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REAL ESTATE APPRAISAL REPORT
TEXAS DEPARTMENT OF TRANSPORTATION

Address of Property: Shuerbach Road, 0.36 mile S/o US 83, Mission, Texas Account: Hidalgo County Drainage District #1
Property Owner: El Capote, Inc. Parcel: #5

Address of Property Owner: PO Box 33122 - McAllen, TX 78505-3122 RCSJ:

Occupant’s Name: N/A Federal Project No:

Whole: [ ] Partial:  [x] Acquisition Highway: US 83 Outfall Project County: Hidalgo

Purpose of the Appraisal
The purpose of this appraisal is to estimate the market value of the fee simple title to the real property to be acquired. encumbered by any easements not
to be extinguished. less oil, gas and sulfur. Ifthis acquisition is of less than the whole property, then any special benefits and /or damages to the remainder
property must be included in accordance with the laws of Texas.

Market Value
Market value is defined as follows: “Market Value is the price which the property would bring when it is offered for sale by one who desires, but is not
obliged 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 cither is or in all reasonable probability will become available within the reasonable future.”

Certificate of Appraiser
I hereby certify:

That it is my opinion the total compensation for the acquisition of the herein described property is $ 54.900_ as of June 12. 2009, based upon my
independent appraisal and the exercise of my professional judgment;

That on November 18. 2008 and on June 12, 2009 (date)(s), I personally inspected in the field the property herein appraised; that | afforded Mr.
Ricardo Hernandez, the property owner or the representative of the property owner. the opportunity to accompany me at the time of the inspection. The
property owner did not accompany the appraiser on the inspection.

That the comparables relied upon in making said appraisal were as represented by the photographs contained in the appraisal report and were inspected
onor by _June 12. 2009 (date)(s):

That I have not revealed and will not reveal the findings and results of such appraisal to anyone other than the proper officials of the Hidalgo County
Right of Way Department until authorized by State officials to do so, or until I am required to do so by due process of law, or until [ am released from
this obligation by having publicly testified to such findings;

That my compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount
of the value estimate, the attainment of a stipulated result, or the occurrence of a subsequent event.

I certify to the best of my knowledge and belief:
That the statements of fact contained in this report are true and correct;

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

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

That my analyses, opinions and conclusions were developed, and this report has been prepared in conformity with the appropriate State laws,
regulations, and policies and procedures applicable to the appraisal of right of way for such purposes, and that to the best of my knowledge no portion
of the value assigned to such property consists of items which are non-compensable under the established law of said State, and any decrease or increase
in the fair market value of subject real property prior to the date of valuation caused by the public improvement for which such property is to be acquired,
or by the likelihood that the property would be acquired for such improvement, other than that due to the physical deterioration within the reasonable
control of the owner, has been disregarded in estimating the compensation for the property.

@Mﬁ To the best of my knowledge, the value does not include any items

John H Malcom, Jr. MAIL, CCIM, SR/AVA which are compensable under the State law but are not eligible for

Appraiser Signature Federal reimbursement.

#TX-1320239-General

Certification Number
June 22. 2009 District Reviewing Appraiser Date
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USPAP REQUIREMENTS/SALIENT FACTS PAGE

USPAP Comments - Scope of Work: This appraisal involves a partial taking of a strip of land. The larger property is a 93.921 net acre
tract of land located south of Business 83 between Schuerbach Road to the east and Scott Lane Road to the west. As of the effective date
of the appraisal, the site was unimproved. The cost and income approach are not applicable for the valuation of the part to be acquired.
and have not been included in the appraisal report. The underlying land and the portion of the land that is included in the taking is appraised
based on comparable sales and utilizing a sales comparison approach. The appraisal report is a summary report prepared under the Uniform
Standards of Professional Appraisal Practice and utilizing Form ROW A-6 prepared by the Texas Department of Transportation.

The scope of the work includes a complete analysis of the subject property and the subject neighborhood. In addition, research was
conducted on surrounding land uses, market trends and comparable land sales and comparable improved sales. A form report, TXDOT
Form ROW-A-6, was prepared which summarized the data and my analysis and conclusions regarding the subject property.

While compiling information to complete this appraisal, I used several different data sources, including but not limited to: local real estate
expetts, governmental agencies, grantors, grantees, etc.

All methodology used to arrive at the estimate of market value can be found in The Appraisal of Real Estate, Thirteenth Edition, published
by the Appraisal Institute. The appraisal methodology and the value conclusion contained herein are in conformance with the 2008
Uniform Standards of Professional Appraisal Practice.

This appraisal report is for the exclusive use of Hidalgo County Right of Way Department (client) for the purpose of assisting with the
acquisition of right-of-way for the construction of a drainage ditch as part of the Business Highway 83 Outfall Project.

This is a summary appraisal report which is intended to comply with the reporting requirements set forth under Standards Rule 2-2 (b) of
the Uniform Standards of Professional Appraisal Practice for a Summary Appraisal Report. As such, it represents only summary
discussions of the data, reasoning and analyses that were used in the appraisal process to develop the appraisers opinion of value.
Supporting documentation concerning the data, reasoning and analyses is retained in the appraisers files. The depth of discussion contained
in this report is specific to the needs of the client and for the intended use stated above. The appraisers are not responsible for unauthorized
use of this report.

Within the appraisal process, the three accepted approaches to real property valuation (cost, income and sales comparison approaches) were
considered (as applicable). In preparing this appraisal, the appraiser inspected the subject site and neighborhood. Information was gathered
on comparable land and improved sales. The sales comparison approach was used to value the site as if vacant. When appropriate,
information was obtained regarding comparable costs and the cost approach was utilized to value the site improvements. These approaches
to value were reconciled to derive an estimate of value for the whole property, the part taken, the remainder after the taking, severance
damages, and just compensation.

Jurisdictional Exception: This appraisal has been prepared in accordance with the Uniform Standards of Professional Appraisal Practice
(USPAP). Jurisdictional exception provides for severability preserving the balance of USPAP if one or more parts of USPAP are contrary
to law or public policy of a jurisdiction. According to USPAP, law means a body of rules with binding legal force established by
controlling governmental authority. This includes federal and state constitutions, legislative and court made law, and administrative rules,
regulations and ordinances. As appraisals performed for eminent domain are subject to certain constraints based on statutory and case law
regarding compensability, the issue of jurisdictional exception is invoked.

Intended Use and Intended User: This appraisal report is for the exclusive use of Hidalgo County Right of Way Department(client) for
the purpose of assisting with the acquisition of right-of-way for the construction of a drainage ditch as part of the Business Highway 83
Qutfall Project

Exposure Period: The Market value estimate assumes that the subject property has been exposed to the market for some period of time
prior to the date of appraisal. It provides a measure of the stability of the market and helps the reader of the appraisal determine if the
market conditions are stable or changing for the recent past and the near future. The exposure time for the current appraisal is 6 months
and the marketing time is estimated at 6 to 12 months. Market conditions are believed to be stable for the subject property within this time
period.

Environmental: No adverse environmental influences were noted at the time of inspection.
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Property Rights Appraised: The property rights appraised are the fee simple estate subject to existing easements and excluding oil, gas,
and subsurface minerals.

The fee simple estate - is the absolute ownership unencumbered by any other interest or estate. A fee simple estate is subject only
to the limitations imposed by the governmental powers of taxation, eminent domain, police power, and escheat.

Date of Inspection/Owner Contact: The appraisers contacted the owner by telephone and discussed the project with the owner. The site
was inspected on November 18, 2008 and on June 12, 2009.

Effective Date of Appraisal: The effective date of this appraisal is June 12, 2009, the most recent date of inspection. Photos of the subject
were taken during the November 18™ inspection.

Date of Report: The date of this report is June 22, 2009.

Page 1.2



Form ROW-A-6
Rev. 3/2004
GSD-EPC

Page 2 of 5
PHOTOGRAPHS OF SUBJECT PROPERTY

Include Each Major Improvement
5 Local Address: South of Business 83 on Shuerbach Rd.

Parcel No.: 5
Date Taken: November 18, 2008 Taken By:_John Malcom
1. Point from which taken: Schuerbach Road. Subject on Right Looking:_South Along Schuerbach Road

Looking: West Over Part to be Acquired

2. Point from which taken: Schuerbach Road
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PHOTOGRAPHS OF SUBJECT PROPERTY
Include Each Major Improvement

Parcel No.: 5 Local Address: South of Business 83. Shuebach Rd. W/side
Date Taken:_November 18. 2008 Taken By:_John Malcom
3. Point from which taken: Schuerbach Road Looking: View of Abandoned Drainage Easement

4. Point from which taken: Scott Lane Road. Subject on Left Looking:_South Along Scott Lane Road

Page 2.1
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DESCRIPTION OF PROPERTY

The subject area includes property along the west side of Schuerbach Road south of US Expressway 83, in Mission, Texas.
Neighborhood boundaries are generally defined as 3 Mile Road to the north, SH 107 (Conway) to the east, Military Highway to the
south, and Abram Road to the west. This neighborhood is part of the growing area located between Mission and La Joya in southern
Hidalgo County. US Expressway 83 is the primary traffic artery through the area with secondary arteries Business Highway 83, or Loop
374 to the north, and Military Highway to the south. Area development patterns include mixed commercial and residential sites on each
side of US Highway 83, Business Highway 83, and portions of Mile 1 North Road from Mission to La Joya. Residential development
is the predominant use for land located off of the main traffic arteries. This is a developing area and increased density of development
can be anticipated to continue.

Although precise population
information has not been obtained for the
defined area, demographic information has
been considered for a three mile radius
extending from the subject property. A3
mile radius extends north to a point near

AREA MAP - 83 OUTFALL @

Mile 2 Line North Road. on the south to €8
the Rio Grande River, on the east to a b
point near Bryan Road and on the west to m

the extension of Showers Road. Within
this area, the following demographic
factors are noted:

The current population is estimated at
54,636. Population growth is estimated to
have increased 18.2% between 2000 and
2008. The median age is estimated at
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27.3 years and approximately 61.3% of
the population is under the age of 35 and
approximately 46.5% is under the age of
25 years. The median household income
is estimated at $26,591 (the US average
is $73,126 and the median for Hidalgo
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household income estimated at $36,531. Jomm 5 g E
For persons over the age of 25 f v (H v o

years, the educational attainment level
includes 23.4% with a high school
diploma, 13.9% with some college education but no degree, and 33.7% with an associate, bachelors, or graduate degree.
indicates that 50.7% of the population, over the age of 25 has completed a high school education (Hidalgo County = 59.2%).

For persons over the age of 16, approximately 88.9% are employed, 11.1% are unemployed, and 48.3% are not in the labor force.
The average time traveled to work was around 23.0 minutes in the year 2000. For Hidalgo County as a whole, 90.8% of the population
over 16 years is employed, 9.2% is unemployed, 47.4% is not in the labor force.

The housing supply was estimated at 20,050 units in 2008 with 59.8% being owner occupied, and 17.1% being renter occupied,
and 25.5% being vacant.

The southwest Mission area reflects the demographic attributes of the Rio Grande Valley with slightly lower income levels and
education attainment levels than Hidalgo County and the Valley as a whole. The Rio Grande Valley and Hidalgo County both fall
below the State of Texas and the United States in terms of wage and income as well as educational attainment and employment.

Public improvements within the area include the widening project for US Highway 83, the future widening of US Business Highway
83, and expansion of the water and sewer system throughout the community. US Highway 83 has recently been completed with
construction to turn the highway into a controlled access road with on/off ramps through the community. The second part of the project
is now underway which will involve the acquisition of additional right of way to construct frontage roads along the main travel lanes
of the highway. The La Joya Water Supply Corporation is involved in an EDAP project to extend sewer service throughout the
community. The project will commence in the Sullivan City area and extend eastward through Palmview as the project progresses.
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Legal Description - Whole Property: A tract of land containing 113.473 acres, more or less, situated in Hidalgo County, Texas, and also
being all of Lot 7 and 8, Block 3, all of Block 5, all of Lots 2, 4 and 5, Part or portion of Lots 1 and 3, Block 7, part or portion of Lots 7
& 8, Block 8, part or portion of Lot 4, Block 9, all of Lot 1 and part or portion of Lot 2 Block 10, Del Monte Orchard Co. Subdivision,
No. 1, Hidalgo County, Texas, as per map or plat thereof recorded in Volume §, Page 25, Map Records, Hidalgo County, Texas.

Legal Description - Part to be Acquired: The part to be acquired includes 1.83 acres out of the parent tract. The part to be acquired is
identified by a metes and bounds description contained in the Field Notes and Site Plat that are includes as an exhibit to this report.

5 Year Sales History: According to information provided by the client, the subject property transferred from Sharyland Investors, Ltd.,
a Texas Limited Partnership to El Capote, Inc., a Texas
Corporation on July 1, 2008. The consideration given is o
unknown. No offers to either sell or purchase the property ~.. S FLOO[T
are known to the appraisers. S

Site Description: The appraised property is located near
Mission, Hidalgo County, Texas and lies just south of
Business 83 between Shuebach Road to the east and Scott
Lane Road to the west. It is irregular in shape and offers
1,320' along its northern boundary, 3,953.4' of non
contiguous frontage along its eastern boundary, 816.6' of
frontage along its southern boundary and 4,283' of non

contiguous frontage along its western boundary. The ‘ Bexjtsen
property includes approximately 113.473 gross acres and is E‘:.E"‘;'c

bisected by a drainage ditch, Mile 1 South Road right of way
(which has not yet been constructed), Scott Lane Road right
of way (which has not yet been extended south through the
property). According to deed information, a portion of the
drainage ditch that runs along the eastern boundary of the
subject has been abandoned to the public. According to the
Abandonment Deed “This does not affect any easement
heretofore conveyed or transferred to, or in use by, any
governmental entity”. According to Deed information, net
land area is 93.921 acres.

Available utilities include water, electricity, and phone
service. Sewer has been extended to a Hidalgo County
Health clinic located on the west side of Shuebach Road
which borders the subject on the north, but this was done only to serve that county office, as a courtesy. The appraised property is located
in the ETJ of the City of Mission but within the La Joya Water Supply Corporation CCN, or service area. The LJIWSC has a 12" water
line along Scott Lane and a 4" water line along Schuebach Road. The LIWSC does not have sewer service in the area. The site is located
in the ET)J of Mission and is not zoned at this time. The City of Mission does not have authority to provide water or sewer service to the
property without the permission of the LJWSC. The City Manager for the City of Mission indicates that the City is unlikely to provide
sewer service unless they also provide water service and receive revenue from water sales.

The property lies within an area with a mix of Zone AH, B and C flood insurance rate areas. Topography is near level. The appraiser has
been provided with a survey for the whole property. The survey indicates that the property is located in a Zone B and C flood insurance
rate area. The part to be acquired is a 140" wide strip off of the northeastern portion of the property.

Page 3.1
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Tax Information: The appraised property is located within the following taxing entities and is subject to the indicated tax rates: The tax
accounts are included based on the current assessed value for 2008. The assessed value in the following grid reflects land an improvements.

| TAXING ENTITIES B ] TAX RATES §/100 |
Hidalgo County Drainage District #1 ) 7 $0.049200
Hidalgo County ) B ! $0.590000 |
South Texas College 7 7 L $1.540000 }
Road District #5 7 - $0.010900 |
' LalJoyalISD 7 B ‘ $1.252000 |
South Texas ISD o - $0.049200 ¢
COMBINED TAX RATE 7  $3.491300
 Assessed Value B ' $797,790
Current TaxLoad BN $27.853

Improvement Description: N/A, As of the effective date of the appraisal, the subject property was unimproved.

Highest and Best Use - Whole Property: The subject site is located in a developing area of Palmview/Mission and central Hidalgo
County. According to deed information, net land area is 93.921 acres and potable water, electricity, and telephone service is available in
the area and to the site. A portion of the property is located in a special flood hazard area. It is within the ETJ of the City of Mission and
is not zoned. Highest and best use is for residential or mixed commercial and residential use.

Part to be Acquired: The part to be acquired includes a 140’ x 570' rectangular shaped tract of land out of the northeast part of the
whole. The taking area is 1.83 acres. The taking does constitute an economic unit and the highest and best use is for a separate economic
unit. Highest and best use is for commercial or residential use.

Remainder After the Taking: The remainder after the taking will include the remaining land. After the taking the whole property
maintains similar physical characteristics and attributes. The remainder is not adversely affected as a result of the acquisition and the
highest and best use after the taking remains for mixed use consistent with the limitations imposed by the tract shape and various
encumbrances.

Discussion of Economic Unit: The property includes approximately 113.473 gross acres and it has 3,953.4' of non contiguous frontage
along its eastern boundary, 816.6' of frontage along its southern boundary and 4,283 of non contiguous frontage along its western boundary.
The property is bisected by a drainage ditch, Mile 1 South Road right of way (which has not yet been constructed), Scott Lane Road right
of way (which has not yet been extended south through the property). For valuation purposes, an economic unit of 8 acres (348,480 sf)
being 475" along Shuebach Road by a maximum depth of 735' is selected. Access to the site is from Schuerbach Road across a 140' wide
abandoned easement in favor of HCID #6. The 140" abandoned easement is currently utilized by Hidalgo County Drainage District #1 as
part of the drainage system for Hidalgo County. The appraiser was advised that the abandoned easement will remain in its current
configuration and could be utilized for ingress/egress purposes to the 8.0 acre economic unit. The site configuration is suitable for
residential use and the site is of sufficient size to utilize an on site septic system. The economic unit and the part to be acquired are located
in a flood zone “B” flood insurance rate area. Highest and best use for the economic unit is for commercial or residential use. The 8.0 acre
economic unit is consistent with other tracts in the area that have a similar highest and best use. The compensation for the part to be
acquired is a pro rata share of the whole.
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VALUATION

OF PART TO BE ACQUIRED

LAND VALUATION

Representative Comparable Sales

Grantor

Grantee

Sale Price

Date of Sale
Unit Value/Acre

Location

Property Rights
Financing
Conditions Sale
Market Conditions
Time Adjusted Value
Location/Interior
Adjustment
Physical Characteristics
Size Adjustment
Tract Shape/
Dimensions
Utilities
Adjustment

Topography/
Easement

Adjustment

Net Adjustment

Adjusted Value

Subject

Shuebach and Scott
Lane, S/o of Bus 83

Fee Simple
Cash
Arm’s length

June 2009

Interior

8.0 acres

Rectangular
474' x 735

Zone B
No Adverse

Sale #1

3L Lots &
Developers

3 Diamonds, Inc.

$100,000
July, 2007
$20,964

Scott Lane, S/o
Business 83

Similar
Similar
Similar
Similar
$20,964
Similar/Interior
0%
4.77 acres
-10%
Rectangular
330'x 630'
0%

Zone B
No Adverse

0%
-10%
$18,868

Sale #2

Oscar Garza and
Noralinda Garza

Felix Chavez, Jr.
$285.000
Sept. 30, 2008
$32,605

Mile 2 and
Breyfogle, SEC

Similar
Similar
Similar
Similar
$32,605
Corner
-10%
8.741 acres
0%
Slightly Irregular
635'x 615
0%

Zone C
No Adverse

-5%
-15%

$27,714

Sale #3

Arnaldo Salazar
Estate

Valley West Plaza
$300,000
August 2008
$37.500

Ebony Highland
Drive

Similar
Similar
Similar
Similar

$37,500

Interior
-10%
8.0 acres
0%
Rectangular
660" x 528'
0%

Zone C
No Adverse

0%

-10%

$33,750
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Land Sale No. 1

Property Identification

Record ID 1624

Property Type Development Land - Residential

Address Palmview, Hidalgo County, Texas

Location Scott Lane, east side, = 0.34 mile south of Business 83

Tax ID D2800-00-003-0006-00

Sale Data

Grantor 3 L Lots & Developers, LLC, a Texas LLC

Grantee 3 Diamonds, Inc. a Texas Corporation

Sale Date July 17, 2007

Deed Book/Page DOC #1784696

Property Rights Surface only

Conditions of Sale Arm’s length

Financing Cash to Seller

Sale History See Remarks

Verification Norberto Salinas (Grantee); 956-584-0262, November 19, 2008; Other
sources: Deed Records, Confirmed by Paul Haerther

Sale Price $100,000

Land Data

Topography Below street grade, brushy

Utilities Water, electricity and telephone

Dimensions 330'x 630’

Shape Rectangular

Flood Info Zone "B"

Depth 630

Land Size Information

Gross Land Size 4.770 Acres or 207,781 SF

Useable Land Size 4.770 Acres or 207,781 SF, 100.00%

Front Footage 330 ft Total Frontage: 330 ft Scott Lane

Indicators

Sale Price/Gross Acre $20,964

Sale Price/Gross SF $0.48

Sale Price/Useable Acre $20,964

Sale Price/Useable SF $0.48

Sale Price/Front Foot $303

Legal Description
Lot Six (6) Block Three (3), Del Monte Orchard Subdivision, No 1, Hidalgo County, Texas, according to the
map or plat thereof recorded in Volume 5, Page 25, Map Records,
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Land Sale No. 1 (Cont.)

Remarks

The seller has provided the appraiser with a survey which indicates that the property is bisected east to west
for 620’ of its depth by a 40" wide drainage ditch which includes its spoil bank. (Another survey provided by
HCDD#1 seems to indicate that the ditch is an abandoned drainage easement.) This ditch is in the tract's
northern area and 60.5' of the tract's width is located to the north of the ditch. The ditch has been backfilled and
the uninhabitable structures removed and the brush cleared.
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LAND SALE #1 - PHOTO & MAP EXHIBIT
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Land Sale No. 2

Property Identification

Record ID 1698

Property Type Development Land - Mixed Use

Address Mission, Hidalgo County, Texas 78572
Location Breyfogle Rd and Mile 2 Rd North, the SEC
Tax ID N1200-01-000-0040-00

Sale Data

Grantor Oscar Garza and wife, Noralinda G. Garza
Grantee Felix Chavegz, Jr.

Sale Date September 30, 2008

Deed Book/Page 1927955

Property Rights Surface only

Marketing Time 237

Conditions of Sale Arms length

Financing $200,000 note to San Antonio National Bank
Verification Glissy Herrera, Office mgr. Real Estate Investments Co.; 956-605-

7142, June 16, 2009; Confirmed by Tony Morin

Sale Price $285,000

Land Data

Topography Brushy, at or below street grade
Utilities Water, sewer, electricity and telephone
Dimensions 635'x 615

Shape Slightly irregular

Flood Info Zone C 480334 0400C 11/16/82
Depth 635

Land Size Information

Gross Land Size 9.620 Acres or 419,100 SF

Useable Land Size 8.741 Acres or 366,447 SF , 90.86%
Unusable Land Size 0.879 Acres or 52,654 SF, 9.14%
Front Footage 1,250 ft Total Frontage

Indicators

Sale Price/Gross Acre $29,626

Sale Price/Gross SF $0.68

Sale Price/Useable Acre $32,605

Sale Price/Useable SF $0.75

Sale Price/Front Foot $228
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Land Sale No. 2 (Cont.)

Legal Description

Tract I: All of Lot 40, New Caledonia Unit No. 1, Hidalgo County, Texas, according to the map or plat
thereof recorded in Volume 6, Page 19, Map Records of Hidalgo County, Texas. Save and except that
portion of said property conveyed to the County of Hidalgo by deed dated March 19, 2004 executed by
Oscar Garza and wife, Noralinda G. Garza, filed for record on March 25, 2004 in the office of the County
Clerk of Hidalgo County Texas under Document No.. 1313588.

Tract II: A tract of land 20 feet in depth by 660 feet in width located immediately North of and along the
northern boundary of Lot 40, New Caledonia Unit No. 1, Hidalgo County, Texas, according to the map or
plat thereof recorded in Volume 6, Page 19, Map Records of Hidalgo County, Texas and being a portion of
the property conveyed to Grantor by the American Land Company of Texas by Warranty Deed dated
September 30, 1936 recorded in Volume 419, Page 179, Deed Records of Hidalgo County, Texas.

Remarks

This is the sale of an irregular shaped brush tract having frontage on Breyfogle Rd. (aka Shuebach Rd) and
on Mile 2 North Road in the western area of Mission. Sewer service is in the area, running east along the
north side of Mile 2 North Road but it is not located south of Mile 2 on Breyfogle Road. Tract 2 is a 660’
by 20" strip lying along the north side of Mile 2 North Road.
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LAND SALE #2 - PHOTO & MAP EXHIBIT
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Property Identification
Record ID

Property Type
Address

Location

Sale Data

Grantor

Grantee

Sale Date

Deed Book/Page
Property Rights
Conditions of Sale
Financing
Verification

Sale Price

Land Data
Topography
Utilities
Dimensions
Shape

Flood Info

Land Size Information

Gross Land Size
Useable Land Size

Indicators

Sale Price/Gross Acre
Sale Price/Gross SF
Sale Price/Useable Acre
Sale Price/Useable SF

Legal Description

Land Sale No. 3

1645

Development Land - Residential

Mission, Hidalgo County, Texas

Ebony Highland Drive, West of Bryan Road

Arnoldo Salazar, Jr. Estate, Patty Salazar Administratrix

Valley West Plaza/Villa Rama East Subdivision

August 21, 2008

DOC #1922517

Surface

Arms Length

Cash to Seller

MLS #115385/Real Estate Inv. Co.; (956) 687-9737, January 20, 2009;
Other sources: Deed Records, Confirmed by Paul Haerther

$300,000

Generally Level

Water, Electric

660' (north/south) x 528' (east/west)
Rectangular

Zone "C"

8.000 Acres or 348,480 SF
8.000 Acres or 348,480 SF, 100.00%

$37,500
$0.86
$37,500
$0.86

Tract 1 - The North 330 feet of the West 528 feet of Lot 31-10, West Addition to Sharyland, Hidalgo
County, Texas, according to the map recorded in Volume 1, Page 56, Map Records in the Office of the
County Clerk of Hidalgo County, Texas.

Tract 2 - The South 330 feet of the West 528 feet of Lot 31-10, West Addition to Sharyland, Hidalgo
County, Texas, according to the map recorded in Volume 1, Page 56, Map Records in the Office of the
County Clerk of Hidalgo County, Texas.

Remarks

This is a sale of a vacant residential development tract located at the end of Ebony Highland Drive to the
west of Bryan Road to the north of the City of Mission, Texas. The property is 528' wide from east to west
by a depth of 660' from north to south. The property is only accessible from Ebony Highland Drive, which
leads to Bryan Road to the east. Tract size is 8.0 acres and the property has access to city water and
electrical services. The property was purchased for development of a five lot residential subdivision, which

is currently under construction.
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LAND SALE #3 - PHOTO & MAP EXHIBIT
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Explanation of Adjustments with Reconciliation:

The appraised property and comparable sales are similar for property rights conveyed, financing terms, and
conditions of sale. No adjustment is necessary for these elements of comparison.

Market Conditions - The comparable sales were conveyed between July 2007 and August 2008. The date of
current appraisal is June, 2009 and the comparable sales precede the date of appraisal from 9 months to 23
months. Market conditions had been rising throughout Hidalgo County for the period from 2006 through 2007.
Around year end 2007, prices began to stabilize and is some cases may have begun to decrease. The appraiser
will include a market conditions adjustment of 5% per year. The adjustments will be applied in increments of
5% to year end 2007. No adjustment is included for 2008 due to a lack of comparable data to support a change
in direction for market conditions from 2008 to the present.

Location - The appraised property is an interior site located south of Business 83 along Shuebach Road in the
Palmview/Mission area and in the ETJ of the City of Mission. It is a developing area and continued residential
development is expected. The appraisers note new construction in the area with farmland steadily transitioning
to residential use. Sales #1 is an interior site located across Scott Lane from the subject making it similar for
location. Sale #2 is a corner location at Breyfogle and Mile 2 North. This area is also experiencing rapid
growth. The subject is similar for location and inferior for corner influence and Sale #2 is adjusted downward
in the grid. Sale #3 is located on Ebony Higland Drive, which is located about 2/3 mile north of Mile 2 North
Road. This area is superior to the subject and Sale #3 is adjusted downward in the comparison grid.

Size - The element of size is considered to be a necessary adjustment in this market area. Size adjustments
reflect the observed condition that smaller sized tracts frequently sell for higher unit values than larger sized
tracts. The adjustment is based on a doubling system with an allocation of 10% for each doubling between the
subject and comparable sale.

Shape, Topography & Flood Zone - The appraised property and comparable sales are basically level tracts
located in similar flood zones. No adjustments are necessary for this item of comparison. The subject property
offers 735' of depth from east to west. The subject is similar to the comparaable sales for shape/depth and no
adjustement is necessary.

Utilities - The subject is located in an area that has water, electricity and telephone service but no sewer service.
Sale #1 and #3 are similar for utilities. Sale #2 is located in an area with sewer service along the north side of
Mile 2 North Road. The subject is inferior for utilities and Sale #2 is adjusted down in the comparison grid.

The adjusted range of value is $18,868 to $33,750 per acre. All sales have been considered. More weight is
given to Sale #2 and Sale #3 for their more recent dates and a unit value of $30,000/acre is selected for the
subject property. Based on a unit value of $30,000 per acre, the site value for the whole property would be
$240,000 (8.0 acres @ $30,000/acre = $240,000).
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ESTIMATED VALUE OF ACQUISITION

Easement

0.00

ac/sf

@s

S0

0

Fee

1.83 acre

ac/sft

@8

$30,000

$54,900

Total Land

54,900

Improvements

Total Improvement Value
Total Value as a Unit
Cost to Cure Damages (if any)

Estimated Total Compensation

& PBAAPDADH A RB <l

54,900

54,900

Land value in the taking is based on comparable sales and utilizing a sales comparison approach.

Furnish comments on attachments as necessary.

The appraiser has considered the impact of the acquisition on the whole property and on the remainder before
and after the taking. Afier the taking the remaining property has very similar physical characteristics. The
appraiser has concluded that there are no damages as a result of the proposed acquisition.
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CERTIFICATION

The undersigned does hereby certify that, except as otherwise noted in this appraisal report: [ certify that, to the best of my
knowledge and belief:

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

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

[ have no (or the specified) present or prospective interest in the property that is the subject of this report and no (or the
specified) personal interest with respect to the parties involved.

I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
my engagement in this assignment was not contingent upon developing or reporting predetermined results.

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

my analysis, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform
Standards of Professional Appraisal Practice.

I have (or have not) made a personal inspection of the property that is the subject of this report. (If more than one person
signs this certification, the certification must clearly specify which individuals did and which individuals did not make a
personal inspection of the appraised property).

no one provided significant real property appraisal assistance to the person signing this certification. (If there are
exceptions, the name of each individual providing significant real property appraisal assistance must be stated).

My analyses, opinions and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal
Institute. 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, John H. Malcom, Jr. has completed the requirements of the
continuing education program of the Appraisal Institute.

[ do not authorize the out-of-context quoting from or partial reprinting of this appraisal report. Further, neither all nor any
part of this report shall be disseminated to the general public by the use of media for public communication without the
prior written consent of the appraiser(s) signing this appraisal report.

The date of appraisal is June 12, 2009.

LI s D

John H/Malcom, Jr, MAI, CCIM, 8R/WA
(Did Physically Inspect Property)

Texas General Real Estate Appraiser,
Certificate #TX-1320239-G
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UNDERLYING ASSUMPTIONS AND CONTINGENT CONDITIONS

The appraiser assumes:
That the record owner has a marketable fee simple title to the subject property.

This report is submitted subject to the following contingent conditions:

I. No investigation of title to the property has been made, and the premises are assumed to be free and clear of all deeds of
trust, leases, use restrictions and reservations, easements, cases or actions pending, tax liens, and bonded indebtedness, unless
otherwise specified. The property has been appraised as though free and clear and under responsible ownership unless
otherwise noted in the report.

2. No survey has been made as to mineral ownership, drilling or mining rights in the property. No representation as to these
rights is made herein.

3. No survey, legal, or engineering analysis of this property has been made by use. It is assumed that the legal description and
area computations furnished are accurate. We assume the existing boundaries to be correct, and assume no responsibility for
any conditions not readily observable from our customary inspection of the premises, which might affect the valuation,
excepting those items specifically mentioned in this report. This report assumes the condition of the property unchanged since
the date of last field inspection.

4. This report is based in part upon information assembled from a wide range of sources, and therefore the incorporated data
cannot be guaranteed in any fashion. An impractical and uneconomic expenditure of time would be required in attempting to
furnish unimpeachable verification in all instances, particularly as to engineering, construction and structural data, title and use
restrictions, zoning and proposed public or private projects in the area. Information, estimates, and opinions furnished to the
appraiser, and contained in the report were obtained from sources considered reliable and believed to be true and correct.
However, no responsibility for accuracy of such items furnished the appraiser can be assumed by the appraisers. The appraiser
assumes no responsibility for independently verifying this information. If the client has any question regarding this
information, it is the client's responsibility to seek whatever independent verification is deemed necessary.

5. We suggest that independent verification within these categories be accomplished as a prerequisite to any transaction
involving sale, lease or other significant commitment of subject property, and that such verification be performed by the
appropriate specialists.

6. The appraisers, by reason of this appraisal, are not required to give testimony or to be in attendance in court or at any
governmental or other hearing with reference to the property without prior arrangements having been made with the appraisers
relative to such additional employment.

7. The distribution of valuation between land and buildings applies only under the program of utilization and conditions stated
in this report and is invalidated under any other program of utilization.

8. Disclosure of the contents of this appraisal report is governed by the By-Laws and Regulations of the Appraisal Institute.

9. Neither all nor any part of the contents of this report (especially any conclusions as to value, the identity of the appraiser or
the firm with which he is connected, or any reference to the Appraisal Institute or to the MAI, SRPA, SRA, SREA, or RM
designation) shall be disseminated to the public through advertising media, public relations media, news media, sales media or
any other public means of communication without the prior written consent and approval of the undersigned.

10. Sketches are accurate only for purposes of approximation. They are in no way intended to be accurate engineer's drawings
and should not be used as such.

11. Value is reported in dollars on the basis of the national economy prevailing on the date of appraisal.

12. That efficient management will exist in connection with the further use of the property.
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13. That the property will be adequately maintained in a good physical condition.

14. The appraisers regard real estate as "..land, and structures of a permanent nature erected thereon. In general, all
immovable things...".

15. It is assumed that applicable federal, state, and local land use statutes and zoning regulations permit use of the property for
any lawful purpose.

16. Although an effort has been made to determine if the appraised property is subject to flooding, no responsibility is assumed
for the accuracy of the maps and other information utilized for that purpose.

17. It is assumed that property inspected is in average physical condition, considering its age, location and nature of use, unless
the appraisal specifies a different condition.

18. Typical mortgage financing as customarily secured for the type of property that is the subject of this appraisal is
considered. If a favorable mortgage position is considered, it will be specifically identified in the report.

19. If any improvements were included in this appraisal, a careful visual inspection was made, and any deferred maintenance
or apparent physical defects have been noted in the report. The appraisers, however, assume no responsibility for any hidden or
unapparent conditions of the property, subsoil, or structures which would render it more or less valuable. No responsibility is
assumed for engineering which might be required to discover such factors and no inspection of other walls or under floors have
been made. It is assumed that there are no structural defects hidden by floor or wall coverings or any other hidden or
unapparent conditions of the property; that all mechanical equipment and appliances are in good working condition; and that
all electrical components and the roofing are in good condition. If the client has any questions regarding these items, it is the
clients's responsibility to order the appropriate inspections. The appraiser does not have the skill or expertise needed to make
such inspections. The appraiser assumes no responsibility for these items.

20. If the improvements are proposed construction or under construction, then the final value estimate is contingent upon
completion according to plans, specifications, description of improvements, and applicable to building and safety codes.

21. Urea Formaldehyde Foam Insulation (UFFI) Warning: The United States Consumer Product Safety Commission (CPSC)
has banned the future installation of Urea Formaldehyde Foam Insulation (UFFI), having determined that such insulation can
present an unreasonable health risk to those exposed to it. The presence or absence of UFFI in this property has not been
established. If UFFI is present, this appraisal is null and void.

22. The inspection of the property is for the sole purpose of determining value. An inspector registered with the Texas Real
Estate Commission should be consulted if the purpose is to determine condition of structural, electrical, mechanical, plumbing,
termites or other components and/or their relevance to property condition addendum in sales contract.

23. In this appraisal assignment, the existence of potentially hazardous material used in the construction or maintenance of the
building, such as the presence of urea formaldehyde foam insulation, and/or existence of toxic waste, which may or may not be
present on the property, has not been considered. The appraiser is not qualified to detect such substances. We urge the client
to retain an expert in this field if desired.

24. The appraisal of the Whole Property considered all factors willing, knowledgeable buyers and sellers would consider in
negotiating the purchase price of the property except the influence of the proposed road project. This exception was made
under the Jurisdictional Exception provision of the Uniform Standards of Professional Appraisal Practice.

25. The appraisal of the Remainder considered all factors willing, knowledgeable buyers and sellers would consider in
negotiating the purchase price of the property including the use to which the part taken is to be put and the effects of the
condemnation but excluded the effects of all non-compensable elements. Such exclusion is permitted under the Jurisdictional
Exception provision to the Uniform Standards of Professional Appraisal Practice.
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QUALIFICATION OF THE APPRAISER
JOHN H. MALCOM JR, MAI, CCIM, SR/WA
EDUCATION
College
University of Texas at Austin, B.B.A. Degree Finance
Southwest Texas State University

American Institute of Real Estate Appraisers
Exam 1Al- Real Estate Appraisal Principles - July 23, 1982

Exam 1A2- Basic Valuation Procedures - January 28, 1983

Exam 1410- Standards of Professional Practice, Part A - March 20, 1997
Exam 1420- Standards of Professional Practice, Part B - March 22, 1997
Exam 430 - Standards of Professional Practice, Part C - September 17, 2002
Exam 1B-A Capitalization Theory and Techniques Part A - June 08, 1985
Exam 1B-B Capitalization Theory and Techniques Part B - June 15, 1985
Exam 3 - Rural Valuation - March 17, 1986

Exam 2-1 Case Studies - September 26, 1987

Exam 2-2 Report Writing Valuation & Analysis - October 3, 1987
Comprehensive Examination - Passed February 13, 1989

Exam - Feasibility, Market Value, Investment Timing: Option Value - October 23,2002

Commercial Investment Real Estate Institute
Exam CI 101 - Fundamentals Real Estate Investment & Taxation - October 4, 1991
Exam CI 201 - Market Analysis for Commercial Real Estate - June 12, 1992
Exam CI 301 - Decision Analysis for Commercial Real Estate - August 7, 1992
Exam CI 402 - Essentials of Marketing Commercial Property & Services - 9/23/1995
Comprehensive Examination - Passed January 28, 1993

International Right of Way Association
Course 100 - Principles of Land Acquisition - October 23, 1998

Course 103 - Ethics and the Right of Way Profession - February 15, 2000

Course 214 - Skills of Expert Testimony - February 18, 2000

Course 401 - Appraisal of Partial Acquisitions - June 18, 1999

Course 800 - Principles of Real Estate Law - March 28, 2001

Course 803 - Eminent Domain Law Basics / Right of Way Professionals - Feb. 16, 2000
Course 900 - Principles of Real Estate Engineering - October 19, 2000

Course 215 - Pipeline Right of Way Agents Development Program - October 16, 2001
Course 206 - Presentation Skills - 1/18/2002

Course 403 - Easement Valuation - 6/04/2004

Comprehensive Examination - Law Section - Completed March 31, 2001
Comprehensive Examination - Negotiation Section - Completed May 26, 2001
Comprehensive Examination - Appraisal Section - Completed June 25, 2001
Comprehensive Examination - Engineering Section - Completed October 18, 2001
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PROFESSIONAL AFFILIATIONS
Member National Association of Realtors
Member Texas Association of Realtors
Member Greater McAllen Association of Realtors
Licensed Real Estate Broker State of Texas, #305134
Member Appraisal Institute, MAI Certificate #8467
Texas General Real Estate Appraiser, Certificate #TX-1320239-G
Commercial Investment Real Estate Institute, CCIM Certificate #4906
Senior Member, International Right of Way Association, SR/WA - Registration #4785

PROFESSIONAL EXPERIENCE: 1981 to Present - Real estate appraiser Professional Appraisal
Service, Inc., Rio Grande Valley and South Texas. Experience includes appraisals of single and multi-family
residential units, residential & office condominiums, office buildings, retail centers, motels, country clubs and
golf courses, marinas, mobile home and recreational vehicle parks, warehouses, packing sheds, unimproved
land, farms, ranches, grain elevators, residential, commercial, and industrial subdivisions, right-of-way
appraisals, appraisals of partial interests (leased fee, sandwich leases, and leasehold estates). Qualified as
expert witness for court testimony.

1977 - 1981 Account executive with New York Stock Exchange member of Rotan Mosle in McAllen, Texas.
Responsible for investment analysis and portfolio management for individual clients.

CONTINUING EDUCATION - SEMINARS
2001 Eminent Domain Seminar, Current Legal Issues in Right of Way, San Marcos, Texas
2002 Eminent Domain Seminar, Current Legal Issues in Right of Way, San Marcos, Texas
2003 Eminent Domain Seminar, Current Legal Issues in Right of Way, San Marcos, Texas
2004 Eminent Domain Seminar, Current Legal Issues in Right of Way, San Marcos, Texas

Page 10



