CORR D

REAL ESTATE CONTRACT
Ronald Reagan Boulevard (Corridor D) Right of Way

THIS REAL ESTATE CONTRACT (“Contract”) is made by THEON RANCHES, LP, a
Texas limited partnership (referred to in this Contract as “Seller”) and WILLIAMSON
COUNTY, TEXAS (referred to in this Contract as “Purchaser”), upon the terms and conditions
set forth in this Contract.

ARTICLE I
PURCHASE AND SALE

By this Contract, Seller sells and agrees to convey, and Purchaser purchases and agrees to
pay for, the tract(s) of land described as follows:

All of that certain 16.844-acre tract of land, more or less situated in the I. &
G.N.R.R Co. Survey, Abstract No. 340, Williamson County, Texas, the location
of which is generally shown on Exhibit “A” attached hereto;

Drainage Easement interest only to that certain .101-acre tract of land, more or
less situated in the I. & G.N.R.R Co. Survey, Abstract No. 340, Williamson
County, Texas, the location of which is generally shown on Exhibit “B” attached
hereto;

together with all and singular the rights and appurtenances pertaining to the property, including
any right, title and interest of Seller in and to adjacent streets, alleys or rights-of-way (all of such
real property, rights, and appurtenances being referred to in this Contract as the “Property”), and
any improvements situated on and attached to the Property shown in Exhibit “A” not otherwise
agreed herein to be retained by Seller, for the consideration and upon and subject to the terms,
provisions, and conditions set forth below.

Seller will retain and not convey to Purchaser all of the oil, gas and other minerals owned
by Seller in and under the Property (the “Mineral Reservation”). The term “minerals” means all
oil, gas and other minerals in and under and that may be produced from the Property. If the
Property is subject to existing production or an existing lease, this reservation includes the
production, the lease and all benefits from it. In connection with the Mineral Reservation, Seller,
on behalf of itself, its successors and assigns, and in exercise of its executive leasing rights, if
any, will also forever release and relinquish all rights of ingress and egress to the surface of the
Property for the purpose of exploring, developing, mining or drilling or pumping the same;
provided, however, that operations for exploration or recovery of any such minerals shall be
permissible so long as all surface operations in connection therewith are located at a point outside
the Property and upon the condition that none of such operations shall be conducted so near the
surface of the Property as to interfere with the intended use thereof or in any way interfere with,



jeopardize, or endanger the facilities of Williamson County, Texas or create a hazard to the public
users thereof (the “Surface Waiver”); it being intended, however, that nothing shall affect the title
and the rights of Seller to take and use without additional compensation any, stone, earth, gravel,
caliche, iron ore, gravel or any other road building material upon, in and under the Property for
the construction and maintenance of future Corridor D. The foregoing Mineral Reservation and
Surface Waiver will be incorporated into the Special Warranty Deed to be delivered at Closing.

ARTICLE 11
PURCHASE PRICE AND ADDITIONAL COMPENSATION

Purchase Price

2.01. The Purchase Price for the Property interests described in Exhibit “A” and the final
survey to be completed as described herein, any improvements thereon, and any damage to or cost
of cure for the remaining property of Seller shall be the sum of SEVEN HUNDRED THIRTY-
THREE THOUSAND SEVEN HUNDRED TWENTY-FIVE and 00/100 Dollars ($733,725.00).

2.02. The Purchase Price for the drainage easement portion of the Property, any
improvements on that portion of the Property, and any damage to or cost of cure for the remaining
property of Seller as a result of this purchase, shall be the sum of THREE THOUSAND NINE
HUNDRED SIXTY and 00/100 Dollars ($3,960.00).

Payment of Purchase Price

2.03. The Purchase Price shall be payable in cash or other good funds at the Closing.

Special Provisions and Additional Compensation

2.04. Property Leaseback. As additional consideration for the purchase of the Property,
at Closing the parties shall enter into a written Grazing Lease agreement (the “Leaseback
Agreement”) wherein Purchaser, as Lessor, shall lease back the Property to Seller, as Lessee,
according to the terms in the form shown in Exhibit “C” attached hereto and incorporated herein.

2.05. Roadway Construction & Maintenance. The parties agree that Seller, its
successors and/or assigns, shall have no obligation to construct any portion of the proposed
Corridor D roadway facility upon the Property unless otherwise specifically required by any
applicable subdivision development regulations of Williamson County or other regulatory
jurisdiction exercising legal authority over the remaining property of Seller (the “Seller’s Other
Property”) at the time an application for development is submitted. Seller shall be responsible for
construction of any approved driveways/roadways to the proposed Corridor D facility once it is
constructed. Seller shall have no obligation for maintenance of the future Corridor D roadway
facility, or any portion thereof which connects to Seller’s Other Property which are formally
accepted by Williamson County or other applicable regulatory jurisdiction.




2.06. Utilities within the Right of Way Property. The parties agree that any public
utilities as defined by Texas law shall be permitted to locate within the Property according to any
applicable Federal, State, and local statutes or Williamson County Right of Way utility permitting
requirements in place at the time of application. Private utility providers shall be allowed to cross
the Property at an angle not less than forty-five degrees by approved permit, but shall not be
allowed to run parallel to the proposed roadway facilities along the length of the right of way
Property.

2.07. Public Purpose and Transfer. The parties agree that the Property shall be used
solely for public purposes as defined by Federal and/or State law, and that Purchaser shall only be
permitted to transfer or assign the Property or any portion thereof to another entity which possess
the right of eminent domain or legal power of condemnation.

2.08. Potential Driveway Locations. By execution of this Agreement, the parties
acknowledge that the “Seller’s Other Property” is subject to driveway location spacing and sight
distance analysis under Williamson County access management rules in place at the time of
application (the “Access Rules”), and current spacing requirements would appear to be adequate to
allow two final permitted drive locations from the proposed Corridor D facility to the remainder
(North) of Seller’s Other Property. Any driveway permit sought by Seller for access to Seller’s
Other Property to Ronald Reagan Boulevard/Corridor D shall require application, review and
approval from the County Road & Bridge Department per applicable driveway/access design
requirements all as promulgated under the Access Rules, including but not limited to a possible
right turn deceleration lane. If and when Corridor D/Ronald Reagan is expanded to four (4) lanes
or other divided frontage road design segment, but not before, any driveway for the benefit of
Seller’s Other Property shall be restricted to right turn in/right turn out. (the “Right Turn
Requirements”). For the avoidance of doubt, the Right Turn Requirements shall only be a
condition for a driveway permit to service Seller’s Other Property if such permit application is
submitted after the completion of the proposed divided frontage road configuration (the “Ronald
Reagan_Expansion”) with any application for driveway permit before the Ronald Reagan
Expansion not being subject to the Right Turn Requirements for initial installation, but in any
event shall otherwise become subject to the Right Turn Requirements upon construction of the
Ronald Reagan Expansion.

The provisions and agreement terms contained in Sections 2.04-2.08 shall survive the Closing of
this transaction and are not merged herein.

ARTICLE III
PURCHASER’S OBLIGATIONS

Conditions to Purchaser’s Obligations

3.01. The obligations of Purchaser hereunder to consummate the transactions
contemplated hereby are subject to the satisfaction of each of the following conditions (any of
which may be waived in whole or in part by Purchaser at or prior to the Closing).
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Miscellaneous Conditions

3.02. Seller shall have performed, observed, and complied with all of the covenants,
agreements, and conditions required by this Contract to be performed, observed, and complied
with by Seller prior to or as of the closing.

ARTICLE IV
REPRESENTATIONS AND WARRANTIES
OF SELLER

Seller hereby represents and warrants to Purchaser as follows, which representations and
warranties shall be deemed made by Seller to Purchaser also as of the Closing Date, to the best of
Seller’s current actual knowledge:

@)) There are no parties in possession of any portion of the Property as lessees, tenants
at sufferance, or trespassers, other than as previously disclosed to Purchaser.

2) Seller has complied with all applicable laws, ordinances, regulations, statutes, rules
and restrictions relating to the Property, or any part thereof.

ARTICLE V
CLOSING

Closing Date

5.01. The Closing shall be held at the office of Longhorn Title Company on or before
October 31, 2024, or at such time, date, and place as Seller and Purchaser may agree upon, or
within 10 days after the completion of any title curative matters if necessary for items as shown on
the Title Commitment or in the Contract (which date is herein referred to as the “Closing Date”).

Seller’s Obligations at Closing

5.02. At the Closing Seller shall:

(1) Deliver to Purchaser a duly executed and acknowledged Special Warranty Deed
conveying good and indefeasible title to Williamson County, Texas in fee simple to all of the
Property described in Exhibit “A” and a duly executed and acknowledged Drainage Easement
conveying such interest to Williamson County, Texas in and across all of the Property described
in Exhibit “B”, all free and clear of any and all monetary liens, restrictions and leases, except for
the following:



(a) General real estate taxes for the year of closing and subsequent years not
yet due and payable.

(b) Any exceptions approved by Purchaser pursuant to Article I1T hereof; and
(c) Any exceptions approved by Purchaser in writing.

(2) The Deed shall be in the form as set out in Exhibit “D” attached hereto. The Drainage
Easement shall be in the form as shown in Exhibit “E” attached hereto and incorporated herein.

(3) Deliver to Purchaser a Texas Owner’s Title Policy at Purchaser's sole expense, issued
by Title Company, in Purchaser’s favor in the full amount of the purchase price, insuring
Purchaser’s contracted interests in and to the Property subject only to those title exceptions listed
herein, such other exceptions as may be approved in writing by Purchaser, and the standard
printed exceptions contained in the usual form of Texas Owner’s Title Policy, provided, however:

(a) The boundary and survey exceptions shall be deleted.

(b) The exception as to restrictive covenants shall be endorsed “None of
Record”, if applicable; and

(c) The exception as to the lien for taxes shall be limited to the year of Closing
and shall be endorsed “Not Yet Due and Payable”.

(d) Deliver to Purchaser possession of the Property if not previously done,
subject to the terms of the Leaseback Agreement.

Purchaser’s Obligations at Closing

5.03. At the Closing, Purchaser shall:
(a) Pay the cash portion of the Purchase Price.
Prorations

5.04. General real estate taxes for the then current year relating to the Property shall be
prorated as of the Closing Date and shall be adjusted in cash at the Closing. If the Closing shall
occur before the tax rate is fixed for the then current year, the apportionment of taxes shall be
upon the basis of the tax rate for the next preceding year applied to the latest assessed valuation
but shall otherwise be the continuing obligation of Seller to fully satisfy. Agricultural roll-back
taxes, if any, which directly result from the completion of this transaction and conveyance shall be
paid by Purchaser.



Closing Costs

5.05. All costs and expenses of closing in consummating the sale and purchase of the
Property shall be borne and paid as follows:

(1) Owner’s Title Policy, including the survey deletion and any endorsements, and
survey to be paid by Purchaser.

2) Special Warranty Deed, tax certificates, and title curative matters, if any, paid by
Purchaser.

3) All other closing costs shall be paid by Purchaser.
@) Attorney’s fees paid by each respectively.

ARTICLE VI
BREACH BY SELLER

In the event Seller shall fail to fully and timely perform any of its obligations hereunder or
shall fail to consummate the sale of the Property for any reason, except Purchaser’s default and as
otherwise stated herein, Purchaser may: (1) enforce specific performance of this Contract; or (2)
request that the Escrow Deposit, if any, shall be forthwith returned by the title company to
Purchaser.

ARTICLE VII
BREACH BY PURCHASER

In the event Purchaser should fail to consummate the purchase of the Property, the
conditions to Purchaser’s obligations set forth in Article III having been satisfied and Purchaser
being in default and Seller not being in default hereunder, Seller shall have the right to receive the
Escrow Deposit, if any, from the title company, the sum being agreed on as liquidated damages
for the failure of Purchaser to perform the duties, liabilities, and obligations imposed upon it by
the terms and provisions of this Contract, and Seller agrees to accept and take this cash payment
as its total damages and relief and as Seller’s sole remedy hereunder in such event. If no Escrow
Deposit has been made, then Seller shall receive from Purchaser the amount of $500 as liquidated
damages for any failure by Purchaser.

ARTICLE VIII
MISCELLANEOUS

Notice

8.01. Any notice required or permitted to be delivered hereunder shall be deemed received
when sent by United States mail, postage prepaid, certified mail, return receipt requested,
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addressed to Seller or Purchaser, as the case may be, at the address set forth opposite the signature
of the party.

Texas Law to Apply

8.02. This Contract shall be construed under and in accordance with the laws of the State
of Texas, and all obligations of the parties created hereunder are performable in Williamson
County, Texas.

Parties Bound
8.03. This Contract shall be binding upon and insure to the benefit of the parties and their
respective heirs, executors, administrators, legal representatives, successors and assigns where

permitted by this Contract.

Legal Construction

8.04. In case any one or more of the provisions contained in this Contract shall for any
reason be held to be invalid, illegal, or unenforceable in any respect, this invalidity, illegality, or
unenforceability shall not affect any other provision hereof, and this Contract shall be construed as
if the invalid, illegal, or unenforceable provision had never been contained herein.

Prior Agreements Superseded

8.05. This Contract constitutes the sole and only agreement of the parties and supersedes
any prior understandings or written or oral agreements between the parties respecting the within
subject matter.

Time of Essence

8.06. Time is of the essence in this Contract.
Gender

8.07. Words of any gender used in this Contract shall be held and construed to include any

other gender, and words in the singular number shall be held to include the plural, and vice versa,

unless the context requires otherwise.

Memorandum of Contract

8.08. Upon request of either party, the parties shall promptly execute a memorandum of
this Contract suitable for filing of record.



Compliance

8.09. In accordance with the requirements of Section 20 of the Texas Real Estate License
Act, Purchaser is hereby advised that it should be furnished with or obtain a policy of title
insurance or Purchaser should have the abstract covering the Property examined by an attorney of
Purchaser’s own selection.

Effective Date

8.10. This Contract shall be effective as of the date it is approved by Williamson County,
Texas which date is indicated beneath the County Judge’s signature below.

Counterparts
8.11. This Contract may be executed in any number of counterparts, which may together

constitute the Contract. Signatures transmitted by facsimile or electronic mail may be considered
effective as originals for purposes of this Contract.

Purchase of Future Right of Way

8.12. Purchaser acknowledges that it is an entity which possesses the power of
condemnation, and that the Property has been identified for the proposed future Ronald Reagan
Boulevard Extension (Corridor D) right of way on the current Williamson County Long Range
Transportation Plan and the current Williamson County Transportation Plan, and this Contract is
being executed in lieu of condemnation proceedings that could be initiated by Purchaser.

[signature page follows]



SELLER:

THEON RANCHES, LP,

a Texas limited partnership

By: Theon Ranches GP, LLC,

a Texas limited liability company,
its General Partner

By: &‘T‘r_ Address: 5700 CR 234
Name: Daniel Voss Jarrell, TX 76537

Title: President

 24/09/24

Date
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Title Company’s Acceptance and Receipt of Contract

Title Company, by its execution and delivery of this Real Estate Contract, acknowledges receipt
of a fully executed counterpart of this Real Estate Contract on ,
2024.

Longhorn Title Company

By:
Printed Name:
Title:

Longhorn Title Company
Physical Address:
Mailing Address:
Telephone:
Facsimile:

Email:




Exhibit "A"

County:  Williamson

Project:  Corridor D - Ronald Reagan Extension

Tax ID: R012756

Parcel: Theon Ranches, LP, ROW PARCEL - 16.844 acre

METES AND BOUNDS DESCRIPTION

FOR A 16.844 ACRE TRACT OF LAND SITUATED IN THE INTERNATIONAL AND GREAT
NORTHERN RAILROAD COMPANY SURVEY, ABSTRACT NO. 340, WILLIAMSON
COUNTY, TEXAS, AND BEING A PORTION OF THE CALLED 238.46 ACRE TRACT OF
LAND (TRACT 2) CONVEYED TO THEON RANCHES, LP, RECORDED IN DOCUMENT
NO. 2022118171 OF THE OFFICIAL PUBLIC RECORDS OF WILLIAMSON COUNTY,
TEXAS. SAID 16.844 ACRE TRACT OF LAND BEING SURVEYED ON THE GROUND BY
DIAMOND SURVEYING DURING THE MONTHS OF AUGUST AND SEPTEMBER 2024,
AND BEING MORE PARTICULARLY DESCRIBED BY METES AND BOUNDS AS
FOLLOWS:

BEGINNING at a 1/2" iron pipe found (Grid Coordinates: N=10253684.53, E=3194104.55)
monumenting the most southerly southwest corner of said 238.46 acre Theon Ranches, LP
tract, the northwest corner of the called 1.906 acre tract of land conveyed to the State of
Texas, recorded in Volume 440, Page 27 of the Deed Records of Williamson County, Texas,
the northeast corner of the called 1.512 acre tract of land conveyed to the State of Texas,
recorded in Volume 439, Page 163 of the Deed Records of Williamson County, Texas and
the southeast corner of the called 121.867 acre tract of land conveyed to Eyemagine, LLC,
recorded in Document No. 2015037989 of the Official Public Records of Williamson County,
Texas, said 121.867 acre tract of land being more fully described in Document No. 9912902
of the Official Records of Williamson County, Texas, same being on the north right-of-way
line of FM 972 (80" Right-of-way width), for the southwest corner and POINT OF
BEGINNING hereof, from which a TXDOT Type | monument found (leaning) monumenting
an angle point of the south boundary line of said 121.867 acre Eyemagine, LLC tract, same
being on said north boundary line of said 1.512 acre State of Texas tract and said north
right-of-way line of FM 972, bears N 72°32'35” W for a distance of 1254.46 feet;

THENCE, N 16°37°39” E with the west boundary line of said 238.46 acre Theon Ranches,
LP tract and the east boundary line of said 121.867 acre Eyemagine, LLC tract for a
distance of 308.88 feet to a calculated point for the northwest corner hereof, from which a
1/2" iron pipe found monumenting an angle point on said west boundary line of the 238.46
acre Theon Ranches, LP tract and said east boundary line of the 121.867 acre Eyemagine,
LLC tract, bears N 16°37'39" E for a distance of 1908.12 feet;

THENCE, S 72°14°50° E through the interior of said 238.46 acre Theon Ranches, LP tract
for a distance of 2427.93 feet to a calculated point on the east boundary line of said 238.46
acre Theon Ranches, LP tract and the west right-of-way line of County Road 301 (right-of-
way width varies) for the northeast corner hereof, from which an axle found monumenting an
angle point of said east boundary line of said 238.46 acre Theon Ranches, LP tract and said
west right-of-way line of County Road 301, bears N 17°11'59” E for a distance of 1672.51
feet;



County:  Williamson

Project:  Corridor D - Ronald Reagan Extension

Tax ID: R012756

Parcel: Theon Ranches, LP, ROW PARCEL - 16.844 acre

THENCE, with said east boundary line of the 238.46 acre Theon Ranches, LP tract and said
west right-of-way line of County Road 301, the following two (2) courses and distances:

1. S 17°11°59” W for a distance of 261.31 feet to a 1/2" iron rod found for the most
easterly southeast corner hereof;

2 S 61°24’34” W for a distance of 20.46 feet to a TxDot Type | monument found
(broken) monumenting an angle point of said north boundary line of the said 1.906
acre State of Texas tract, same being on an angle point in said north right-of-way line
of FM 972, for an angle point hereof;

THENCE, with the south boundary line of said 238.46 acre Theon Ranches, LP tract, said
north boundary line of the 1.906 acre State of Texas tract, and said north right-of-way line of
FM 972, the following two (2) courses and distances:

1. S 62°06°07” W for a distance of 28.69 feet to a TxDOT Type | monument found
(leaning) on an angle point in said north right-of-way line of FM 972, for the most
southerly southeast corner hereof;

2 N 72°32'23” W for a distance of 2390.24 feet to the POINT OF BEGINNING hereof
and containing 16.844 acres of land more or less.

Bearing Basis: NAD-83, Texas Central Zone (4203) State Plane System. Distances shown
hereon are surface distances based on a combined surface adjustment factor of
0.99985005 per Document No. 2023093551 of the Official Public Records of Williamson
County, Texas.

Date: September 06, 2024
PRELIMINARY FOR REVIEW — NOT TO BE RECORDED

A drawing has been prepared to accompany this metes and bounds description.

<> DIAMOND SURVEYING, INC.
116 SKYLINE ROAD, GEORGETOWN, TX 78628

(512) 931-3100
T.B.P.EL.S. FIRMNUMBER 10006900

ZAWCRB\ 2024 WCRB WA-4 ON-CALL ROW TRACTS HNTB 2024-101\RR BLVD EAST OF IH35 THEON

RANCHES ROW PARCEL 2024-101\RONALD REAGAN EXTENSION- THEON RANCHES ROW PRELIMINARY
PARCEL M&B 20240906.doc























































































