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A Professional Corporation

COWLES & THOMPSON @

ATTORNEYS AND COUNSELOQRS

ANGELA K. WASHINGTON
2146722144
AWASHINGTON@COWLESTHOMPSON.COM

January 6, 2003

Mr. Sadrudin Kassam, Manager
Mayflower Hotels, LLC

1213 Cottonwood Valley Drive
[rving, TX 75038

RE: Parcel 7, Addison Road Extension Project
15200 Addison Road '

Dear Mr. Kassam:

Ken Dippel with this office serves as City Attorney for the Town of Addison. The Town is in the
process of extending Addison Road and is currently in the right-of-way acquisition phase of the
project. In connection with this project, the Town has determined the need to acquire a portion
of the tract of land that 1s currently occupied by the Mainstay Suites, located at 15200 Addison
Road. This land acquisition is necessary for the purpose of obtaining public nght-of-way for the
Addison Road project along with related municipal uses including public parks and open spaces.
We have obtained information from our title company confirming that the current owner of the
property is Bidjaan Boutique Hotels, Ltd., and that Mayflower Hotels, LLC is the general partner
of Bidjaan.

I am enclosing field notes and a survey depiction showing the area the Town wishes to purchase.
The firm of Hipes & Associates appraised the area in March of last year. The enclosed summary
sheet shows that the fair market value of the area is $8,475.00. Thus, the Town is willing to
purchase the property for $8,475.00.

Please advise by January 20, 2003 as to whether Bidjaan is willing to sell the property to the
Town. If so, we also note that there is a lien on the property resulting from a default judgment
awarded to R.D.L. Supply Company. We will need a partial release from RDL to clear title to the
area prior to closing the transaction.

I look forward to hearing from you regarding this matter. Should you have any questions, please
feel free to contact me.

Sincerely,

(ol A

Angela K. Washingfon

AKW/yjr
Enclosures
‘ 901 MAIN STREET SUITE 4000 DALLAS TEwLS
DA LLAS TYLER TEL 214 672.2000 FAX 214 . 672.2020

Boc —— | WWW.COWLESTHOMPSON . COM



January 6, 2003
Page 2

c(w/Enclosures): Mr. Mike Murphy, Director of Public Works
Mr. Steve Chutchian, Assistant City Engineer
Mr. Kenneth C. Dippel, City Attorney

Duocument # 103432



A Professioral Corporation

COWLES & THOMPSON @

ATTORNEYS AND CQUNSELORS

ANGELA K. WASHINGTON
214.6722144
AWASHINGTON@COWLESTHOMPSON,COM

March 25 2004

VIA FACSIMILE (214) 855-8848
AND REGULAR U.S. MAIL

Ms. Patricia A. Sherman Bruce, Esq.
Vice President

Republic Title of Texas, Inc.

2626 Howell Street, 10th Floor
Dallas, TX 75204-4064

RE: Parcel 7, Addison Widening of Road Project
GF No. 02R05324/5J7

Dear Patricia:

You and I have been comresponding recently regarding the above-referenced property. The Town of
Addison has determined that it does not need to acquire the property. Therefore, you may close the
file. Thank you for your assistance. If you have any questions, please do not hesitate to call,

Sincerely,

(Aot b I

Angela K. Washington

AKW/yir
Enclosure

c: Mr. Steve Chutchian, w/Addison
Mr. Ken C. Dippel, w/firm

901 MAIN STREET SUITE 4000 DALLAS, TEXAS$ 75202-3793
DALLAS TYLER TEL 214.672.2000 FAX 214,672.2020

WWW.COWLESTHOMPSON.COM
Document #: 1099843



254 COWLES & THOMPSON

A Professional Corporation

1978-2003 ATTORNEYS AND COUNSELORS

ANGELA K. WASHINGTON
214 8722144
AWASHINGTONGCOWLESTHOMPSON.COM

February 7, 2003

Mr. Sadrudin Kassam, Manager
Mayflower Hotels, LL.C

1213 Cottonwood Valley Drive
Irving, TX 75038

RE: Parcel 7, Addison Road Extension Project
15200 Addison Road

Dear Mr. Kassam:

Pursuant to your discussions with the Town of Addison, enclosed for execution by Mayflower
Hotels, LLC is an Easement Agreement conveying the requested easement to the Town. Please
note that execution of this Agreement by the Town is subject to the approval of the City Council.
In addition, as stated in my January 6, 2003 letter to you, there are liens on the property that must
be cleared up. This matter is addressed in Paragraph 6 of the Agreement. For your convenience,
I am enclosing a copy of the Title Commitment. If you have any questions, please give me a
call.

Sincerely,

W/Mff% _

Angela K. Washington

AKW/yjr
Enclosures

c(w/o Enclosures):  Mr. Mike Murphy
Mr. Steve Chutchian
Mr. Ken Dippel, w/firm

901 MAIN STREET SUITE 4000 DALLAS, TEXAS 75202-3793
DALLAS TYLER TEL 214.672.2000 FAX 214.672.2020
WWW. COWLESTHOMPSON.COM

Document ¥ 1039133



TOWN OF ADDISON, TEXAS
RESOLUTION NO. R02-093

A RESOLUTION OF THE CITY COUNCIL OF THE TOWN OF
ADDISON, TEXAS DETERMINING THE NECESSITY OF ACQUIRING
THE HEREINAFTER DESCRIBED REAL PROPERTY OWNED BY
RAIl. HOTELS CORPORATION AND AUTHORIZING ITS
CONDEMNATION AND/OR APPROPRIATION FOR PUBLIC USE IN
CONNECTION WITH THE REALIGNMENT AND EXTENSION OF
ADDISON ROAD IN ADDISON, TEXAS.

BE IT RESOLVED BY THE CITY COUNCIL OF THE TOWN OF ADDISON,
TEXAS:

SECTION 1. That for the purposes of this Resolution, the following definitions of terms
shall apply:

"PROPERTY™": The area described in Exhibit "A" and depicted on Exhibit "B"
attached hereto and made a part hereof for all purposes.

"PROPERTY INTERESTS": Parkway easement in, over, and across the land described
in Exhibit "A" and depicted on Exhibit "B".

"PROJECT": Realignment and extension of Addison Road, Addison, Texas.

"OFFER AMOUNT": Eight Thousand, Four Hundred Seventy Five and No/100 Dollars
($8,475.00).

"OWNERS": Rail Hotels Corporation

"LIENHOLDERS": Commonwealth Land Title Insurance Company
. Vincent L. Dulweber, Trustee
Commerce Loan CO ADO Bank of Commerce A CA
Banking Corporation '
GMAC Commercial Mortgage Corporation
RDL II, Ltd., dba RDL Supply
Goodman Factors, Inc.

SECTION 2. That it is hereby determined that public convenience and necessity
requires that the Town of Addison should acquire the PROPERTY INTERESTS in, over, and
across the PROPERTY necessary for the PROJECT.

SECTION 3. That the PROPERTY is hereby determined to be necessary for the
PROJECT. That for the purpose of acquiring the PROPERTY INTERESTS in, over, and across

OFFICE OF THE CITY SECRETARY R02-093



the PROPERTY, the City Manager, or such employee as he may designate, is hereby authorized
and directed to offer the OFFER AMOUNT as payment for the PROPERT'Y to be acquired and
full damages allowable by law, which amount represents its fair cash market value.

SECTION 4. That the Town of Addison determines to appropriate the PROPERTY
INTERESTS in, over, and across the PROPERTY for the PRQJECT under the laws of the State
of Texas and the provisions of the Charter of the Town of Addison.

SECTION 5. That, in the event the OWNERS accept the OFFER AMOUNT as
authorized herein, the City Finance Director be and is hereby authorized to draw a check in favor
of the OWNERS named above, or the current owners of record, in the OFFER AMQUNT.

SECTION 6. That the City is to have possession of the PROPERTY on closing; and the
City will pay any title expenses and closing costs; and the City will pay court costs as may be
assessed by the Special Commissioners or the court.

SECTION 7. Should the employee designated to make the official offer report to the
City Attorney that the OWNERS have refused to accept the OFFER AMOUNT as compensation
for the hereinabove described taking from the QWNERS under the laws of eminent domain,
which amount the City Council deems to be the fair cash market value and all just compensation,
in compliance with the laws of the State of Texas, this will be evidence that the Town of
Addison cannot agree with. the OWNERS as to the damages legally allowable by law. In such
case, the City Attorney is authorized and directed to file the necessary suit and take the necessary
action for the prompt acquisition of the PROPERTY in condemnation or in any manner provided
by law.

SECTION 8. That in the event the Special Commissioners in Condemnation appointed
by the court return an award that is the same amount or less than the OFFER AMOUNT, the City
Finance Director is hereby authorized to issue a check not to exceed the amount of the
Commissioners’ award made payable to the County Clerk of Dallas County to be deposited into
the registry of the court to enable the City to take possession of the PROPERTY without further
action of the City Council.

SECTION 9. That in the event it is subsequently determined that additional persons
other than those named herein have an interest in the PROPERTY, then the City Attorney is
authorized and directed to join said parties as defendants in said condemnation suit.

SECTION 10. That this resolution shall take effect immediately from and after its
passage, as in the Charter in such cases is made and provided.

OFFICE OF THE CITY SECRETARY RO2-093



PASSED AND APPROVED this the 22™ day of October, 2002.

(L2

Mayor
Town of Addison, Texas

ATTEST:

p {\/\aam,\l

Carmen Moran, C1ty Secretary

APPRO AS TO FORM:

Ken C. Dippel, C1ty Attorney

OFFICE OF THE CITY SECRETARY R02-093



1/29/02
TOWN OF ADDISON, TEXAS

FIELD NOTE DESCRIPTION
FOR
RAIL HOTELS CORPORATION
(PARKWAY EASEMENT)

BEING a tract out of a 1.5812 acre tract of land located in the G. W. Fisher Survey, Abstract No. 482, in
the Quorum Centre Addition, an addition to the Town of Addison, Texas, conveyed to Rail Hotels
Corporation by a deed now of record in Volume 99024, Page 01020 of the Deed Records of Dallas County,
Texas, said tract of land being more particularly described as follows:

BEGINNING at a point in south line of said 1.5812 acre tract and in the north line of a 1.3774 acre tract of
land conveyed to Outback Steakhouse of Florida, Inc. by a deed now of record in Volume 93046, Page
1218 of the Deed Records of Dallas County, Texas and said point being S 89943°00” E, 20.00 feet from an

found “X” in concrete and being the northwest corner of the said Qutback Steakhouse tract and the
southeast comner of the said Rail Hotels tract;

THENCE, N 89943°00” W, along the north property line of the said Qutback Steakhouse tract (1.3774 acre
tract) and the south property line of the said Rail Hotels tract (1.5812 acre tract ), a distance of 8.00 feet to a
point for a comner, said point being in the east line of tract of land 12 feet in width dedicated to the Town of
Addison for Addison Road and in the west property line of the said Rail Hotels tract (1.5812 acre tract );

THENCE, N00920°03™ E, along the east line of the said Town of Addison right-of-way dedication and the
west line of the said Rail Hotels tract (1.5812 acre tract), a distance of 192.62 feet to a point for a comner,
said point being in the north line of the said Rail Hotels tract (1.5812 acre tract ) and the south line of a tract
of land conveyed to Quorum Centre Limited Partnership as recorded in Volume 92038, Page 247 of the
Deed Records of Dallas County, Texas, said point also being S 53027°16” E, a distance of 88.93 feet to a
“X" found marking the west right-of-way line of Addison Road and the southeast corer of a tract of land
conveyed as Tract II to Oasis Car Wash, Inc. as recorded in Volume 97234, Page 6241 of the Deed Records
of Dallas County, Texas;

THENCE, S 89043°00™ E, along the north line of the said Rail Hotels tract and the south line of the said
Quorum Centre Limited Partnership, a distance of 8.00 feet to a point for a corner;

THENCE, S 00920°03” W, being at all times parallel and at a perpendicular distance of 8 feet to the west
property line of the said Rail Hotel tract and the east line of the said Town of Addison right-of-way
dedication, a distance of 192.62 feet to the Point of Beginning, and containing 1,540.96 square feet (0.035
acres) of land.
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A [o] W N O F
A )DISON PUBLIC WORKS DEPARTMENT (972) 450-2871 FAX (972) 450-2837

®  Post Office Box 9010 Addison, Texas 75001-9010

16801 Westgrove

January 29, 2003

Mr. Sadrudin Kassam

Manager

Mayflower Hotels, L.L.C.

1213 Cottonwood Valley Drive
Irving, Texas 75038

Re: Addison Road Widening

Dear Mr. Kassam:

The Town of Addison recently contacted you regarding the need for an 8 ft. wide
permanent parkway easement, for the purpose of installing proposed sidewalk,
landscaping, and irrigation improvements. At the time your property was platted, 12 fi. of
right-of-way was dedicated to the Town in order to accommodate fiuture widening of
Addison Road. A design project is currently underway for street widening and associated
drainage improvements on Addison Road, from Belt Line Road to Arapaho Road. After
further evaluation of this project, we have determined that all parkway improvements can
be constructed within the existing 12 ft. right-of-way dedication. Consequently, please
accept this correspondence as the Town’s termination of future efforts to acquire an 8 f.
parkway easement across the front of your property.

Your consideration and cooperation with the Town in this endeavor has been greatly

appreciated. Should you have any questions, please contact Steve Chutchian, P.E.,
Assistant City Engineer, or myself.

Sincerely,

Michael Murphy, P.E.
Director of Public Works



COWLES & THOMPSON
A Professional Corporation

ATTORNEYS AND COUNSELORS

ANGELA K. WASHINGTON
214.6722144
AWASHINGTON@COWILESTHOMPSON.COM

March 24, 2004

VIA FACSIMILE (214) 855-8848
AND REGULAR U.S. MAIL

Ms. Patricia A. Sherman Bruce, Esq.
Vice President

Repubtic Title of Texas, Inc.

2626 Howell Street, 10th Floor
Dallas, TX 75204-4064

RE: Parcel 7, Addison Widening of Road Project
GF No. 02R05324/8J7

Dear Patricia;

I received your fax yesterday forwarding Title Commitment No. 001 for the above-referenced
property. Please note that your office has previously issued Title Commitments concerning this
property. For your reference, I am enclosing a commitment provided by Janine Barber dated
December 30, 2002. Also, you show the Town of Addison as the record title holder, and not
Bidjaan Botique Hotels, Ltd. Thus, I assume that the transaction is closed. Please verify. Thank
you for your assistance in this matter.

S () —

Angela K. Washingto.

AKW/yr
Enclosure

c{w/o Enc.): Mr. Steve Chutchian, w/Addison
(w/oEnc.) Mr. Ken C. Dippel, w/firm

901 MAIN STREET SUITE 4000 DALLAS, TEXAS 75202.3793
DALLAS TYLER TEL 214.672.2000 FAX 214.672.20620

wWWw. E .
Document #: 1099517 W COWLESTHOMPSON.COM



2584 COWLES & THOMPSON @

w)y, A Professional Corporation

1978-2003 ATTORNEYS AND COUNSELORS

ANGELA K. WASHINGTON
214.6T2.2144
AWASHINGTON@RCOWLESTHOMPSON.COM

February 4, 2003

VI4 FACSIMILE 972.450.2837
AND REGULAR U.S. MAIL

Mr. Luke Jalbert

Project Manager

Town of Addison

P.O. Box 9010

Addison, TX 75001-9010

RE: Parcel 7, (Mainstay Suites), Addison Road Extension Project
Dear Luke:

As | am sure you are aware, | have spoken with Steve regarding updated exhibits for the
above-referenced parcel. The new owner of Parcel 7 is Bidjaan Boutique Hotels, Ltd. To assist
in preparing amended exhibits for the Easement Agreement, the deed is attached. Please let me
know if [ can be of further assistance.

Sincerely,

Angela K. Washington

AKW/yjr
Attachments

c(w/o Attachments): Mr. Steve Chutchian
Mr. Kenneth C. Dippel, w/firm

901 MAIN STREET SUITE 4000 DALLAS, TEXAS 75202-3793
DALLAS TYLER TE. 214.672.2000 FAX 214.672.2020

Document & 1038448 WwWW COWLESTHOMPSON . COM



"/’Z/’ A Professional Corporation

254 COWLES & THOMPSON @

1978-2003 ATTGRNEYS AND COUNSELORS

ANGELA K. WASHINGTON
214.672.2144
AWASHINGTON@COWLESTHOMPSON.COM

February 4, 2003

VIA FACSIMILE 972.450.2837
AND REGULAR U.S. MAIL

Mr. Luke Jalbert

Project Manager

Town of Addison

P.O. Box 9010

Addison, TX 75001-9010

RE: Parcel 7, (Mainstay Suites), Addison Road Extension Project
Dear Luke:

As [ am sure you are aware, I have spoken with Steve regarding updated exhibits for the
above-referenced parcel. The new owner of Parcel 7 is Bidjaan Boutique Hotels, Ltd. To assist
in preparing amended exhibits for the Easement Agreement, the deed is attached. Please let me
know if I can be of further assistance.

Angela K. Washington

AKW/yijr
Attachments

c(w/o Attachments): Mr. Steve Chutchian
Mr. Kenneth C. Dippel, w/firm

901 MAIN STREET SUITE 4000 DALLAS, TEXAS 75202-3793
DALLAS TYLER TEL 214.672.2000 FAX 214.672.2020

Document #: 1038448 WWW.COWLESTHOMPSON.COM
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v T e V1 3563089 $17.00
! 1
THE STATE OF TEXAS §
§ KNOW ALL MEN BY THESE PRESENTS:
COUNTY OF DALLAS §

THAT US Bank MNational Association {"Grantor"), for and in considerationolthe sumof Ten
andl No?100 Dollars ($10.00) cash and other goed and viluable consideration paid o Granlor by
Bidjaan Boutique Hotels, Lid. {"Grantce™), whose mailing address is 1212 Cotlonwood Valley,
Irving, Texas 75038, the reccipt and sufTiciency of which arc hereby ackrowledged and confessed,
has GRANTED, BARGAINED, SOLD AND CONVEYED and by these presents does GRANT,
BARGAIN, SELL AND CONVEY unto Grantee, free and clear of all liens, that ceniain real praperty
("Praperty”) described as Lot |, Block A, of Mainslay Suites of Addison Addition, to the City of
Addison, Dallas County, Texas, according to the revised plat recorded in Volume 98237, Page 37,
Plat Records, Dallas County, Texas, including the land and all improvemenis thercon {including the
buitding(s) used as the MainStay Hotel, together with all adjacent sireets, roads, alleys, cascments,
and rights-of-way thercon and cstates, interests, licenses, rights, titles, povvers, and privilcges of
Grantor in and to the Property and all appurtcnances thereto,

Thig Deed is excculed by Granlor and accepled by Graniec subjec to all casements, riglts
ol way, all such matters of public record and all such visible and apparent maltess ("Encumbrances”).

TO HAVE AND TO HOLD the Propeny, together with all and singular the rights and
appunicnances thereto in anywise belonging, subject 1o the Encumbrances, unto Graniee, its
successors and assigns, forcver; and Grantor does hereby bind itsel its successors and nssigns, to
WARRANT AND FOREVER DEFEND all and singular the said Property, subject to the
Encumbrances, unto Granice, ils successors and assigns, against every persan whosocver lawfully
claiming or to claim the same or any pan thereol, by, through, or under Grantor, bul not othenvise
and this conveyance is made:

EXCEPT FOR THE WARRANTY CONTAINED [N THIS DEED, THE
PROPERTY IS CONVEYED AS.IS AND WITH ALL FAULTS, AND
SELLER/GRANTOR EXPRESSLY DISCLAIMS, AND PURCHASER/GRANTEE
ACKNOWLEDGES AND ACCEPTS THAT SELLER/GRANTOR HAS
DISCLAIMED, ANY AND ALL REPRESENTATIONS, WARRANTIES, OR
GUARANTEES, OF ANY KIND, ORAL OR WRITTEN, EXPRESSED OR
IMPLIED, OR ARISING BY OPERATION OF LAW OR OTHERWISE OR
CONCERNING SUCH PROPERTY AND IMPROVEMENTS, INCLUDING
WITHOUT LIMITATION, (i) THE CONDITION OF THE PROPERTY OR ANY
PORTION THEREOF, INCLUDING WITHQUT LIMITATION WARRANTIES OF
SUITABILITY, HABITABILITY. MERCHANTABILITY, DESIGN OR FITNESS
FOR ANY SPECIFIC PURPOSE OR A PARTICULAR PURPOSE OR GOOD AND
WORKMANLIKE CONSTRUCTION, (ii) THE NATURE OR QUALITY OF
CONSTRUCTION, STRUCTURAL DESIGN AND ENGINEERING OF THE
PROPERTY, (iii) THE ENVIRONMENTAL CONDITION OF THE PROPERTY
AND THE PRESENCE OR ABSENCE OF OR CONTAMINATION BY
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HAZARDOUS MATERIALS OR THE COMPLIANCE OF THE PROPERTY WITH
ALL REGULATIONS OR LAWS RELATING TO HEALTH OR THE
ENVIRONMENT, (iv) THE QUALITY OF THE LABOR AND MATERIALS
INCLUDED TN THE PROPERTY, (v) THE SOIL CONDITIONS, DRAINAGE,
FLOODING CHARACTERISTICS, UTILITIES OR OTHER CONDITIONS
EXISTING IN OR TO THE PROPERTY, AND (vi) THE COMPLIANCE OF THE
PROPERTY WITH ANY REQUIREMENTS ESTABLISHED BY THE
AMERICANS WITH DISABILITIES ACT.

Grantec hezeby assurnza pryment of all axcs on the Property, including nut notlimited to all
ad valorcm, persona! property, City of Addison and State of Texas Hotel Occupancy taxes.

IN WITNESS WHEREOF, this Spccial Warranty Deed is cxecuted on this H day of
November, 2002.

US BANK NATIONAL ASSOCIATION

Tite: _cpoia{ kitn h/ioc :
US Bank National Associatibn _
9918 Hibert
San Dicgo, CA 52131-1018 4

A T L T
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ACKINOWLEDGMENT
STATE OF CALIFORNIA  §
COUNTY OP AL T E.(z.og
b:: . This instrument was ackmowledged before mc on the 1 day of Joreane, 2002 by
of US Bank Natienal Association, ifs -

T D (—‘\ <7 u-_::zt

After recording returns to:

Michie) S. Goodrich
777 Main Streel, Suite 1360
Fort Worth, Texas 76102

P Gaedrich FIoALS SankiSpesal Werrmty Dosd-Rary Sengh.olpd

w2224 02356
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EXILIBIT "A"

seing a tract of land situaced in the G. #. Floher Survey, Abstiract No.
482, said tract alsc being & parc of Quorum Centre Addition, rvecorded in
Volume 84067, Page 5718 of che Deed Records of Dallas Councy, Texas, and
being more particularly described as follows:

Conmencing at atzoint. gaid point being the moat sgutherly cornar of a
corner clip of the south iine of Arapaho Road (a 60" R.O.W.} with the easc

-line of Addisca Road (a 50’ R.O.W. ac this pointi; .

o

Thence § 8% degreas 43 wminutes 00 seconds B, leaving cthe east line of
Addimon Road, a distance of 249.00 feet to a PK nail ser for corner;

Thencea W 00 degrees 17 minutes 00 sesconds E, a distanoe of 120.00 feet to
an iren rod found for cormer;

Thence K 44 dogreas 43 minutes 00 seconds W, a discance of 25.44 feec to a
chiseled *x* fomd for cormer;

Thance M 00 degress 17 minutas 0¢ seconds B, a distance of 177.97 feet to &
chisaled "x* fomd for corner, maid point being in the aforementicoed south

lipe of Arapabo Road;

Theoca $ Bs'degrce- 35 alnutes 0Q-seconds B, along the south line of
Arapabo Road, a distance of 52.49 feet to an iron rod aet for corner;

Thence S 00 degrees 17 minutes 00 seconda W, leaving the south line of
Arapaho Road, a diatance of S08.49 feet To an iron rod gsec for corner;

Thence N 89 degrees 43 migutes 00 seconds H, a distance of 283.50 feet CO h
chigsled °x* foumnd for corner, said point being in the east line of .A.ddhon
-Road;

Thence N 00 degress 17 minutes 00. soconds B, aloog the east Jine of A.d.clilou
Moad, a distance of 192.65. feet to the Point of Baginning and cootalning
65,876 square feet or 1.5812 acres of land, more or less.

w2224 02357
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EXRIBIT "A"

Lot 1, Block A, of MAINSTAY SUITES OF ADDISON ADDITION. an

rddition to the City of Addison, Dallas County, Texas, according

to the Plat thereof recorded in Volume 98237, Page 37, of the Map
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2544 COWLES & THOMPSON @

A Professlonal Corporation

>

1978-2003 ATTORNEY,S AND CODUNSELORS

ANQELA K. WASHINGTON
2448722144
AWASHINGTONGE OWLESTHOMPSON.COM

February 4, 2003

VIA FACSIMILE 972.450.2837
AND REGULAR U.S. MAIL

Mr. Luke Jalbert

Project Manager

Town of Addison

P.O, Box 9010

Addison, TX 75001-9010

RE: Parcel 7, (Mainstay Suites), Addison Road Extension Project

Dear Luke:

As I am sure you are aware, I have spoken with Steve regarding updated exhibits for the
above-referenced parcel, The new owner of Parcel 7 is Bidjaan Boutique Hotels, Ltd. To assist
in preparing amended exhibits for the Easement Agreement, the deed is attached. Please let me
know if I can be of further assistance.

Sincerely, M

Angela K. Washington

AKW/yjr
Attachments

c(w/o Attachments): Mr. Steve Chutchian
Mr. Kenneth C. Dippel, w/firm

901 MAIN STREET SUITE 4000 DALLAS, TEXAS 75202.3793

DALLAS TYLER TEL 214_.672.2000 FaAX 214.672.2020

Docymean #; (01248 WWW.COWLESTHOMPSON,COM
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REr e SPECIAL WARRANTY DEED
wirEls T SR 153089
1]

THE STATE OF TEXAS §
KNOW ALL MEN BY THESE PRESENTS:

COUNTYY OF DALLAS §

THAT US Bank Nuliunal Asso¢iaion ('Grantor™), for and in censidzration of the sumyof Ten
amil Net 100 Dollars {$10.00) cash and other good and valuable consideration paid o Grantor by
Bidjoan Boutiguy Hotels, Lid. ("Oranwe”), whose mailing address is 1213 Cottonwood Valley,
Irviny, Teaas 75038, the receipt and sufficiency of whicls are hereby acknowlcdged and confessed,
Ius GRANTED, BARGAINED, SOLD AND CONVEYED and hy these presents docs GRANT.
BARGAN, SELL AND CONVEY unte Grantes, free and cicor of all liens, thay cerain reat property
("Property®) described as Lot 1, Block A, of Muinstay Suites of Addison Addilion, to the City of
Addison. Dallas County, Texas, according ta the revised plat recorded in Yolume 98237, Puge 37,
Plet Racords, Dalins Caunty, Texas, including the Jand and all improvements thereon (includiag the
building(s} used as the MeinStay Houel, together wilh all sdjocent sirceis, roads, olleys, eascricnis,
and rights-of-way (herevn and esialcs, interests, licenses, fights, \illcs, powwers, snd privileges of
Gtantar in and {w ihe Property aad 3ll appuricnances thereto.

This Deed ie exccuted by Grontor and uceepled by Graniee subject 10 all cascmenis, rights
alwoy, l) such matters of public record and 2l such visibleawd apparent matiers (" Encumbrences”).

TQ HAVE AND TO HOLD the Property, together wilk o1l and singular the fighis and
appunenancce therela in anywisc belonging, subject to the Encumbronces, unlo Craniee, its
successors and masigns, forover; and Grantor doss hereby bind itsell} its successors and ogsipny, Lo
WARRANT AND FOREYER DEFEND all and singulsr (he soid Properly, tubject to the
Encumibranees, unin Grunlee, e succeszors and ssxighe, 9gainst every person whosocver lawfully
claiming or 16 elaim the same ar any per thercof, by, through, or under Grantor, but nol otherwvise
and (his conveyance is made:

EXCEPT FOR THE WARRANTY CONTAINED IN THIS DEED, THE
. PROPERTY IS CONVEYED AS.IS AND WITH ALL FAULTS, AND
SELLER/GRANTOR EXPRESSLY DISCLAIMS, AND PURCHASER/GRANTLEE
ACKNOWLEDGES AND ACCEPMTE THAT SELLER/GRANTOR HAS
DISCLAIMED, ANY AND ALL REPRESENTATIONS, WARRANTIES, OR
GUARANTEES, OF ANY KIND, ORAL OR WRITTEN, EXPRESSED OR
IMPLIED, DR ARISING BY OPERATION OF LAW OR. OTHERWISE CR
CONCERNING SUCH PROPERTY AND IMFROVEMENTS, INCLUDING
WITHOUT LIMITATION, (i) THE CONDITION OF THE PROPERTY OR ANY
PORTION THEREOF, INCLUDING WITHOUT LIMITATION WARRANTWES OF
SUITARILITY, HABITABILITY, MERCHANTABILITY, DESIGN OR FITNESS
FOR ANY SPECIFIC PURPOSE OR APARTICULAR PURPOSEOR GOOD AND
WORKMANLIKE CONSTRUCTION, (ii) THE NATURE OR QUALITY OF
 CONSTRUCTION, S$TRUCTURAL DESIGN AND ENGINEERING QF THC
PROPERTY, (lii} 'THE ENVIRONMENTAL CONDITION OF THE PROPERTY
AND THE PRESENCE OR ABSENCE OF OR CONTAMINATION DY
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HAZARDOUS MATERIALS OR THE COMPLIANCE OF THE PROPERTY WITH
ALL REGULATIONS OR LAWS RELATING TO HEALTH OR THE
ENVIROWMENT, (iv) THE QUALITY OF THE LABOR AND MATERIALS
INCLUDED TN THE PROPERTY, (v) THE SCIL CONDTTIONS, DRAINAGE,
FLOODING CHARACTERISTICS, UTLITIES OR OTHER CONDITIONS
EXISTING N OR TO THE PROPERTY, AND (vi) THE COMPLIANCE OF THE
PROPERTY WITH ANY REQUIREMENTS ESTABLISHED BY THE
AMER)CANS WITH DISABILITIES ACT.

Grantez hereby assumcs paymoit of a)l taxes on the Preperty, including nut ot limited to all
ad valorem, personal prapevty, City of Addison and Stale of Texar Hofe} Ozcupancy tRes.,

IN WITNESS WHEREOE, thie Special Wamnty Deed is executed on tris i1 day of
Hovember, 1002,

US BANK WATIONAL ASSOCIATION
it K

Tlte: S‘%—:ﬁﬁ! Aot Dtégf'ﬂf

U8 Rank National Arsociati

5918 Hibot
82 Dicgo, CA 92131-1018

#:\Goodrich PiinnlY BarkiPpoch} Wertsnry G- Ry Sugh.ided

w224 02395

NOV-@7-2282 e8: £ FROM: FPEALLP 1T 10: 958 97I45ER F.083-806
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| 1oU-07- 2002 06:29 FROM: GPLALLLA By TFISAdIL TC: 858 A77ASED P.DR4-QRE !
. . .
ACKNOWLEDGMENT
STATE OF CALIFORNIA  §
)
COUNTY OP Ras W ECas §
o This instrument was acknowledged before o on tne 1 day of Myscenkne (7, 2002 By
3 : of US Bank Natianal Assacistion.ils _—~—————- * _.
Cakwlacan L ekt
’ - T N
_“"'ip (—\_&' Lya o8 e
~'Nowry Publi, Sials of Califomia
Alzr pacordiag reters to: lj. '
Michael 5. Goodrich B

711 Main Street, Suite 1360 :

Fort Wonb, Trxas 76102
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‘ EXHLBLT "A"

feing a eract of land sicuaced in ¢he G, #. Fioner Survay, Apstrast Ho.
493, “gald cract alza being o4 part ol Quorum Centre Addition, recorded i
volumc 84067, Fage 5718 of tha Deed Records of Dallas Councy, Tuxas, and

being more parciculatly described as follows:

{nt, oaid point being the moat southarly cotmer of a

Cowmancing at &
aho Roadtu 60! H,0.H.} with ctha east
ng L

cormer cllp of the souch iino of Arap
san Road (8 60 R-0.N. ac

. T L Iine oF AZATH
! for thn Point of

tha eaat line of
gat for corner;

Thenoa & 89 degreas 4 minutes 00 geconds B, lnvln?
Addiscn Road, & dlscance of 249.00 fect to & PK nai

00 geconds E, .a distanon of 130.00 fee¢ ta

Thencs M 00 degruca 17 minutss
an ixvo rod- fornd for cormer:
Thenge N 44 dagrens 41 wminutes 00 seconds W, a discance of 26.44 feeC teo a
chianlod 'x* fouod foX QormaAr; . L
Thanoe N 00 dagreas 17 mlioutee 20 seconds E, @ digtance of 177.97 Leec Lo &
chimoled "x* found for corner, said point baing 1 the aforementicusd south
line of Arapake Noad; . -

Thenos B u'd.g:-e- 1% minutes 00 -seconds B, Rlong the acuth lina of
Arupabo Road, a distance ‘of 52.49 feet te an iron rod =et for coImer;

Thence 9 00 dogrecs 17 miouteo 00 seconds W, leaving the gouth line of
ATapaho Road, a distance of 509.45 feet to 3n iron red gec for cormar;

a distanor of 283.50 faaC £o 2

Theaca N 89 degrees 3 mioutes 00 sccoado H
980 e ¥ ¢ eant line of Addison

chiseled *x* found for cormer, sald point baing in che

Thenoa W 00 ‘dbgress 17 aimites 00. secondy B, alopg the east line of Mddinca
O diacanis Of 192, 5. feet Co the Foint Of Beginaing and cootsining

68,076 equare feel or 1.53012 aqreos of land, wmore OT 1&ES.
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A Professieoenal Corporation

COWLES & THOMPSON @

ATTORNEYS AND COUNSELORS

ANGELA K. WASHINGTON
214.672.2144
AWASHINGTON@COWLESTHOMPSON.COM

January 6, 2003

Mr. Steve Chutchian
Assistant City Engineer
Town of Addison

P.O. Box 9010

Addison, TX 73001-5010

RE: Parcel 7, (Main Stay Suites), Addison Road Extension Project
Dear Steve:

Enclosed is a letter that I received last Thursday from Janine Barber with Republic Title
verifying that the above-referenced property was foreclosed upon and subsequently resold. As
stated in the letter, the foreclosure cleared up several of the items on the original title
commitment; however, as you will note from Janine's subsequent letter {also enclosed), which I
received today, RDL Supply Company has a lien on the entire property.

The new owner of the property is Bidjaan Boutique Hotels, Ltd. The mailing address for the
owner is 1213 Cottonwood Valley Drive, Irving, Texas 75038. Bidjaan Boutique's general
partner is Mayflower Hotels, LLC. Sadrudin Kassam is the manager of Mayflower Hotels. Per
your instructions today, I will proceed to contact the new owner. As we discussed, if they are
willing to sell, perhaps they can obtain a partial release from RDL.

Sincerely,

e nf//—/

Angela K. Washington

AKW/yjr
Enclosures

c(w/Enc.): Mr. Mike Murphy
T Mr. Kenneth C. Dippel, w/firm

901 MAIN STREET SUITE 4000 DALLAS, TEXAS 75202-3793
DALLAS TYLER TEL 214.672.2000 FAX 214.672.2020

Document #: 1034143 WWW.COWLESTHOMPSON.COM



2626 Howell Street, 10th Floor
Dallas, Texas 75204-4064
{214) 855-8838
Fax {(214) 855-8898

Direct Dial (214) 855-

li
i

REPUBLIC TITLE

December 30, 2002

Ms. Angela Washington
Cowles & Thompson

901 Main Street, Ste. 4000
Dallas, TX 75201

Republic Title - GF# 02R05324/5J6
Rail Hotel Corporation Site for Town of Addison

Dear Angela:

Enclosed, please find our revised commitment for Title Insurance reflecting the
foreclosure and subsequent resale of the Rail Hotel Site in Addison.

Please note that several of the items on Schedule C have been cleared up by the
foreclosure but we still have a couple on there that we are working to clear. One is a Lis
Pendens filed by one of the subcontractors to foreclose the Mechanic’s Lien. We are
having the suit pulled at Dallas County to determine the current status of this lawsuit.

Further, we are leaving two Mechanic’s Liens on Schedule C as they affect removables
only. We note that it appears that the title to the current owner was insured by a title
company (there are notations on the top of the documents that were recorded indicating
the title company to the recording). We are trying to determine who issued the policy to
that owner, and see they insured against these liens. If they did, we can probably get an
indemnity from them to allow us to insure without taking subject to either of the
Mechanic’s Liens or the Les Pendens.

As soon as I have more information, I will forward to you.

[ Ve

anine N Barber
enior Vice President

REPUBLIC TITLE OF TEXAS, INC.

A SUBSIDARY OF First American Title Insurance Company x

TITLE INSURANGE AGENT FOR: Chicago Tille Insurance Company. Commanwealth Lang Tille Insurance Company, First Amarican Titte Insurance Company. Lawyers * "~
Insuranca Corporation, Old Republic National Title (nsurance Company and Ticor Tille insurance Company
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REPUBLIC TITLE

January 3, 2003

Angela Washinglon
Cowles & Thompson

901 Main Street, Ste. 4000
Dallas, TX 75201

RE: 02R05324/5)0
Rail ITotel Corp to Town of Addison

Deur Angela;

FAX NO. P.

2626 Howell Sirecd, T0th Floor
Dallas, Texas 752043064
(214) ARS-MGE
Fax (114) n53-047223

Direct Dial (214} 055-

viaTax: 214.672.2020

We have researched the lawsuit filed by RDL Supply Company on the Rail Hotcl
Corporation sile prior to the foreclosure and have discovered that the supplier has a

default judgment and
for the right-of~way. 1 have lalked with

a lien against the entire property, including the property 10 bo taken
our Geuneral Counsel, Mr. Peter Graf, and he has

reviewed all of the documentation and has adviscd that we are not willing to insure
against the claims of RDL Supply because of their default judgment. He advises that the
only way to be perfectly safe on this transaction is to have Town of Addison cither obtain
a Partial Release from RDL Supply or condenin the property.

I know that this is not the answer you wanted, but unfortunately the Default J udgment is

very clear that they have a lien
. in. Further, Peler advises that t

on the entire property, not just the improvements they put
here is a case law out there that adviscs thal the lien is on

the cnlire property and that the removables are not sufficient to satisfy the judgment that
théy can foreclose the property as well. 11e is not comfortable that the construction
lender's [orcelosure cut off this interest.

Should you have any questions or commerts, please do not hesitate to ¢all me or ask for
Deter Graf whose dircet ling is 214.855.8836

Ahine

TITLC INSURAANCE AGENT FOR Ghimigo Tita Insurancn Company, Com

Hcry truly yours,

arber
enior Vice President

REPUBLIC TI(LE OF TEXAS, INC.

A SUBSIDARY GF First Americar Tirle Inurance Conpuny <N

Inguran Corporaton, Okd Rupubiic Nalional

monwazlin Land Tilt Inzurance Comparty, Fitst Amarican Tah: Inawanco Company Lawyors Tilu

Tilla Insuranco Cumpany and Ticor Tilke Insurance Comrsiiy

01



A Proflessional Corporation

COWLES & THOMPSON @

ATTORNEYS AND COUNSELORS

ANGELA K. WASHINGTON
214.6722144
AWASHINGTON@COWLESTHOMPSON.COM

December 19, 2002

Ms. Janine Barber

Republic Title Company

2626 Howell Street, 10th Floor
Dallas, Texas 75204

RE: Your File No. JF-02R05324
Parcel 7, Addison Road Extension Project

Dear Janine:

As we discussed, please update the title commitment for the above-referenced property. We
have been informed that the property has been foreclosed on by U.S. Bank and has been sold to
Bidjaan Boutiques, Ltd. Please advise as to how this foreclosure and resale of the property
affects the various encumbrances listed on the original title commitment. Thank you for your
assistance in this matter.

Sincerely,

Angela K. Washington
AKW/yjr

c: Mr, Steve Chutchian, w/Town of Addison
Mr. Ken Dippel, w/firm

901 MAIN STREET SUITE 4000 DALLAS, TEXAS 73292 3793

DALLAS TYLER | TEL 214.672.2000 FAX 214.672.2020
Document 1032897 | WWW COWLESTHOMPSON.COM
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Council Agenda Item: #2 /5
SUMMARY:

This item is to request Council consideration of a resolution determining the necessity of
acquiring an easement in, over, under, across and through real property, generally located
at 15200 Addison Road, and owned by Bidjaan Boutique Hotels, LTD, et al ; and
authorizing its condemnation and/or appropriation for public use in connection with the
realignment and improvement of Addison Road.

FINANCIAL IMPACT:

Budgeted Amount; N/A

Appraised Value: $8,475.00

Source of Funds: $2,500,000 was funded from General Obligation Bonds.
An additional $1,300,000 was programmed from DART
LAP/CMS funds.

BACKGROUND:

The easement acquisition process is currently underway on the proposed Addison Road
Widening, Phase I project. Approximately 0.035 acre of Parkway Easement adjacent to
the tight-of-way of Addison Road (see attached parcel map) is required for the purpose of
relocating utilities and constructing landscaping, irrigation and sidewalk improvements,
This parcel is a portion of the Quorum Centre Addition and was previously owned by
Rail Hotels Corporation. In December 2002, Bidjaan Boutique Hotels, LTD, et al
foreclosed on the property and became the owner of record.

The new property owner recently received a copy of the appraisal from the Town, as
prepared by the firm of Hipes & Associates, with a total compensation value of $8,475.00
(see attached Summary of Salient Facts) for the parkway easement. The Town contacted
the property owner on several occasions, in an attempt to negotiate an agreement for the
acquisition of the permanent Parkway Easement. However, an agreement was not
reached between all parties involved. Asa result, the Town is forced to initiate imminent
domain proceeding at this time against Bidjaan Boutique Hotels, LTD et al to acquire the
necessary easement.



RECOMMENDATION:

It is recommended that Council approve a resolution determining the necessity of
acquiring an easement in, over, under, across and through real property generally located
at 15200 Addison Road and owned by Bidjaan Boutique Hotels, LTD, et al; and
authorize its condemnation and/or appropriation for public use in connection with the
realignment and improvement of Addison Road.
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SUMMARY OF SALIENT FACTS

A Parkway Easement Acquisition at 15200 Addison Road
Rail Hotels Corp. - Owner

Date of the Appraisal:
Value Estimated:
Property Rights Appraised:

Property Appraised:

Property Zoned:

Highest & Best Use:
"As vacant™

"As improved":

Estimates of Fee Simple Value:
Whole Property

Land Value (Sales Comparison):

Cost Approach:

Income Approach:

Sales Comparison Approach:
Whole Property: -

Part Taken:
Parkway easement

Remainder Before the Take:

Remainder After the Take:

Addison, Texas

March 14, 2002
Market Value - Just Compensation -
Fee Simple & Easement

A +1.5812 Acre tract improved with a 3 story hotel
facility, located at 15200 Addison Rd. Addison,

Texas.

C; Commercial

To be developed in conformity with adjacent land
uses as demand warrants.

To be maintained as a hotel facility.

- $ 757,647
$ n/a
$3,902,182

- $3,917,000
$3,900,000

$ 8475
$3,891,525

$3,900,000

Final Value Estimate: JUST COMPENSATION $ 8475

il
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TOWN OF ADDISON, TEXAS

FIELD NOTE DESCRIPTION
FOR
RAYL HOTELS CORPORATION.
(PARKWAY EASEMENT)

BEING a tract out of a 1.5812 acre tract of land located in the G. W. Fisher Survey, Abstract No. 482, in
the -Quorum Centre Addition, an addition to the Town of Addison, Texas, conveyed to Rail Hotels

Corporation by a deed now of record in Volume 99024, Page 01020 of the Deed Records of Dallas County,
Texas, said tract of land being more particularly described as follows:

BEGINNING at a point in south line of said 1.5812 acre tract and in the north line of a 1.3774 acre tract of
land conveyed to Outback Steakhouse of Florida, Inc. by a deed now of record in Volume 93 046, Page

1218 of the Deed Records of Dallas County, Texas and said point being S 89943°00” E, 20.00 feet from an

found “X” in concrete and being the northwest corner of the said QOutback Steakhouse tract and the
southeast comer of the said Rail Hotels tract;

THENCE, N 89943°00” W, along the north property line of the said Outback Steakhouse tract (1.3774 acre
tract) and the south property line of the said Rail Hotels tract (1.5812 acre tract ), a distance of 8.00 feetto a
point for a comer, said point being in the east line of tract of land 12 feet in width dedicated to the Town of
Addison for Addison Road and in the west property line of the said Rail Hotels tract (1.5812 acre tract );

THENCE, N00020°03” E, along the east line of the said Town of Addison right-of-way dedication and the
west line of the said Rail Hotels tract (1.5812 acre tract), a distance of 192.62 feet to a point for a corner,
sald point being in the north line of the said Rail Hotels tract (1.5812 acre tract ) and the south line of a tract
of land conveyed to Quorum Centre Limited Partnership as recorded in Volume 92038, Page 247 of the
Deed Records of Dallas County, Texas, said point also being S 53027°16” E, a distance of 88.93 feetto a
“X” found marking the west right-of-way line of Addison Road and the southeast corner of a tract of land

conveyed as Tract II to Oasis Car Wash, Inc. as recorded in Volume 97234, Page 6241 of the Deed Records
of Dallas County, Texas;

THENCE, S 89043°00" E, along the north line of the said Rail Hotels tract and the south line of the said
Quorum Centre Limited Partnership, a distance of 8.00 feet to a point for a corner;

THENCE, § 00920°03” W, being at all times parallel and at a perpendicular distance of 8 feet to the west

property line of the said Rail Hotel tract and the east line of the said Town of Addison right-of-way

dedication, a distance of 192.62 feet to the Point of Beginning, and containing 1,540.96 square feet (0.035
acres) of land. : ‘
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TOWN OF ADDISON, TEXAS
RESOLUTION NO. R

A RESOLUTION OF THE CITY COUNCIL OF THE TOWN OF
ADDISON, TEXAS DETERMINING THE NECESSITY OF ACQUIRING
AN EASEMENT IN, OVER, UNDER, ACROSS AND THROUGH REAL
PROPERTY GENERALLY LOCATED AT 15200 ADDISON ROAD AND
OWNED BY BIDJAAN BOUTIQUE HOTELS, LTD., ET AL.;
AUTHORIZING ITS CONDEMNATION AND/OR APPROPRIATION .
FOR PUBLIC USE IN CONNECTION WITH THE REALIGNMENT AND
IMPROVEMENT OF ADDISON ROAD IN ADDISON, TEXAS; AND
PROVIDING AN EFFECTIVE DATE.

BE IT RESOLVED BY THE CITY COUNCIL OF THE TOWN OF ADDISON,
TEXAS:

SECTION 1. That for the purposes of this Resolution, the following definitions of terms
shall apply:

"PROPERTY": The area described in Exhibit "A" and depicted on Exhibit "B"
attached hereto and made a part hereof for all purposes.

"PROPERTY INTERESTS": Easement in, over, under across and through the land
described in Exhibit "A" and depicted on Exhibit "B".

"PROJECT": Realignment and improvement of Addison Road, Addison, Texas.

"OFFER AMOUNT": Eight Thousand, Four Hundred Seventy Five and No/100 Dollars
($8,475.00).

"OWNERS": Bidjaan Boutique Hotels, Ltd.
Mayflower Hotels, LLC

Sadrudin Kassam, Individually and as Manager of Mayflower Hotels,
LLC

"LIENHOLDERS": Western Bank & Trust
Paula Anderson, Trustee
RDL I, Litd., dba RDL Supply

SECTION 2. That it is hereby determined that public convenience and necessity
requires that the Town of Addison should acquire the PROPERTY INTERESTS in, over, under,
across and through the PROPERTY necessary for the PROJECT.

SECTION 3. That the PROPERTY is hereby determined to be necessary for the
PROJECT. That for the purpose of acquiring the PROPERTY INTERESTS in, over, under,

RESOLUTION NO. R, -PAGE 1

Docurnent #: 1036186



across and through the PROPERTY, the City Manager, or such employee as he may designate, is
hereby authorized and directed to offer the OFFER AMOUNT as payment for the PROPERTY
to be acquired and full damages allowable by law, which amount represents its fair cash market
value.

SECTION 4. That the Town of Addison determines to appropriate the PROPERTY
INTERESTS in, over, under, across and through the PROPERTY for the PROJECT under the
laws of the State of Texas and the provisions of the Charter of the Town of Addison.

SECTION 5. That, in the event the OWNERS accept the OFFER AMOUNT as
authorized herein, the City Finance Director be and is hereby authorized to draw a check in favor
of the OWNERS named above, or the current owners of record, in the OFFER AMQUNT.

SECTION 6. That the City is to have possession of the PROPERTY on closing; and the
City will pay any title expenses and closing costs; and the City will pay court costs as may be
assessed by the Special Commissioners or the court.

SECTION 7. Should the employee designated to make the official offer report to the
City Attorney that the OWNERS have refised to accept the OFFER. AMOUNT as compensation
for the hereinabove described taking from the OWNERS under the laws of eminent domain,
which amount the City Council deems to be the fair cash market value and all just compensation,
in compliance with the laws of the State of Texas, this will be evidence that the Town of
Addison cannot agree with the OWNERS as to the damages legally allowable by law. In such
case, the City Attorney is authorized and directed to file the necessary suit and take the necessary
action for the prompt acquisition of the PROPERTY in condemnation or in any manuner provided
by law.

SECTION 8. That in the event the Special Commissioners in Condemnation appointed
by the court return an award that is the same amount or less than the OFFER AMOUNT, the City
Finance Director is hereby authorized to issue a check not to exceed the amount of the
Commissioners' award made payable to the County Clerk of Dallas County to be deposited into

the registry of the court to enable the City to take possession of the PROPERTY without further
action of the City Council. '

_ SECTION 9. That in the event it is subsequently determined that additional persons
other than those named herein have an interest in the PROPERTY, then the City Attorney is
authorized and directed to join said parties as defendants in said condemnation suit.

SECTION 10. That this resolution shall take effect immediately from and after its
passage, as in the Charter in such cases is made and provided.

PASSED AND APPROVED this 28th day of January, 2003.

Mayor
Town of Addison, Texas
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ATTEST:

Carmen Moran, City Secretary

APPROVED AS TO FORM:

Ken C. Dippel, City Attorney
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SUMMARY OF SALIENT FACTS

A Parkway Easement Acquisition at 15200 Addison Road
Rail Hotels Corp. - Owner
Addison, Texas

Date of the Appraisal: March 14, 2002
Value Estimated: ) Market Value - Just Compensation
Property Rights Appraised: Fee Simple & Easement
Property Appraised: A £1.5812 Acre tract improved with a 3 story hotel
facility, located at 15200 Addison Rd., Addison,
Texas.
Property Zoned: C; Commercial
Highest & Best Use:
"As vacant™ To be developed in conformity with adjacent land
uses as demand warrants.
"As improved": To be maintained as a hotel facility.

Estimates of Fee Simple Value:
Whole Property

Land Value (Sales Comparison): $ 757,647
Cost Approach: $ npha
Income Approach: $3,902,182
Sales Comparison Approach: $3,917,000
Whole Property: ) $3,900,000
Part Taken:
Parkway easement $ 8475
Remainder Before the Take: _ $3,891,525
Remainder After the Take: $3,900,000

Final Value Estimate: JUST COMPENSATION $ 8475 7

iii



Steve Chutchian

To: jbirkhoff@bhclip.com
Subject: Mainstay Suites Site - Addison Rd.

John - we have been trying to acquire the 8 ft. parkway easement that fronts the Mainstay Suites (Rails Hotel Corp.) site
along Addison Rd. Unfortunately, the original owner had several liens against the property. Then a Mr. Bidjaan Cassam
forclosed on the propery and took possession. In addition, a lien has now been placed on the entire site. Mr. Cassam
has requested that the Town perform median improvements along Arapaho Rd., reimburse him for anticipated lost
revenue, pay for damages to certain property related items, and give him a lot cash. Our appraisal for this site is
approximately $8,500. Condemnation will cost the Town about $25,000 in legal fees.

Given the above scenario, Mike Murphy asked if you will look at the engineering/landscaping, sidewalk, irrigation, etc
design and determine if we can reasonably work exclusively within the existing 12 ft r.o.w. dedication that we received
during a previous platting process. If you can look at the ramifications of narrowing the working room in front of the
Mainstay Suites site and get back with us a.s.a.p., we would greatly appreciate it. Thanks.

Steve C.



DATE SUBMITTED: January 17, 2003
FOR COUNCIL MEETING: January 28, 2003

Council Agenda Item:
SUMMARY:

This item is to request Council consideration of a resolution determining the necessity of
acquiring an easement in, over, under, across and through real property, generally located
at 15200 Addison Road, and owned by Bidjaan Boutique Hotels, LTD, et al ; and
authorizing its condemnation and/or appropriation for public use in connection with the
realignment and improvement of Addison Road.

FINANCIAL IMPACT:

Budgeted Amount: N/A

Appraised Value: $8,475.00

Source of Funds: $2,500,000 was funded from General Obligation Bonds.
An additional $1,300,000 was programmed from DART
LAP/CMS funds.

BACKGROUND:

The easement acquisition process is currently underway on the proposed Addison Road
Widening, Phase I project. Approximately 0.035 acre of Parkway Easement adjacent to
the right-of-way of Addison Road (see attached parcel map) is required for the purpose of
relocating utilities and constructing landscaping, irrigation and sidewalk improvements.
This parcel is a portion of the Quorum Centre Addition and was previously owned by
Rail Hotels Corporation. In December 2002, Bidjaan Boutique Hotels, LTD, et al
foreclosed on the property and became the owner of record.

The new property owner recently received a copy of the appraisal from the Town, as
prepared by the firm of Hipes & Associates, with a total compensation value of $8,475.00
(see attached Summary of Salient Facts) for the parkway easement. The Town contacted
the property owner on several occasions, in an attempt to negotiate an agreement for the
acquisition of the permanent Parkway Easement. However, an agreement was not
reached between all parties involved. As a result, the Town is forced to initiate imminent
domain proceeding at this time against Bidjaan Boutique Hotels, LTD et al to acquire the
necessary easement,



RECOMMENDATION:

It is recommended that Council approve a resolution determining the necessity of
acquiring an easement in, over, under, across and through real property generally located
at 15200 Addison Road and owned by Bidjaan Boutique Hotels, LTD, et al; and
authorize its condemnation and/or appropriation for public use in connection with the
realignment and improvement of Addison Road.



TOWN OF ADDISON, TEXAS
RESOLUTION NO. R

A RESOLUTION OF THE CITY COUNCIL OF THE TOWN OF
ADDISON, TEXAS DETERMINING THE NECESSITY OF ACQUIRING
AN EASEMENT IN, OVER, UNDER, ACROSS AND THROUGH REAL
PROPERTY GENERALLY LOCATED AT 15200 ADDISON ROAD AND
OWNED BY BIDJAAN BOUTIQUE HOTELS, LTD., ET AL;
AUTHORIZING ITS CONDEMNATION AND/OR APPROPRIATION
FOR PUBLIC USE IN CONNECTION WITH THE REALIGNMENT AND
IMPROVEMENT OF ADDISON ROAD IN ADDISON, TEXAS; AND
PROVIDING AN EFFECTIVE DATE.

BE IT RESOLVED BY THE CITY COUNCIL OF THE TOWN OF ADDISON,
TEXAS:

SECTION 1. That for the purposes of this Resolution, the following definitions of terms
shall apply:

"PROPERTY™": The area described in Exhibit "A" and depicted on Exhibit "B"
attached hereto and made a part hereof for all purposes.

"PROPERTY INTERESTS": Easement in, over, under across and through the land
described in Exhibit "A" and depicted on Exhibit "B".

"PROJECT": Realignment and improvement of Addison Road, Addison, Texas.

"OFFER AMOUNT": Eight Thousand, Four Hundred Seventy Five and No/100 Dollars
($8,475.00).

"OWNERS": Bidjaan Boutique Hotels, Ltd.
Mayflower Hotels, LLC

Sadrudin Kassam, Individually and as Manager of Mayflower Hotels,
LLC

"LIENHOLDERS": Western Bank & Trust
Paula Anderson, Trustee
RDL 11, Ltd., dba RDL Supply

SECTION 2. That it is hereby determined that public convenience and necessity
requires that the Town of Addison should acquire the PROPERTY INTERESTS in, over, under,
across and through the PROPERTY necessary for the PROJECT.

SECTION 3. That the PROPERTY is hereby determined to be necessary for the
PROJECT. That for the purpose of acquiring the PROPERTY INTERESTS in, over, under,
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across and through the PROPERTY, the City Manager, or such employee as he may designate, is
hereby authorized and directed to offer the OFFER AMOUNT as payment for the PROPERTY
to be acquired and full damages allowable by law, which amount represents its fair cash market
value.

SECTION 4. That the Town of Addison determines to appropriate the PROPERTY
INTERESTS in, over, under, across and through the PROPERTY for the PROJECT under the
laws of the State of Texas and the provisions of the Charter of the Town of Addison.

SECTION 5. That, in the event the OWNERS accept the OFFER AMOUNT as .
authorized herein, the City Finance Director be and is hereby authorized to draw a check in favor
of the OWNERS named above, or the current owners of record, in the OFFER AMOUNT.

SECTION 6. That the City is to have possession of the PROPERTY on closing; and the
City will pay any title expenses and closing costs; and the City will pay court costs as may be
assessed by the Special Commissioners or the court.

SECTION 7. Should the employee designated to make the official offer report to the
City Attorney that the OWNERS have refused to accept the OFFER AMOUNT as compensation
for the hereinabove described taking from the OWNERS under the laws of eminent domain,
which amount the City Council deems to be the fair cash market value and all just compensation,
in compliance with the laws of the State of Texas, this will be evidence that the Town of
Addison cannot agree with the OWNERS as to the damages legally allowable by law. In such
‘case, the City Attorney is authorized and directed to file the necessary suit and take the necessary
action for the prompt acquisition of the PROPERTY in condemnation or in any manner provided
by law.

SECTION 8. That in the event the Special Commissioners in Condemnation appointed
by the court return an award that is the same amount or less than the OFFER AMOUNT, the City
Finance Director is hereby authorized to issue a check not to exceed the amount of the
Commissioners' award made payable to the County Clerk of Dallas County to be deposited into
the registry of the court to enable the City to take possession of the PROPERTY without further
action of the City Council.

SECTION 9. That in the event it is subsequently determined that additional persons
other than those named herein have an interest in the PROPERTY, then the City Attorney is
authorized and directed to join said parties as defendants in said condemnation suit.

SECTION 10. That this resolution shall take effect immediately from and after its
passage, as in the Charter in such cases is made and provided.

PASSED AND APPROVED this 28th day of January, 2003.

Mayor
Town of Addison, Texas
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ATTEST:

Carmen Moran, City Secretary

APPROVED AS TO FORM:

Ken C. Dippel, City Attorney
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1/29/02

TOWN OF ADDISON, TEXAS

FIELD NOTE DESCRIPTION
FOR
RAIL HOTELS CORPORATION
(PARKWAY EASEMENT)

BEING a tract out of a 1.5812 acre tract of land located in the G. W. Fisher Survey, Abstract No. 482, in
the Quorum Centre Addition, an addition to the Town of Addison, Texas, conveyed to Rail Hotels

Corporation by a deed now of record in Volume 99024, Page 01020 of the Deed Records of Dallas County,
Texas, said tract of land being more particularly described as follows:

BEGINNING at a point in south line of said 1.5812 acre tract and in the north line of a 1.3774 acre tract of
land conveyed to Outback Steakhouse of Florida, Inc. by a deed now of record in Volume 93046, Page
1218 of the Deed Records of Dallas County, Texas and said point being § 89943°00™ E, 20.00 feet from an

found “X” in concrete and being the northwest corner of the said Qutback Steakhouse tract and the
southeast corner of the said Rail Hotels tract;

THENCE, N 85943°00” W, along the north property line of the said Outback Steakhouse tract (1.3774 acre
tract) and the south property line of the said Rail Hotels tract (1.5812 acre tract ), a distance of 8.00 feetto a
point for a corner, said point being in the east line of tract of land 12 feet in width dedicated to the Town of
Addison for Addison Road and in the west property line of the said Rail Hotels tract (1.5812 acre tract );

THENCE, N00020*03” E, along the east line of the said Town of Addison right-of-way dedication and the
‘west line of the said Rail Hotels tract (1.5812 acre tract), adistance of 192.62 feet to a point for a comer,
said point being in the north line of the said Rail Hotels tract (1.5812 acre tract } and the south line of a tract
of land conveyed to Quorum Centre Limited Partnership as recorded in Volume 92038, Page 247 of the
Deed Records of Dallas County, Texas, said point also being S 53927°16” E, a distance of 88.93 feet to a
“X” found marking the west right-of-way line of Addison Road and the southeast corner of a tract of land

conveyed as Tract II to Oasis Car Wash, Inc. as recorded in Volume 97234, Page 6241 of the Deed Records
of Dallas County, Texas;

THENCE, S 89043°00” E, along the north line of the said Rail Hotels tract and the south line of the said
Quorum Centre Limited Partnership, a distance of 8.00 feet to a point for a corner;

THENCE, S 00920°03” W, being at all times parallel and at a perpendicular distance of 8 feet to the west
property line of the said Rail Hotel tract and the east line of the said Town of Addison right-of-way

dedication, a distance of 192.62 feet to the Point of Beginning, and containing 1,540.96 square feet (0.035
acres) of land. '
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SUMMARY OF SALIENT FACTS

A Parkway Easement Acquisition at 15200 Addison Road

Rail Hotels Corp. - Owner

Addison, Texas

Date of the Appraisal: . March 14, 2002

Value Estimated: . Market Value - Just Compensation -

Property Rights Appraised:

Fee Simple & Easement

Property Appraised: A *+1.5812 Acre tract improved with a 3 story hotel
facility, located at 15200 Addison Rd., Addison,
Texas. '
Property Zoned: C; Commercial
Highest & Best Use:
"As vacant™ To be developed in conformity with adjacent land

uses as demand warrants.

"As improved"™ To be maintained as a hotel facility.

Estimates of Fee Simple Value:
Whole Property -
Land Value (Sales Comparison):
Cost Approach:
Income Approach:
Sales Comparison Approach:
Whole Property: -

Part Taken:
Parkway easement

Remainder Before the Take:

Remainder After ;he Take:

Final Value Estimate: JUST COMPENSATION

'$ 757,647

b n/a
$3,902,182

- $3,917,000

$3,900,000

$ 8475

$3,891,525

$3,900,000

$ 8475

i
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1/29/02
TOWN OF ADDISON, TEXAS

FIELD NOTE DESCRIPTION
FOR
RAIL HOTELS CORPORATION
(PARKWAY EASEMENT)

BEING a tract out of a 1.5812 acre tract of land located in the G. W. Fisher Survey, Abstract No. 482, in
the Quorum Centre Addition, an addition to the Town of Addison, Texas, conveyed to Rail Hotels
Corporation by a deed now of record in Volume 99024, Page 01020 of the Deed Records of Dallas County,
Texas, said tract of land being more particularly described as follows:

BEGINNING at a point in south line of said 1.5812 acre tract and in the north line of a 1.3774 acre tract of
land conveyed to Outback Steakhouse of Florida, Inc. by a deed now of record in Volume 93046, Page
1218 of the Deed Records of Dallas County, Texas and said point being S 89043°00” E, 20.00 feet from an
found “X” in concrete and being the northwest corner of the said Qutback Steakhouse tract and the
southeast corner of the said Rail Hotels tract;

THENCE, N 89043°00” W, along the north property line of the said Qutback Steakhouse tract (1.3774 acre
tract) and the south property line of the said Rail Hotels tract (1.5812 acre tract ), a distance of 8.00 feet to a
point for a corner, said point being in the east line of tract of land 12 feet in width dedicated to the Town of
Addison for Addison Road and in the west property line of the said Rail Hotels tract (1.5812 acre tract );

THENCE, N00°20°’03” E, along the east line of the said Town of Addison right-of-way dedication and the
west line of the said Rail Hotels tract (1.5812 acre tract), a distance of 192.62 feet to a point for a corner,
said point being in the north line of the said Rail Hotels tract (1.5812 acre tract ) and the south line of a tract
of land conveyed to Quorum Centre Limited Partnership as recorded in Volume 92038, Page 247 of the
Deed Records of Dallas County, Texas, said point also being S 53027°16” E, a distance of 88.93 feet to a
“X” found marking the west right-of-way line of Addison Road and the southeast corner of a tract of land
conveyed as Tract II to Oasis Car Wash, Inc. as recorded in Volume 97234, Page 6241 of the Deed Records
of Dallas County, Texas;

THENCE, S 89943°00” E, along the north line of the said Rail Hotels tract and the south line of the said
Quorum Centre Limited Partnership, a distance of 8.00 feet to a point for a corner;

THENCE, S 00020°03” W, being at all times parallel and at a perpendicular distance of 8 feet to the west
property line of the said Rail Hotel tract and the east line of the said Town of Addison right-of-way

dedication, a distance of 192.62 feet to the Point of Beginning, and containing 1,540.96 square feet (0.035
acres) of land.
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SUl\[MARY:

This item is to request Council consideration of a resolution determining the necessity of
acquiring real property owned by Rail Hotels Corporation and authorizing its

condemnation and/or appropriation for public use in connection with the widening of
Addison Road.

FINANCIAL IMPACT:

Budgeted Amount: N/A

Appraised Value: $8,475.00

Source of Funds: $2,500,000 was funded from General Obligation Bonds.
An additional $1,300,000 was programmed from DART
LAP/CMS funds.

BACKGROUND:

The easement acquisition process is currently underway on the proposed Addison Road
Widening, Phase I project. Approximately 0.035 acre of Parkway Easement adjacent to
the right-of-way of Addison Road (see attached parcel map) is required for the purpose of
relocating utilities and constructing landscaping, irrigation and sidewalk improvements.
This parce! is a portion of the Quorum Centre Addition, and is owned by Rail Hotels
Corporation. Mainstay Suites is currently located on the property.

The property owner previously received a copy of the appraisal from the Town, as
prepared by the firm of Hipes & Associates, with a fotal compensation value of $8,475.00
(see attached Summary of Salient Facts) for the parkway easement. The Town and
property owner were unsuccessful in completing final negotiations due to the existence of
several liens on the property. The lienholders did not agree to sign respective releases on
the property, whereby, the Town could close on the easement acquisition with the owner.
As a result, the Town is forced to initiate imminent domain proceeding against the
property.

RECOMMENDATION:

It is recommended that Council approve a resolution determining the necessity of
acquiring real property owned by Rail Hotels Corporation, and authorize its

condemnation and/or appropriation for public use in connection with the realignment and
widening of Addison Road.



TOWN OF ADDISON, TEXAS
RESOLUTION NO. R

A RESOLUTION OF THE CITY COUNCIL OF THE TOWN OF
ADDISON, TEXAS DETERMINING THE NECESSITY OF ACQUIRING
THE HEREINAFTER DESCRIBED REAL PROPERTY OWNED BY
RAI. HOTELS CORPORATION AND AUTHORIZING ITS
CONDEMNATION AND/OR APPROPRIATION FOR PUBLIC USE IN

CONNECTION WITH THE REALIGNMENT AND EXTENSION OF
ADDISON ROAD IN ADDISON, TEXAS.

BE IT RESOLVED BY THE CITY COUNCIL OF THE TOWN OF ADDISON,
TEXAS:

SECTION 1. That for the purposes of this Resolution, the following definitions of terms
shall apply:

"PROPERTY™: The area described in Exhibit "A" and depicted on Exhibit "B*
attached hereto and made a part hereof for all purposes.

"PROPERTY INTERESTS": Parkway easement in, over, and across the land described
in Exhibit A" and depicted on Exhibit "B".

"PROJECT": Realignment and extension of Addison Road, Addison, Texas.

"OFFER AMOUNT": Eight Thousand, Four Hundred Seventy Five and No/100 Dollars
($8,475.00).

"OWNERS": Rail Hotels Corporation

"LIENHOLDERS": Commonwealth Land Title Insurance Company
Vincent L. Dulweber, Trustee
Commerce Loan CO ADQO Bank of Commerce A CA
Banking Corporation '
GMAC Commercial Mortgage Corporation
RDL Ii, 1td., dba RDL Supply
Goodman Factors, Inc.

SECTION 2. That it is hereby determined that public convenience and necessity

requires that the Town of Addison should acquire the PROPERTY INTERESTS in, over, and
across the PROPERTY necessary for the PROJECT.

SECTION 3. That the PROPERTY is hereby determined to be necessary for the
PROJECT. That for the purpose of acquiring the PROPERTY INTERESTS in, over, and across

RESOLUTION NO. R -PAGE 1
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the PROPERTY, the City Manager, or such employee as he may designate, is hereby authorized
and directed to offer the OFFER AMOUNT as payment for the PROPERTY to be acquired and
full damages allowable by law, which amount represents its fair cash market value.

SECTION 4. That the Town of Addison determines to appropriate the PROPERTY
INTERESTS in, over, and across the PROPERTY for the PROJECT under the laws of the State
of Texas and the provisions of the Charter of the Town of Addison.

SECTION 5, That, in the event the OWNERS accept the OFFER AMOUNT as
authorized herein, the City Finance Director be and is hereby authorized to draw a check in favor
of the OWNERS named above, or the current owners of record, in the OFFER. AMQUNT.

SECTION 6. That the City is to have possession of the PROPERTY on closing; and the

City will pay any title expenses and closing costs; and the City will pay court costs as may be
assessed by the Special Commissioners or the cout.

SECTION 7. Should the employee designated to make the official offer report to the
City Attorney that the OWNERS have refused to accept the OFFER AMOUNT as compensation
for the hereinabove described taking from the OWNERS under the laws of eminent domain,
which amount the City Council deems to be the fair cash market value and all just compensation,
in compliance with the laws of the State of Texas, this will be evidence that the Town of .
Addison cannot agree with the OWNERS as to the damages legally allowable by law. In such
case, the City Attorney is authorized and directed to file the necessary suit and take the necessary

action for the prompt acquisition of the PROPERTY in condemnation or in any manner provided
by law.

SECTION 8. That in the event the Special Commissioners in Condemnation appointed
by the court return an award that is the same amount or less than the OFFER AMOUNT, the City
Finance Director is hereby authorized to issue a check not to exceed the amount of the
Commissioners' award made payable to the County Clerk of Dallas County to be deposited into

the registry of the court to enable the City to take possession of the PROPERTY without further
action of the City Council.

SECTION 9. That in the event it is subsequently determined that additional persons
other than those named herein have an interest in the PROPERTY, then the City Attorney is
authorized and directed to join said parties as defendants in said condemnation suit.

SECTION 10. That this resolution shall take effect immediately from and after its
passage, as in the Charter in such cases is made and provided.

PASSED AND APPROVED this day of , 2002.

Mayor
‘Town of Addison, Texas

RESCOLUTION NG. E. -PAGE 2
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ATTEST:

Carmen Moran, City Secretary

APPROVED AS TO FORM:

Ken C. Dippel, City Attorney

RESOLUTION NO. R, -PAGE 3
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SUMMARY OF SALIENT FACTS

A Parkway Easement Acquisition at 15200 Addison Road
Rail Hotels Corp. - Owner .
Addison, Texas

Date of the Appraisal: March 14, 2002
Value Estimated: _ Market Value - Just Compensation
Property Rights Appraised: Fee Simple & Easement
Property Appraised: A *1.5812 Acre tract improved with a 3 story hotel
facility, located at 15200 Addison Rd., Addison,
Texas. '
Property Zoned: C; Commercial
Highest & Best Use:
"As vacant™ , To be developed in conformity with adjacent land
uses as demand warrants.
"As improved": To be maintained as a hotel facility.

Estimates of Fee Simple Value:

Whole Property

Land Value (Sales Comparison): - § 757,647

Cost Approach: } 1A

Income Approach: $3,902,182

Sales Comparison Approach: - $3,917,000

Whole Property: . $3,900,000

Part Taken:

Parkway easement $ 8475

Remainder Before the Take: _ $3,891,525

Remainder After the Take: $3,900,000
Final Value Estimate: JUST COMPENSATION $ 8475



DATE SUBMITTED: Ociober 14, 2002
FOR COUNCIL MEETING: October 22, 2002

Council Agenda Item:
SUMMARY:

This item is to request Council consideration of a resolution determining the necessity of
acquiring real property owned by Rail Hotels Corporation and authorizing its
condemnation and/or appropriation for public use in connection with the widening of
Addison Road.

FINANCIAL IMPACT:

Budgeted Amount: N/A

Appraised Value: $8,475.00

Source of Funds: $2,500,000 was funded from General Obligation Bonds.
An additional $1,300,000 was programmed from DART
LAP/CMS funds.

BACKGROUND:

The easement acquisition process is currently underway on the proposed Addison Road
Widening, Phase I project. Approximately 0.035 acre of Parkway Easement adjacent to
the right-of-way of Addison Road (see attached parcel map) is required for the purpose of
relocating utilities and constructing landscaping, trrigation and sidewalk improvements.
This parcel is a portion of the Quorum Centre Addition, and is owned by Rail Hotels
Corporation. Mainstay Suites is currently located on the property.

The property owner previously received a copy of the appraisal from the Town, as
prepared by the firm of Hipes & Associates, with a total compensation value of $8,475.00
(see attached Summary of Salient Facts) for the parkway easement. The Town and
property owner were unsuccessful in completing final negotiations due to the existence of
several liens on the property. The lienholders did not agree to sign respective releases on
the property, whereby, the Town could close on the easement acquisition with the owner.
As a result, the Town is forced to initiate imminent domain proceeding againsi the
property.

RECOMMENDATION:

It is recommended that Council approve a resolution determining the necessity of
acquiring real property owned by Rail Hotels Corporation, and authorize its
condemnation and/or appropriation for public use in connection with the realignment and
widening of Addison Road.



TOWN OF ADDISON, TEXAS
RESOLUTION NO. R

A RESOLUTION OF THE CITY COUNCIL OF THE TOWN OF
ADDISON, TEXAS DETERMINING THE NECESSITY OF ACQUIRING
THE HEREINAFTER DESCRIBED REAL PROPERTY OWNED BY
RAII, HOTELS CORPORATION AND AUTHORIZING ITS
CONDEMNATION AND/OR APPROPRIATION FOR PUBLIC USE IN
CONNECTION WITH THE REALIGNMENT AND EXTENSION OF
ADDISON ROAD IN ADDISON, TEXAS,

BE IT RESOLVED BY THE CITY COUNCIL OF THE TOWN OF ADDISON,
TEXAS:

SECTION 1. That for the purposes of this Resolution, the following definitions of terms
shall apply:

"PROPERTY™": The area described in Exhibit "A" and depicted on Exhibit "B"
attached hereto and made a part hereof for all purposes.

"PROPERTY INTERESTS": Parkway easement in, over, and across the land described
in Exhibit "A" and depicted on Exhibit "B".

"PROJECT": Realignment and extension of Addison Road, Addison, Texas.

"OFFER AMOUNT": Eight Thousand, Four Hundred Seventy Five and No/100 Dollars
($8,475.00).

"OWNERS": Rail Hotels Corporation

"LIENHOLDERS": Commonwealth Land Title Insurance Company
Vincent L. Dulweber, Trustee
Commerce Loan CO ADO Bank of Commerce A CA
Banking Corporation
GMAC Commercial Mortgage Corporation
RDL 11, 1.td., dba RDL Supply
Goodman Factors, Inc.

SECTION 2. That it is hereby determined that public convenience and necessity
requires that the Town of Addison should acquire the PROPERTY INTERESTS in, over, and
across the PROPERTY necessary for the PROJECT.

SECTION 3. That the PROPERTY is hereby determined to be necessary for the
PROJECT. That for the purpose of acquiring the PROPERTY INTERESTS in, over, and across

RESOLUTION NO. R, -PAGE i
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the PROPERTY, the City Manager, or such employee as he may designate, is hereby authorized
and directed to offer the OFFER AMOUNT as payment for the PROPERTY to be acquired and
full damages allowable by law, which amount represents its fair cash market value.

SECTION 4. That the Town of Addison determines to appropriate the PROPERTY
INTERESTS in, over, and across the PROPERTY for the PROJECT under the laws of the State
of Texas and the provisions of the Charter of the Town of Addison.

SECTION 5. That, in the event the OWNERS accept the OFFER AMOUNT as
authorized herein, the City Finance Director be and is hereby authorized to draw a check in favor
of the OWNERS named above, or the current owners of record, in the OFFER AMOUNT.

SECTION 6. That the City is to have possession of the PROPERTY on closing; and the
City will pay any title expenses and closing costs; and the City will pay court costs as may be
assessed by the Special Commissioners or the court.

SECTION 7. Should the employee designated to make the official offer report to the
City Attorney that the OWNERS have refused to accept the OFFER AMOUNT as compensation
for the hereinabove described taking from the OWNERS under the laws of eminent domain,
which amount the City Council deems to be the fair cash market value and all just compensation,
in compliance with the laws of the State of Texas, this will be evidence that the Town of -
Addison cannot agree with the OWNERS as to the damages legally allowable by law. In such
case, the City Attorney is authorized and directed to file the necessary suit and take the necessary
action for the prompt acquisition of the PROPERTY in condemnation or in any manner provided
by law.

SECTION 8. That in the event the Special Commissioners in Condemnation appointed
by the court return an award that is the same amount or less than the OFFER AMOUNT, the City
Finance Director is hereby authorized to issue a check not to exceed the amount of the
Commissioners' award made payable to the County Clerk of Dallas County to be deposited into
the registry of the court to enable the City to take possession of the PROPERTY without further
action of the City Council.

SECTION 9. That in the event it is subsequently determined that additional persons
other than those named herein have an interest in the PROPERTY, then the City Attorney is
authorized and directed to join said parties as defendants in said condemnation suit.

SECTION 10. That this resclution shall take effect immediately from and after its
passage, as in the Charter in such cases is made and provided.

PASSED AND APPROVED this day of , 2002.

Mayor
Town of Addison, Texas

RESOLUTION NO. R -PAGE 2
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ATTEST:

Carmen Moran, City Secretary

APPROVED AS TO FORM:

Ken C. Dippel, City Attorney

RESOLUTION NO.R -PAGE3
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SUMMARY OF SALIENT FACTS

A Parkway Easement Acquisition at 15200 Addison Road
Rail Hotels Corp. - Owner .

Date of the Appraisal:
Value Estimated:
Property Rights Appraised:

Property Appraised:

Property Zoned:

Highest & Best Use:
"As vacant™

"As improved":

Estimates of Fee Simple Value:

Whole Property
Land Value (Sales Comparison):

Cost Approach:

Income Approach:

Sales Comparison Approach:
Whole Property:

Part Taken:
Parkway easement

Remainder Before the Take:

Remainder After the Take:

Addison, Texas

March 14, 2002

Market Value - Just Compensation

Fee Simple & Easement

A *+1.5812 Acre tract improved with a 3 story hotel
facility, located at 15200 Addison Rd., Addison,
Texas.

C; Commercial

To be developed in conformity with adjacent land

uses as demand warrants.
To be maintained as a hotel facility.

- § 757,647
$ nfa
$3,902,182
$3,917,000
$3,900,000

§ 8475
$3,891,525

$3,900,000

Final Value Estimate: JUST COMPENSATION $ 8475
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DATE SUBMITTED: October 14, 2002
FOR COUNCIL MEETING: October 22, 2002

Council Agenda Item:
SUMMARY:
This item is fo request Council consideration of a resolution determining the necessity of
acquiring real property owned by Rail Hotels Corporation and authorizing its

condemnation and/or appropriation for public use in connection with the widening of
Addison Road.

FINANCIAL IMPACT:

Budgeted Amount: N/A

Appraised Value: $8,475.00

Source of Funds: $2,500,000 was funded from General Obligation Bonds.
An additional $1,300,000 was programmed from DART
LAP/CMS funds.

BACKGROUND:

The easement acquisition process is currently underway on the proposed Addison Road
Widening, Phase I project. Approximately 0.035 acre of Parkway Easement adjacent to
the right-of-way of Addison Road (see attached parcel map) is required for the purpose of
relocating utilities and constructing landscaping, irrigation and sidewalk improvements.
This parcel is a portion of the Quorum Centre Addition, and is owned by Rail Hotels
Corporation. Mainstay Suites is currently located on the property.

The property owner previously received a copy of the appraisal from the Town, as
prepared by the firm of Hipes & Associates, with a total compensation value of $8,475.00
(see attached Summary of Salient Facts) for the parkway easement. The Town and
property owner were unsuccessful in completing final negotiations due to the existence of
several liens on the property. The lienholders did not agree to sign respective releases on
the property, whereby, the Town could close on the easement acquisition with the owner.
As a result, the Town is forced to initiate imminent domain proceeding against the

property.
RECOMMENDATION:

It is recommended that Council approve a resolution determining the necessity of
acquiring real property owned by Rail Hotels Corporation, and authorize its
condemnation and/or appropriation for public use in connection with the realignment and
widening of Addison Road.



AN APPRAISAL REPORT OF

THE RAIL HOTELS CORPORATION PROPERTY
A PARKWAY EASEMENT ACQUISITION
LOCATED AT
15200 ADDISON ROAD
TOWN OF ADDISON, DALLAS COUNTY, TEXAS

PREPARED FOR

TOWN OF ADDISON
C/O MR. MICHAEL. MURPHY, P.E.
DIRECTOR OF PUBLIC WORKS
P.O. BOX 9010
ADDISON, TEXAS 75001-9010

DATE OF APPRAISAL

MARCH 14, 2002

PREPARED BY

HIPES & ASSOCIATES
7557 RAMBLER ROAD
SUITE 260, LB 25
DALLAS, TEXAS 75231



HIPES & ASSOCIATES

REAL ESTATE
APPRAISERS/CONSULTANTS
OFFICE ADDRESS; MAILING ADDRESS:
7557 RAMBLER RD #260 P.O. BOX 600142
LOCK BOX 25 DALILAS, TEXAS 75360
DALLAS, TEXAS 75231 214-739-5941

March 14, 2002

Mr. Michael Murphy, P.E.
Director of Public Works
Town of Addison

P.O. Box 9010

Addison, Texas 75001-9010

Re:  The Rail Hotel Corporation Property
Addison Road Parkway Easement

Dear Mr. Murphy:

I have inspected and made an appraisal of the above referenced property. Conditions pertinent to
or indicative of the value of the property were researched and investigated.

This report sets forth my findings and conclusions and any material matters within the market place
that may have an impact on the value of the subject, the proposed acquisition, and any remainders
both before and after the proposed acquisition. Factual data pertaining to the subject is exhibited
along with any market data felt significant in the analysis and opinion of value.

Certificate of Appraiser
I hereby certify:
That it is my opinion the total compensation for the acquisition of the herein described property

is $8,475.00  as of March 14, 2002 based upon my independent appraisal and the exercise of my
professional judgement;

That on March 14, 2002, and various other dates, I personally inspected in the field the property
herein appraised; that I afforded Mr. "AJ" Multani, the property owner or his representative, the
opportunity to accompany me at the time of inspection;

The comparable sales relied upon in making said appraisal were as represented by the photographs
contained in the appraisal and were inspected on March 14, 2002, and various other dates;

That to the best of my knowledge and belief the statements contained in the appraisal hereinabove
set forth are true, and the information upon which the opinions expressed therein are based is
correct, subject to the limiting conditions therein set forth;



That I understand that such appraisal is to be used in connection with the acquisition of land area
for a public project by the Town of Addison, Texas, and that such appraisal has been made in
conformity with the appropriate State laws, regulations, and policies and procedures applicable to
appraisal 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 noncompensable 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 physical deterioration within the reasonable control of the owner, has been disregarded in
determining the compensation for the property;

That neither my employment nor my compensation for making this appraisal and report are in any
way contingent upon the values reported herein;

That I have no direct or indirect present or contemplated future interest in such property or in any
benefit from the acquisition of such property appraised; and that should I or any employee in my
service acquire any interest in or to the property appraised prior to the acquisition of the parcel by
the Town of Addison, I will immediately notify the Town of such interest or interests;

That I have not revealed and will not reveal the findings and results of such appraisal te anyone
other than the proper officials of the Town, until authorized by Town officials to do so, or until I
am required to do so by due process of law, or until I am released from this obligation by having
publicly testified as to such findings.

Respectfully submitted,

Mark A. Hipes Date
Texas Certification No. TX-1321416-G

Note: 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 presents only summary discussions of the data, reasoning,
and analysis that were used in the appraisal process to develop the appraiser’s opinion of value.
Supporting documentation concerning the data, reasoning, and analysis is retained in the appraiser’s
file. The depth of discussion contained in this report is specific to the needs of the client and for the
intended use stated below. The appraiser is not responsible for unauthorized use of this report.
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SUMMARY OF SALIENT FACTS

A Parkway Easement Acquisition at 15200 Addison Road
Rail Hotels Corp. - Owner
Addison, Texas

Date of the Appraisal: March 14, 2002
Value Estimated: _ Market Value - Just Compensation
Property Rights Appraised: Fee Simple & Easement
Property Appraised: A *1.5812 Acre tract improved with a 3 story hotel
facility, located at 15200 Addison Rd., Addison,
Texas.
Property Zoned: C; Commercial
Highest & Best Use:
"As vacant": To be developed in conformity with adjacent land
uses as demand warrants.
"As improved™: To be maintained as a hotel facility.

Estimates of Fee Simple Value:
Whole Property

Land Value (Sales Comparison): $ 757,647
Cost Approach: $ n/a
Income Approach: $3,902,182
Sales Comparison Approach: $3,917,000
Whole Property: . $3,900,000
Part Taken:
Parkway easement $ 8475
Remainder Before the Take: . $3,891,525
Remainder After the Take: $3,900,000

Final Value Estimate: JUST COMPENSATION $ 8475
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Purpose of the Appraisal

The purpose of this zppraisal is to estimate the market value of the proposed parkway easement
of the real property rights to be acquired, encumbered by any easement not to be extinguished, less
oil, gas and sulphur. If the acquisition is of less than the entire property, any special benefits and
damages to the remainder property must be included in accordance with the laws of Texas. This
appraisal is rendered in order to assist Addison in estimating the value of property to be acquired.

Definition of Market Value

Market Value may be 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 either is or in all reasonable probability will become available
within the reasonable future.”

Definition of Easement

An easement is a nonpossessing interest held by one person in the land of another person whereby
the first person is accorded partial use of such land for a specific purpose. An easement restricts
but does not abridge the rights of the fee owner to the use and enjoyment of the easement holder’s
rights.

Scope of the Appraisal

The scope of this report includes the research, data acquisition and analysis as described in the
appraisal process description of this report. In gathering comparable sales data our sources include
direct interview with grantor and/or grantee, commercial sales reporting services, other appraisers
and real estate practitioners, published data and information in our files. Comparable rent
information is generally derived from direct interview with property managers and leasing agents.
On comparable rent and sale information the source is generally indicated on the respective
comparable’s page. Information on property operating expenses can be derived from a number of
sources including actual amounts provided to us for the subject property, file information, direct
interview with property managers and owners and published industry averages. Replacement
construction costs amounts are generally derived from the national cost reporting services prepared
by Marshall and Swift and, where available, actual construction costs are utilized. On some
comparable sales data an attempt is made to confirm third party information with either the grantor
or grantee if there is concern about the data’s reliability.



Property Rights Appraised

The property rights appraised are those of the Fee Simple and Easements estate. Fee simple estate
is defined as "Absolute ownership unencumbered by any interest or estate; subject only to the
limitations of eminent domain, escheat, police power, and taxation"; and easement as "a
nonpossessing interest held by one person in the land of another person for a specific purpose.
(The Dictionary of Real Estate Appraisal, Second Edition, American Institute of Real Estate

Appraisers, 1984, p. 123.)

Effective Date of Valuation

The effective date of valuation is March 14, 2002. The inspection date of the subject was March
12, 2002, and various other dates. The date of this report is March 14, 2002.

Identification of the Subject Property

The property being appraised is a £1.5812 Acre tract of land improved with a three story Hotel
building, located adjacent to the southeast corner of Arapaho Road and Addison Road, in the Town
of Addison, Dallas County, Texas. This is an area principally developed with commercial, industrial,
and airport service uses. The local address is 15200 Addison Road, Addison, Texas 75001.

The parkway easement acquisition of the subject property is comprised of a strip taking along the
west side of the subject containing +1,541 SF adjacent to the existing Addison Road right-of-way.
The survey provided to the appraiser representing the proposed acquisition is included in the
Addendum to this report.

Briefly, the legal description for the subject property/part taken is described as; being a part of the
Mainstay Suites of Addison Addition, and a part of the G. W. Fisher Survey, Abstract Number 482,
Town of Addison, Dallas County, Texas, containing a total of +1.5812 Acres of land area. The
subject is also listed as Block A, Lot 1, Mainstay Suites of Addison Addition, Addison, Texas.

A metes and bounds legal description of the proposed parkway easement acquisition has been
provided to the appraiser and is included in the addendum of the report.

History of the Subject Property

No property ownership information was provided to the appraiser for this appraisal assignment.
However, public information indicates that the current owner acquired the subject site on, or about,
February 5, 1999, and recorded in V99024, P1020 of the Dallas County Deed Records. The
Mainstay Suites hotel was constructed by the current owners subsequent to the site acquisition. No
previous ownership history is known.



Ad Valorem Tax Information

The DCAD Acct. # for the subject is 100049100A0010000. The DCAD appraised value for the
subject is $3,273,820; land value @ $688,760 and improvement value @ $2,585,060 for the year
2001.

Estimated Marketing/Exposure Time

The USPAP requires that the appraiser address the estimated reasonable exposure time of the
property at the value estimate., This is defined as the time prior to and ending with the effective
date of the appraisal estimated to be required to market the property at the final value estimate.
Conversations with industrial and office brokers in preparing this report indicate that a reasonable
exposure time for the subject property of nine to twelve months is supported by historic market
conditions. :

The subject property is currently for sale according to the property owner. The asking price is
reported to be $5,100,000. The current status of any sales contracts is not known.



CITY DATA

The Town of Addison is located in the northern portion of Dallas County, approximately 12 miles
north of the Dallas Central Business District. The City is bounded by Dallas on the north and east
sides, Dallas and Farmers Branch to the south and the City of Carrollton on the west. The City is
a suburb of Dallas and is a part of the Dallas Metropolitan area.

Addison has participated in the growth of the metropolitan area as shown by the following figures:

Census Year Population Increase
1970 593 N/A
1980 5,553 +835%
1990 8,783 + 58%
1998 (est.) 11,722 + 33%

The Town of Addison is primarily commercial in nature. Light industrial and flex warehouse space
has developed in the areas east, north, and west of the Addison Airport. The Dallas North Tollroad
corridor sparked heavy hotel and multi-story office building development during the 1980’s. This
extends from the west side of the freeway to the railroad tracks at Inwood road. The corridor along
Midway Road from the Farmers Branch boundary continued the light industrial, office/flex
development of the Midway Industrial Park that extends southward to LBJ Freeway. The corridor
along Belt Line Road through the City has seen extensive development with restaurants, hotels, and
retail facilities. As a result, residential housing is a minor factor in the property base of the Town
of Addison. This has helped to keep taxes low, but has afforded the Town a very healthy tax
income due to the high valuations of the commercial properties. This is displayed in the quality and
quantity of public facilities and services provided.

Primary north/south access through Addison is via the Dallas North Tollway, Addison road and
Midway Road. Belt Line Road and Trinity Mills Road are primary east/west thoroughfares. The
major development within the city is the Addison Airport, a major corporate and private air facility,
which occupies a large portion of the City’s land area. due t Addison’s accessibility and location in
the path of the City of Dallas northern growth, substantial hotel, commercial, retail, office and light
industrial development has occurred. This is generally all of good quality and relatively recent
construction. The character of the City is primarily commercial with small concentrations of muiti-
family housing and upper-middle income single-family in its central and southwestern portions, and
high-end single family housing found in the extreme eastern portion.

Addison has a Council/Manager type government. It provides police and fire protection to it’s
citizens. Utilities are provided by Lone Star Gas Company, TU Electric Company, and
Southwestern Bell Telephone Company. It gets it’s water from the City of Dallas and sewer
services from the Trinity River Authority and the City of Dallas. Utilities appear to be adequate
to service projected growth. Addison is in the Dallas and Carrollton/Farmers Branch Independent
School districts. There are no school buildings located within Addison’s city limits. There are a
number of major shopping facilities in or near Addison, including the Galleria Mall and Northpark
Mall. Additional large, modern retail areas are in close proximity. The renowned retailer,
Nordstrom’s has a store in the Galleria shopping center just south of Addison at LBJ and the
Tollroad and a new major retail center has been constructed on a tract north of that. Other
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significant large retail facilities are a free-standing Home Depot Expo Design Center and Mikasa
Home Store.

Due to the number of office and light industrial buildings in the area, there is a large and diversified
community of employers. Two of the largest are the Dallas Marriott Quorum and Intercontinental
hotels. Addison is well known as an entertainment and restaurant area with over 100 restaurants
operating the in Town.

The new "urban hub" consisting of a 70 acre development at Addison Circle, located north of Belt
Line Road and bounded by Airport Parkway, Addison road, the Toll road and Arapaho Road is
currently under development. The main thrust is the increase of residential housing, an arts center,
and parks and public use areas. When completed, it is projected to increase the population by 50%
- 60%. The City feels that this will prevent Addison from losing businesses to northern suburbs and
insure long-term, quality growth. This should enhance overall values in the area in our opinion.

After a period of speculative real estate investment activity in the early and mid 1980’s, Addison and
adjoining areas were among those hardest hit by the real estate recession of the last half of that
decade. That situation has now turned around dramatically. Due to its highly desirable location,
a resumption of market strength is currently found. M/PF market research has consistently reported
strong increases in office construction over the previous several years. In addition, Hines Interests
plan 250,000 Sf of new office at the Galleria in the Dallas City limits, and Centre Development
plans a 410,000 SF office structure at Dallas Parkway and Spring Valley in Farmers Branch just
south of Addison. For multi-family construction, M/PF research also shows strong growth and
absorption. The overall prospects for the City’s future is considered to be good, in our opinion.



NEIGHBORHOOD ANALYSIS AND TRENDS

The subject neighborhood is described as being that area generally bounded by Belt Line Road on
the south, Midway Road on the west, Westgrove to the north and Quorum Drive to the east. This
area is in the north-central portion of the Town of Addison which is a northern suburb of the City
of Dallas situated approximately 12 miles north of that municipality’s central business district.

The predominant feature and major land use within the subject neighborhood is the Addison
Airport which is due north of the subject property. This is a major fixed-base corporate and private
airport facility for northern Dallas County. Improvements at the airport include a 7,200’ lighted
runway, control towers, ILS Approach System, and two 24-hour fixed base operators providing fuel
and other aircraft related services. It houses corporate aircraft for a number of businesses within
the area. Much of the improvement west of Addison Road is light industrial and airport related
type construction. Major facilities for the City of Addison occur at the west corners formed by the
intersection of Airport Parkway and Addison Road. The northwest corner of those two streets
houses the City of Addison’s police and court facilities while the southwest corner is the site for the
City of Addison’s central fire station. The majority of the rest of the development south of Airport
Parkway, extending along Lindberg and on the west side of the airport, is light industrial or
commercial in nature.

Addison Road is a major north/south connector within this portion of Addison and North Dallas.
In addition to commeicial buildings found here, there was fairly extensive low and mid-rise garden
office development during the construction boom of the early and mid 1980’s. Examples of this type
of construction are found on the west side of that thoroughfare both south and north of the Keller
Springs intersection with similar development in the northeast quadrant of Keller Springs and
Addison Road. Additional construction of this type is found along the south side of Westgrove west
of Addison Road. North of Westgrove on this side of Addison Road is found more office
warehouse/foffice showroom type development. There are still some fairly sizable tracts of
undeveloped land, primarily on the east side of Addison Road in this area. The development in the
northern part of the northeastern part of the neighborhood has been high quality, single-story office
showroom and hi-tech type construction. There is still a significant amount of developable land in
this area.

The Town of Addison and adjacent areas north of Belt Line have enjoyed new development and
generally increasing land prices since the mid-1990’s. Of particular interest is the developing
apartment, hotel, retail, and commercial activity surrounding the Addison Circle portion of the
subject neighborhood. The attractiveness of relatively close in North Dallas locations should ensure
strong demand for existing properties and vacant development land within the subject neighborhood
as the real estate economy continues to improve. As these events occur, the subject neighborhood
development prospers. Current market evidence suggests a healthy real estate market.



SUBJECT PROPERTY

Site Data

The subject tract is near rectangular in shape based on information provided in a site plan. Plats
indicate approximately +192’ of boundary with the east right-of-way line of Addison Road. A
portion of the site extends behind the adjacent property to the north (the corner of Addison Road
and Arapaho Road), providing direct access to the east bound lanes of Arapaho Road. Total land
area is +68,877 SF, or 1.5812 acres, as shown on the survey provided by the Town of Addison.
Addison Road is a four-lane undivided street, with a center turn lane. The improved portion of
Arapaho Road terminates to the west of the subject property. At the subject it is a concrete
divided multi-lane road. The subject appears to be at grade with Addison Road/Arapaho Road.

Physical Characteristics
The subject site is basically level with no major drainage problems noted. Site grading appears to

such to carry surface water from the entire site to the north and west and the drainage in Addison
Road. This is generally effective except in very heavy rainfalls. Apparently off-site drainage
capacity is sufficient. The subject property is not located in a HUD designated flood plain area
according to Town of Addison, Texas Community Panel No. 481089 0005 A, effective July 16, 1980.
Access in and out of the site is accomplished from existing frontage along Addison Road adjacent
to the west, via a shared drive with the office to the north of the subject and a drive along the south
side of the subject improvements. Additional access into the subject site is by way of a driveway
approach from east-bound Arapaho along the north side extension of the subject site.

Size/Shape

The subject property contains =1.5812 Acres, or +68,877 SF in a rectangular configuration with
an extension to Arapaho Road. The site is of sufficient size and shape to support independent
economic development, if it were vacant and available for development.

Zoning: The subject property is zoned "C", commercial district, under the Town of Addison’s
ordinances. This is a fairly broad classification providing for a wide variety of commercial usages.
All uses allowable in the Local Retail district are also allowable in the "C" zoning, plus additional
uses such as hotel/motel, wholesale house, machine shop, auto repair, etc.; i.e., a slightly wider range
of uses. A 25 setback is required from street frontages (i.e., property boundary with right-of-way),
including a 20’ landscaped buffer.

Utilities

Sanitary sewer and water connections are provided through the Town of Addison. It is presumed
that the present utilities directly available to the site are of sufficient capacity to support commercial
development. Telephone service, electricity and natural gas are available and in adequate supply
by private companies serving the subject’s general area. The current design of access is considered
sufficient to support commercial development. Given the abundance of adjoining street right-of-
way, direct access to the subject site is considered both reasonable and probable.

Easements and Restrictions

As set forth in the Assumptions and Limiting Conditions of this report, there was not available to
the appraiser in the preparation of this appraisal a current title policy. It is assumed from a review
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of plats and public information that there are no, other than standard utility easements, casements
affecting the subject property which are not shown on the site plans/plats, and further, that there
are no private deed restrictions that would hinder its current use or future development. It is
suggested that these assumptions be verified by competent parties. Typical utility easements are
presumed to service the site.

Site Improvements
The subject property is improved with a three story masonry hotel building with adjacent paved

surface parking lots, an in-ground pool, and landscaping.

An exterior measure of the buildings’ ground floor perimeter indicates a gross interior building area
of +42,108 SF. This hotel has 70 units available. The main building also provides a conference
room, a breakfast room area, and a small exercise room. This building was constructed in £1999
and is approximately 3 years old. One elevator serves the three floors of the building. A small
outdoor swimming pool and whirl-pool are located within an enclosed courtyard adjacent to the
breakfast room area of the ground floor.

Surface parkiﬁg spaces are provided on the north, east, and south sides of the site. The parking
areas provide security lighting.

The subject site is moderately landscaped with grass, ornamental ground cover, shrubs, and trees.
An in-ground sprinkler system supports portions the landscape. This landscape design exhibits a
good level of maintenance. The perimeter of the building displays a concrete walk for pedestrian
traffic.

The primary entrance is located on the central south side of the building which -passes through a
common lobby area and the central elevator location. This common lobby area extends to the north
to the breakfast room area.

Typical hotel/motel finish-out is noted outside the common areas. The lobby area displays tile
fiooring. The halls extending to the rental units are carpet covered, with the wall finish appearing
to be of a vinyl wall covering material. Recessed lighting is noted in the acoustical tile ceiling
panels.

The typical room inspected was well appointed and usual for hotels of this class and age. The
entry/lobby area is accessed via a covered porch and exhibits an appealing design and good
maintenance. Individual heat/air-conditioning units prevail throughout the rental units and halls in
the rental unit area. Central HVAC appears to supply climate control for the lobby/common areas.

Overall, the subject improvements are in good condition and exhibit good quality maintenance. The
site, landscaping, and parking areas are also in good condition and exhibit a comparable level of
maintenance as does the main building.



HIGHEST AND BEST USE

The Highest and Best Use, as defined by Real Estate Appraisal Terminology, Ballinger Publishing
Company, Cambridge, Massachusetts (author Byrl D. Boyce, Ph.D.), Page 107, is as follows:

"That reasonable and probable use that will support the highest present value, as
defined, as of the effective date of the appraisal.

Alternatively, that use, from among reasonably probable and legal alternative uses,
found to be physically possible, appropriately supported, financially feasible and
which results in highest land value.

The definition immediately above applies specifically to the highest and best use of
the land. It is recognized that in cases where a site has existing improvements on
it, the highest and best use may very well be determined to be different from the
existing use. The existing use will continue, however, unless and until the land
value in its highest and best use exceeds the total value of the property in its
existing use."

Also implied is that the determination of the Highest and Best Use results from the appraiser’s
judgment and analytical skill, i.e., that the use determined from analysis represents an opinion, not
a fact to be found. (Appraisal Terminology and Handbook, AIREA AND SREA, 1975) Some of
the more important factors of influence include the legal parameters associated with zoning
ordinances, deed restrictions, building code requirements and area market supply/demand conditions.
Further, the trends within the nejghborhood must also be considered and are discussed in the
"Neighborhood Description and Trends" section of this report.

In addition to the typical considerations involved in estimating the Highest and Best Use of the
subject property, the City of Addison requires approval from the U.S. Department of
Transportation, Federal Aviation Administration (FAA), for the construction or alteration of
improvements located within many of it’s zoning classifications. Even though the subject property
is located outside the currently existing "clear zone" of the Addison Municipal Airport, these
additional requirements may apply.

The subject property is located proximate to the east and south of the existing airport boundary and
clear zone. Consideration was given to the development currently existing proximate to the north,
south, east, and west of the subject in analyzing the potential uses for the subject site. While the
FAA will not speculate on what types of improvements or alterations would be allowable, without
proper application and supporting documentation, it is presumed by the appraiser that those uses
existing proximate to the subject generally reflect the type of development that would be probable.

Physically Possible Uses
As previously described, the subject tract is of such size and shape as to be suitable to support

independent economic development. The site is physically suitable for a wide variety of potential
future uses.



Legally Permissible Uses

The main constraints are those affected by the subject tract’s zoning ordinance. The "C" zoning
ordinance which regulates the subject allows for office, retail, restaurant, and other commercial uses.
The character of the surrounding development and the subject’s proximity to the Addison
Road/Arapaho Road controlled intersection, and Belt Line Road, it is estimated that retail or office
development would be the most appropriate for the site, if it were of vacant and available for
development. There is no current or contemplated change in the subject site’s zoning, nor is there
one which would provide development opportunities that would create a higher return to the land
than it's current classification.

Financially Feasible

Even considering the building height restrictions imposed by clear zone considerations it is likely
that a typical office development would generate the necessary revenues to provide for an adequate
return on the cost of the land and improvements at current market office rent rates in this location.

Retail/office or restaurant occupancy and rental rates suggest that the current local market is strong
enough to support financial feasibility for development of the subject site as it is zoned. These uses
could include restaurant, fast-food, hotel or comparable high intensity/exposure traffic uses, as well
as office or other lower density uses.

Maximally Productive
Based on the subject’s zoning, current operational results and market analysis, it is estimated that

the maximally productive utilization of the site as a retail/office, hotel, or restaurant site is
substantiated.

Highest and Best Use As Vacant Land

The estimate of the Highest and Best Use of the subject Whole Property would be for office/retail
or hotel development which would take advantage of the previously improved Arapaho Road facility
and the possible influence of the DART site to the near northeast of the subject property. The
current zoning allows for a wide variety of potential uses which could take advantage of the subject’s
near-corner location.

Highest and Best Use As Improved

Analysis of the subject property indicates that the currently existing improvements provide
contributory value to the property. The improvements represent the estimated Highest and Best
Use of the property "as improved”. The existing improvements would provide for income which,
in effect, provide a return on and of the investment represented by the property.
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THE APPRAISAL PROCESS

Appraisal theory provides three basic methods of appraising propertics. They are the Cost
Approach to Value, the Income Approach to Value, and the Sales Comparison Approach to Value.

The Cost Approach to Value embraces the philosophy that the replacement costs applied under the
Principle of Substitution may define the value for a property. In this approach to value, the
appraiser estimates the market value of the site, the replacement cost of the improvements less any
applicable accrued depreciation, and then combines these two items to arrive at a cost estimate of
value.

The Income Approach to Value is based upon an analysis of the potential income stream of the
property and comparison of that income stream with those of similar properties. This calculation
and analysis results in a net income stream attributable to the real estate. That income is then
capitalized at a rate which is commensurate with the rates expressed in the marketplace by investors
for similar properties. The resulting figure is an income estimate of value.

The Sales Comparison Approach to Value is a basis for estimating value based upon units of
comparison derived from sales of similar properties in the marketplace. Those units of comparison
are then applied to the subject property to arrive at a range of values which should be indicative
of a value estimate. This approach is used not only for improved properties but also in estimating
the current value of the subject site. That portion of the report is necessary to complete the Cost
Approach.

After applying the three traditional approaches to value, it is the appraiser’s responsibility to weigh
the strengths and weaknesses of the three different approaches to value and determine which of
the three is most applicable in the valuation of the subject property. This section of the report is
captioned as "Reconciliation".
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Land Value by the Sales Comparison Approach

In this section of the report, the appraiser will present data and analysis leading to an estimate of
market value as of the effective date of the appraisal for the subject site. Basically, this value is
estimated by the comparison of sales of similar land tracts that are current or of recent date to the
subject tract. This comparison relates the differences, if any, in the legal, physical, locational, and
economic characteristics of the comparable sales and the subject site, analyzing also any differences
in real property rights transferred, dates of sale, motivations of buyers and sellers, and any unusual
financing arrangements for the sales analyzed, any of which factors might account for price
variations. The adjustments, if any, for property rights conveyed, financing terms, sale conditions
and market conditions are made sequentially and individually. Adjustments for location and physical
characteristics are accumulated and made at the end of any adjustments from the previously cited
sources.

From the information available, the following comparable sales presented all transferred ownership
in fee simple, and there were no known unusual financing terms. General adjustments for market
conditions relate to passage of time, e.g., in a rising market an earlier comparable sale would be
adjusted upward to reflect conditions as of the effective date of the appraisal. Over the time period
reviewed for the comparable sales, trends in either direction which cannot presently be ascribed to
other contributing factors within the marketplace, other than those discussed following the
comparable sales presentation, will be adjusted based on historical market data.

At the end of the presentation of the comparable sales, those sales will be summarized and a grid
presented which makes the remaining adjustments called for relative to locational and physical
differences between the comparables and the subject tract. The comparable sale prices as adjusted
to the subject site are then analyzed to produce an estimate of market value for the land.

There are other methods available for estimating land value including allocation, extraction,
subdivision and the land residual technique. Generally, in all cases, the estimation of land value by
comparable market sales is considered appropriate and most desirable where sufficient data is
available. This is the case for the subject site and the Sales Comparison Approach will be utilized
solely in estimating it’s current market value. Sufficient data is available within the recent past to
make an accurate appraisal specifically for the subject.
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Comparable #1

Location:

Legal Description:
Grantor:
Grantee:

Date of Sale:
Recorded:

Consideration:
Terms of Sale;

Cash Equivalency:
Size:

Zoning:
Comments:

Verified By:
Mapsco #:

East side of Addison Rd, 301’ south of Arapaho
Rd., also tronts south side of Arapaho Rd., Addison,
TX

Abstract No. 482, Addison, Dallas County, TX
Daryl N. Snadon

Rail Hotels Corporation

February 5, 1999
99024/1020

$10.00/SF ($688,760)

Executed $2,100,000 note to Ado Bank of
Commerce (includes construction financing)
$10.00/SF

*68,877 SF; 1.5812 Acres

C-1, commercial

This site wraps around the southeast corner of
Arapaho & Addison Roads. A hotel has been built
on this site.

Jim Durbin - Broker 972.661.1011

D-14C



Land Sale Comparable #2

Location:

Legal Description:

Grantor:
Grantee:

Date of Sale:
Recorded:

Consideration:
Terms of Sale:

Cash Equivalency:

Size:
Zoning:
Comments:

Verified By:
Mapsco #:

16500 Midway Road, Addison, Texas.
Part of Lot 1, Blk A, Beltwood North Airport Addn.,
Addison, Texas.

Maylar, LP
Sixteen Thousand Five Hundred, Inc.

January 31, 2000
2000020/2714

$8.05/SF ($470,000)

Exec. $303,550 note to Texas Capital Bank
$8.05/SF

+58,414 SF; 1.341 Acres

1-3 (industrial)

This site is along the east side of Midway Road,
south of Sojourn, and along the west side of Addison
Airport. It has extensive Midway Road frontage in
an area transition from retail to commercial uses.
James Brown (broker) 972.386.333

D-4P

14



Land Sale Comparable #3

Location:
Legal Description:

Grantor:
Grantee:

Date of Sale:
Recorded:

Consideration:
Terms of Sale:
Cash Equivalency:
Size:

Zoning;
Comments:

Verilied By:
Mapsco #:

Southwest corner of Quorum & Edwin Lewis,

Addison, Texas.

Quorum Center Addition, Addison, TX

Daryl Snadon

Springhill SMC Corporation

January 5, 2001
2001004/4624

$13.91/SF ($2.750,000)

All cash to seller
$13.91/SF

+197,762 SF, 4.54 Acres

PD, planned development - commercial

This is a corner traci.

A proposed hotel and

restaurant will be built on this site.
Jim Durbin - Broker 972.661.1011

D-14D
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| siesp
1 02/05/99 $10.00 68,877 Commercial
2 01/31/00 $ 8.05 58,414 Industrial
3 01/05/01 $13.91 197,762 Commercial
Subject 03/02 N/A +68,877 Commercial

Adjustments to Land Sale Comparables

Standard appraisal practice calls for the analysis of the sales presented comparing each to the
subject in regard to time passed from sale date to appraisal date (that is, changes in market
conditions), locational differences, relative size, physical characteristics and utility. Adjustments
were made from the known, i.e., the actual sale, to the unknown, i.e., the value of the subject. In
a comparison heading where the subject is deemed to be superior to a particular sale, an
appropriate upward adjustment is made to the comparable sale and vise versa. Your appraiser
considered the application of paired sales analysis in adjusting the comparable sales to the subject.
There was not sufficient comparability of the sales within those available for review that permitted
a reasonable application of that type of analysis. The adjustments are based to a great degree on
subjective analysis and market appraisal experience, but the adjustments rely on some easily
recognizable and generally accepted maxims about the various aspects of comparison. They are
briefly discussed in the following paragraphs which in short form discuss the items considered for
each adjustment heading.

Property Rights Conveyed

This is a consideration of the real property interest conveyed. In the case of the comparable sales
used in this analysis, all were transferred in fee simple, indicating no adjustment for this heading of
comparison.

Financing Terms

This reflects that for similar properties, a higher price might be paid for one wherein very attractive
financing terms are available to the purchaser. Any adjustments required under this consideration
have been addressed within the discussion of each individual sale in converting reported transaction
price to cash equivalency where conditions so indicate.

Conditions of Sale

This element of comparison is to reflect any unusual motivations of buyer and/or seller that would
take the transaction out of the broad parameters of the definition of a sale for market value.
Although paired sales were not available with which to compare it, it is the appraiser’s opinion that
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those conditions in all probability did not exist for any of the comparables selected for inclusion in
this report.

Market Conditions

Any number of factors, including fiuctuations in supply and demand, inflation, depression and the
like may cause changes in market conditions which are reflected in the prices of real property. The
subject neighborhood has undergone significant growth in the recent past, which in turn has lead
to escalating Jand prices. Upward Time/Market Conditions adjustments will be applied to the
selected comparable sales to reflect this change. While "time" is an important consideration in
selecting comparable sales, location and utility were considered of paramount importance in this
analysis. Sale #1, selected because it is the purchase of the subject, is +3 years old and requires
an upward adjustment for time due to perceived market growth. Sale #2 is *2 years old and
requires a modest upward adjustment for time. Sale #3 is +1 year old and does not appear to
warrant any adjustment for time, given the prevailing market conditions during that time.

Location

In this portion of the adjustment process the appraiser considers locational aspects of the
comparable sales as opposed to the subject. Such aspects as quality and quantity of surrounding
development, adjacent land uses, and other perceived physical amenities are considered. Due to
the lack of paired sales characteristics in the comparables, the adjustments are qualitative. Sale #1
is the subject; it and wraps around the corner of Addison Road and improved Arapaho Road. The
general location of this sale, geographically, is comparable to that of the subject. Sale #2 is located
along a less intensely developed section of Midway Road along the west side of Addison Airport.
It’s street location is considered to be inferior to that of the subject and is adjusted upward
accordingly. Sale #3 is a corner tract on Quorum Drive. Both it’s Quorum Drive location and it’s
proximity to the Tollway are considered superior locational attributes as compared to the subject.
Corner influence is treated separately.

Zoning

The zoning of Sales #1 and #3 are considered to be comparable to that of the subject property.
Sale #2 has an industrial zoning classification, allowing for less flexibility and intensity of
development than the subject. An upward adjustment is deemed appropriate for these conditions
inherent is Sale #2.

Utility

In this category a number of factors are considered in adjusting the comparable sales and offerings
to the subject property. They include physical dimensions and shape of the site, topography of the
site, availability of public and private utilities, and accessibility among others. Those physical
dimensions which permit the most economic and efficient use of the land also command better
prices. This fact perhaps is best stated in that not having this advantage is an offset to sites with
poor frontage-to-depth ratios and the like. Each of the comparables and the subject are considered
to have comparable utility for future development, apart from the adjustments made in other
categories in this analysis.

Access, exposure, and frontage all impact how a property will be accepted by the market.
Additionally, immediacy of access is a specific consideration for the subject property, as opposed
to general access and environs which are considered as a part of the "Location" category. The
corner attributes of the subject site are discussed below under "Access/Frontage”.
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Sight/View

This factor considers (1) how the property is presented to the public and (2) what the impact of
surrounding property characteristics affect subject property. Comparables #1 and #3 are within
a typical commercial development area, which exhibits good orderly development and design. Sale
#2 is adjacent to Addison Airport and has a view of the airport and the adjacent tech/commercial
development mix. The subject is deemed to be comparable to each of the comparable sales.

Access/Frontage

Sale #1 requires no adjustment as it is the previous purchase of the subject. This sale (subject)
wraps around the corner of Arapaho Road (Improved) and Addison Road, giving two road
access/frontage. Sale #3 is a true corner location and is considered to be superior in immediate
access/frontage as compared to the subject. Sale #2 is an interior tract with single road frontage
and is considered to be inferior to the subject in terms of access/frontage.

Size

The subject property is 68,877 SF in size. Sale #1 (the subject) is considered to be comparable,
and Sale #2 is considered to be slightly superior in size to that of the subject property. Comparable
Sale #3 is 4.54 acres, a size significantly larger than the subject. It is typically found that much
larger tracts do tend to sell for a lesser "per unit" price than do smaller tracts that are generally
available for similar, although smaller scale, developments. While there are no absolutes noted for
size difference among the comparable sales selected for presentation herein, the general market
reflected throughout the range of sales reviewed for this appraisal does indicate that the market is
somewhat size sensitive. To a limited degree the market reflects a willingness to pay slightly more
for smaller tracts, on a per square foot basis, than for large tracts. This would indicate an upward
adjustment for size for Sale #3 and a downward adjustment for Sale #2.

There follows a grid which displays the adjustments to the comparable sales called for in the opinion
of your appraiser.
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Cash Equivalent Price $/SF $10.00 $8.05 $13.91

Property Rights Adjustment -0- -0- -0-
Adjusted Price $/SF $10.00 $8.05 $13.91
h Conditions of Sale Adjustment -0- -0- -0-
| Adjusted Price $/SF $10.00 $8.05 $1391
I Time/Market Conditions Adjustment +10% + 5% -0-
Adjusted Price $/SF $11.00 $8.45 $13.91
Location Adjustment -0- +10% -15%
Access/Frontage 0- +10% -10%
Zoning -0- +10% -0-
Size Adjustment -0- -10% + 5%
Sight/View -0- -0- -0-
Adjustment Factor -0- +20% -20%
l Adjusted Price $/SF I $11.00 $10.14 $11.12

Market Value Estimate - Subject Site
After adjustments, the comparable sales range from $10.14/SF to $11.12/SF. The average of the
adjusted sales price is calculated at $10.75/SF.

It is the appraiser’s opinion that each of the Comparable Sales, as adjusted, are representative of
the probable market value of the subject property. Sale #1 and Sale #3 are both in close proximity
(Sale #1 is the purchase of the subject) to the subject and suitable for comparable developments.
The greatest reliance is placed upon these two sales. Each comparable has its strengths and
weaknesses as compared to the subject. While these comparables are not identical to the subject
in terms of size, use, and exact location, these sales are believed to accurately reflect the most
probable range of value for the subject, as well as approximating the ultimate use of the subject.
The comparables selected ultimately required fewer adjustments than other comparables in the
market would require.

When analyzed in light of the general surrounding development, it appears that there is a market

and, hence, a range of value which is generally acceptable for various forms of development on
properties of this class in this area.
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Over sixteen sales, occurring from 1997 to the present, were reviewed in the development of this
appraisal. These sales were proximate to the market area of the subject and were analyzed to
determine if there was any definable trend to the market activity. It is noted that sales to end-users
is becoming more wide spread in this market for all classes of properties. Speculative investment
does not appear to be the principal motivating factor. A number of sales reviewed were for near
term use/development, and these sales reflected the upper limit of the market value range.

The range of the value indications provided by the Comparable Sales is considered to be a good
indication of probable market value for the subject property.

Based on the aforementioned data and analysis, the Market Value of the subject site is estimated
to be $11.00 per square foot of the land area. The subject is estimated to contain +68,877 SF of
Iand area according to the documents provided. Therefore:

Site Area Yalue Estimate Total
+68,877 SF $11.00/SF $757,647
ESTIMATED MARKET VALUE - WHOLE PROPERTY "SITE", Say $757,647
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COST APPROACH TO VALUE

As noted, the Cost Approach to Value estimates the replacement or reproduction costs of the
improvements plus land value to arrive at an indication of worth for the property appraised. This
theory of valuatior: is based on the Principle of Substitution which holds that a knowledgeable
purchaser will not pay more for a property than that amount for which he can obtain a property
of equal utility and desirability by acquiring a site and constructing a building thereon within a
reasonable period of time. This approach entails the following:

1.  Estimation of the current replacement or reproduction cost of the improvements.

2. Estimation of all accrued depreciation, if any, of the improvements, deducting such
depreciation from the current cost estimate.

3.  Adding the value of the land as estimated by the Sales Comparison Approach to the
estimated depreciated cost of the improvements.

Reproduction cost is defined as the cost required to exactly duplicate the existing improvements as
of the effective date of the appraisal. Replacement cost is that estimated required to construct at
current prices the Subject improvements with equivalent utility to the existing structure using
current standard design layout and modern materials. As the Subject building is 17 years old and
the fact that these kind of structures are of fairly standard design and construction, it is our opinion
that utilization of replacement cost is appropriate within the Cost Approach.

The Cost Approach will not be developed in this appraisal. Given the current slump in hotel/motel
occupancies, it is not probable that new hotel/motel construction would be initiated at this time.
Considering this anomaly, estimating economic obsolescence on new construction is too speculative
in the near term. As sufficient historical data is available for estimating value through the sales
comparison approach and the income approach, the perceived weakness in estimating economic
obsolescence in the cost approach can be avoided.
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INCOME APPROACIH TO VALUE

As discussed previously in the Appraisal Process section, the Income Approach to Value is the
result of the analysis of the projected gross income stream for the subject property less vacancy and
expenses to determine what net operating income for it can reasonably be expected. The first step
in the Income Approach is determining what income can be achieved by the property under prudent
management. This section typically directs itself to deriving rent comparables from similar
properties to determine the stabilized gross annual income potential for it. From that gross annual
income, a vacancy and collection loss factor is deducted to arrive at an effective gross income. From
the effective gross income, total estimated operating expenses for the project are deducted to arrive
at a proforma net operating income. This figure is converted to a value indication through a
process known as capitalization, Data presented in the Sales Comparison Approach for the
property "as improved” presents income and expense figures which may be extrapolated to the
subject’s operation at a stabilized operating condition; i.e., negating current market aberrations due
to external economic influences.

The subject property is currently an operating 70 unit motel/hotel facility. Primary parking for the
building is located adjacent to the north, east, and south sides of the building.

As previously mentioned, the Sale Data included in this report provides a survey of occupancies,
rental rates, and expe=nses for motel/hotel operations in comparable market areas of the subject
property. That data is reflective of those operations at their sale dates.

Rents

Survey data indicated that rental rates for comparable properties ranged from +$58.00 to £$62.50.
The subject property is currently quoting a rental rate of $55.00/unit. As the subject’s current rental
rate is influenced by the current economic conditions in the travel market, a rental rate more
suggestive of a stabilized market is presumed for the subject. A stabilized market rental rate of
$60.00/unit is estimated for the subject property.

Vacancy
The subject property is currently operating at +45% occupancy. Again, this is deemed to be

reflective of the current slump in the travel industry and not necessarily reflective of a stabilized
occupancy rate in more typical market conditions. Survey data extracted from the sales, which
occurred during more stable times in the travel economy ranged from *53% to 71%. Given the
subject’s location and appeal, a stabilized occupancy of 70% is estimated for the subject.

QQGI}SCS

Normal operating expenses derived from the sales data indicates that total operating expenses
equate to 60% to 65% of effective gross income at stabilized rents and occupancies. As the subject
is *3 years old, the lower expense figure of 60% is estimated for the subject property.

No additional income is included in the pro-forma statement for use of the conference room,
laundry room revenues, or other incidental services.

The following pro-forma operating income statement is developed for the subject property, based

on the survey data and the extrapolations made therefrom. This derivation is made for the subject
property as an independent, self-sustaining unit.
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Pro-Forma Operating Income Statement
15200 Addison Road - Mainstay Suites

Potential Gross Income (70 units @ $60.00/Unit/day) $ 4200
Annualized : X 365
Annual Potential Gross Income 1,533,000

Less: Vacancy & Loss (30% of PGI) - 459,900

Effective Gross Income Estimate 1,073,100

Less Expenses:

Estimated 60% of Effective Gross Income - 643,860
Indicated Net Operating Income ¥ 429,240
CAPITALIZATION

Several capitalization techniques are available to process income into an indication of value. The
proper capitalization technique is not determined by random selection. The appropriate technique
is determined by the quality and quantity of accessible market data. As there are properties similar
to the subject from which to derive capitalization rates, the survey data compiled in the sales
comparison approach was utilized to derive an overall rate estimate.

The survey data from sales of operating properties indicated a range of overall capitalization rates
from 10.95% to 13.75%. As the subject property is evaluated "as if" in a typical market environment
at stabilized occupancies and rates, an overall capitalization rate at the lower limit of those derived
from the sales data will be utilized for the subject property. As the net operating income estimate
is divided by the capitalization rate to derive an estimate of market value, the lower the
capitalization rate, the higher the estimate of market value will be. Analysis supports an R, for the
subject property of 11%. This gives the benefit of the doubt for a strong operating market for the
subject property as an investment. Thus:

Proforma NOI R, Indicated Value
$429,240 + 11% = $3,902,182

23



SALES COMPARISON APPROACH TO VALUE
(Improved})

An indication of value can be obtained by comparing the subject property with other hotel/motel
properties which have sold in the marketplace. The reliability of this value indication will depend
upon the similarities/dissimilarities between the subject and the properties which have sold. The
basic units of comparison used by purchasers in the marketplace are the Price Per Unit and the
Price per Square Foot of building area.

The Effective Gross Income Multiplier (EGIM) is an application that is available when facilities sell
with a known sale price and a determinable effective gross annual income figure. The multiplier
is derived by dividing the sale price by effective gross potential income (gross income less expenses).
It is an accurate gauge to weigh the investment opportunity of one operating property against a
similar operating property as it automatically adjusts for any physical, functional, or economic
deficiencies of a property as reflected by the action of the rental marketplace.

The EGIM is closely related to market action and it is fairly easy to explain. The principal
advantage of the technique is that the reflection of rental income is direct. Therefore, differences
between properties which could involve adjustments based upon subjective estimates by the
appraiser have typically been resolved by the free action of the local rental market. If Property A
has some advantage over Property B in age, condition, accessibility, location, or other physical
characteristics, the difference in actual rental income presumably reflects the extent of this
advantage as viewed in the marketplace. Because some adjustments for relative desirability are thus
inherent in the factor, a EGIM is not subject to adjustment after having been computed. In hotel
properties this is also referred to as the "effective room revenue multiplier”.

The Price Per Square Foot method considers the amount of area contained within a facility. The
unit for valuation is computed by taking the sale price of the property and dividing by the square
footage. This methodology directly compares the price for which a property actually sold to other
properties of a similar nature, design, construction, quality, size, age, finish-out, and underlying land
value, etc. The Price Per Square Foot methodology requires that adjustments be made by the
appraiser to compensate for physical, functional and/or economic deficiencies of the properties used
for comparison with the subject. The Price per Square Foot methodology can be subjective and
requires the expertise of the appraiser for adjustments. The Price Per Unit is an application where
the total sale price is divided by the number of units available for rent.

The following pages detail sales of motel properties. An analysis with what are considered the

appropriate units of comparison follows leading to an estimate of Market Value of the fee simple
estate by the Sales Comparison Approach.
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Improved Sale Comparable #1

Location:
Grantor:

Grantee:

Date of Sale:
Recorded:
Consideration:
Terms of Sale:
Cash Equivalency:
Legal Description:
Zoning:

Flood Plain:

Improvement Data:
Construction:
Year of Construction:
Condition & Appeal:
Gross Building Area:
Land Area:
Land to Building Ratio:
Meeting Facilities:
Restaurant:
Lounge:
Type of Parking:
Amenities:
Average Daily Rate:
Number of Rooms:
Average Occupancy:

Financial Data:
Effective Gross Revenues

Expenses
Net Operating Income

Overall Rate:

Sale Price per Room:

Sale Price per Square Foot:
Effective Gross Income Multiplier:

Verified:
Mapsco:

1635 E. IH 30, Garland, Texas

Saya, Inc.

Sahaj Corp.

April 23, 1998
98079/2894
$2,200,000

All cash to grantor
$2,200,000

Lot 4, Blk 1, Faulkner Point North, Garland

FW, Garland
No

Stucco, 2-story hotel

+1995
Good
28,320 SF
+57,761 SF
2.04:1

No

No

No

Surface

Outdoor pool, fitness center

$58.00
49
70%

PRO-FORMA

$726,131
471,985
254,146

Indicators
11.55%
$44,897.96
$77.68
3.03x

Grantee office 972.303.1601

30A-X

Income information was estimated from Hotel Occupancy Tax Accounts. Expenses were estimated
from statistical information on similar properties.
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Location:
Grantor:

Grantee:

Date of Sale:
Recorded:
Consideration:
Terms of Sale:
Cash Equivalency:
Legal Description:
Zoning:

Flood Plain:

Improvement Data:
Construction:
Year of Construction:
Condition & Appeal:
Gross Building Area:
Land Area:

Land to Building Ratio:

Meeting Facilities:
Restaurant:

Lounge:

Type of Parking:
Amenities:

Number of Rooms:
Average Daily Rate:
Average Occupancy:

Financial Data:

Effective Gross Revenues

Expenses

Net Operating Income

Overall Rate:
Sale Price per Room:

Sale Price per Square Foot:
Effective Gross Income Multiplier:

Verified:
Mapsceo:

Improved Sale Comparable #2

11069 Composite Dr., Dallas, Texas
Drury Hotels Corporation

Black Canyon Hospitality, Inc.
December 30, 1998

98252/2144

$5,000,000

All cash to grantor

$5,000,000

Lot 1A, Block 3/6512, Dallas, Texas
IR, Dallas

No

Stucco, 4-story hotel
+1985
Good
+52,420 SF
+70,475 SF
1.34:1

Yes

No

No

Surface
Pool

116

$61.00

53%

PRO-FORMA

$1,368, 852
821,311
547,541

Indicators
10.95%
$43,103.45
$95.38
3.65x

Grantor 314.429.2255
22R

Income information was estimated from Hotel Occupancy Tax Accounts. Expenses were estimated
from statistical information on similar properties.
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Location:
Grantor:

Grantee:

Date of Sale:
Recorded:
Consideration:
Terms of Sale:
Cash Equivalency:
Legal Description:
Zoning:

Flood Plain:

Improvement Data:
- Construction:
Year of Construction:
Condition & Appeal:
Gross Building Area:
Land Area:

Land to Building Ratio:

Meeting Facilities:
Restaurant:
Lounge:

Type of Parking:
Amenities:

Number of Rcoms:
Average Daily Rate:
Average Occupancy:

Financial Data:

Effective Gross Revenues

Expenses

Net Operating Income

Overall Rate:
Sale Price per Room:

Sale Price per Square Foot:
Effective Gross Income Multiplier:

Verified:
Mapsco:

Improved Sale Comparable #3

4705 Old Shepard Place, Plano, Texas

Promus Hotels Florida, Inc.
Apple Suite REIT
September 22, 1999
99/118298

$5,400,000

All cash to grantor
$5,400,000

Lot 1, Block A, Homewood Suites Addn., Plano, TX

Commercial, Plano
No

Brick, 5-story hotel
+1996

Good
+81,692 SF
+115,874 SF
1.42:1

Yes

No

No

Surface

Pool

131

$62.48, est.
%

PRO-FORMA
$2,121,112
1,378,723
742,389

Indicators
13.75%
$41,221.37
$66.10
2.55x

SEC Filings
656U

Income information was estimated from Hotel Occupancy Tax Accounts. Expenses were estimated
from statistical information on similar properties. :
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- RABLE BUILDING-SALES SUMMARY '~ - 00
Sale Sale Year Building Sale Pro Forma “
No. Date Built Area (SF) Price ($/SF) [ OAR EGIM
1 04/98 1995 28,320 $77.68 11.55% | 3.03x
2 12/98 1985 52,420 $95.38 10.95% | 3.65x
3 09/99 1996 81,692 $66.10 13.75% | 2.55x
Subject NA 1999 42,108 NA NA NA

Analysis and Conclusions of Market Data
From the available comparable sales, two units of comparison are derived that are typically utilized

in the Sales Comparison Approach to Value. The first method is by comparing the Sales Prices per
Square Foot (SP/SF), taking into consideration and adjusting for physical, locational and market
condition factors affecting each sale as compared to the subject property. The second is the
Effective Gross Income Multiplier (EGIM). When sufficient reliable data is available, this is
generally preferred in this method of valuation of typical income producing properties. This factor
is calculated by dividing the reported sales by the indicated effective gross annual income for the

property.

Sales Price per Square Foot Analysis
General

The reader is referred back to the discussion of adjustment factors presented in the earlier Sales
Comparison Approach utilized in estimating the current market value of the land tract. That
discussion applies here with the exception of some changes in the physical comparisons. We
continue to compare and adjust for Location and Size variations. The remaining two appropriate
for improved properties are one for Construction and Design and one for building Age/Condition.

As all of the sales were purchased for typical motel/hotel operation, all sales are treated as "fee
simple" transfers. No unusual financing or other motivating factors were discovered which would
affect the "conditions of sale” for any of the sales included herein. As all of the sales took place
in a non-depressed travel market economy, no adjustment for "time" is deemed necessary.

Location

All of the sales are proximate to major arterials, as is the subject. As all of the sales command a
rental rate similar to that of the subject, other locational bias are presumed not to be present. No
adjustment for location is made for any of the sales as compared to the subject.

Size

The size unit of comparison is considered to be the number of rooms in a facility. Sale #1 is
smaller than the subject, 49 rooms to 70 rooms. Sale #2 is larger than the subject, 116 rooms to
70 rooms, and Sale #3 is larger yet, 131 rooms to 70 rooms. A comparison of the sale-price-per-
room indicates that the smaller facilities do tend to sell for more on a per-room basis than do larger
facilities. However, this difference did not relate to the total size of the facility in the price-per-
square-foot analysis. Likewise, on the per-square-foot of room size component, this comparison did
not track in the analysis. Therefore, no adjustment will be made for size in this analysis.



Design/Construction

Sale #3 is the most similar to the subject in design, construction, and age. Sales #1 and #2 are
both considered to be inferior to the subject in these regards and require upward adjustments.

There follows an adjustment grid that sets forth our opinion of the percentage adjustments
applicable to the comparable sales as discussed in the sales analysis and in the Comments and
Adjustments paragraph of each of the sales previously presented.

Sales Price/SF $77.68 $95.38 $66.10
Property Rights Adjustment -0- -0- -0-
Adjusted Sales Price/SF $77.68 $95.38 $66.10
Financing Terms Adjustment -0- -0- -0-
Cash Equivalent Price/SF $77.68 $95.38 - $66.10
Conditions of Sale Adjustment -0- -0- -0-
Adjusted Price/SF ' - §77.68 $95.38 $66.10
Time/Market Conditions -0- -0- -0-
Adjusted Price/SF $77.68 $95.38 $66.10
Location Adjustment -0- -0- -0-
Construction and Design +20% +20% -0-
Age/Condition Adjustment + 5% +25% + 5%
Size Adjustment -0- -0- -0-
Net Physical Adjustment Factor +25% +45% + 5%
Adjusted Price/SF $97.10 $138.30 $69.41

After adjustments, comparable building sales indicate a value range of the subject from $69.41/SF to
$138.30/SF. The average of the adjusted prices is $101.60/SF. On a price-per-room basis the above
figures would equate to $56,122.45/Rm, $62,500/Rm, and $43,282/Rm. As is obvious, the range of
"per unit” of adjusted sale price is quite large. Taking the average adjusted sale price of $101.60/SF
equates to an indicated market value of $4,278,173.
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EGIM Analysis

As stated previously, the utilization of the EGIM methodology (or the Effective Room Revenue
Multiplier) within the Sales Comparison Approach is appropriate for the subject property. The pro
forma effective gross income multipliers derived for the three sales for which financial data was
available ranged from 2.55x to 3.65x. The average of the effective gross income multipliers is 3.08x.

Because of the "presumed” stable rental market, a multiplier for the subject within the upper-range
of those indicated by the comparables is selected. This is also supported by the mid-range of value
indicated by the sale price per square foot analysis. Thus:

EGI EGIM Indicated Market Value
$1,073,100 X 3.65x = $3,916,815
ESTIMATED MARKET VALUE OF BY EGIM, Called $3,916,815
(%:$93.02/SF)

The results of the EGIM are given the most weight in this analysis. As previously indicated, the
EGIM technique removes the subjectiveness of the adjustment process in the sale price per-square-
foot or per-room analysis.

Thus:

ESTIMATED MARKET VALUE BY SALES COMPARISON APPROACH, $3,917,000
(£$93.02/SF)
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RECONCILIATION

For reasons previously stated within this report, the Sales Comparison Approach was utilized in
estimating the Market Value of the subject site. The Cost Approach was developed to test the
reasonableness of the conclusions derived in the Income Approach. Generally, the Cost Approach
is much better utilized in estimating the value of new or proposed improvements. It is more difficult
the judge the various levels of depreciation on improvements the age of the subject improvements.
The Income Approach was developed for the subject property. The subject property improvements
have office utility in the current market, and there is evidence that the subject improvements are
capable of producing income and, hence, value as they currently exist. Typically, income producing
properties are traded on their ability to produce income. A summary of the value estimates derived
for the Whole Property are as follows;

Sales Comparison Approach - Land: $ 757,647
Cost Approach: $ N/A
Income Approach: $3,902,182
Sales Comparison Approach - Improved: $3,917,000

The Income Approach to Value is selected as the most reliable indicator of probable market value
for the subject Whole Property. Therefore;

WHOLE PROPERTY, say $3,900,000
Components of Value

Main Bld. $2,929,603
Pool, courtyard facilities 25,000
Landscaping/Sprinkler Sys., etc. 15,000
Paving/Parking/Walks/Drives 172,750
Improvement; Total Contributory Value 3,142,353
Land Value 757,647
Total $3,900,000
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PART TAKEN - VALUATION

This Taking is of a Parkway Easement and is considered as a Partial Property acquisition. The Part
Taken is considered as severed land with no self-sustaining economic value. A plat of the subject
showing the Part Taken is included in the Addendum of this report. This easement encompasses
both the surface and subsurface use of the easement area. The use of this easement is for the
location of utilities, installation of a pedestrian sidewalk, and for a landscaping buffer between the
public road and this property. :

The ownership of this property is giving up surface and subsurface control of the easement area (lost
property rights). The Town of Addison will be responsible for improving the surface of the easement
area with a public use sidewalk and landscaping. The Town of Addison will be responsible for
relocating public/private utilities from the Addison Road right-of-way into the easement area.

The easement encompasses an area that the property owner previously had the responsibility for
landscaping and maintaining. Subsequent to the acquisition, the Town has the responsibility for the
maintenance of the easement area. The area of the easement does not affect any future development
rights of the subject property. Set-back requirements will still extend from the subject property
boundary, not the easement boundary. As there is no floor-area-ratio (F.A.R.) incorporated within
the Town’s zoning regulations, development density is not affected by the proposed easement. The
casement encompasses the 20 landscape buffer required in the Town’s landscaping regulations.

The parkway easement "Part Taken" consists of a strip of land approximately 8’ wide, along the west
side of the subject from north to south, generally parallel and adjacent, to the existing improved
Addison Road right-of-way; a length of roughly +192". The land area within the proposed easement
acquisition contains +1,540.96 SF of site area. There is insufficient land area for independent use
consideration, and there is not sufficient utility of shape to support an independent economic use of
the area encompassed by the proposed parkway easement.

Within the acquisition area are portions of grass ground cover and a pedestrian sidewalk. No other
items of contributory value were noted within the acquisition area.

From the Land Valuation section of this report, the estimated fee simple value of the subject site is
$11.00 per square foot of land area. The value of the property rights extinguished in the easement
area are estimated to be 50% of the fee simple interest, with the balance of the property rights
remaining with the subject property owner.

The Town of Addison will replace and maintain the landscaping and install a pedestrian sidewalk
within the parkway easement area. As those items of landscaping and paving "taken" will be replaced,
no compensation will be made for the landscape items within the parkway easement. To do so would
result in double compensation; both paying for an item, plus replacing it.

Therefore, the estimated value of the parkway easement interest of the Part Taken is calculated as
follows:

Part Taken - Parkway Easement

Land Area: 1,540.96 SF @ $5.50/SF $8,475
(50% of $11.00/SF)

Improvements: Replaced -0-

Total $8,475
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REMAINDER BEFORE THE TAKE - VALUATION

The value of the Remainder Before the Take is valued on the same basis as the Whole Property
valuation, reflecting the loss of the land area and improvements in the easement area (Part Taken).
In circumstances of partial property acquisitions, wherein the Part Taken is considered as severed
land with no independent economic utility apart from the Whole Property, the sum of the values of
the Part Taken and the Remainder Before the Take should equal the value of the Whole Property.

Technically, the value of the Remainder Before the Take should reflect the diminished property
rights and the value of the improvements not replaced in the easement area.

The value of the Remainder Before the Take is valued as follows: (Refer to Page 32 for a breakdown
of the contributory value of the individual components of the subject property value.)

Remainder Components Unit Value Component
Land Area
67,336.04 SF - Fee $11.00/SF $ 740,696
1,540.96 SF - Easement $ 5.50/SF 8,475
Improvemerts
Main Bld. $2,929,603
Pool/Courtyard 25,000
Landscaping, etc. 15,000
Paving, walks, drives, etc. 172,750
Total $3,891,524

(Whole Property - $3,900,000 less Easement - $8,475 equals $3,891,525)
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REMAINDER AFTER THE TAKE - VALUATION

The Remainder After the Take is valued "as if" all of the public improvements are completed and
in place. The Remainder After the Take is valued under the same guide lines and definitions as the
Whole Property.

The size and shape of the Remainder site is sufficient for independent economic development. This
remainder tract is 68,877 SF in size, the same as the Whole Property. From external appearances,
the Remainder will be comparable to the Whole Property with the addition of a different landscape
scheme. The in-ground utilities will not be apparent.

The land sales, the cost and income data utilized to estimate the value of the Whole Property site
are judged to be the best data with which to value the Remainder After the Take. All analysis and
conclusions remain the same as for the Whole Property evaluation.

Basically, the Remainder After the Take is the original Whole Property with a +8 wide parkway
. easement separating it from Addison Road. The underlying fee simple value of the property remains
the same. The landscape buffer zone required of the subject is now the responsibility of the Town
of Addison. As no future development rights, or current uses are limited by the parkway easement,
the real estate market is not sensitive enough to detect any change in utility or value for the subject

property.
Therefore, the estimated market value of the subject remainder with the parkway easement improved

and in place (ie, a +68,877 SF site improved with a 3 story motel facility and attendant site
improvements), is the same as for the Whole Property - $3,900,000.
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ESTIMATE OF JUST COMPENSATION

As the proposed acquisition represents a Partial Property acquisition, the estimate of Just
Compensation is the sum of the estimates of 1) the value of the Part Taken and 2) any damages
estimated between the value of the Remainder Before the Take and the value of the Remainder
After the Take.

The values of the Remainder Before the Take and the Remainder After the Take indicate that
enhancement occurs as a direct result of the improvement/extension of Arapaho Road.

Remainder Before the Take $3,891,524
Remainder After the Take $3.900,000
Total (3 8476)

A negative value indicates that enhancement arises; i.e., the Remainder is more valuable with the
parkway easement in place, than the value of the lost property rights in the easement area.

The previously derived estimate of value for the Part Taken also expresses the Estimate of Just
Compensation. Therefore:

ESTIMATE OF JUST COMPENSATION $8,475
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APPRAISER’S CERTIFICATE

The undersigned do hereby certify that, except as otherwise noted in the appraisal report:

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

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

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

T'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 in value that the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

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

Mark A. Hipes is currently certified under the Texas Appraiser Licensing and Certification
board.

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

No one other than signors provided significant professional assistance in the preparation of
this report.

The appraisal assignment was not based on a requested minimum valuation, a specific
valuation, or approval of a loan.

@(\L&MA—%——

k‘Wark A. Hipes A

Texas Certification No. TX-1321416-G
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ASSUMPTIONS AND LIMITING CONDITIONS
{Read Carefully)

The following assumptions and limiting conditions are attached to and are made a part of this
Appraisal (the "Appraisal"} of the subject property (the "Property") described in this Appraisal
("Appraisal") made by Hipes & Associates (the "Appraiser") at the request of the person or entity
(the Beneficiary") to whom and for whose exclusive use this Appraisal was prepared and delivered;
and, this Appraisal is made by the Appraiser and accepted by the Beneficiary subject and strictly
according to the within assumptions and limiting conditions:

1.

That legal and equitable title to the Property is good and merchantable and that title is held
by the owner ("Owner") of the Property in fee simple absolute forever, unless otherwise agreed
by the Appraiser in writing. (No responsibility is assumed for matters legal or chance, nor is
any opinion rendered as to the title to the Property. The possible existence of any disputes,
suits, assessments, claims, liens or encumbrances has been disregarded, and the Property is
appraised as though free and clear.)

That no survey of the Property has been made by the Appraiser and no responsibility is
assumed in connection with any matters that may be disclosed by a current perfect survey of
the Property. (Dimensions and areas of the Property and comparables were obtained by
various means including estimate and are not represented or guaranteed to be exact.)

That allocations of value between land and improvements are applied only under the current
program of occupancy and utilization, and are not made or intended to be used in conjunction
with any other appraisal and, if so used, are invalid.

That all information contained in this Appraisal is private and confidential and is submitted
strictly for the sole use of the Beneficiary; and, no other person or entity is entitled to read,
use or rely upon the contents thereof. (Possession of the Appraisal or any copy thereof, does
not carry with it the right of publication or use. The Appraiser will not be required to give any
testimony or appear in any court or other proceeding by reason of making or delivering the
Appraisal without the prior written approval of the Appraiser.)

That all information and comments pertaining to the Property and other properties is the
personal opinion of the Appraiser formed after examination and study of the Property and its
surroundings; and, although it is believed that the information, estimates and analyses contained
herein are correct, the Appraiser does not warrant or guarantee them, and assumes no liability
for errors in fact, analysis or judgement. (Any misinformation about the Property furnished
to the Appraiser by the Beneficiary, at the option of the Appraiser, may release the Appraiser
from any liability and invalidate the Appraisal.)

That a]l opinions of value contained in the Appraisal are merely estimates. (There is no
warranty or guarantee, written or implied, made by the Appraiser that the Property is worth
or will sell for the appraised value now or ever.)

That disclosure of the contents of this Appraisal is governed by the Uniform Standards of
Professional Appraisal Practice, and that, in addition, neither all nor any part of the contents
of this Appraisal (especially any conclusions of value, the identity of the Appraiser, shall be
disseminated to the public through reports, proposals, brochures or any other means of
communication without the prior written consent and approval of the Appraiser.
BENEFICIARY WILL NOT CAUSE, SUFFER OR PERMIT ANY PUBLIC
DISSEMINATION OF THIS APPRAISAL TO OCCUR AND, BY ACCEPTING THIS



10.

11.

12

13,

14.

135.

16.

APPRAISAL, BENEFICIARY INDEMNIFIES APPRAISER AGAINST ANY LOSS, COST,
LIABILITY, DAMAGE OR CLAIM INCURRED WITHOUT REGARD TO FAULT BY
APPRAISER ARISING IN CONNECTION WITH ANY SUCH UNAUTHORIZED
DISCLOSURE BY BENEFICIARY.

That there are no latent defects or any hidden or any unapparent conditions of the Property,
subsoil, or structures which would render the Property more or less valuable. (No responsibility
is accepted or assumed by Appraiser for any such conditions or for analyses or engineering
which may be required to discover them.)

That no enviror.mental impact or environmental condition studies were either requested or
made in conjunction with this Appraisal unless otherwise agreed by Appraiser in writing and
shown in the Appraisal and the Appraiser hereby reserves the right to alter, amend, revise or
rescind any of the value opinions included in this Appraisal based upon any subsequent
environmental impact or environmental condition studies, research, revelation or investigation.
(In particular, unless otherwise agreed by Appraiser in writing, and shown in this Appraisal, this
Appraisal/Appraiser assumes that no violations of any environmental, or other, laws affecting
the Property are pending or threatened against the Property and that no toxic waste, hazardous
materials or dangerous substances have ever been stored, used, produced, maintained, dumped
or located on or about the Property.) .

That the value of the Property is estimated on the basis that there will be no international or
domestic political, economic, or other adverse conditions or any military or other conflicts
including strikes and civil disorders that will seriously affect overall real estate values.

That Beneficiary understands that the real estate values are influenced by a large number of
external factors, that the data contained in the Appraisal is all of the data that Appraiser
considered necessary to support the value estimate and that the Appraiser has not knowingly
withheld any pertinent facts; and, Beneficiary has been advised and agrees that the Appraisal
does not warrant, represent or guarantee that Appraiser has knowledge or appreciation of all
factors which might influence the value of the Property.

That due to the rapid changes in external factors affecting the value of the Property,
Appraiser’s value conclusions are considered reliable only as of the date of the Appraisal.

That on all appraisals made subject to satisfactory construction, repairs, or alterations of
improvements, the Appraisal and value conclusions are contingent upon completion of such
work on the improvements in a good and workmanlike manner, without dispute, per plans, in
code, as agreed and within a reasonable period of time.

That the value estimate of the Property assumes financially and otherwise responsible
ownership and competent management of the Property.

That the Appraisal consists of trade secrets and commercial or financial information which is
privileged and confidential and exempted from disclosure under 5 U.S.C. 533 (b) (4). (Please
notify Hipes and Associates of any request for any reproductions of this Appraisal.)

That accurate estimates of costs to cure deferred maintenance are difficult to make or assess
and that many different approaches or arrangements can be attempted or applied in various
ways. (Any estimates provided within this Appraisal represent reasonably probably costs given
current market conditions, available information and the Appraiser’s expertise. Further
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deferred maintenance affecting the Property is considered to be limited to only those items,
if any specified in detail, in the Property section of this Appraisal.

That the existence of potentially hazardous materials used in the construction or maintenance
of the Property such as urea-formaldehyde foam insulation, asbestos in any form, and/or other
dangerous substances or materials on the Property, has not been considered, unless otherwise
shown in the Appraisal. (The Appraiser is not qualified to detect such material or substances
and it is the responsibility of the Beneficiary to retain an expert in this field, if desired.)

That the liability of the Appraiser and its officer, directors and employees, agents, attorneys and
shareholders is limited to the fee collected for preparation of the Appraisal. (Appraiser has
no accountability or liability to any third party, except as otherwise agreed in writing by
Appraiser and such other party.)

That any projected potential gross income of the Property referred to in the Appraisal may be
based on lease summaries provided by the Beneficiary, Owner or third parties and Appraiser
has not reviewed lease documents and assumes no responsibility for the authenticity, accuracy
or completeness of lease information provided by others. (Appraiser suggests that legal advice
be obtained regarding the interpretation of the lease provisions and contractual rights of parties
under Leases.)

That Beneficiary and any party entitled to read this report will consider the Appraisal as only
one factor together with many others including its own independent investment considerations
and underwriting criteria or other observations, concerns or parameters in formulating its
overall investment or operating decision. In particular, Appraiser assumes that the Beneficiary
has made/obtained, relied upon and approved the following, none of which was furnished by
Appraiser unless otherwise agreed by Appraiser in writing, to wit:

a.  current survey of the Property showing boundary, roads, flood plains, utilities,

encroachments, easements, etc.;

current title report of the Property with legible copies of all exceptions to title;

any needed soil tests, engineer’s reports and legal and other expert opinions;

abstract or other report of environmental conditions or hazards affection the Property;

current visual inspection of the Property and adequate study of its use, occupancy,

history, condition and fitness for the purpose of underlying Beneficiary’s request for this

Appraisal;

f. copies of current insurance policy, tax statements, contracts, leases and notices affecting
the Property;

g any needed estoppel certificates of tenants, mortgagee’s or others claiming any interest
in the Property;

h.  reports/opinions of Beneficiary’s staff, contacts, agents and associates; and

i Owner’s experience with the Property.

opp o

That Appraiser’s projections of income and expenses are not predictions of the future; rather,
they are the Appraiser’s best estimates of current market thinking about future income and
expenses. (The Appraiser makes no warranty or guaranty that Appraiser’s projections will
succeed or materialize. The real estate market is constantly fluctuating and changing. It is not
the Appraiser’s task to predict or in any way forecast the conditions of a future real estate
market; the Appraiser can only reflect, without warranty what the investment community, as
of the date of the Appraisal, envisions for a particular time without assurances in terms of
rental rates, expenses, capital, labor, supply, demand, ecology, etc.)
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The Americans with Disabilities Act ("TADA") became effective January 26, 1992. I (we) have
not made a specific compliance survey and analysis of this Property to determine whether or
not it is in conformity with the various detailed requirements of the ADA. It is possible that
a compliance survey of the Property, together with a detailed analysis of the requirements of
the ADA, could reveal that the Property is not in compliance with one or more of the
requirements of the Act. If so, this fact could have a negative effect upon the value of the
property. Since I (we) have no direct evidence relating to this issue, I (we) did not consider
possible non-compliance with the requirements of ADA in estimating the value of the Property.
Special Note: This may not be adequate if “readily achievable" barrier removal items are
obvious and should have been identified.



SUBJECT PHOTOGRAPHS

MainStay
2% Suites

View of proposed Parkway Easement, looking south along Addison Road.



SUBJECT PHOTOGRAPHS

View of the back of the property. looking from the +southeast to the *northwest.




SUBJECT PHOTOGRAPHS

View south along Addison Road from the subject property.



1/29/02
TOWN OF ADDISON, TEXAS

FIELD NOTE DESCRIPTION
FOR
RAIL HOTELS CORPORATION .
(PARKWAY EASEMENT)

BEING a tract out of 2 1.5812 acre tract of land located in the G. W. Fisher Survey, Abstract No. 482, in
the Quorum Centre Addition, an addition to the Town of Addison, Texas, conveyed to Rail Hotels
Corporation by a deed now of record in Volume 99024, Page 01020 of the Deed Records of Dallas County,
Texas, said tract of land being more particularly described as follows:

BEGINNING at a point in south line of said 1.5812 acre tract and in the north line of a 1.3774 acre tract of
land conveyed to Qutback Steakhouse of Florida, Inc. by a deed now of record in Volume 93046, Page
1218 of the Deed Records of Dallas County, Texas and said point being S 89943°00” E, 20.00 feet from an

found “X” in concrete and being the northwest comner of the said Qutback Steakhouse tract and the
southeast corner of the said Rail Hotels tract;

THENCE, N 89043°00” W, along the north property line of the said Outback Steakhouse tract (1.3774 acre
tract) and the south property line of the said Rait Hotels tract (1.5812 acre tract ), a distance of 8.00 feetto a
point for a corner, said point being in the east line of tract of land 12 feet in width dedicated to the Town of
Addison for Addison Road and in the west property line of the said Rail Hotels tract (1.5812 acre tract );

THENCE, N00020°03” E, along the east line of the said Town of Addison right-of-way dedication and the
west line of the said Rail Hotels tract (1.5812 acre tract), a distance of 192.62 feet to a point for a comer,
said point being in the north line of the said Rail Hotels tract (1.5812 acre tract ) and the south line of a tract
of land conveyed to Quorum Centre Limited Partnership as recorded in Volume 92038, Page 247 of the
Deed Records of Dallas County, Texas, said point also being S 53027°16” E, a distance of 88.93 feet to a
“X” found marking the west right-of-way line of Addison Road and the southeast corner of a tract of land

conveyed as Tract II to Oasis Car Wash, Inc. as recorded in Volume 97234, Page 6241 of the Deed Records
of Dallas County, Texas;

THENCE, S 89943°00” E, along the north line of the said Rail Hotels tract and the south line of the said
Quorum Centre Limited Partnership, a distance of 8.00 feet to a point for a corner;

THENCE, S 00°20°03” W, being at all times parallel and at a perpendicular distance of 8 feet to the west
property line of the said Rail Hotel tract and the east line of the said Town of Addison right-of-way
dedication, a distance of 192.62 feet to the Point of Beginning, and containing 1,540.96 square feet (0.035
acres) of land.

RO3S L. JACOBS %
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MARK A. HIPES
Qualifications

Location of Office
7557 Rambler Road, Suite 260, LB 25, Dallas, Texas 75231

Education
Southern Methodist University
*  Bachelor of Business Administration - Quantitative Analysis
*  Master of Business Administration - Finance
Texas Real Estate Broker License - License No. 388907-26
Texas State Certified General Real Estate Appraiser - License No. TX-1321416-G

Appraisal Courses, Seminars :
American Institute of Real Estate Appraisers
*  Course Ila - Case Studies in Real Estate Valuation
*  Course IIb - Valuation Analysis & Report Writing
Society of Real Estate Appraisers
*  Course 101 - Principals of Real Estate Appraisal
*  Course 201 - Income Property Valuation
*  Course R2 - Report Writing
Standards of Professional Practice
Various Seminars on Valuation & Litigation

Experience
02/87 to Present Hipes & Associates
Independent Real Estate Appraiser
03/79 to 02/87 Dallas County Department of Public Works
Eminent Domain Appraiser
09/71 to 03/79 Self Employed

Financial Analysis/Real Estate Analysis

Types of Properties Appraised

Regional Malls Industrial/Manufacturing Automobile Dealerships
Shopping Centers Apartments Hospitals

Office - Farms/Ranches Railroads
Office/Warehcuses Proposed Developments Churches

Service Stations Educational Facilities Airports

All types of commercial/industrial properties and a variety of special use properties.

Extensive work in Eminent Domain & other forms of litigation valuation
Qualified as an "Expert Witness" in County, District, & Federal Courts



