated in any way in the 
final Report. 

14. The scope of the final Report we will provide pursuant to the terms of this Contract will be limited to the scope 
as described in the Scope of Services section. One or more additional issues may exist that could affect the 
Federal tax treatment of the subject matter of our final Report. Our final Report will not consider or provide a 
conclusion with respect to any of those issues. With respect to any significant Federal tax issue outside the 
scope of the final Report, the final Report will not be written, and cannot be used, by anyone for the purpose 
of avoiding Federal tax penalties. 

15. The Report or any results of our Services shall not constitute a Solvency Opinion or a Fairness Opinion and 
may not be relied upon by you or any other party as such. Furthermore, any analyses we perform should not 
be taken to supplant any procedures that you should undertake in your consideration of the transaction 
contemplated in connection with this engagement or any other past present or future transaction. 

16. By its very nature, valuation work cannot be regarded as an exact science and the conclusions arrived at in many 
cases will of necessity be subjective and dependent on the exercise of individual judgment. 
 

Preservation of Confidential Information 
17. Neither party will disclose to any third party without the prior written consent of the other party any 

confidential information which is received from the other party for the purposes of providing or receiving the 
Services which if disclosed in tangible form is marked confidential or if disclosed otherwise is confirmed in 
writing as being confidential or, if disclosed in tangible form or otherwise, is manifestly confidential. Both of 
us agree that any confidential information received from the other party shall only be used for the purposes of 
providing or receiving the Services under this or any other contract between us. 

18. These restrictions will not apply to any information which: (a) is or becomes generally available to the public 
other than as a result of a breach of an obligation by the receiving party; (b) is acquired from a third party who 



  

 
 

owes no obligation of confidence with respect to the information; or (c) is or has been independently developed 
by the recipient. 

19. Notwithstanding the foregoing, either party will be entitled to disclose confidential information of the other (i) 
to our respective insurers or legal advisors, or (ii) to a third party to the extent that this is required, by any court 
of competent jurisdiction, or by a governmental or regulatory authority or where there is a legal right, duty or 
requirement to disclose, provided that (and without breaching any legal or regulatory requirement) where 
reasonably practicable not less than two (2) business days’ notice in writing is first given to the other party. 

 
Other Terms and Provisions 

20. You accept and acknowledge that any legal proceedings arising from or in connection with this Contract (or 
any variation or addition thereto) must be commenced within one (1) year from the date when you become 
aware of or ought reasonably to have become aware of the facts, which give rise to our alleged liability. You 
also agree that no action or claims will be brought against any Kroll, LLC employees personally. 

21. You agree to indemnify and hold harmless Kroll, LLC, its affiliates and their respective employees from and 
against any and all third party claims, liabilities, losses, costs, demands and reasonable expenses, including but 
not limited to reasonable legal fees and expenses, internal management time and administrative costs, relating 
to Services we render under this Contract or otherwise arising under this Contract. The foregoing 
indemnification obligations shall not apply in the event that a court of competent jurisdiction finally determines 
that such claims resulted directly from the gross negligence, willful misconduct or fraudulent acts of Kroll, 
LLC. 

22. You accept and acknowledge that we have not made any warranties or guarantees, whether express or implied, 
with respect to the Services or the results that you may obtain as a result of the provision of the Services. 

23. Except for your payment obligations, neither of us will be liable to the other for any delay or failure to fulfill 
obligations caused by circumstances outside our reasonable control. 

24. This Contract constitutes the entire agreement between the parties hereto regarding the subject matter hereof 
and supersedes any prior agreements (whether written or oral) between the parties regarding the subject matter 
hereof. This Contract may be executed in any number of counterparts each of which shall be an original, but 
all of which together shall constitute one and the same instrument. 

25. This Contract shall be governed by and interpreted in accordance with the internal laws of the State of New 
York and the courts of the State of New York shall have exclusive jurisdiction in relation to any claim arising 
out of this Contract.  
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• Dan Carlson is a Managing Director in the Houston office of Duff & Phelps, LLC and part of the
Real Estate Advisory Group.

• Dan is primarily focused on real estate appraisal and consulting for pension funds, pension
advisors, lending institutions and publicly-traded REITs. Dan’s appraisals have been used for
financial reporting, portfolio valuation, internal planning, collateral lending, and decision making
purposes. Dan is uniquely skilled in executing large-scale portfolio appraisals across the
national platform.

• Prior to joining Duff & Phelps, LLC, Dan was a development associate with Larsen Baker, LLC,
a shopping center developer in Tucson, Arizona. At Larsen Baker, LLC. Dan completed analysis
for the development of shopping centers, assisted in sourcing retail tenants and compiled
market research.

• Dan received his masters degree in real estate from the University of Florida and his bachelor
of science in regional development from the University of Arizona. Dan is a designated Member
of the Appraisal Institute, an Accredited Senior Appraiser and is a state-certified general real
estate appraiser in many states throughout the Southern United States and Mid-Atlantic.

• Dan is a member of the Mortgage Bankers Association, the International Council of Shopping
Centers and a regular attendee of NCREIF conferences and meetings.

Contact Information:
Phone:        713 237 5307
Mobile: 610 570 7685

E-mail Address:
Daniel.carlson@duffandphelps.com

Office Address:
Duff & Phelps, LLC
1111 Bagby Street
Suite 1900
Houston, TX 77002 

Managing Director,  South Leader
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• Dan Maher is a Director in the Dallas office of Duff & Phelps, LLC and part of the Real Estate
Advisory Group. Dan’s primary focus is on the South Central region of the United States;
however, he has experience on a national level.

• Dan is primarily focused on real estate appraisal and consulting for lending institutions and
publicly-traded REITs. Dan’s appraisals have been used for collateral lending , financial
reporting, portfolio valuation, internal planning and decision making purposes. Dan has
experience in the valuation of multi-family assets, hospitality/leisure, self-storage facilities,
retail projects, office developments and industrial assets.

• Dan’s clients include leading financial institutions involved in balance sheet lending and CMBS
securitizations. Dan also has several client’s in the REIT sector and CMBS special servicers.

• Prior to joining Duff & Phelps, LLC, Dan was a director with a concentration in Multi-Family,
Self-Storage and Manufactured Housing with CBRE. Prior experience includes a Director
position at Colliers International Valuation and Advisory Services.

• Dan received his Bachelor of Business Administration (Finance) from Texas A&M University.
Dan is a designated Member of the Appraisal Institute is a state-certified general real estate
appraiser in many states throughout the Southern US.

Contact Information:
Phone: 469.547.3915
Mobile: 214.457.2869
E-mail Address:
daniel.maher@duffandphelps.com

Office Address:
1700 Pacific Avenue, Suite 1600
Dallas, Texas 75201

Director,  Real Estate Advisory Group,




