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January 30, 2008

Spring Cypress, LLC.
c/o: Mr. Thomas E. Sheffie d
Barron & Alder, LLP
1001 McKinney, Suite 400
Housion, Texas 77002

RE: Summary Appraisal oJ t X2.6942 acres of land and improvements tocated at
the northwest corner of Spring Cypress Road and Dry Creek, just east of
Skinner Road, Cypress, Harris County, Texas.

Dear Mr. Sheffield:

As requested, we have inspecied ihe above referenced p.operty and considered those
faciofs thatwe deelned pertinent in arriving at an estimate of Market Value.

Market Value, as used jn ihis repod, is defined as that cited in ihe City of Austin vs.
Cannizzo,267 S.W.2d 808,815 (Tex. 1954), which is as fotlows:

"The price the propedy wil l bring when ;t rs offered For sale by one who
desires to sell but is not obliqated io sel,, ano is bouqnr bv one who
desires to ouy, but is under no-necessrty to buy, taking in"to co'nsiderat:on
al uses to whrch the property is reasonably adaplable and for wrich ir
e i lher ;s  o r  In  a l l  p rooab, l i t y  w. l l  become ava. lab le  w i th in  the  reasonab le
future. "

Based on our analysis, it is our opinion thai, as of January 30, 2008, the Just
Compensation due the owner is:

$1.784.520

ONE MILLION SEVEN HUNDRED EIGHTY FOUR THOUSAND FIVE HUNDRED TWENTY DOLLARS



Mr. Thomas E: Sheffleld
January 30, 2008
Page 2

Your attention is directed to the following data, Which, ln part, foms the bagis of our
conclusjonq. Should you have any questions, please contact us.

Sincerelyt

Wayne B. Baer, MAI
rx.1320542-G
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APPRAISAL SUMMARY

Subject Property:

Project/Parcels:

Legal Description:

Property Owne(s):

Effective Date of Appraisal:

Date of Report:

!32.6942 acres of land and improvements
located at the nodhwest corner of Spring
Cypress Road and Dry Creek, just east of
Skinner Road, with a physical address of
16614 Sprjng Cypress Road, Cypress, Haffis
Couniy, Texas.

Spring Cypress Road Wldening and
lmprovemeni Project - Tract 32 DP & Tract 1
DP,

t 32.6942 acres out of ihe T.J. Stansbury
Survey, Abstract No. 710, Harris County,
Texas.

Spring Cypress, LLC

January,30 2008

January, 30 2008

Whole Property

32.6942 a$es (1,424,161 square feet)

The property is jmproved with a 5,21S SF
single-family residence constructed in l97O.
Ancillary improvements jnclude a barn,
driveway paving, 3 car garage and fencing.
The improvements have no contributory value
to the land.

Part Taken

The pad taken consists of two coniiguous
tracts acquired in easement for detention poncl
purposes.  Tract  1DP js  located in  the
northeast podion of the subject whole property
and contains 6.641 acres (289,287 SF). Tract
32 DP is located in the southeast portion of the
subject whole property and contains 5.182
actes (225,726 SF). tt is our opinion that the
easemenl value of the pan taken is
approximately 99% of ihe underlying fee value.
There afe no improvements located within the
part taken.

Land Sizel

lmprovements:

Permanent Taking:



Remainder

Land: 20.8712 acjes (909,148 SF). lt is our opinion
ihat the owner will reiain approximately 1% of
the underlying fee value of the easement
areas.

lmprovements: The remainder after the taking is improved with
a 5,215 SF singlejamily residence constructed
in 1970. Ancillary improvements include a
barn, driveway paving, 3 car garage and
fencing. The jmproverrents have no
contributory value to the land.

VALUE CONCLUSIONS

Value ofthe Whole Property Before the Taking: $4,994,563

Less: Value of the Part Taken: ($1,784,520)

Value ofthe Remainder Before ihe Taking: $3,200,043
Value of the Remainder After the Taking: 93,200,043
Danrages: $ 0

Just Compensation Due the Owner: $1,7841520

ONE N]ILLION SEVEN HUNDRED EIGHTY FOUR THOUSAND FIVE HUNDRED TWENTY DOLLARS



APPRAISAL ASSIGNMENT

IDENTIFICATION OF THE SUBJECT PROPERTY

The property under valuation contains 32.6942 acres of land and improvements located

at the northwest corner of Spring Cypress Road and Dry Creek, just east of Skinner

Road, Harris County, Texas. The property is iegally descrjbed as follows:

! 32.6942 acres oui of the T.J. Stansbury Survey, Abstract No. 710

Harris County, Texas.

PURPOSE AND INTENDED USE OF THE APPRAISAL

The purpose of this appraisal is

It is our understandlng that the

relating to ihe eminent domain

Cypress, LLC.

IV]ARKET VALUE DEFINED

to estimate the l\,4aftei Value of the subject property.

clierrt will use our appraisal conclusions in matters
proceedings styled Harris County, Texas vs. Spring

The purpose of this summary appraisal is to provide the appraiseis best est,mate of the
market value of the subject real property and to determine the value of damages, if they
exist, as of the effective date. The Supreme CourtofTexas as defines market valLre as:

"The price which the property would be when it is offered for sale by one who
desifes, but is not obligated to sell, and is bought by one who is under no
necessity of buying it, taking into consideration all of the uses to which it is
reasonably adaptable and for which it either is or in all reasonable probability
will become available within the reasonable future." City of Austir. ..
Cannizzo.267 S W.2d 808.  815 (Tex.  1954)



IDENTITY OF THE CLIENT AND INTENDED USERS

The client in this assignment is Spring Cypress, LLC. The intended users are the client

and/or their auihorized agents relative to the aforementioned jntended use of the repod.

PROPERTY RIGHTS (INTEREST) APPRAISED

The property rights appraised herein are those inherent in fee sinrple title, whlch are

subject onLy to the linritatlons of erninenl domain, escheat, police power, and taxation.

HISTORY OF OWNERSHIP OF THE SUBJECT PROPERTY

As of the effective date of apprajsal, l it le ownership of the subject property was vested
in the name Spring Cypress LLC. The subjeci property was purchased by ihe current
owners fron] Tfacy N. Lawrence on April 17,2007 fof a feported 91,900000. lvlr.
Danino with Sprlng Cypress, LLC, reported that additlonal consideration should be
given to the previous purchaser, l\,4r. Lawrence, who has retained an interest in the
property. In accordance with USPAP Standards Rule 1-5(a) and (b), we are unaware
of any arnr's length sales of the subject property over the three yeafs prior to the date of
appraisal.

DATE OF VALUE AND DATE OF REPORT

The effective date of appraisal is January 30, 2008 and the appraisal report was
completed on January 30, 2008.

COMPETENCY

We afe of the opinion that our

investigation into ihe market, as

Appraisal" section of the feport,
propeny.

past experience, togeiher witlt our reseafch and

explained in the "Appraisal fu,lelhods/Scope of the

has rnade us competeni to appraise the subject



SCOPE OF THE APPRAISAL

This is a summary appraisal repoft that is intended to comply with the repoding

reqLrifements set forth under Standards Rule 2-2(b) of USPAP. As such, ihis repon
presents only summary discussion of the data, reasoning, and analysls that were used

in the appraisal process to develop our opinion of value. Additional documentation

concerning the data, reasoning and analysis is retained in our fi le.

In order to complete the assjgnment, market data was gathered on the subject propefly

and on properties of similar highest and best use characterlstics We have researched

land sales of sim lar propedies in the market afea. Ouf fesearch included discussions

with real estate brokers that specialize ir] the afea and local mafket particlpants, as well

as util ization of national and local databases ihat specialze in repoding sales

transactions. This data was confirmed by examination of public records and/or by
confirmation with the principals, agents, or knowledgeable sources invoLved.

We have inspected the subject property and improvemenis. This information, iogether
wilh our knowledge of ihe area, is sufficient to provide an opinion ofjust compengation.

The subjeci propedy consists of effectively vacant land. The impfovements were not
considered lo be consisient wilh the highest and best use of flre property, defined
lrefein, and were not considered if this appraisal. Therefore, we have util ized the Sales
Compafison Approach in our value estimate of the subject property.

EXPOSURE TIME

Exposure time is defined as the estimated lefgih of time the property interest being
appraised would l]ave been on the market pflor to the hypothetical consummatiol.t of a
sae at ihe mafket value on the effective date of appraisa. Based on market data,
togeiher wlth discussions with variols marke.t padicipants, we consicler a reasonable
exposure time to be approximately one year. In this inslance, we beljeve exposure rtrne
and marketing time to be approximately the same.
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REAL ESTATE TAXES

As of the date of appraisal, the subiect property was taxed by Harris County, Harris

County Flood Control, Haffis county Department of Education, Poft of flouston

Authority, Harris County Hospital Disfiiot, North Harris lvlonlgomery College Dishict, HC

Emergency Service District I and Cypress-Fairbanks Independent School District,

According to the Harris County Appraisal Diskict, the 2007 ad valofem taxes have been
paid in full. The tax identification numbers ior the subject property are 045"014-000-

0012 & 045-014-000-0019.



NEIGHBORHOOD ANALYSIS

The social, economic governmenta and environmental forces in the vicinity of the

sLrbject property directly inflLrence the valle of the p.operty bejng appraised. The

appraiser nrust ideniify the boundaries within which all properties are affected by these

forces in the same was they affect lhe pioperty being appraised. This area of influence

is ca led a neighborhood, which is defined in Tlre Appraisal of Real Estate, 12lh Edition,

by the Appraisal lnstitute, as "a group of complementary land uses."

Neighborhoods may be devoted to suclr uses as residentlai, commercial, industrial,

agricutural, culiural and civic activities, or a mixiure of these uses. Analysis of the

nelghborhood in which a particular property is located is imporiant due to the faai that

tlle various economic, social, political, and physacal forces whtch alfect the

neighborhood also directly influence the individual properties wlthin it. An analysis of

these various factors as they affect the value of the subject properiy js presented in the

following dlscussion.

The subject property ts a well located tract in nofthwest Harris Co!nty, approximately 25

miles northwest of the Houston Central Business Dislrict. Specifica ly, the subject
property is located at the northwest corner of Sprlng Cypress Road and Dry Creek, jusi

east of the Spfing Cypress/Skinner Road iniersection and less than one mile east of

Highway 290. Fof purposes of this appraisal, the subject neighborhood can be
described as those areas along or in the vicinity of Highway 290, extending west to

l\,4ueschke Road, east to Te ge Road and norlheasi along Spring Cypress to Highway

249. Primary thoroughfares and transportation arteries include Highway 290, Old

Highway 290 (Hempstead Road), Highway 249, Cypress Rosehill Dfive, Huffmeister

Road and Telge Road. Commercial and retai developrneni has been pfominent within

ilre area in recent years, specifically within the immediate area of the subject property.

Additionally, single and multijamily residential properties are located off of ihe major

traffic carriers in newer establishing neighborhood developments of Coles Crossing,
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Back Horse Ranch, Stone Gate, and Sydney HarboLrr, jrst to name a few. Coles

Cfossing encompasses the immediate subject market area. Coles Crossir' lg is a master-

planned community offering 2,630 single-family home sites as well as commercial and

rnulti-family sites, nestled in 1,200 acres of forested land. Coles Crossing showcases a

wide seleciion of single-family homes ranging from the moderately priced mid $200s to

exclus ve estate homes on lots one-half acre or larger in size ranging in price from the

$400s to the high $800s. Coles Crossing features amenitles jike 175 acres of

recrealional facilit ies including sports practice fields, a freeform swimming pool with

fountains and "lazy rivef'water feature, lighted tennis cou(s, an indoof fitness center,

and fishing ponds. Throughout the neighborhood are parks, playgrounds and miles of
greenbelt trails in addition to a 56-acre Nature Park along Cypress Cfeek witlr 2.5-mile

natLrre tTarl.

Another significant planned development in the subject area is tl 'te Bfldgeland ft4aster

Planned Communlty. Bridgeland is located west of Highway 290 and recently expanded

with the addition of 1,234 acres adloinir.rg the orignal siie, bring the projects total
acreage io 11,401. The community has average annLla home sales of 350, which is

expected to reach more than 400. Bridgeland will contair over 20,000 planned

fesidential lots. Commencemenl of this development began in rnid-2004. Bridgetand ts

being developed by General Growth Properties/Rouse Company and, upon completion

shoLrld rival similar rnastef planned communities such as The Woodlands and Firsi
Oolony in f-orm of market appeal/demand. lt is notable thai the General Growth
Propefties REIT acquired the Bridgelands with ts merger with The RoLrse Company ln
November 2004. General GroMh Propedies also owns The Wood ands i\,/all and First
Co ony Mal l .

The highest concentration of commercial aciivity in the subject neighborhood is locateci
in close proximity to the subject property One of the newest and most prolifetate tetail

and commercial developments is the "Cypress Towne Center". lt is located just west of
the subject properly at the solthwest corner of Spring Cypress and Highway 290. Thjs

s a developmeni of Propefty Comr'lrerce and ls situated on an approxinrate 40 aare site

andiscompf  sedof  a io ta l  o f380,000 square feet  o f re ta i l  space.  The main anchors in
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this center are Target, Ross, Bed Bath and Beyond, Pier One, PetsMart, Office Depot

and TJ Maxx. Pad sites along ihe south ljne of Highway 290 have been impfoved with

various reiail and commercial uses including a Hillernia Bank Branch, Chilis, Cl]ickjil-

A, Taco Cabana and NTB (Nationai Tire and Battery.)

At the noilheasi corner of Highway 290 and Spring Cypress there is another large retail

center developed by New Quest Properiies. "Cy Fair Town Centel' contains a Krogef's

Signature stofe along with tenants to include banks, professional offices and small retail

users. Additionally, located at the northwest corner of Highway 290 and Spring Cypress

is a Home Depoi store, with a Wal-lvart located just west a ong Highway 290.

Due to ihe significant reiail added at Highway 290 and Spring Cypress, Spring Cypfess

is rapidly becoming the majof east/west corridor nortl) of FIV 1960 and is currently being

widened from two to four lanes. Barker Cypress Road, souih of Highway 290, has

undergone significant growth in a number of afeas. In additlon to the nL|nerous

residential subdivisions that have been developed recently, Cy Fair Corrmunity College
opened its campus on 200 acres at the corner of Barker Cypress and West Roads in

2003. The college cufrently has an enrollment of approximaiely 10,000 studefis.
Adjacent to ihe college is the Richard E. Berry Educational Support Center, seNing Cy
Falr Independent Sclrool District. The center contains a 1 6,00o-squa re-foot staff
development and conference center; a 456-seat auditorium/theatefi and an athletic
siadiui'n designed to seat 11,000 people This immense facili iy is used year-roLrnd for
district-wide staff development for teachers; extra- and co-curricular activities;
pedormances and competiiions; catering and banquets for honors, awaros anct
celebrations; and graduation exercises. The residential growih combined with these two
new prolects creates the need for addjtional supportng reiail and restalrants in the
nrarket area-l

Overall, the subject neighborhood, as of the effective appraisaL date, nds oeen

experiencing tremendouo growth and expansion. Thls trend is expected to continue

inlo the foreseeable future.

'  Texas RealEslate Buslness
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Land Size:

LOCaItOn:

132.6942 acres or 1,424.161 square feet

The northwest corner of Spring Cypress Road and
Dry Creek, just east of Skinner Road and Highway
290, Harfis Couniy, Texas.

rrregutar

Relatively level

No adverse easements

According to the City of Houston Geographic
lnformation and l\/anagement System, the northern
and eastern portions of the subject property are
partially located within the 10o-year and 500-year
floodplains.

Public water and sewer service are currenily
unavailable.

None

Approximately 1,163.67 feet of frontage along the
north side of Spring Cypress Road.

The subject prope(y is improved with a 5,215 SF
single{amily fesidence constructed in 1970. Ancillary
impfovements include a barn, driveway paving, 3 caf
garage and fencing. The improvements were
considered to be in poor condition and of no
contributory value to the land.

As Vacant: Considering the physical characteristics of
the subject property, the legal uses, and current
development and groMh trends, it is our opinion that
ihe highest and best use of the whole propedy, as
vacant, is for commercial and residential
development.

Shape/Configuration:

Topography:

Easernents:

Flood Plain:

Util it ies:

Zoning/Land Use Controls:

Frontage:

lmprovements:

Highesi and Best Use

1 1

PROPERry DESCRIPTION



1 2

APPRAISAL METHODS/SCOPE

This is a summary appraisal report lhat is intended to conrply with the repoding

requirenrents set forth under Standards Rule 2-2(b) ol USPAP. As such, tbis repori

presents only summary discussion of the data, reasoning, and analysis that were used

in the appraisal process to deveop our opinion of value. Additional documentation

concerning the data, reasoning ard analysis is retained in our fi le.

The three traditional appraisal approaches to value are ihe Cost Approach, Sales

Comparison Approach, and Income Capitalization Approach. They are described, as

follows:

The Cost Appfoach is based on ihe premise thai the value
of a property is indicated by the current cost to construct a
replacement for the improvements, less the amount of
depreciation from all causes evidenl in the improvements,
plus the value of the land.

The Sales Comparison Approach is based on elements of
direct comparison. Adjustments are made to the sale price
of each comparable property to reflect the difFerences
betlveen the comparable and the subject property, including
time, condjtions of sale, and physical characterisiics.

The Income Capiialization Approach is based on measuring
the present value of luture benefits ol an ownership.
lncome streanTs and reversionary values are capitalized/
dlscounted into a lump-sum value.

The pufpose of lhjs appraisal is to estimate the market value of the part laken which, in

this instance, fepresents the client's whole property In order to complete the

assignment, market data was gathered on the subject pfoperty and on propedies of

similaf highest and best use characterlstlcs. This data and certain market transactions

were confirmed by examination of public fecords and/of by confinnaiion with the

principals or agents involved. Given that ihe subject property contains effectively

vacant land, only the Sales Comparison Approach was uti l ized.



VALUATION OF THE WHOLE PROPERTY _ BEFORE THE TAKING
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I\,4ARKET DATA SUN/MARY

No Dat€ Grantgg Locatlon Sjze pri6e/sF
09/14/07 Jaruis Telge

Jo ht  Venlr re/
NEQ oi  Telge rli, oroped? is L onocAd lo oa dewbpi;l, I

'UcDonakls add gEs stariod.onved ence store, tikety
branded She I The propedy has access lo plbtic water, our

tcwater. As ot rhe ltale ot s. e,
rrre buyers were unable 10 obrz n waslewarer extefs ofs
rrom ore neighbor i r !  Coes Crossng deveopmenl .  The
prantreir development wil tkety u tze ar of-sre septi4
system contiflned with a reDresentalive ofthe Gr.fror
Docunrenl 20070571832

ES oi Telge $4 36 rhs propedy was plrchased ior invisGii purposes. ini
properly has no water or wasiewater, At the tinle of sale,
lhe propeny was improved vrlh a 1,888 SF sirqte fa,,ry
res|]Jence ard a ,1,200 SF melatsloraqe buiding The sate
prce was based on and vatue ard lte inprovemenls were
co ,s,da.rc ro oe ot ro co" LbLrory vdt.e l e o openy
o c a r e  r  o t o  a  h -  n o , t l -  i r - o . d  e c a n r , . o n e r - c t , a ' o o o
.hai'Er. sare cofrrnred by a repfesentat ve o' lhe Gr.iL!r
oocunrenl ,  20070490091

NS olT€ ge 12 000 I n r s l r c w r s  r  i . , d c F d t o . d e v e r o f - . " f . ^ . t r " ,  p i r _ ! . r
comptex Tli s sile is treg!.r h shrpe and Gtalvey evcr.
Hlffnr€isler Ro.d wit be eilended along Ihe s;urne,n
properly rre and wrl nlersect wilh Tetae Rord. Th6
trooe rv 'eprcs. ins ihe " le  rcr  po ton o an I  a !  e ,d,er , ,
I  aL r  T lF  e f l ? i n i  9  

. e r . r '  
t aL  ,  t F< ,  o '  I  o t  F6  o  r e1 r11  |

are beDg maaeted fronr s17 00 to s20 00 oe. s.r!.re roor
Alrulilties are avaitable Sa e coD'imred by a,epres6frarive

Documenl# ?0070330942
04/0!/07 LanelleSchiljng

r- t . rd iet r ,  c t  a t /
Hearths(ofe tvt!lli
Assel  Ent i ly  D LP.

SS ol Sprlng 51.05 T[s sile is cofienly oeng.;vetoped_lraBeaaer Ftomes
wrh ure park at Arbo.da e slbdtvisior Thts s{e is
somehat iregllar in shape relativey tevet afd d.ep Al
tle lrnle ot sale the D.operly Ms mproved wlh rnree
.  " q  -  o - ' i  i  i e ) . ! . n  - , i r p o  i  r q  :  I  ,

-  . E  -  o r L -  ^ o -  ,  d s - J  u , ,  a i .  I  v a i . e  o , r q
lhe lnr[ov€nrenls \rere cofsid€red lo be ot no cof!.iburory
vaoe No podon of the propefly appears to be ocare!
w i lh iD a  f loodp la in  zone A l  the  ln re  o tsa  e ,  i r  was .€Dorco
thal lhe Coes Crossin9 IUD .ld nol have surnc,enl' ! l e  p o r e n / .  / 1  4 r q i  r h €  p o o a t r  , ,
( r 'e  )  oer  J  dcr ' . ro |e .J  w l  d luodv i io - , In "1 ,g , [  /c a o a c r y ,  r " n . r e w a s  b c s e n  o n  I  e d s s , r n D . D . t h o t  . r  r r s
were nol readrry.va abte sate confrrmed bv cranror
Ooc!.ienl t,200/021 55.4 1

nlestmenB /
Nrelroportan
Bapts lchurch

s more or ress re.langu a. in shap; and retali;ery ever ̂ l
! l i l iUes . rc  avai tabre wlh ex lensons.  No por t ion ot  lne
propefty appe.6 lo be tocated within a ftoodpl: n zofe The
srle rs encumbered by a piperne riqhl-otwav ease.rerr
cranted ro Hombte PDe Line .  30 roht .otway easemenr
granted lo Ca.ne.on lrod Wo.ks, a 66 Dineine els6trenr
granled lo  Trufk l ine cas,  and an o i t ind (as dr i I  s ] te .  The
propeny was nol oD tre markel ar the tinle ol sae fha
Duyerupproached lhe sete. direcly. s6te co.ltmed by .
represenlalive of tre G,anlee
D0c!orent t200ti02391 I I

S.d9 InL e i te 'as p, . - im r r - ie""pner  or  r . "
N/et  opo rdn BrDn( '  L  Jcr  at  B dqetdnd.a -pus.  r ,  q  c  re

E S o r M u e s h [ e  2 2  r i a Th: ,  o 'opery corra i l )  ,op.o. ,n i r "  ,  grO t . r  or  rc  " . r
"oro VLes. !p Poao,  B re. ta. .g i ta .  i  .LUe ar , !  rc

rr,G p,openy lorratns approxrmareiy-or G6l6iiZirase
a o n q  5 p  n 9  C / p r p s s  p o . . ,  1 5  m c r F  o r , 5 s . e c t . r  9 , c l
sh?pe, relaliv€ty levet, af.t has a poor ircnlaqel;-deplll
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LAND SALES ANALYSIS - Before the Taking

The dates of the land sale lransactions range from

The per square foot sale prices range from $1.49

lncluded for informational purposes only, and were

Decembef 2006 t0 September 2007.

to $9.41, Listing Nos. 7 and I wefe

not relied upon in forming our value.

Considering all relevant market factors, including real property rights conveyed,

financing terms, conditions of sale, market conditions (time), physical charactedstjcs,

zoning/land use contfols, size, and location, it is our opinion thai the subject land has a

market value, as of January 30, 2008, of $3.50 per square foot, or $4,984,563 shown

as follows:

1,424,161 Square Feet (32.6942 Acres)x $3,50 per Square Foot: = 94,984,563

Say: $4,985,000 (rd.)

FOUR MILLION NINE HUNDRED EIGHTY FIVE THOUSAND DOLLARS
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Summarv Analvsis

Sale No. Frlco/SF

One, {1) $9,41 Sup€dor Sup€,lordue Iosizoaio laak ol0oodpl6h
6.00 Sup€ or SuDedor du€ lo slze atd ulllld€s. Sllghlly supenor du6 lo locrlion.

Two (21 4.36 Supe or supe or du€ lo slzo.
tuBtEcr

Flve (5) $1,49

Estlrnat6a-; ,"
Valu.rSF



CORRELATION OF VALUE ESTIMATES - BEFORE THE TAKING

19

The value of the subject property, before the taking, was estimated by use of the Sales
Comparison Approach (land value).

Therefore, as of January 30, 2008, the market value of the subiect praperty, before the

taking, In our opinion, is $4,985,000.

FOUR MILUON NINE HUNDRED EIGHTY FIVE THOUSAND DOLLARE
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DESCRIPTION OF AND VALUATION OF THE PART TAKEN

The part taken consists of two contrguous tracts acquired in easement for detention

pond pu|poses. Tract 1 DP is located in the nodheast portion of ihe subject whole

property and contains 6.641 acres (289,287 SF). Tract 32 DP is located in the

southeast portion of the subject whole property and contains 5.182 acres (225,726 SF).

There are no improvements located within the part taken.

The value ol the part taken is the same per square Joot value as the whole property, or

$3.50 per square foot. lt is our opinion that the easement value of ihe pari taken

encumbers approximately 99% of the undeflying fee value. Therefore, the toial value of

the pa( taken is as follows:
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VALUATION OF THE REMAINDER - tsEFORE THE TAKING

The remainder before the taking is mathematically calculated as the markert value of the

whole property before the taking less the market vatue ol the taking. The chart below
illustrates this calculation:

MarketValue of Whole Property Before the Taking
Less: Market ValLrs of PartTaken

Total Estimated Value of Remalnder Before the Takins
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DESCRIPTION AND VALUATION OF THE REMAINDER AFTER THE TAKING

The remainder after ihe taking consists of approximaiely 20.8712 acrcs, or 909,148

square feet, of land area and two contiglrous easements for detention pond purposes.

As previously discussed, it is our apinion ihat the easement value of the pa{ taken

encumbers approximately 99% of the underlying fee value. Therefore, it is our opin on

that the owfer will retain approximately 1% of the underlying fee value of the easement

areas. The remainder after the taking is similar to the whole property before the taking

and is not considered to suffer frorn damaoes as a res!lt of the takin0.

The vaiue of the remainder after the taking is the sarne per square foot value as the

whole property, or $3.50 per square fooi. lt is our opinion that the owner will retain

approximately 1olo of the underlying fee value of the easement areas. Therefore, the

total value of the remainder after the takin0 is as follows:

REMAINDER AFTER THE TAKING

Remainder 909,'148 SF (20,8712 acres)
Tract 1 DP 289,287 SF {6.641 Acres)
Tract 32 DP 225,726 SF (5.182 Acfes)

x $3.50/sF
x $3.50/sF
x $3.50/sF

X
X

1 %
1 %

$ 3,182,0'tB
$10,125

900

Total Estimated Value of Remainder After the Takin $3,200,043
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VALUE,ooNcLUs.l9NS

Value ofthE Whol€ Proportyr $4,984,563

Value of the PartT€ken: S1,7S4520

Value of:the Remaindor Property Befor6 th6 Taking: $3,a00,043

Value ofthe Remainder Fropsrty After.tbo Taking: $3,200i040

$0.Damages: $0

Total compensation Due the Owner: $1,7S4,520
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CONTINGENT AND LIMITING CONDITIONS

The certification of the appraiserc appearing in this appraisal report is subject

following and to such other specific conditions as are set forth by ihe appraisers

fepon.

'L The appfaisers assume no responsibility fof mattefs of a legal nature affecting the

propefty appraised or the title thereto, nor do the appraisers render any oprnton as

to the title, whlch is assumed to be marketable. The property is appraised as

lhough under responsible ownership.

2. Any sketch in this report may show approximate dimensions and is included to

assisi the reader in visualizjng the property. The appraisers have made no survey

of the property.

3. The appraisers are no1 fequired to give tesiirnony or appear n court because of

having rnade this appraisal with reference to the property in question unless

arrangements have been made therefore

4 The distribution of the total valuation in ihis report between land and improvements

applies only under the exisilng pfogram of util ization. The separate va uations for

land and buiding must not be used in conlunct on with any other appraisal and are

invalid if so used.

to the

tn Ine

6

5 . The appraisers assume thai thefe are no h dden or unapparent conditions of the

property, subsoil, and structures which would render it more or less valuable. The

appraisefs assume no tesponsibility for such conditions or for engineering which

might be required to discover the factors.

Informaiion, estlmates, and opinions furnished to the appraisers and contained in

this report were obtained ffom sources considered reJiable and believed 1o be true

and correct. However, no responslbility fof accuracy of such items furnished the

appra;sers can be assumed by the appraise.s.
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DisclosL.rfe ol ihe contents of this appraisal is governed by the by-laws and

regulations of the professional appfaisa organzations with which the appraisers

are afli iated

B. Neither al nor any part of the contents of ths repod of copy thefeof (including

conclusior'rs as to property value, the identity of the appralsers, professional

designations, refefence to any professional appfaisal organjzations, or the firnt wiih

which ihe appraisers are connected) shall be used fot any purposes by anyone bui

ihe client or his assigns without the previous written consent of the appraisers, nor

shall it be conveyed by anyone to the public through advertising, public relations,

news, sales, or other media without the written consent and appfoval of the

appraisers.

L On all appraisals involving proposed construciion, lhe appraisal report and value

conclusions are conlingent upon completion of the proposed improvements in

accordance with the plans and specificatlons.
'10. Unless otheMise staied in tl 'ris repon, the existence of hazardous material, which

may or may not be present on the property, was not observed by ihe appraiser.

The appfaiser has no knowledge of tl 're existence of such matefials on or In the

propedy. The appraiser;s not qualified to detect such substances. The presence

of subsiances such as asbestos, urea-formaldehyde foam nsulation, chemical or

toxic waste, or other potentially hazardous materials rnay affect the value of the

property. The value estimate is predicated on the assumption that there ls no such

material on or in the propedy, or on or in adjoining properties, which would caLrse a

loss in value to the propedy being appraised. No responsibility is assumed for any

such conditions, or for any expertise or engineerng knowledge requifed to discover

them. The cllent is urged to retain an expert in this Iield, if desired.

This document is a Limited Summary Appraisal Report which is intended to comply with

ihe reporting requjrements set fodh under Standard Rule 2-2(b) of the Uniform
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Standards of Professional Appraisal Practice fof a Summary Appraisal Report. As

such, ii presents only summary discussions of the data, reasoning, and analysls that

were used in the appraisal process to develop the appraiseis opinion of value.

Supporting documeniation concefning ihe data, reasoning, and analysis is retained in

the appraiser's fi le.

The effectlve date of appraisal is January 28, 2008 and the property was first inspected

in October 2007 and subsequent dates. The report was completed on January 30,

2008.

The property rights appraised herein are those inherent in fee simple title which are

subject only to the limitations of eminent domain, escheat, police power, and taxation.



CERTIFICATE OF VALUE

I cedify that, to the besi of my knowledge and belief:

- The statemenis offact contained in this repofi are ttue and correct

The reported analyses, op nions, and conc usions afe limited only by the reported

assumptions and limiting conditlons and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

I have no present of prospective interest in ihe pfoperty that is the srbject of this

report, and I have no personal interest wilh respect to the parties involved.

I have no b as with respect to lhe propedy that js the subject of this fepoft or to the
parties involved with this assignment.

My engagement in this assignment was not contingent upon developing or

reporting predetermined res!lts.

My compensation is not contingent upon the reporting of a pfedetennined value or

direction in value that favors the cause of the client, the amount of the varue

estimate, the attainment of a stipulated res!lt, or the occufrence of a subsequent
event dilectly related to the intended use of ihis appraisal.

l\y'y analyses, opinions, and conclusions wefe developed, and this report has been
prepared, in conformity wtth lhe lJniform SlancJar./s of Professional App?isal

Practice.

I have made a personal inspection of the property that is the subject of this feport.

No other person provided significant real property appraisal assisiance to the
persons signing ihis certification.
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As of ihe date of this report, Wayne B. Baer has completed the requirements of

the coniinuing education program of the Appraisal Institute.

No changes of any item of the appraisal report shall be made by anyone other than the
appraisers, and the appraisers shall have no responsibility for any such unauthorized
changes.

It is our opinion that, as of January 30, 2008, the just compensation due the property

owner is as follows:

$1,784,520

ONE IlIILLION SEVEN HUNDRED EIGHTY FOUR THOUSAND FIVE HUNDRED TWENTY DOLLARS

Wayne B. Baer, lvlAl
TX-1320542-G
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WAYNE B. BAER, |1/IAI

Wayne B. Baer is an independeni feal estate appraise- and consu tanl wlth lhe office of Bo ton

& Baer, Ltd. being located ai 1301 Leeland Street, Suite 300, Houston, Texas 77002 He has

been aciively engaged in the real estale profession since 19BO with exteisive experience in

appfaising various types of properties including vacant comnrerclal land, subdlvisons, farms,

ranches, specral purposes properties, environmenla ly senstive propert es, env ronmentally

contanrlnated properlies, shoppng centefs, hotel/motels, nrixed-use developmenls, office

bulldings industrial properiies apadnrents, condonliniums, and righl'of-way {or pipelines,

uti l i t ies, and roadway in'rprovemenls. Appraisal related experience includes highest and best

Lrse studies, marketing anaysis and review of really portfolios A partial resu.ne of his
qualif icaiions is outlned as follows:

I
2 .
3 .

5 .

6 .

N4Al Designat on - The Appralsal Institute
Real Estaie Broker State of Texas (#368400-5)
B. S. in Real Estate from the University oi Houston - Downtown
State Ceftlf ied -General Real Estate Appfaisef ( I X-' l 320542-c)
Qualif ied aird Testl ied as an Expert Witness n Speclal Commissioner's Hearlngs,
Tax Proiest Hearngs, Arbitratlon and Mediation Proceedings and Couniy and State
D skict  Coud
Authored, Co-Authofed and/or P.esented Papers fof CLE Internalional, The Center
lor American & Iniernat onal Law, and The HoLrston Busness Journal Regarding
Eminent Doma n Valuation Mallerc

APPRAISAL ASSOCIATIONS

. Boafd of Directors - Houston Chapier of the Appraisal institute (2007, 2008, and 2009)

. Progfam Commlttee Chalrman - Houston Chapter of ihe Appraisa nstitute (2005,
2006, and 2007)
Leadership Development & Advlsory Councl (LDAC) Nationa Repfesentative for
Houston Chapier of the Appraisal lr 'rstitute (2005 & 2007)
RegionaL Representaiive for Holrsion Chaple. of the Appraisal nstltute (2005, 2006,
2Aa7)

. Region Vll l Nominating Conrmittee - Appraisal Institute (2007)

" Recipient of 2005 ' Pfesidents Awafd' for the Houston Chapter of ihe Appraisal InstitLrte
. Recipient of 2006 "Key Person Award" for the Houston Chapter of the Appralsal lDstitute
. Recip ent of 2007 'Board of Directors Award" for lhe Houston Chapter of lhe Appraisal

Instrtute

The Appraisa Insti t lr te condLrcts a voluntary progiarn of continuing education for i ts designated

mernbers. lndivlduals who meet the minimum standards of ihis program are awarded periodic

educatlonal cert i f ication. Mr. Baer ls ced f ied ufdef lhis program and is member of lhe

Houston, Texas Chapler of the Appraisa lnsti tute.



ADDENDA



VIEW OF SUBJECT PROPERTY FROM ENTRANCE

VIEW FROM INTERIOR OF SUBJECT TOWARDS SPRING CYPRESS



VIEW OF EASTERN PORTION OF SUBJECT PROPERTY

VIEW OF EASTERN PORTION OF SUBJECT PROPERTY



VIEW FROM SUBJECT EAST ALONG SPRING CYPRESS

VIEW FROM SUBJECT WEST ALONG SPRING CYPRESS



EXTERIOR VIEW OF RESIDENCE

VIEW OF BARN
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