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ADDISON CITY MANAGER'S DEPARTMENT + (214) 4507000 » FAX (214) 960.76585

SRS s ey Post (Mfice Box 144 Addison, Texes 75001-0144 5300 Belt Line Rond

April 9, 1997

Mr. Otis Welch

Federal Aviation Administration
2601 Meacham Blvd.

Fort Worth, Texas 76137-4298

Re:  Keller Springs Toll Tunnel
Dear Otis:

The Town of Addison is excited about the prospect of meeting community and airport needs by
constructing the Keller Springs Tunnel under Addison Airport. In working to bring this project
forward, we are trying to address the FAA’s concerns related to the project and the positive impact
to the airport.

In reviewing your letter of December 18, 1996 it appears that we are approaching this from the
position of surplus property. The Town does not believe that is the ‘appropriate position. The
property in question is not being disposed of, but is in fact still part of a roadway system that serves
the airport. However, | will attempt to address your questions/issues as follows:

The Town of Addison must address the following:

a. The land is no longer needed for aeronautical purposes:
The Town of Addison is proposing to replace the 3 acres of land with 4 acres along the west
side of the airport. This replacement will provide additional acreage expressly for airport
use, thus making them no longer needed for aeronautical purposes.

b. The airport is receiving fair market value for the property:
The Texas Tumnpike Authority (TTA) contracted with a professional appraiser to determine
the fair market value of the property based on the State law pertaining to eminent domain
taking. This appraisal valued the property at $1.29 million. The Town, with the help of its
real estate professionals Pat Haggerty and Marlin Blake, MAI, reviewed the appraisal and
we npegotiated a settlement of $1.416 million for the affected property. It is cur opinion that
this settlement fairly compensates the Town/Airport for the taking.

c. The Airport has an immediate need that can be accomplished using the sale proceeds:

The procesds of the sale will be invested in the following ways:

L. Purchase of 4 acres of property to replace the 3 acres affected by the tunnel.
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2. Compensate Jeasehold investors, as required by law.
3. Pay for expenses associated with protecting the airport’s interests relating to the

right-of-way take by the Texas Turnpike Authority. The expenses include legal
fees, appraisal expenses, and engineering fees associated with evaluating the impact
of the tunnel and restructuring cur agreements with our tenants,

In addifion, the Town of Addison will supplement the TTA’s funds to satisfy the affected
participants and avoid litigation.

The Town of Addison will need to formally request approval from the FAA for a release and
sale. Your request should cover the following items:

a.

What agreements with the United States obligates the land?

‘The Town of Addison has fee interest in the affected property. This property was purchased
with one of the following FAA grants 5-48-0063-01 or 5-48-863-02.

What is requested?

The Town of Addison respectfully requests that the FAA support the use of the property
affected by the tunnel to permit the construction of this necessary infrastructure project.
This includes 127,111 square feet (2.918 acres) of road right-of-way and 195,683 square
feet (4.492 acres) of subsurface easement.

Why the release of obligation is requested?

The runway creates a physical barrier to the efficient movement of vehicles and goods in,
across, and around the airport. The Town has evaluated a number of proposals to mitigate
the congestion created in the community. Part of the solution includes constructing a tunnel
under the airport that will conneci east and west sections of Keller Springs, an arterial
roadway that goes from Preston Road (State Highway 289) across IH-35E to Coppell in the
west.

What facts and circumstances justify the request?

This project will benefit the airport by providing for the more efficient movement of
vehicles and goods in, across and around the airport. It will provide better access to the
aviation property on the west side of the field. While a total of three acres of airport
property will be affected by the tunnel, the Town proposes to replace it with approximately
four acres. This will provide additional land for continued development.

What requirements of state or local law should be considered in the language of an
FAA issued document if the request is granted?

We are not aware of any specific language required by local or state law,
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f. What property is involved?
See attached maps and descriptions.

g How was the property acquired by the town of Addison?

The property was purchased by the Town of Addison from the original developers of the
airport with an FAA grant and the appropriate sponsor match.

h. What is the present condition of the property and how is it used?
The property consists of a collection of hangar facilities. A total of 19 patio hangars, 23 T-
hangars, and 2 jet hangars are affected by the construction. Currently, there are 21 aircraft
in these facilities. It is our estimate that all but 5 to 10 of these aircraft can be placed in
other T-hangers or patio hangars on the field and that there are multi-storage facilities

available for the remainder without requiring investors to remove existing non-aviation uses
from their hangars,

i How will the property be used?

The property will be used to construct a tunnel under the runway that completes a missing
link in Keller Springs Road, a major arterial roadway.

j» ‘What is the fair market value (FMYV) of the property?

It is our opinion that fair market value of the property and improvements are $1 416 million
based on the appraisal/negotiated settlement with the Texas Turnpike Authority.

k. ‘What will be done with the proceeds from the property?
The Town of Addison will use the proceeds in the following ways:
1. To purchase 4 acres of replacement property.

2. To meet our obligations under the law to compensate the affected investors for their
leasehold mterest.

3. To pay for expenses that are not compensable under an eminent domain process
associated with the taking by the TTA. These include professional services of legal
counsel, real estate professionals, and engineering and surveying expenses incurred
to reconfigure ground leases.

These proceeds will be supplemented with funds from the Town of Addison to satisfy the
affected participants and avoid litigation.
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A comparison of the relative advantage or benefit to the airport from the sale of
property as opposed to retention for rental income.

After purchase of replacement property, the Town will actnally have more leaseable
property than before, It allows for more efficient use of the remaining hangars and
provides an impetus for the redevelopment of the T-hangar areas to be more consistent with
the airport master plan,

Provide a secaled drawing showing all airport property and facilities currently
obligated for airport purposes by agreements with the United States. Include the Iand
appraisal for the land you request to be released.

Attached is an airport layout plan, an exhibit “A” and property appraisals, A revised exhibit
will be provided when the replacement property is purchased.

We appreciate your patience as we attempt to construct this important infrastructure project. As
with most projects of this magnitude there is some impact to the adjacent properties. We believe
our proposal fairly mitigates the affected properties.

Please call John Baumgartner at 972/450-2871 if you have any questions or need additional
information regarding our submittal.

Sincerely,

R WER.O

Ron Whitehead
City Manager

Attachments:

1
2.
3.

Airport layout plan
Exhibit “A”
Property appraisal

Charles Carroll



vﬂw -

3015 Raleigh Street ® PO. Box 190369
Dallas, Texas 75219
Phone 214/522-6200
Fax 214/528-4826

February 22, 1996

Town of Addison ‘ | E}: {
P.O. Box 144 o
Addison, TX 75001

S

FEB 23 198

R et

Attn: Mr. Ronald N. Whitehead e .
City Manager Y > GER e

[y

RE: Purchase of surface right-of-way tract and temporary construction easements, and donation
" of a subsurface easement (all designated as Parcel 13-5] situated in the Addison Airport, in
the Town of Addison, Dallas County, Texas, being more particularly described as follows:

By Purchase:

A, Surface Right of Way: 130,107 square feet or 3.987 acres out of a called 365.34
acre tract as conveyed to the Town of Addison by deed recorded in Volume 77010,
Page 1391, Deed Records, Dallas County, Texas, and being out of the Wm. Lomax
Survey, Abstract 792 and the E. Cook Survey, Abstract 326.

B. Temporary Construction Easement No. 1: 68,911 square feet or 1.582 acres out of

a called 365.34 acre tract as conveyed to the Town of Addison by deed recorded in
Volume 77010, Page 1391, Deed Records, Dallas County, Texas, and being out of
the Wrn. Lomax Survey, Abstract 792 and the E. Cook Survey, Abstract 326.

C. Temporary Construction Easement No. 2: 3,400 square feet or 0.078 acres out of
a called 365.34 acre tract as conveyed to the Town of Addison by deed recorded in
Volume 77010, Page 1391, Deed Records, Dallas County, Texas, and being out of
the Wm. Lomax Survey, Abstract 792 and the E. Cook Survey, Abstract 326.

¢ : seme o.3: 4,902 square feet or 0.113 acres out of
a called 365.34 acre tract 2 as conveyed to the Town of Addison by deed recorded in
Volume 77010, Page 1391, Deed Records, Dallas County, Texas, and being out of
the Wm. Lomax Survey, Abstract 792 and the E. Cook Survey, Abstract 326.

MESIAERS: JERE W THOMPSON, JR., CHAFRMAY, DALLAS « LUTHER G JONES JR, VICE CHAIRMAN, CORPUS CHRIST:
ANNE 5, WYNNE, AUSTIN « MICHAELY. CHOL. HOUSTON » DayID 8, LANEY, DALIAS + LORRAINE PERRVMAXN. ODESSA
TOMAS CARDEXRAS, JR., EL PAS0 + DAVIDE. BERNSEXN, BEAUMONT = LEAHMRAY WROTEN, FAIRVIEW = RAUL a. BESTEIRO. JR., BROWNSVILLE
TYNE A KEXNEDY, HOUSTOY « PIULIP SIONTGOMERY, DALLAS » JAMES W GRIFFIN, EXECUTIVE DIRECTOR ¢ JIMMIE G. NEWTOX, SECRETARY = SUSAN A, HUSE, TREASURER

AN AGENCY OF THE STATE OF TEXAS
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Mr. Ronald N. Whitehead
Town of Addison
February 22, 1996
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E. Permanent Subsurface Easernent: 195,683 square feet or 4,492 acres out of a called
365.34 acre tract as conveyed to the Town of Addison by deed recorded in Volume
77010, Page 1391, Deed Records, Dallas County, Texas, and being out of the Wm.
Lomax Survey, Abstract 792 and the E. Cook Survey, Abstract 326.

Ladies and Gentlemen:

The Texas Turnpike Aunthority (the “Authority”) must obtain a portion of the Town of Addison’s
(the “City™) property (Parcel 13-5) within the Addison Airport boundaries required for construction
of the Addison Airport Toll Tunnel Project (the “Tunnel™). Two copies each of the legal description
and plat of each of the above-referenced property interests to be acquired are being provided as
attachments.

On the'basis of appraisals made by a qualified appraiser, the Authority is hereby offering the City
$1,291,059 for the property required for the Tunnel. This amount is based on the fair market value
for the following: (i) 130,107 square feet of surface easement for road right-of-way, valued as if fee
title to the property were being acquired, and (ii) three temporary construction easements of 68,911
square feet, 3,400 square feet and 4,902 square feet, each, plus the current value of any
improvements in the part taken, as well as any other damages to the remaining property.

Based upon prior discussions between the City and the Authority, 1t is the Authority’s understanding
that the City intends to donate approximately 195,683 sguare feet of subsurface area through which
the Tunnel will be constructed. Consequently, the above offer exciudes any compensation for the
acquisition of subsurface area.

The enclosed plats do not include any encumbrances on the portion of the Addison Airport property
to be acquired other than certain airplane hangers and related buildings, plus a few parking spaces
in the right-of~way to be acquired from the premises currently occupied by Bill White’s Ultimate
Sports Bar and the Concourse Plaza office. If you find there are additional encumbrances to the
property, we will need to investigate those jointly to determine if the Authority has an obligation to
relocate or compensate the City for such additional encumbrances.

As we mentioned to the City staff during our meeting of November 28, 1995, it is the policy of the
Authority, when purchasing right-of-way or any other property interests, that the owner of the land
must satisfy such obligations as it may have to any lessees, optionees, mortgagees, or others who
may own an interest in the land or improvements. Furthermore, we understand that the City is



Mr. Ronald N. Whitehead
Town of Addison
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prepared to negotiate with Addison Airport of Texas, Inc., and any other leasehold owner whose
leasehold interests (or a portion thereof) will be acquired. In that regard, we intend to meet with the
City’s staff to review at 10:00 a.m. on March 1, 1996, the appraisals that have been prepared for
acquisition of the above-described property.

If a sales agreement is executed between the City and the Authority, the Authority will pay all
recording fees and title insurance costs.

After the City’s staff has had an opportunity to meet with the Authority’s staff to review the
appraisal reports, if the City desires to accept this offer, please advise us as soon as possible so that
a sales agreement can be drawn. Funds are available to purchase the property and a closing is
possible within thirty days after execution of the sales agreement, provided any liens and judgments
on the property required are released.

Yours very truly,

James W. Griffin, P.E:
xecutive Director

Enclosures

nlg




MARLIN M. BLAKE & ASSOCIATES, INC.

REAL ESTATE APPRAISERS & CONBULTANTS
FOREST ABRAMS PLACE BOUTH
9304 FOREST LANE, SUITE 120 = DaALLAS, TEXAS 75243
TEL. (214) 340-8510 Fax (214} 553-1850

December 12, 1996

Town of Addison

16801 Westgrove Drive

Addison, Texas 75001-0144

ATTIN: Mr, John Raumgartner, P, E.
Director of Public Works

Re: Appraisal Report
Proposed Tunnel Connector for
Keller Springs Road
H & S Ventures
Parcels L, K & L

Dear Mr. Béumgarmer:

In accordance with your request I have reviewed the documents relating to the
captioned parcel. I would propese to prepare an appraisal report on the property
for a fee not to exceed $2,200. ) understand that time is of the essence and I would
attempt to complete the report on or before December 31, 1996, It is difficult at this
time of the year to reliably confirm market data for inclusion in the analysis.
However, I will proceed diligently in order to satisfy your time coastraints. I
appreciate the opportunity to submit this proposal and hope to be of service to you
in this matter.

Sincerely,

Marlin M. Blake, SRA

MW 12 -\S -9
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MARLIN M. BLAKE & ASSOCIATES, INC.

REaL ESTATE APPRAISERS & CONSULTANTS
FOREST ABRAMS BLACE BOUTH
8304 FOREST LANE. SUIme 120 * DALLAS, TExas 75243
Tee. {214) 340-6510 FAX (214} 5E3-1850

Pecember 12, 1996

Town of Addison
16801 Westgrove Drive
Addison, Texas 75001-0144
. ATIN: Mr, Yobhn Baumgsartaer, P, E. o e
Director of Public Works

Re: Appraisal Report
Proposed Toanel Connector for
Keller Sprinpgs Road
H & S Ventures
Parces , K& L

Dear M. Baumgartner:

In accordance with your request I have reviewed the documents relating to the
captioned parcel, I would prepose to prepare an appraisal report on the property
for a fee not to exceed §2,200. I understand that time is of the essence and I would
attempt to complete the report on or before December 31, 1996, It is difficait at this
time of the year to reliably confirm market dats for inclusion in the analysis.
However, I will proceed diligently in order to satisfy youwr time constraints. I
appreciate the opportunity to submit this proposal and hope to be of service to you
in this matter,

Sincerely,

Moarlin M, Blake, SRA

R L a T alant



Texas Tumpike Authorily

Form 2001a
ADDISON ATRPORT TUNNEL
REAL ESTATE APPRAISAL REPORT
Parcel Number - Address Unaliocated portions of right of way
and temporary construction gasements taken
Owner City of Addison Address
Occupant’s Name Addision Municipal Aimport Whole Taking Partial Taking X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple title
encumbered by existing easemcnts, if any, which are compatible to highway use of the subject
property as of 12/20/95. It is being made for tihe Texas Tumpike Authority
in connection with the investigation and defense of the claims by the owner of the property
for compensation and damages, if any, arsing out of the property acquisition by the Texas
Turnpike Authority for right-of-way purposes. The estimates of value concluded herein will be
used for seftlement of such claims through nogotiation or eminent domain procecdings,

Market Value may be defined as follows: *Market Value is the price which the property would

_ bring when it is offcred for sale by one who desircs, but is not obliged, to scli, and is
bought by one who is under no necessity of buying it, taking into consideration all of the
uses fto which it 1s reasonable adaptable and for which it either 1s or in all reasonable
probability will become available within the reasonable future.”

Valuation
Jn my opinion the compensation due as a result of this taking is:

Owner § Leaschold Interest & Total § 120,121,

Appraiser’s Certificate

I hereby certify that the opinion of wvalue herein expressed has been reached after a carsful
examination of all pertinent data; that my fee is in no way contingent upon the value placed
on the property; that neither I nor any employee in my service has directly or indirectly any
financial or personal interest in or to the property appraised; and that should I or any
employee in my service acquire any interest in or to the property appraised prior 1o the
acquisition of the parcel by the Authority, I will immediately notify the Authority of such
interest or interests.

t: ate Repoyt Made Appraiser

29¢
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Parcel No.

ATTACH ALL PERTINENT PICTURES

Local Address

Diate Taken

Taken by

1. Point fromm which taken

2. Point from which taken

Looking




Form 2001a Page3
DATA ON WHOLLE PROPERTY

Legal Description____Abstract 792, Addision Municipal Airport

Dimensions: Right of way taken 36.876 sq.ft, 8466 Acres
Location (Urban): Street & No. on side
between and streets.
{Rural):
Land Grant Survey

Neighborhood or Area Analysis: The Neighborhood is a commercial and industrial area, having restaurant,
neighborhood service, office, office showroom and warchouse facilities. A major asset in the area is the
Addison Airport, a general aviation operation, The subject is located on Airport property,

Highest and Best Use and Zoning of Subject Property:  Airplane Storage, Industrial - 3

COST APPROACH WHOLE PROPERTY

N/A
Estimated Reproduction Cost:
Main Building: ft.@3% per square foot...vvnn 3
Parking Lot: § per i SEUSURRTOUURIUPRUN 3
Total Reproduction ............ S OSSR OSSR 5

Less Accrued Depreciation:
Physical Deteriormtion......vvrviooie vt cccoriitnnenssssesse s vesssereessines B

Functional Obsolestonce ....ooovioviiiiiiini e cevsine e eesrsmmeee e 3
Economic OBSOICSSCENCE 1oo..iiivieiiicire et teeeceee s eree e sseraean i g
Total DEPreciation i i cccroiniciieiinn tesirereensesssssssarsse e s s4sssnnssmenn et auras easesmnsantessan h
Value Building Contributes 1o Whole Property......ccovieieeeceee s eeeseenraesessnsrr s essrens $
Garages: ft. @3 per RSN )
L2535 DEDIELIATION ...oociiiiiiirierisrersasnessesnerssasrrsecreranassaesen s snrsssannsasasnessosseerssnaeessnsasas $ L
OMher (Detail}. e cee v e s crvacr a1 re e v e rrbrasaAe et orneeanssaprnsarerres 3
Loss Depreciation ..o niisir st e rressiasiesse s ssssaneesssesassssnssressaesaeas b 5
Depreciated Value:
Landscaping $ , Fencing § ,
Walks § , Drives § e e e rAraNTEREeeeeerakanssbrraanattbesaearhaasa s mnanesnna s ennanans $
Value Improvements Contribute to Whole PrOperty ..o oveeceiceriieceeeecee e cenneies )
LAND. ..o 3 POl eeertiinsreraen s mssssererrssasnemnnerbenarensserasers Cteesverreernasesranesseanans 5
ESTIMATED VALUE BY COST APPRIOACH ..ot vsan s i A}

Comment on Depreciation Factors:


http:c36"",,,,,87,,,,6,--_sq.ft

M: JETDATA APPROACH WHOLE PRO. R’TY
(L.and Comparables)

Purchase Price of Subject Property § Daie
Improvements Since Purchase and Estimated Cost:
Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALENO, I 2 3
SALE DATE 10/31/794 3/21/95 04/17/95

Hope Invt. Ltd. M&F Development Co  Chaiu Chin
GRANTOR-GRANTEE Addison, Ltd, Diversco Mann AER
SALE CONFIRMEDWITH  Kent Hope George Roddy Pat Haggerty

4501 Airport Pkwy, 4500 blk Sunbelt, 2030 Chenault @
ADDRESS & LOCATION 34447 E Addison Rd ~ Approx. 667" W, of  Earhart southeast
IN RELATION TO SUBJECT _I Blk South Addison Rd Sblks N. _comer
ACTUAL SALE PRICE $742.000. $125.000. $530.500.
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNITPRICE  83.10 $2.76 £3.00
LEASE OR RENTAL DATA

Federal Express ‘Warehouse under

CURRENT USAGE Distribution Facility Unimproved Construction
HIGHEST & BEST USE Commercial Commercial Commercial
SIZE 5.4963 Acres 1.0382 Acres. 4 Acres
PHYSICAL FEA’I’URE_S
IMPROVEMENTS None at sale None at sale None at sale

Correlation of Comparable Sales To Subject Property:

Use Additional Pages If Necessary Estimated Land Value of Market Data
Approach §110.628.




Form 200la Page5

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION:

INCOME APPROACH WHOLE PROPERTY
N/A

Estimated remaining economic life of improvements
Stabilized (Gross INCOMEB......ooivenrvirineeriecteeeresssneneens 3
Vacancy eeerrenerern e bbb

EfTective Gross INCOME. ...t oo e cvnvtrccservres s b e es rrcacesaassernsasssovsserasassesnsnrsvrsann 3
Taxes:

Y e ceercrrereeener e crens s nvessae e r e s ee e naas b

State & County.....ccoviveeccenenrvceeie e eeveces seneeseens b3

Miscellaneous (School, 81C.). e v iecerenrnrrnreens ¥
Insurance:

Fire & Extended Coverage..........ooveoevneevensnvnernnnen. ¥

MISCEIlAnEoUS.....eovieie et e $
Annual Deferred Maintenance..........oveevenineecvaisniionnns 3
Management b T 5
Operating BXPEnses ...cccovueeeemvecveivieerserenerevassrsaeons 3
Other Expenses___ eeeeeceeeeeieceeenes b3
Total Expenses before Depreciation ........ievceiiismmescomnianiesesvsscnn mseesmsiosasnes 5
INEt INCOME 10 PrODBIIY...oviiiiicriieirmreaianser e sree s sttt are s eravssaessseressssteranaesssensessesraranssssareoreessansesss 5
Less Income Attributable to (Land)..........cccoceevvvevenee b @ Horcerecccersnnnenns kS
Income Attributable t0 {IMPIOVEMENTS) .o..ciiiiivieiieiereeicrereraesrees e ereseseesmsnss s sessenesseneessence b
Income Capitalized @ % ( % Interest % for Recapture of Capital)....§
(Land) (IMProvemMEnTS) ..o rsec et acriseson e cesnsssssseres 1o vrsss nasssesasssss s stensessannans 3
ESTIMATED VALUE BY CAPITALIZATION APPROACH ... ces e $

ADDITIONAL APPRAISAL INFORMATION



Form 2001a Page 6

FINAL ESTIMATE OF VALUE
OF WHOLE PROPERTY

Correlaton of Approaches to Value

See Page 6A

Estimated Value of Whole Property
Owmer § Leasehold 3 e,




6A CORRELATION

The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc, operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000,

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

The market approach has been used to estimate the value of the land.

Sale #1 is located one block south of the subject and east of Addison Road, This comparable is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Tollway. Federal
Express has constructed a distribution facility on thig property.

Sale #2 is approximately 5 blacks north of the subject on a secondary street occupied by office showroom
and warehouse facilities.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warehouse neighborhood.
An office warehouse facility is currently under construction on this property. '

The market approach is used to determine the value of the land and it is the most reliable indicator of the
value of the subject. These comparables give an accurate value for land in the vicinity of Addison Airport
used for commercial and warchouse uses. After analyzing these sales, 2 value of 33,00 per square foot is
selected as fair market value of the land before the taking for the land taken, and for the land value after the
taking,

This report values the unallocated portion of the property taken from the City of Addison contained in the
Addision Municipal Airport that has not been considered as being related to a particular hanger or structure
which has been valued previously with the tunnel project. Of the 130,107 square feet taken for right of
way, 36,876 square feet are unailocated. Of the 77,213 square feet taken under the temporary construction
easement, 15,068 square feet are unallocated.



At §3. multiplied times 36,876 square feet, the fair market value of unallocated land taken for right of way
equals $110,628.

The temporary construction easement will be needed for two years. That compensation for the unallocated
portion of the temporary construction easement will be equal to 10.5% of the fair market value of the land
for that period or $9,493. (15,068 sq.ft. x $3. x 10.5% x 2 yrs = $9,462.84).

Tthe unallocated portions of the property taken for right of way and for the construction easement cause no
damage to the remaining property.

Total just compensation is summarized as follows:

Right of Way Taken $110,628.
Construction Easement 9,493,
Taken e o

Total Just Compensation $120,121.


http:9,492.84

Form 2001a Page 7
DATA ON PARTIAL TAKING

Legal Description Part Taken __Abstract 792, Addison Municipal Airport

Dimensions: Right of way taken 36,876 sq.ft. _ .8466 Acres
WHOLE PROPERTY:

The market value of the whole property is .......ccveee.e. $ 110,628,
PART TAKEN:

The market value of the fee simple title, less oil, gas
and suiphur, to the part being taken for highway purposes,

considered as a severed trACE 181... v s o s $110.628. (1)
REMAINING PROPERTY:

‘The market value of the remiander immediately before

The TKING 187 100 vsinsrarirecesemmamrecerrersssnessmeesanerisssssseses b (2)

Considering the use to which the part taken is to be
subjected to, the market value of the remainder

tmmediately after the taking 18!......ccoocmevnrerinsnsenrernnens 3 )
NET DAMAGES, I G10Y oovivveeiicniesiicissertrrsstsesssssssesessssssssssstesbbntonsssasnssmsaessssssnssmnssssasasss b3
SIGN ADJUSTMENT COSTS, I Y ....civciimrrecrrrrinreeemssrasesressamemsesses sesasmssnpresssuesesssssressnns 5
TOTAL COMPENSATION. ..ot sressvscrrssstnsstssansssvassssssrssasssssanesas $110,628.

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken
Remainder Before Taking
Remainder after taking considering the use to which the part

taken is to be subjectad

Contributory Rematnder Remainder
Value of Part Taken Before After
Improvements , Taking Taking
RIGHT OF WAY

LAND-36,876 SQ.FT. $110.628.

TOTAL AS A UNIT $110,628. (1) § -0- 2 $ -0 3
CONSTRUCTION ,
EASEMENT + 9493

$120,121.

Explain difference, if any, between Remainder Before and After Taking (If extra space needed,
use attachment.)



Form 2001la Page 8 #1
CUMPARABLE SALES DATA SUPPLEMEN:

- g -

Sales Parties: Grantor Hone Investment Lid. Grantee Addison Ltd.

Dated___10/31/94 Recorded in Volume 94210 Page 3570

Local Address_ 4901 Airport Parkwav

Legal Description_Abst. 482. Tract 30. Addison, TX

Actual Price_ 8742 000, Verified With__Kent Hope

Conditions of Sale Cash

Rental Date
Land Size 3.4563 Acras Unit Price; As Improved ; Unimproved §3.10

Street, Curb & Guiter Utilities

Improvinents__Nong at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Condition and Desirability__ this is 2 pant

Current Use_ Fed Ex Distribution Facility_ Highest and Best Use_Commercial

Date Inspected__7/15/95 Zoning__Commercial-1

IV A

Use reverse side for other pertinent information

7

Appraiser



Form 2001a Page $ ' #2 B
COMPARABLE SALES DATA SUPPLEMENT

LIversco »ale &
Sales Parties: Grantor M& F Development Co.. Inc. Grantee _Manufacturing

Dated 3/21/95 Recorded in Volume_ 93053 Page _463

Local Address 4500 Block Sunbelt Dve

Legal Description _West 2 . Tract 13 Sunbelt Business Park Addition. Addison. TX

Actual Price_$123.0060 Verified With_ Georse Roddy

Conditions of Sale__Cash

Rental Date
Land Size 10382 Acres Unit Price: As Improved ; Unimproved__$2.76
Street_ Conerete Curly & Gutter Lhilities__ All

Improvments__None at Sale

Size and Description_ Level, ready for development

Condition and Desirability

Current Use____ Unimproved Highest and Best Use__Lioht Industrial & Commercial

Date Inspected__7/15/953 Zoning__ Commercial -1

oy A

Appraiser

Use reverse side for other pertinent information,

B S



£3

Form 200ta Page § ‘
COMPARABLE SALES DATA SUPPLEMENT

Sales Parties: Grantor _Chaiu Chin Grantee AER

Dated__4/14/63 Recorded in Volume 635074 Page 668

Local Address 2030 Chenauli. Carrollton. TX

Legal Description __Abstract 923 Tract 20

Actual Price $3306.300, Verifted With  Par Hagoerty

Conditions of Sale__Cash

Rental Data
Land Size 4.0392 Acres Unit Price: As Improved ; Unimproved__$3.00
Street__Concrete Curb & Guiter Utilities__All

Improvments__None at Sale

Size and Description

Condition and Desirability

Current Use_ Warchouse under construciton Highest and Best Use_Commercial

Date Inspected__10/22/95 Zoning_ Commercial-1

Use reverse side for other pertinent information

), : g

Appraizger



Texas Turnpike Authority

Form 2001a
ADDISON AIRPORT TUNNEL
REAL ESTATE APFPRAISAL REPORT
Parcel Nummber__Parcel A Address 4700 Block Keller Sorings Rd.. Addison
Texas
Owner ' Address
Occupant’s Name_ City of Addison Whole Taking Partial Taking X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple title
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of 12720/95. It is being made for the Texas Tumpike Authority
in connection with the investigation and defense of the claims by the owner of the property
for compensation and damages, if any, arising out of the property acquisition by the Texas
Turnpike Authority for rightof-way purposes. The estimates of value concluded herein will be

used for settlement of such <claims through negotiation or eminent domain proceedings.

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 iz under no necessity of buying it, taking into consideration all of the
uses to which it is reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasonzable future.”

Valuation
In my opinion the compensation due as a result of this taking is:

Cwner § Leasehold Interest § Total $.15.637,

Appraiser’s Certificate

1 hereby certify that the opinion of value herein expressed has been reached afler a careful
examination of all pertinent data; that my fee is in no way contingent upon the value placed
on the property; that neither I nor any employee in my service has directly or indirectly any
financial or persoral interest in or to the 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 Authority, I will immediately notify the Authority of such
interest or interests.

L7 [2¢/ ¢¢ C&%@//ZZ/ZJ

Appraiser

Approved by the Board of Directors Right-of-Wa



Form 200ia Page 2

ATTACH ALL PERTINENT PICTURES

Parcel No. Local Address__ 4700 Block Keller Sprines Road

Date Taken 9/7/95 Taken by ___ Charles (Bo) Miller

1. Point from which taken _Adjacent Propertv Looking West




Form 2001a Page 3
DATA ON WHOLE PROPERTY

Legal Description__Abstract 326, Addison Municipal Airport

Dimensions; feet x feet = 4,674 sq.ft. 1078 Acres
Location (Urban): Street & No. on side
between and streets.
(Rural):
Land Grant Survey

Neighborhood or Area Analysis; The Neighborhood is a commercial and industrial area, having restaurant,
neighborhood service, office, office showroom and warchouse facilities. A major asset in the area is the
Addison Airport, a general aviation operation. The subject is located on Airport property.

Highest and Best Use and Zoning of Subject Property:  Airplane Storage, Industrial - 3

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:

Main Building; t.@% per Square foot.....oviemmnncen $
Parking Lot: $}.15 per_square fr 225 sq. it e $ 259.
Total REPIOAUCTION ..ciiiieiimrrei e rcrnceenr e raneccecrecsassass s v ereces o venss etastvantn $__ 259

Less Accrued Depreciation:
Physical Deterioration..........cvvcemeriinnicmras s ssnssssnsnsssnsn s ssasresnanes B
Functional OBSoleSCente ..oouviriiiciminn s e

Economic OBSOIESCENCE . c.ocviiiieiireerniccnnr st et acsarsssras i
TOLAL DEDTEEIALION 1ovvrrrrirerecraestesrmersrnssesssssesvasssnaesserssssssmnssssemsnas vrersmmasnsnsntssncessssssses $
Value Building Contributes to Whole Property. . cecmiinsnenrrsessiinnissssssssessmeenenesd___ 299,
Garages: f@s per Bl csrcscses corerrercrs s csosnsssssicesnerens A
Less Depreciation ... v erres st rns e s senras e sssssasesacs $ $
Other {Detail).. Fencing @ 36/linear f00t X 215 Mt o ivmiivevccermrmvrevccrecinssessesensnsinisnns $.1.290.
L6585 DEPIECIALION +overcerecermrrsvssssnrersetsoeeesssestnresstscsscscsssasacss siassnssenessanesecessesesanans b $..1.290.
Depreciated Value:
Landscaping $ Fencing §
Walks § Drives 3 e crr e e e ne e e s anaane $
Value Improvements Contribute to Whole Property .....cccccceciveinnnn e eeeeeerees $ 1549
LAND............. 4694 square feet $3.00  PerSQE s $14,082.
ESTIMATED VALUE BY COST APPROACH.......coiiciscneeirrirecteresniessn s evasvnssesnsssssssanssass $15.631.

Comment on Depreciation Factors:


http:per.sq.ft

" Texas Turnpike Authority Dallas North Tollway

Form 2001a Page4

MARKET DATA APPROACH WHOLE PROPERTY
{Land Comparables)

Purchase Price of Subject Property g

Date

Improvements Since Purchage and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALE NG, I 2 3
SALEDATE 10/31/94 3221/95 04/17/95
Hope Invt. Ltd. M&F Development Co  Chaiu Chin
GRANTOR-GRANTEE Addison, Lid. Diversco Mann AER
SALE CONFIRMED WITH  XentHone Georee Roddy Pat Hacgerty
) 4501 Airport Pkwy, 4500 blk Sunbelt, 2030 Chenault @
ADDRESS & LOCATION 34447 E Addison Rd ~ Approx. 667" W.of  Earhart southeast
IN RELATION TO SURJECT 1 Blk South Addison BRd 5 blks N. _comer
ACTUAL SALE PRICE 3742000, $125.000, $530.500,
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNIT PRICE $3.10 $2.75 $3.00
LEASE OR RENTAL DATA
Federal Express ‘Warehouse under
CURRENT USAGE Distribution Facility Unimproved Construction
HIGHEST & BEST USE Commercial Commercial Commercial
SIZE 5 4963 Acres 10382 Acres 4 Acres
PHYSICAL FEATURES
IMPROVEMENTS None af sale None at sale None at sale

Use Additional Pages If Necessary

Correlation of Comparable Sales To Subject Property:

Estimated Land Value of Market Data
Approach § 14,082,




Form 2001a Page 5
N/A

INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION:

Estimated remaining economic life of improvements

Stahilized Gross IHCOME. ... s e rresceeesses D
Vacancy Poenerirnrerererneaeasenesssnnnsnannsesens

Effective Gross INCOME......ovvveivirrrrecrrstsscsisnsseassinsssseesessaassssrsessonsansessns eveerereateensarmaannr 3
Taxes:
Iy eenreeermnsaersrrrresssesmeratesses s sssssansassiateassanense sabane .
State & COUBLY..ovvrrrieemrrercrerirnere s s mnctemsstesas sasons £
Miscellaneous (School, 10 v cneeeecerenrnnean 3
Insurance:
Fire & Extended COVETage.......oceciiimmccivincciniinecaens $
Miscellanesus.. .. .oocrceimma s cme e srsnast i k3
Annual Deferred Maintenance......oovveeeecevcnnerrccinans $
Management B eeerteesssensairseaee s s vesaes b
Operating EXPENSES .vcovveriirecernseasserrassiisssessesrasanns 3
Other Expenses_  rvciiisssenesiinn hY
Total Expenses before DepreCiation ... s i somssssenses k3
£

Net INCOmE 10 PIODEILY...ooivirrrrerreeneeireceseermeecemneneeseeeseessaaneanesteassnsstsstrasansnessensansssessovsnsssssnesd
Less Income Attributable to (Land)..ooovevvieiieneieenvens $ @ O veecenrriniins R

Income Attributable to (IMProvemMEnts) .....cciviiicciiiiererrrrer v essere e e ssrsasssssessessesnss B

Income Capitalized @ % ( % Interest % for Recapture of Capital}.......
(Land) (Improvements) ........ eataEeeE s eARe et e et e rerann et ar et g ek e aAEReRs NS eAes SRR cAEERAns e beanetsreon b
ESTIMATED VALUE BY CAPITALIZATION APPROACH ......coinnmimnnsisancininisineaneens 3

ADDITIONAL APPRAISAL INFORMATION



Form 2001a Page 6

FINAL ESTIMATE OF VALUE
OF WHOLE PROPERTY

Correlaton of Approaches to Value

See 8A

Estimated Value of Whole Property
Owmer § Leaschold § e




6A CORRELATION

The City of Addison owns Aadison Airport, which comprises approxunately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000. Several ground leases extend beyond
that date. This property is under a ground lease with an original term of forty years, as of
November 1, 1995, Twenty three (23) years, three (3} months remain on the lease.

For purposes of this report, it is assumed that the property is owned and operated by the fee
owner. The fair market value estimated herein does not attempt to determine the value of the
leased fee, the sublease position (sandwich position) of the airport management or the leasehold
estate created by the lease for the tenant currently in possession of the property.

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value, In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

The market approach has been used fo estimate the value of the land.

Sale #1 is located one block south of the subject and east of Addison Road. This comparable is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Tollway. Federal
Express has constructed a distribution facility on this property.

Sale #2 is approximately 5 blocks north of the subject on a secondary street occupied by office showroom
and warehouse facilities.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warehouse neighborhood,
An office warehouse facility is currently under construction en this property.

These comparables give an accurate vale for land in the vicinity of Addison Airport used for commercial
and warehouse uses. After analyzing these sales, a value of $3.00 per square foot is selected as fair market
vahe of the land before the taking and for the land taken. At $3.00 per square foot the fair market value
of the land is taken for right of way equals $14,082. (4,694 sq.ft. x §3).

The cost approach is the most reliable indicator of value of the subject, There is no damage to the
remaining property.



Total just compensation is summarized as follows:

Improvement Taken $ 1,549
Ripht of Way Taken 14,082,

Total Just Compensation $15,631.



Form 2001z Page 7

DATA ON PARTIAL TAKING
Legal Description Part Taken
Dimensions X = 4694 Sq.Ft. 1078 Acres
WHOLE PROPERTY:
The market value of the whole property is .....ccoceene $_..15631
PART TAKEN:

The market value of the fee simple title, less oil, gas
and sulphur, to the part bemg taken for h:ghway purposes
considered as a severed tract is:. .

REMAINING PROPERTY:
The market value of the remiander immediately before
the taKINE 180 e remr et e cen st s b (2

Considering the use to which the part taken is to be
subjected to, the market value of the remainder
fmmediately afler the taking 1S ..o veier e ernnssecene 3 (3)

NET DAMAGES, IEAIY +.eeoeeeoooeeooeeses s sseesmsoseeseeseeeseeeeoesseeseesesssseseesoseesesesecereserensennee
SIGN ADITUSTMENT COSTS, I MY vorvtveeeeeenseseeeeessseesseessessssessssseoseessesemmeneessees
TOTAL COMPENSATION ..ooooreoeceeeeee oo eetseveommmensesssessssseseressesseneemmmeeenere

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken

Remainder Before Taking
Remainder after taking considering the use to which the part
taken is to be subjectad

Contributory Remainder Remainder
Value of Part Taken Before After
Improvements Taking Taking
Paving 2,256 sf @ $1.15 $ 259 -0- -0~

1.290.

TOTAL
IMPROVEMENTS 1.549,
LAND 4,694 SF @ $3. 14,082, -0- . -0-

- TOTAL AS AUNIT $15,631. (1) «(0- ) -0-

515631, (1)

....... $__-0-

....... $___-0-

....... $15,631
&)
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{ /APARABLE SALES DATA SUPPLEMI ~
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Sales Parties: Grantor Hope Investment Ltd. Grantee Addison Lid,

Dated 10/31/94 Recorded in Volume 94210 Page 3570

Local Address_ 4901 Airport Parkwav

Lega) Description Abst, 482, Tract 30, Addison. TX

Actual Price__§742.000. Venfied With__Kent Hope

Conditions of Sale Cash

Rental Date

Land Size 3.4963 Acres Unit Price: As Improved ; Unimproved $3.10
Street Curb & Gutter Utilities

Imprevinents _None at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Condition and Desirability_ this is a part.

Current Use_Fed Ex Distribution Facility  Highest and Best Use_ Commercial

Date Inspected_ 7/15/95 Zoning_ Commercial-1

VA A

Use reverse side for ather pertinent information

Appraiser



Form 2001a Page 8 #2

IVErsco nale &
Sales Parties: Grantor _M& F Development Co.. Inc. Graniee  Manufacturine

Dared 3/21/95 Recorded in Volume_ 950535 Page _463

Local Address 4500 Block Sunbslt Drive

Legal Deseription _West % Tract 13 Sunbelt Business Park Addition. Addison. TX

Actual Price §125.000. Verified With_ Georee Roddy

Conditions of Sale  Cash

Rental Date
Land Size 1.0382 Acres Unit Price: As Improved . Unimproved_ $2.76
Street Concrete Curb & Gutter Uhilities_ All

Improvments _None at Sale

Size and Deseription_ Level, ready for development

Condition and Desirability

Current Use__ Unimproved Highest and Best Use__Light Industrial & Commercial

Date Inspected__7/15/9353 Zoning__ Commercial -1

Use reverse side for other pertinent information,

Ll A el

Appraiser




Form 2001a Page 8 _ #3
MPARABLE SALES DATA SUPPLEM. T

Sales Parties: Grantor _Chaiy Chin Grantee _AER

Dated_ 4/14/95 Recorded in Volume_ 93074 Page 668

Local Address 2030 Chenault. Carrollton. TX

Legal Description __Abstract 923, Tract 20

Actual Price $330.300 Verified With__Pat Hageertv

Conditions of Sale_ Cash

Rental Data
Land Size_ 4.0592 Acres Unit Price: As Improved . Unimproved_ $3.00
Street__Concrete Curb & Gutter Utilities_ All

Improvments__ None af Sale

Size and Description

Condition and Desirability

Current Use_ Warehouse under construciton Highest and Best Use__Commercial

Date Inspected_ 10/22/95 Zoning__Commercial-1

Use reverse side for other pertinent information

(il /B 2,

Appraiser



‘lexas {urmpike Authority
Form 2001a

‘ ADDISON AIRPORT TUNNELL
REAL ESTATE APPRAISAL REPORT

Parcel Number : Address 16051 Addison Road

QOvmer City of Addison Address

Occupant’s Name__Concourse Plaza Whole Taking Partial Taking X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple title
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of 12/20/95. W is being made for the Texas Tumpike Authority
in connection with the investigation and defense of the claims by the owner of the property
for compensation and damages, if any, arising out of the property acquisition by the Texas
Turnpike Awthority for right-of-way purposes. The estimates of value concluded herein will be
used for settlement of such claims through negotiation or eminent domain proceedings.

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 reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasonable future.”

Valuation

In my opinion the compensation due as a result of this taking is:

Qwrner § Laaschold Interest § Total $.34,.260,

Appraiser’s Certificate

I hereby certify that the opimion of value herein expressed has been reached after a carefil
examination of all pertinent data; that my fee is in no way contingent upon the value placed
on the property; that neither 1 nor any employee in my service has directly or indirectly any
financial or personal interest in or to the property appraised; and that should I or any
employee in my service acguire any interest in or to the property appraised prior to the
acqmsmon of the parcel by the Authority, I will immediately notify the Authority of such

i [k JEL I

Appraiser

Approved by the Board of Directors Right-of-WayCommittee on LJ [8
525 g ~-

Jomes W, Griffin
Exetutive Director

Sb



Texas Turnpike Auvthority
Form 2001a Page?

ATTACH ALL PERTINENT PICTURES

Parcel No. Lecal Address__ 16051 Addison Road
Date Taken  9/7/93 Taken by __Charles (Boy Miller
1. Point from which taken _Kgller Sprineg Looking __South

ﬁ!‘» -

e bt v BT
o e Ty o

2. Point from which taken Addison Road Looking  West




+ Texas Turnpike Authority
Form 2001a Page3

DATA ON WHOLE PROPERTY

Legal Description____Abstract 326, Addison Municipal Airport

Dimensions: feet x feet = 72,348.19 sq.ft. _1.661 Acres
Location (Urban): Street & Z\Io on
between and streets,
(Rural):
Land Grant Survey

Neighborhood or Area Analysis: The Neighborhood is a commercial and industrial area, having restaurant,
neighborhood service, office, office showroom and warehouse facilities. A major asset in the area is the
Addison Airport, a general aviation operation. The subject is located on Airport property

Highest and Best Use and Zoning of Subject Property: Office use

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:

42,600 $70.00. sq.ft...$2,982,000.
Main Building:__ 7,525 fi.@ 82300 persqft..$ 173075 83155075
Parking Lot: $43523.@ $2. per square 55 TR $ 87046,
Total ReproQUCHON ... oo vres s rrrsce e v srerrees s s s sseess s eraeeons S $3,242.121.
Less Accrued Depreciation:
Physical Deterioration..........ccoceiiceene. 25 5 810,330,
Functional ObsOlESCENCE ...vivvvevriieerviieae e eac s § -0
Economic Obsolesscence ..omerceiiiiiiiiiiee e vcvvrensrr s veeeene e
Total Depreciation ............. ereeeteereeteeaseenene st merernsmnessmennesneenene_ 810,530,
Value Building Contnbutes to Whole Property ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, $2.431.591
Garages: ft.@$% per. £ OO UOURIUOURRRIRPTRTUUIOUORIRPTOUOe.
1,688 DEPIeciation .....vvvecerveceerescineeervevesssassersavreresssnsssmsrersesersmsnessavavrssssasavasssavrersd b3
Other (Detail).. .ot me e emn e e snaessnn e SOUORRUO. -
La88 DIEPIECIRHON ..ovvieeeeces i et eme e eas s s s me st sae s sss s s asnene e ssasssaes $ $
Depreciated Value:
Landscaping § Fencing § ,
Walks $ DIIVES B e et s et rene e nees $2.431.591.

Value Improvements Contribute to Whole Property .oo..vvve e sinnnessssscnse s

LAND...............72.348.19 per 85,00 Per $Quare ool ....coveermveennrerrermrereneenns 3 361,741,

ESTIMATED VALUE BY COST APPROACH. ... enmren s imnsesessss e eeeans $2.763.332.

Comment on Depreciation Factors


http:72,348.19
http:72.348.19

. Texas Turnpike Authority
Form 2001a Page4

MARKET DATA APPROACH WHOLE PROPERTY

{Land Comparables)

Purchase Price of Subject Property $ ‘ Date

Improvements Since Purchase and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALE NO. 1 2 3
SALE DATE 10/31/94 7719495 10/2/95
Hope Invt. Ltd. USA Metroport Hope Inv. Lid,, State
GRANTOR-GRANTEE Addison, Lid Realty Corp. _ Farm Mutual Auto
Insurance

SALE CbNFI‘RMED WITH  Kent Hope George Roddy Kent Hope

4901 Airport Pkwy, N/E/C Addison Rd
ADDRESS & LOCATION 344 47'E Addison Rd  Extension of @ Airport Pkwy,
IN RELATION TO SUBJECT _1 Blk South Frank Luke 1 Blk South
ACTUAL SALE PRICE £742 000, %135 000, $600.000.
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNIT PRICE £3.10 $4.08 $3.60
LEASE OR RENTAL DATA

Federal Express
CURRENT USAGE Distribution Facility Unimproved Unimproved
HIGHEST & BEST USE Commercial Commercial Hanger Commercial
SIZE 5.4963 Acres 33.105 sg .1, 2.5 Acres

Some fill Level adj. to Fill and drainage
PHYSICAL FEATURES Tequired hanger req. by Seller
IMPROVEMENTS None at sale "~ None at sale None at sale

Tse Additional Pages If Necessary

Correlation of Comparable Sales To Subject Property:

Estimated Land Value of Market Data
Approack  §277,798.




Texas Tumpike Authority
Form 2001a Page 5

INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION:

Estimated remaining economic life of improvements

40,515 sf @ 12.50/sf, plus hanger income $15,600 and other income $10,000.

Stabilized Gross Income: hanger & other income.......5532,037.
Vacancy 10 Bttt bcteesne e nn e e nna e 53,203
Effective Gross Income......... OO UV OO ROV USRI
Taxes: ~
L8070 USRS ORPIUOOOT $
State & COUNLY.....veevrremmrererereese 1995 crviiviinnsaeeeed 28,600,
Miscellaneous {School, ete. )i 3
Insurance:
Fire & Extended Coverage.......oricivcinmnnnccrirnnnen £ 9000
MISCEIlANEOUS. .....vvvrrrrecreen s ssesmcracreassecseesennscnrerersred
Annual Deferred Maintenanee.,....ocoeecnievinnvnvennenn d__47,500.
Management v T SO $_19.153.
Operating Expenses .....ovvvenn Vraersreseee e e arne s s abesans $.169.500.
Other Expenses_ Tenant Improvements & Comm.......5 46,000.
Total Expenses before Depreciation ..........ccoovvvivniiieens fererrerreeearar ey
Net Income to POy e cccrrnirrvsvresensrsssscascstansmsmenreesnsmsmsnssnsrssss
Less Income Attributable to (Land) 8361741, @10 Yocrrsennnne.
Tncome Attributable 10 {IMPrOvEMENLS) oo ireeeesrsssvebtseesreesvrrnrs s sansessessns
Income Capitalized @_10 D0 e
(Land) (IMProVEMENES) .......cococrmteceeessmemseserereeeescrmmreeseesesaavresacssessssasasnmsansesmssassssesssasans

ESTIMATED VALUE BY CAPITALIZATION APPROACH ......cccccecmnnns

{Say)

....... 478,834,

........ $ 319,753

P 150081,

....... § 36174

,,,,,,, $_ 122907,

. $1,229.070,

$ 36L74L

21,590,811,

$1,591,000.

ADDITIONAL APPRAISAL INFORMATION



Texas Tumpike Authority
Form 2001a Pageéb

FINAL ESTIMATE OF VALUE
OF WHOLE PROPERTY

Correlaton of Approaches to Value

See Page 6A

Estimated Value of Whole Property
Owner § Leasehold $__ s




Page 6A

The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000, Several ground leases extend beyond
that date, This property is under a ground lease with an original term of forty years, as of
November 1, 1995. Twenty eight (28) years, eleven (11) months remain on the lease.

For purposes of this report, it is assumed that the property is owned and operated by the fee
owner, The fair market value estimated herein does not attempt to determine the value of the
leased fee, the sublease position {sandwich position) of the airport management or the leasehold
estate created by the lease for the tenant currently in possession of the property.

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 comparigon are then
applied to the subject property to arrive at a range of values which should be indicative of the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substituticn for a property should limit the upper side of value. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

The market approach has been used to estimate the value of the land.

Sate #3 is deemed most comparable to the subject. It is close in physical proximity and the sale
occurred recently. Both properties are corners. The comparable is adjusted downward slightly
because of the drainage expenditure to be made by the seller. This expenditure of approximately
$.25 per square foot is applied to the entire 15.8 acres of which the 2.5 acres was originally a part.
Also, the N/E/C of Addison and Airport Parkway is the main entrance to the Addison Alrport,
thereby making this comer slightly superior to the subject.

After considering the comparables, a value of $5.00 per square foot is assigned to the subject as
the fair market value of the land before the taking, for the land taken and for the land value after
the taking.

At $5.00 per square foot, the fair market value of the Jand is $361,741. When $5.00 per square
foot is multiplied times 4,752 square feet, fair market value of the land taken for right of way
equals $23,760.



- In addition to the easement, paving and landscaping are located within the part taken. These
improvements contribute $17 0. to the value of the property.

The income approach is the most reliable indicator of value of the subject. The cost approach
usually indicates an upper limit of value when the improvements are new and constitute the

highest and best use of the property.

The income stream generated by the property can be compared to income from other investments
available in the market with similar and varied degrees of risk and durability,

Direct capitalization - Building Residual technique is used to estimate the value of the property
under the income approach, The land value has been established at $361,741. from comparable
sales. 10.5% is selected as adeguate return on the value of the land or $36,174. When this
income is subtracted from net income to property, $122,907 of income is attributed to the
improvements, Capitalizing this income at 10%, gives value attributed to the improvements of
$1,229,070. The sum of the value of land and value of the improvements equals the estimated
value of the whole property of $1,590,811. say $1,591,000.

Since the income approach is the most accurate estimate of the fair market value, therefore
$1,591,000. is the fair market value of the subject before the taking.

The value of the remainder before the taking is $1,556,551. ($1,590,881. less $34,260.) After the
taking, with the exception of paving and landscaping taken, the improvements are in tact. These
improvements will generate income on a prorata basis equivalent to income generated before the
taking. Therefore, the value of the remainder after the taking is unchanged and is equal to
$1,556,551.

Total just compensation is summarized as follows:

Improvement Taken $10,500.
Right of Way Taken 23,760.

v o . v o

Total Just Compensation $34,260.



Texas Turnpike Authe-ir
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DATA ON PARTIAL TAKING
Legal Description Part Taken
Dimensions X =__4752 SqFt.___ .108] Acres
WHOLE PROPERTY:
The market value of the whole property is ................51.590.81 1.
PART TAKEN:

The market value of the fee simple title, less oil, gas

and sulphur, to the part bemg taken for lughway purposes,

considered as a severed tract is:.
REMAINING PROPERTY:

The market value of the remiander inunediately before

@)

the takdng is:. 51,556551,

- Considering the use t{; whmh the ;:aa.rt faken is ta be
subjected to, the market value of the remainder

immediately after the taking is!.......ccimmvcvrcsivenransen. $1.556,551,

NET DAMAGES, if any .,

SIGN ADJUSTMENT {:QS’E‘S i:f any ...............................................................................
TOTAL COMPENSATION. .....ooiiiveertcceen e macsnessssas s sssssssssessssssssssssssies

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken

Remainder Before Taking

Remainder after taking considering the use to which the part
taken is to be subjected

Contributory Remainder

Value of Part Taken Before
Improvements Taking
Paving-4,000 sf @ $2.50 $ 10,000,

Landscaping 500,

TOTAL

IMPROVEMENTS £ 10.500, $1.218.570.
RIGHT OF WAY 23,760, § 337981
4,752 S.F. @ $5.

TOTAL AS AUNIT $34,260. (1} $1,556,551. (2)

Remainder
After
Taking

$1.218.570.
§ 337981

$1,556,551.

--534.260. (1)

. S
$__ -0-
$34,260.
3)

Explain difference, if any, betwesn Remainder Before and After Taking (If extra space needed,

use attachment.)
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'COMPARABLE SALES DATA SUPPLEMENT

T .

Sales Parties: Grantor Hope Investment Lid, Grantee Addison Lid.

Dated____10/31/94 Recorded in Velume 94210 Page 3570

Local Address_ 4901 Auport Parkway

Legal Description Abst. 482, Tract 50, Addison, TX

Actual Price_ $742.000. Verfied Witk Kent Hope

Conditions of Sale Cash

Rental Date
Land Size 5.4963 Acres Unit Price: As Improved ; Unimproved $3,10
Street Curb & Gutter Utilities

Improvments__None at sale

Size and Description

Minor dirt work 1o aid drainage from balance of the tract of which
Condition and Destrability  this isa part,

Current Use__Fed Ex Distribution Facility  Flighest and Best Use

Date Inspected__7/15/93 Zoning_ Commercial-1

Use reverse side for other pertinent information

,.1. ; ) 3 . "g ;

IRV L . . P p
&g{iuﬁjf? i Lﬁ fx‘f% (L ’
B [

e

Appraiser



Texas Tumpike Authonity
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#2
COMPARABLE SALES DATA SUPPLEMENT

Sales Parties: Grantor _United States of America

Grantee  Metroport Realty Cormp.

Dated 7/19/95

Recorded 1n Volume_ 95138

Page 36350

Local Address Extension of Frank Luke

Lega!l Description _A-792 Part of Addison Airport

Actoal Price $133.000,

Vertfied With_ George Roddy

Conditions of Sale_Cash

Rental Date

Land Size_ 33,105 sguare feet Unit Price: As Improved

Street  Adiacent to airport faxi wavs

Improvments_ None at Sale

; Unimproved _$4.08

Utilities

Size and Description

Condition and Desirabiiity

Current Use  Unimproved

Highest and Best Use__Commercial _~ Hanger

Zoning

Date Inspected_ 10/13793

Use reverse side for other pertinent information




Texas Turnpike Authority :
Form 2001a Page 8 #3
COME’ARABLE SALES DATA SUP;E“’LEME‘QT

T ba

~ ™
T

.

State Farm Mutual

Sales Parties: Grantor _Hope Invemstments Grantee _Automebile Invst. Co.
Dated  10/2/93 Recorded in Volume__ 95191 Page _7045
Lecal Address_ NEC Addison Read & Airport Parkvay

Legal Description Abstract 482, Addison, Texas

Acrual Price__$600.000. Verified With__Kent Hope

Conditions of SaleCash

Rental Date

Land Size__2.4592 Acres Unit Price: As Improved : Unimproved_ $5.60
StreetCurb & Gutter | Utilities_ All

Improvments__None at Sale

Size and Description

Bt e e

Seller will provide drainage expenditure estimated of §.25 per square foot :
Condition and Desirability for entire 15.8 acres. of which this propertv was a part. ©

Current Use_ Umproved Highest and Best Use__Commercial

Date Inspected_ 12/29/95 Zoning_ Commercial

--Use reverse side for other pertinent information

A, B

Appraiser




Texas Tumpike Authority

Form 2001a
ADDISON ATIRPORT TUNNELL
REAL ESTATE APPRAISAL REPORT
Parcel Number Address 16101-16111 Addison Road
Owner City of Addison Address
William R. White &
QOccupant’s Name Ultimate Sports Grill Whole Taking Partial Taking___X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple title

encumbered by existing easements, if any, which are compatible to highway use of the subject

property as of 12/20/95. It is being made for the Texas Tumpike Authority

in comnection with the investigation and defense of the claims by the owner of the property .

for compensation and damages, if any, arising out of the property acquisition by the Texas
Turnpike Authority for right-of-way purposes. The estimates of value concluded herein will be
used for settlement of such claims through nepotiation or eminent domain proceedings.

Market Value may be defined as follows: “Market Value i1s 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 i, taking into consideration all of the
uses to which it is reasonable adaptable and for which it either is or in all reasonable
probability will become available within: the reasonable future.”

Valuation
In my opinion the compensation due as a result of this taking is:

Owner § ELeasehold Interest $ Total $ 12.320.

Appraiser’s Certificate

I hereby certify that the opinion of value herein expressed has been reached after a careful
examination of all pertinent data; that my fee i1s in no way contingent upon the value placed
on the property, that neither I nor any employee in my service has directly or indirectly any

financial or personal interest in or to the property appraised;, and that should 1 or any -

employee in my service acquire any interest in or to the property appraised prior to the
acquisition of the parcel by the Authority, I will immediately notify the Authority of such
interest or interests.

AR by g5 Ll L)1,

Appraiser

:1?2 KL

Divectst of s)g;enng '

Approved by the Board of Directors Right-of-Way

%



Texas Tumpike Authority
Form 2001la Page 2

ATTACH ALL PERTINENT PICTURES

16101 ADDISON ROAR

Parcel o, Local Address

CHARLES (R9Q) MILLER

9/7/95 Taken by

Date Taken

ADDISON AT KELLER SPRINGS Looking WEST

1. Point from which taken

% dBayg

: b
PP, « fi

3

)




Texas Tumpike Authorily
Form 2001a Page 3

DATA ON WHOLE PROPERTY

Legal Description___Addison Municipal Airport, Abstract 326

Dimensions: 151.54 x 330,33 x 18585 x 29876  feet=35.559.6 sq.ft. 1.2755 Acres
Location (Urban): Street & No. 16111 Addison Road on__Northwest corner
between _Keller Springs and _ Addison streets.
{(Rural):
Land Grant Survey

Neighborhood or Area Analysis: The Neighborhood is a commercial and industrial area, having restaurant,
neighborhood service, office, office showroom and warehouse facilities. A major asset in the area is the
Addison Airport, a general aviation operation. The subject is located on Airport property.

Highest and Best Use and Zoning of Subject Property: Retail and Commercial use.

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:

Main Building: 13,400 ft. @ $37.57 per square foot........... $503,500.
Parking Lot:  $38.600, per $2.50 B $ 96.500.
Total Reproduchion ..o inen s seer et s mmrmeasnn e s aananaes ceenrereeeerenns 3000,000.

Less Accrued Depreciation:

Physical Deterioration.......caoann. |55 3 TOTORO 390,000,
Functional ObSoleSCaNCE ..ovvvviniiivrii e iire s srsnsan v earevssen e eeseesassessssneeid) (e
Economic ObSolESS0aII0E 1 .e e e cee s eeramsmanaan s e srrninne g -0-

Total Depreciation ... i sccnsn s s s e s $ 90,000,

Value Building Centributes to Whole Property..........cvecvr i ccrecvinrmeecserenccrensescsscsssnaresenne o 52 10,000,

Garages: f.@$% per 5 SO USROS 3

Less DEPIECIation ......coivemiviviiiiccitin s cm e renssssaben s ssssrnsssssssnors b sassssensansssons b §
Other (Detail).... ..o cnrrcenrrissesr s cerieeseseessssaete s s s ssseesesa st nass e ressba sessbesannnns N

LSS DEPTCIALION 1reeeereiiivere e cririmssereecarsannsnsacesssarerrssanssesbesserncrasessssansrersnnnsscnsens g $
Depreciated Value:

Landscaping $_1,500. Fencing § ,
Walks § ,Drives § DS UU OO OR R UUUETSUUPPRRSRTRTORNY: N B 11, N

Value Improvements Contribute o WHole PIOPEIY ......eeeeeeeeeceeeersceseeessesssseereeeressoesseeen $511.500.
LAND............ 55559.6  per $5.00 per SqUare fool......o e $277,798.

ESTIMATED VALUE BY COST APPROACH. ... s assecee ne w51 82,298,

Comment on Depreciation Factors


mailto:ft.@$perft

Texas Tumpike Authority
Form 2001a Page 4

MARKET DATA APPROACH WHOLE PROPERTY
(Land Comparables)

Purchase Price of Subject Property $ Date

Improvements Since Purchase and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALENO. 1 2 3
SALE DATE 10/31/94 1/15/95 10/2/95
Hope Invt. Ltd. USA Metroport Hope Inv. Ltd.,, State
GRANTOR-GRANTEE Addison, Lid. Realty Corp, Farm Mutual Auto
Insurance
SALE CONFIRMED WITH  Kent Hope Georee Roddy Kent Hope
4901 Airport Pkwy, N/E/C Addison Rd

ADDRESS & LOCATION 34447 E Addison Rd  Extension of @ Airport Pkwy,
INRELATION TO SUBIECT _1 Bik South Frank Luke I Blk Scuth
ACTUAL SALE PRICE $742 000, £135.000. $600.000,
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNIT PRICE $£3.10 $4.08% $5.60
LEASE OR RENTAL DATA

Federal Express
CURRENT USAGE Distribution Facility Unimproved Unimproved
HIGHEST & BEST USE Commercial Commercial Hanger Commereial
SIZE 5.4963 Acres 33.105 so.ft. 2.5 Acres

Some fill Level adj. to Fill and drainage
PHYSICAL FEATURES required hanger req, by Seller
IMPROVEMENTS None at sale None at sale None at sale

Correlation of Comparable Sales To Subject Property:

Use Additional Pages If Necessary Estimated Land Value of Market Data
Approach $277,798.




Texas Tumpike Authorty
Form 2001a Page S

INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION: Subject s under a 40 vr. pround
lease. with 28 vr.. 4 mo. remaining as of 11/1/93. 12% cap rate is used to capitalize income from

improvments and 10.5% is scelected to capitalize pround rent and residual ground valye.

Estimated remaining cconomic life of improvements 28 vears

Stabilized Gross Income....ooovoveeen e $113.600.
Vacancy S Bt erirresrbre e et enntaa e s __5.680.
Effective Gross INCOmMe......ooveee s st 107,920, oot $111.086.
Taxes: 1/3 of taxes pd by Tenant 3,166.

Iy v crvveisiria v ccossrssenrren e asssssssnsaseenesanansasnnseses g

State & COUnLY..ovmvreeeeieee et annr e eae s enes $..9.500

Misceilaneous (School, ete. oo, §
Insurance:

Fire & Extended Coverage.....ccovceeeeiiiivevvecevecennnn $ 3,500,

MISCCHANEOUS. ..o cvviirir e cvecasaae e 5
Annual Deferred Mainienance. ... eoeeceeeciiivireeseaes $_ 5400
Management ___3 Sox S107.920 e, $ 3238
Opcrating EXPENSES oo iieiiriecvececcven e sreaseneenens 5
Other Expenses_ s A
Total Expenscs before Deprociation ..o o esessi s e sresesssnssascesss $20,638.
IO INCOITIE £ P IO OILY oo eitiieee e ceeeesieterebiatarsseees s e e eaeees e trt b e e e eab bbb e e ans s ervan s mammr b bebmesennnnennansss % 60.448.
Less Income Attributable to (Land)....oooovee i $277.798. @ 10.5 o T $29.169
Income Attributable 10 (INIPTOVEIMGIISY oot e et et e st s sme e nseeeeee e st e eeeeneeanen $61.279.
Income Capitalized @_12 % ( % Interest % for Recapture of Capital)...$510.638.
{Land) (Tmprovements) ........ 553596 @ 85t s $277,798.
ESTIMATED VALUE BY CAPITALIZATION APPROACH ..o . 3788436,

(Say) $788.500.

ADDITIONAL APPRAISAL INFORMATION



Texas Tumpike Authority
Form 200la Page 6

FINAL ESTIMATE OF VALUE
OF WHOLE PROPERTY

Correlaton of Approaches to Value

Sec Page 6A

Estimated Value of Whole Property
Owner § Leasehold $_______ e




Page 6A

The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000. Several ground leases extend beyond
that date. This property is under a ground lease with an original term of forty years. As of
November 1, 1995, twenty eight (28) years, four {4) months remain on the lease.

For purposes of this report, it is assumed that the property is owned and operated by the fee
owner. The fair market value estimated herein does not attempt to determine the value of the
leased fee, the sublease position (sandwich position} of the airport management or the leasehold
estate created by the lease for the tenant currently in possession of the property.

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property

and comparison of that income stream with income streams 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 Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value. In this approach to value the
. appraigser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

' The market approach has been used to estimate the value of the land.

Sale #3 is deemed most comparable to the subject. It is close in physical proximity and the sale
‘occurred recently. Both properties are corners. The comparable is adjusted downward slightly
because of the drainage expenditure to be made by the seller. This expenditure of approximately
$.25 per square foot is applied to the entire 15.8 acres of which the 2.5 acres was originally & part
also, the N/E/C of Addison and Airport Parkway is the main entrance to the Addison Airport,
thereby making this corner slightly superior to the subject.

After considering the comparables, a value of $5.00 per square foot is assigned to the subject as
the fair market value of the land before the taking, for the land taken and for the land value after
the taking.

At $3.00 per square foot the fair market value of the land is $277,798. When $5.00 per square
foot is multiplied times 1,489 square feet, fair market value of the land taken for right of way
equals $7,445.



In addition to the easement, raving and landscaping are located within the part taken. These
improvements contribute $4, 5. to the value of the property.

The income approach is the most reliable indicator of value of the subject. The cost approach
usually indicates an upper limit of value when the improvements are new and constitute the
highest and best use of the property.

The income stream generated by the property can be compared to income from other investments
available in the market with similar and varied degrees of risk and durability.

Direct capitalization - Building Residual technique is used to estimate the value of the property -
under the income approach. The land value has been established at $277,798. from comparable
sales. 10.5% is selected as adequate return on the value of the land or $29,169. When this
income is subtracted from net income to property, $61,279. of income is attributed to the
improvements, Capitalizing this income at 12%, gives value attributed to the improvements of
$510,658. The sum of the value of land and value of the improvements equals the estimated value
of the whole property of $788,456., say $789,500.

Since the income approach is the most accurate estimate of the fair market value, therefore
$788,500. 1s the fair market value of the subject before the taking.

The value of the remainder before the taking is $776,136. ($788,456. less $12,320,) Afler the
taking, with the exception of paving and landscaping taken the improvements are in tact. These
improvements will generate income on a prorata basis equivalent to income generated before the
taking. Therefore, the value of the remainder after the taking is unchanged and is equal to
$776,136.

Total just compensation is summarized as follows:

Improvement Taken $ 4,875,
Right of Way Taken 7,445,

Total Just Compensation $12,320.



Texas Turnpike Authority
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DATA ON PARTIAL TAKING

Lepal Description Part Taken
Dimensions x = 1489 Sq.Ft. Acres
WHOLE PROPERTY:

The market value of the whole property Is ...cccmenee $788,436.
PART TAKEN:

The market value of the fee simple title, less oil, gas

and sulphur, to the part being taken for highway purposes,

considered as a SEVEred TTACE 151, ..ooiiiieiiieriesirnrererrr e e e ceesarae st es mraraneensssrmcenesernneeraraannans £12.320. (D)
REMAINING PROPERTY:

The market value of the remiander immediately before

@

the 2KIIZ 15 oerveeveeeeeeeeseooeeeseseonsssesesessesssesssserisaseseen $.776.136.

Considering the nse to which the part taken is to be
subjected to, the market value of the remainder

immediately after the taking is%....overnviirrvinnnnirinnnnn. 3 776,136,

NET DAMAGES, ifany ..
SIGN ADJUSTMENT COS’YS if any
TOTAL COMPENSATION...

3)

R

o -0-

5312 320.

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken Commercial

Remainder Before Taking _Commercial

Remainder after taking considering the use to which the part
taken is to be subjected__Commercial

Contributery Remainder
Value of Part Taken Before
Improvements Taking
Paving-1,350 sf @ $2.50 3375,

Landscaping 1.500,

TOTAL

IMPROVEMENTS 4 875, $505.783.
RIGHT OF WAY - 1,489 7,445, $270.353.
SF. @ ¥

TOTAL AS AUNIT $12,320. {D) $776,136.

@

Remainder
Afrer
Taking

$505.783.
$270.353.

$776,136. (%)

Explain difference, if any, between Remainder Before and After Taking (If extra space needed,

use attachment.)


mailto:sf@$2.50

Texas Tumpike Authority
Form 200ia Page8 #1

__ COMPARABLE SALES DATA SUPPLEMENT

"

e

Sales Parties: Granter Hope Investment Lid. Grantee Addison Lid.

Dated__ 10/51/94 Recorded m Volume 84210 Page 3570

T ocal Address_ 49G1 Atrport Parkway

Iegal Description Abst. 482, Tract 30, Addison. TX

Actual Price_ $742.000. Venfied With_Kent Hope

Conditions of Sale Cash

Rental Date
Land Size 5.4963 Acres Unit Price: As Improved : Unimproved $3.10
Street Curb & Gutter Utilities

Improvments__None at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Condition and Desirability__this is a part.

Current Use__Fed Ex Distribution Facility  Highest and Best Use

Date Inspected__7/15/95 Zoning__Commercial-1

Use reverse side for other pertinent information

C i 52’ ‘ /./} //ﬂ,/é//

Appraiser


http:Unimprovcd,-,$~3,,""1!.l0

Texas Turnpike Authority ,
Form 2001a Page 8 #2
COMPARABLE SALES DATA SUPPLEMENT

Sales Parties: Grantor _United States of America Grantee Metroport Realtv Corp.

Dated_7/19/95 Recorded in Volume_ 95139 Page _3650

Local Address_ Extension of Frank Luke

Legal Description _A-792 Part of Addison Airport

Actual Price_ $135.000. Verified With_ Georee Roddv

Conditions of Sale_ Cash

Rental Date

Land Size_ 33.105 square feet Unit Price: As Improved : Ummproved_$4.08

Street Adjacent to alrpori taxi wavs Utilities

Improvments_ None at Sale

Size and Description

Condition and Desirability

Current Use_ Unimproved Highest and Best Use Commercial - Hanger

Date Inspected_ 10/15/95 Zoning

Use reverse side for other pertinent information

Appraiser
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COMPARABLE SALES DATA SUFPLEMENT

State Farm Mutual
Sales Parties: Grantor _Hope Invemstments Grantee _Automobile Invst. Co.

Dated__10/2/95 Recorded in Volume_ 83191 Page _7045

Local Address. NEC Addison Road & Airport Parloway

Legal Description Abgtract 482, Addison, Texas

Actual Price__$600.000. Verified With__Xent Hope

Conditions of Sale__Cash

Rental Date

Land Size 2.4592 Acres Unit Price: As Improved ; Unimproved__$5.60

Street__Curb & Gutter Unilities All

Improvments__ None at Sale

Size and Description
Seller Wﬂ] providez drainaoe expendimrs estimated of $.25 per square foot

Current Use_ Umproved Highest and Best Use__Commercial

Date Inspected__12/29/95 Zoning_ Commercial

--Use reverse side for other pertinent information

A

P \;{;vuv %

Appraiser



FIELD NOTE DESCRIPTION
SUB SURFACE AREA
A PORTION OF ADDISON AIRPORT
Wm. LOMAX SURVEY, ABSTRACT 792
E. COOK SURVEY, ABSTRACT 326
ADDISON, DALLAS COUNTY, TEXAS
EXHIBIT 3

Being 195,683 square feet or 4,492 acres out of a called 365.34 acre tract as conveved to the City of Addison,
by deed recorded in Volume 77010, Page 1391, Deed Records, Dallas County, Texas, said called 365,34 acre
tract being out of the Wm. Lomax Survey, Abstract 752 and the E. Cook Survey, Abstract 326, all in the City
of Addison, Dallas County, Texas and being more particular described as follows: (Bearings based on USC&GS
Station "ARP 1966", with coordinates of N 7,038,355,36-E 2,478,877.80 NADS3 and USC&GS Station
"Airport Beacon", with coordinates of N 7,039,062.68-E 2,478,167.73 NADS3)

BEGINNING, at a set 5/8" iron rod on the Easterly line of Dooley Road (width varies), said iron rod being
S56°37'15"E, a distance of 64.79 feet from the Northerly cut-back corner at the portheast corner of the
intersection of said Dooley Road with Keller Springs Road (50 feet wide);

THENCE, N00°43'52"W, departing the Easterly line of said Dooley Road, a distance of 18.61 feet to a point
for corner;

THENCE, N89°16'08"E, a distance of 174.25 feet to a point for corner at the beginning of a tangent curve to
the right, said curve having a radius of 1763.00 feet;

THENCE, continuing along said curve to the right, having a central angle of 05°4720", 2 chord bearing of
587°50'12"E, a chord distance of 178.05 feet, and an arc distance of 178.13 feet to 2 point of tangency;

THENCE, 584°56'32"E, a distance of 1,301.25 feet to a point for comer;
THENCE, S05°03'28"W, a distance of 126.00 feet to a point for corner;

THENCE, N84°56'32" W, a distance of 1,301.25 feet to a point for corner at the beginning of a tangent curve
to the left baving a radius of 1,637.00 fect;

THENCE, continuing along said curve to the left, having a central angle of 05°4720", a chord bearing of
N87°50'12"W, a chord distance of 165,33 feet, and an arc distance of 165.40 feet to the point of tangency;

THENCE, S89°16'08"W, a distance of 48.34 feet to a point for corner on the Easterly line of Dooley Road;

THENCE, N00°12'22"W, continuing along said Easterly line 92,32 feet to a comer on the Northerly line of
Dooley Road;

THENCE, 585°42'54"W, continuing along said Northerly line of Dooley Road, a distance of 105,72 fect to a
point for corner;



http:1,637.00
http:1,301.25
http:1,301.25
http:ofl78.13
http:2,478,167.73
http:2,478,877.80

THENCE, N56°37'15"W, continuing along the Northerly line of Dooley Road, a distance of 25.41 feet to the
POINT OF BEGINNING, and containing 195,683 square feet or 4,492 acres in the metes and bounds recited.

This is to certify that the above deseription was prepared from an on the ground survey conducted under my
supervision.

Aunets K SZo, o DATE: /227175
Ayub R/Sandhu, P.E.RPLS.
Texas Surveyor Registration No. 2910
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Texas Turnpike Authonty

Form 2001a
ADDISON ATRPORT TUNNEL
REAL ESTATE APPRAISAL REPORT
Parcel Number : Address Haneer 1000, 4739 Keller Springs
Owner City of Addison Address
Qccupant’s Name___Allen Tilley Whole Taking Partial Taking X

Purpose of the Appraisal

The purpose of this appratsal is to estimate the Market Value of the fes simple tiile
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of _12/20/95. It is being made for the Texas Tumpike Authority
in connection with the investigation and defense of the claims by the owner of the property
for compensation and damages, if any, arising out of the property acquisition by the Texas
Turnpike Authonty for right-of-way purposes. The estimates of value concluded herein will be
used for settlement of such claims through negotiation or eminent domain proceedings,

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 reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasonable future.”

Valuation
In my opinion the compensation due as a result of this taking is:

Owner § Leasehald Interest § Total $324 758,

Appraiser’s Certificate

I hereby certify that the opinion of value herein expressed has been reached after a careful
examination of all periinent data, that my fe¢ is in no way contingent upon the value placed
on the property; that neither I nor any employee in my service has directly or indirectly any
* financial or personal interest in or to the property appraised; and that should 1 or any
employee in my service acquire any interest in or to the property appraised prior to the
acquisition of the parcel by the Authority, I will immediately notify the Authority of such
interest or interests.

Cad J6) ppl

Appraiser




Form 2001a Page 2

ATTACH ALL PERTINENT PICTURES

Parcel No. {ocal Address HANGER 1000 RELLER SPRINGS

Date Taken__9/7/93 AND 11/10/95 Taken by CHARLES (BO) MILLER

1. Point from which taken KELLER SPRINGS Looking HORTH

pr———e—

2. Point from which taken TAXIWAY Looking SCUTH
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DATA ON WHOLE PROPERTY

Legal Description___Abstract 792, Addison Municipal Airport

Dimensions: 144.17 feetx 350 feet = 50,462 sg.ft. Acres
Location (Urban): Street & No. on side
between and streets,
(Rural):
Land Grant Survey

Neighborhood or Area Analysis: The Neighborhood is a commercial and industrial area, having restaurant,
neighborhood service, office, office showroom and warehouse facilities. A major asset in the area is the
Addison Airport, a general aviation operation. The subject is located on Airport property.

Highest and Best Use and Zeoning of Subject Property:  Airplane Storage, Industrial -3

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:

Main Building: 18,761 fi. @ $23.00 per sguare foot............. $431.503.
Parking Lot: $1.15 per_square ft 31,701 sq.ft....connenn $ 36.456.
Total Reproduetion ... ......oucccicreeiiicriiineeeeseceseresss s e enessesesrsesesesesassesansmssessessane $467.959,
Less Accrued Depreciation:
Physical Deterioration..........cccocoe v, A0%ceeeevecrireieiaenennn e s $187.184,
Functional ObSCIESCENCE ..cvvuraeireciiriirine i ssaetererressesnesscssvien 3 -0
Economiec ODSOIESSCENOE ....occomiiiee e sv s s ceenecrmcrcvscsessesasesmsscssens $ -0
Total DEPrecialion . ....covvcveeeirrcnseireie i e ceivessea seescisssesssrastesaessstessasesessscossseseessnns $187.184.
Value Building Contributes 10 WHOIE PrOPerty.. ..o iiecenssvesstaene e ssnsseessessesssssaasasernrsns $£280.775.
Garages: R@S_ per Bl A
L2858 DEPrEtiatiOn 1iuvimsiiceiucacrmenrarrsesesau e sirsas e sreressensssessssssarsssessessseneonessnsantseen § 3
Oher (DAL i tcernvretreerie s see s v aersressess e asesrnsnsacesseinsssesssmssrsonnssseesasesnrsns $
11655 DePTECIALION 1ivvvivvrericierivinisicrsiasseersesssesssssesresssssomsssssssnsesssstssassassassssssessnssees 5 b
Depreciated Value:
Landscaping $ , Fencing § ,
Walks $ DIVES B ittt e e ne e ae s nna e $
Value Improvements Contribute 10 WhHoIe PIOPEILY ..vvvicveiieernnesssssssrrrecrasssssssssssreneassnsanes $
LAND............. 50,462 square feet $3.00 PELS Il i e F151,386.
ESTIMATED VALUE BY COST APPROACH......ccivi e canae et sae e $432.161.

Comment on Depreeiation Factors:


http:per,sq.ft

Form 2001a Page 4

MARKET DATA APPROACH WHOLE PROPERTY
{Land Comparables)

Purchase Price of Subject Property $ Date,

Improvements Since Purchase and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALE NO. 1 2 3
SALE DATE 10/31/94 3/21/95 04/17/95
| Hope Invt. Ltd. M&F Development Co  Chaiu Chin
GRANTOR-GRANTEE Addison, Ltd. Diversco Mann AER
- SALE CONFIRMED WITH  Kent Hope George Roddy Pat Hapgerty
4901 Airport Pkwy, 4500 blk Sunbelt, 2030 Chenault @
ADDRESS & LOCATION 34447 E Addison Rd ~ Approx. 667 W.of  Earhart southeast
N RELATION TO SUBJECT 1 Blk South Addison RASblks N.  corner
ACTUAL SALEPRICE $742.000. $125.000. $530,500.
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNITPRICE  _$3.10 $2.76 $3.00
LEASE OR RENTAL DATA
Federal Express Warehouse under
CURRENT USAGE Distribution Facilitv Unimproved Congtruction
HIGHEST & BEST USE Commercial Commercial Commerctal
SIZE 5 4963 Acres 1.0382 Acres, 4 Acres
PHYSICAL FEATURES
IMPROVEMENTS None at sale None at sale Nope at sple

Correlation of Comparable Szles To Subject Property:

Use Additional Pages If Necessary

Estimated Land Value of Market Data

Approach §131.386,
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INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION: Subject is under a ground lease
with original 40 vr term. The lease has approximately 23 vrs and & mo. remaining. Net income from
building is capitalized at 12%. 10.5% is the rate established as fair return on the land.

Estimated remaining economic life of improvements 23 years

Stabilized Gross INCOME...vvvmvvrvrrirrieireeecsire e $58320,
Vacancy 15 GOt eeenvreesreerrcreenseaanen s arenseinas 8.748.
Effective Gross Income......... eeteeeeearreeateesterreenanattanAnsAneae A enat Rt nRA R R nRn S ehn <R ngan s p s ennni bt ean $49.572. :
Taxes;

I . overerecmencreecreneetescsnnnese s ennse e sesesssssaeasbasnne 8

State & County....oooiiii e )

Miscellaneous (School, 81 ) e 2
Insorance;

Fire & Extended Coverage.......cccovveniviienreeecrnenn. i) 224,

Miscellaneous.. .. FRRSUTSUUUTURURR.
Annual Deferred Mmﬁﬁemce ISVUSRRUURUIPOPOS. 600.
Management 4 %"5 1,983,
Operating Expenses .Utilities.........cococcviinmniniicen. __1.400,
Other Expenses e 5
Total Expenses before Depreciation ... o e $4,207.
et INCOMIE 10 PrOPEITY . ot cer e et es s e ve e b an b e sr b e e annecrresracessnes £.45.365.
Less Income Attributable to (Land)....cccoocciviienn B @ D eteeneetaeesennnns $£.15.896,
Income Attributable to (TmpProvemEniE} .o e cen s s tr e srrees e ssennas $ 28,469,
Income Capitalized @ 12 % ( % Interest % for Recapture of Capital).....$245 575,
(Land) (Improvements) ... rerercsssrennener e b 121,386,
Present value of 1 4§8/’m0 or $1’7 4961‘}@ + presenz vaiue of iand revises Vakze E———
ESTIMATED VALUE BY CAPITALIZATION APPROACH ..o $396.961.

(Say) $397,000.

ADDITIONAL APPRAISAL INFORMATION
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FINAL ESTIMATE OF VALUE
OF WHOLE PROPERTY

Correlaton of Approaches to Value

See Page 6A

Estimated Value of Whele Property
Owrer § Leaschold & e e




6A CORRELATION

The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the alrport property. Unless
renewed, this agreement terminates on December 31, 2000. Several ground leases extend beyond
that date. This property is under a ground lease with an original term of forty years, as of
November 1, 1995, Twenty three (23} years, eight (8) months remain on the lease.

For purposes of this report, it is assumed that the property is owned and operated by the fee
owner. The fair market value estimated herein does not attempt to determine the value of the
leased fee, the sublease position (sandwich position) of the airport management or the leasehold
estate created by the lease for the tenant currently in possession of the property.

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to. Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value,

The market approach has been used to estimate the value of the land.

Sale #1 is located one biock south of the subject and east of Addison Road. This comparable is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Tollway. }?ecierai
Express has constructed a distribution fac;isty on this property,

Sale #2 is approximately 5 blocks north of the subject on a secondary street occupied by office showroom
and warchouse facilities.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warehouse neighborhood.
An office warehouse facility is currently under construction on this property.

“These comparables give an accurate value for Jand in the vicinity of Addison Airport used for commercial
and warchouse uses. Afler analyzing these sales, a value of $3.00 per square foot is selected as fair market
. value of the land before the taking for the land taken, and for the land value afier the taking.

At $3.00 per square feot the fair market value of the land is $151,386. When $3.00 is multiplied times
23,407 square fest, fair market value of the land taken for the right of way equals $70,221. A temporary
construction easement of 11,600 square feet is also being taken, Just compensation for the land taken
under the construction easement equals $7,308. 100% of the building is being taken with a value of
$245,575, attributed to the improvements. '

The income approach is the most reliable indicator of value of the subject. The cost approach indicates an
upper limit of value when the improvements are new and constitute the highest and best use for the

property.



‘The income stream generated by the property can be compared to income from other investments available
in the market with similar and  Hed degrees of risk and durability.

Direct capitalization - building residual technique is used to estimate the value of the property under the
income approach, The land value has been established at $154,386, from comparable sales. 10.5%

is selected as adequate return on the value of the land or $15,896. When this income is subtracted from net
income to property, $29,469. of income is attributed to the improvements, Capitalizing this income at 12%
gives value attributed to the improvements of $245,575. The sums of the value of land and value of the
improvements equals the estimated value of the whole property of $396,961 (say $397,000.).

The income appreach is the most accurate estimate of the fair market value, Therefore $397,000. 15 the
fair market value of the subject before the taking.

The value of the remainder before the taking is $81,165. (8396,961 less $315,796). After the taking, the
improvements are removed. 27,055 square feet of land remains with a value equal to $81,165. The value
of the remainder after the taking is unchanged and is equal to $81,165.

In addition to {aking of the improvement and the surface easement, a temporary construction easement will
be taken. It is estimated that this easement will be needad for a period of two years and that compensation
wil be equal to 10.5% of the fair market value of the land for that period (11,600 sq.f. + 2,625 sq.ft.=
14225 sq.fi. x $3 x 10.5% x 2 yrs. = $8,961.75.

Total just compensation is summarized as follows;

Improvements Taken $245,575.
Right of Way Taken 70,221,

$315,795.
Construction Easement 8,962
Taken

Total Just Compensation $324,758.


http:8,961.75
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DATA ON PARTIAL TAKING

Legal Description Part Taken
Dimensions __147 x__341 = 50,127 Sq.Ft. Acres
WHOLE PROPERTY:.

The market value of the whole property is ... $ 396,961
PART TAKEN:

The market value of the fee simple title, less oil, gas

and sulphur, to the part being taken for highway purposes,

considered as @ SEVEIEd THACE 187 e .irieeeieieireceeie e ere et sesse s essssasrcens sre s eesassenacarnaves $315.796 (1)
REMAINING PROPERTY:

The market value of the remiander immediately before

the taking is:. v L581.165. (3}

Considering the use w whxch the | par&: ‘taken i IS to be
subjected to, the market value of the remainder

immediately ai’ter the taking 155..vvveericeeree e e 581,165 (3)
SIGN ABJBSTMENT COSTS if any .............................................................................. g -0
TOTAL COMPENSATION ocoooooooro oo soesssssessssseessssseesssseeneeesseesssessosesess e $315,796.

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken
Remainder Before Taking
Remainder after taking considering the use to which the part

taken is to be subjected

Contributory Remainder Remainder

Value of Part Taken Before After
Improvements Taking Taking
Bldg.-18,761 sf (100%) $245.575. -0- -D-
TOTAL

IMPROVEMENTS

RIGHT OF WAY 70.221. $81.165 $21.165
23,407 sf @ $3.

TOTAL AS AUNIT - $315,796. (1) 81,165, (2} 81,165, (3)

CONSTRUCTION + 8062
EASEMENT
. $324,758,

Explain difference, if any, between Remainder Before and After Taking (If extra space needed,

use attachment.)
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CQ_MEARA}B;E“S

o -

Sales Parties: Grantor Hope Investment Ltd. Grantee Addisen Lid.

Pated_ 10/31/94 Recorded in Volume 84210 Page 3370

Local Address 4901 Airport Parkwav

Legal Description Abst. 482 Tract 30 Addison, TX

Actual Price__$742.000, Verified With__ Kent Hope

Conditions of Sale Cash

Rental Date

L.and Size 3.4963 Acres Unit Price: As Improved ; Unimproved $3.10
Street Curb & Gutter Utilities

Tmproviments__None at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which

Condition and Desirability_ this is a part.

Current Use__Fed Ex Distribution Facility  Highest and Best Use__ Comumercial

.

Date Inspected_ 7/153/95 Zoning__ Commercial-1

Use reverse side for other pertinent information

//; Y A ///44’//%/%/

Appraiser

M v



Form 2001a Page 8 #2
. COMPARABLE SALES DATA SUPPLEMEN,I.

Lhversco bale &
Sales Parties: Grantor _M& F Development Co.. Inc. Grantee _Manufacturing

Dated 3/21/95 Recorded i Volume 93053 Page 463

Local Address 4500 Block Sunbelt Drive

Legal Description _West ¥ _ Tract 13 Sunbelt Business Park Addition. Addison. TX

Actual Price_ 3175 000, Verified With__Georse Roddv

Cenditions of 5ale__ Cash

Rental Date

Land Size  1.0382 Acres Unit Price: As Improved ; Ummproved_ $2.76

Street_ Concrete Curb & Gutter Utilities All

Improvments_ None at Sale

Size and Description_ Level, readv for development

Condition and Desirability

Current Use_ Unimproved Highest and Best Use _Light Industrial & Commercial

Date Inspected _7/15/935 Zoning__ Commercial -1

Use reverse side for other pertinent information

Appraiser
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COMPARABLE SALES DATA SUPPLEMEN |

Sales Parties: Grantor _Chaie Chin Grantee _AER

Dated__4/14/95 Recorded in Volume 95074 Page 6638

Local Address_ 2030 Chenault, Carroliton. TX

Legal Description _ Abstract 923 Tract 20

Actual Price_ 3330,300, Verified With__Pat Haggertv

Conditions of Sale_Cash

Rental Data
Land Size__4.0392 Acres Unit Price: As Improved ; Unmimproved_ $3.00
Street_ Concrete Curb & Gutter Utilities_ All

Improvments__None at Sale

Size and Description

Condition and Desirability

Current Use_ Warehouse under construciion Highest and Best Use__Commercial

Date Inspected __10/22/95 Zoning__Commercial-1

Use reverse side for other pertinent information

WAL

Appraiser
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Texas Tumpike Authority

Form 20012
ADDISON AIRPORT TUNNEL
REAL ESTATE APPRAISAL REPORT
Parcel Number Address Hanger 1100 Keller Sprines
Owner_City of Addison Address
Occupant’s Name ) Whole Taking Partial Taking X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fse simple title
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of 12/20/95. Tt is being made for the Texas Turnpike Authority
in connection with the investigation and defense of the claims by the owner of the propery
for compensation and damages, if any, arising out of the property acquisiion by the Texas
Turnpike Authority for right-of-way purposes. The estimates of value concluded herein will be
used for settlement of such claims through negotiation or eminent domain proceedings.

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 reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasonable future.”

Valuation
In my opinion the compensation due as a result of this taking is:

Owmner $152.350. Leaschold Interest § Total $152 330,

Appraiser’s Certificate

I hereby certify that the opinion of value herein cxpressed has been reached after a careful
examination of all pertinent data; that my fee is in no way contingent upon the value placed
on the property; that neither T nor any employee in my service has directly or indirectly any
financial or personal imterest in or to the property appraised; and that should I or any
employee in my servicé acquire any interest in or to the property appraised prior to the
acquisition of the parcel by the Authority, I will immediately notify the Authority of such
interest or interests.

psisr

Made Appraiser /

: y :
‘Diréctor of Enginesring

Approved by the Board of Directors Right-of-Way A
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ATTACH ALL PERTINENT PICTURES

Parcel No. Local Address HANGER 1100 KELLER SPRINGS

Date Taken_ 9/7/95 AND 11/10/95 Taken by GHARLES (BO) MILLER

1. Point from which taken KELLER SPRINGS Looking ___ NORTH

o ) &)
vy -
AR S e

Sa¥r® P

2. Point from which taken TAXIWAY Locking SOUTH

sEavga el -
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DATA ON WHOLE PROPERTY

Legal Description___Abstract 792, Addision Municipal Afrport

Dimensions: 127.5 feet x _340 feet = 43,350 sq.ft. 995 Acres
Location (Urban): Street & No. on side
between and streets.
(Rural):
Land Grant Survey

Neighborhood or Area Analysis: The Neighborhood is a commercial and industrial area, having restaurant,
neighborheod service, office, office showroom and warehouse facilities. A major asset in the arca is the
Addison Airport, a general aviation operation. The subject is located on Airport property.

Highest and Best Use and Zoning of Subject Property:  Airplane Storage, Industrial - 3

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:

Main Building;_15.300 fi. @ $23.00 per square foot............. $351.,900.
Parking Lot:  $1.13 per.square ft .28,050sq.f.............5 32.258.
Total ReproGuation ...c.ocieececciriiniesiccientirarssssssensseesresransesasasasnsesresseasestassessensssnnssns $384.158
Less Accrued Depreciation:
Physical Deterioration.......ceccveiueecnnnee. B0%cueirirrerrcvseecsneirenennrne e $153,063,
Functional ObSOIESCENCE .....iiiiersrierrrerceressranseesmreseseasssreasessmrmssseseesen 3 _-0-
Economic ObSoleSSCENCE ...oocoiivrvrrieieiircecesrncrss e s sers srremme s cmnesnsssens § -0
Total DEPIBCiBliON ....vvieccoeevrcrcrrsiessrerssevserirsrsenssessacrreerasnsansrtesvrsssrsansrtssesasssrannn $153.663.

Value Building Contributes to Whole Property ..o rcrscrnrrersesscvcnnsnssecrner e 32.30,495,

Garages: @3 per, B $
L6538 DEPIECIAION L.eciririiermmeriisiecrranscessesmncnsssessecstns cxscacssceorassenbosesissssatesscseersssons % 3
T OLhEr (Detall).cucrriisiiniicsecrererrisrrneneseresresecrmssvesseneesrrsessee srese smnesesraraessnnrasaessaesersared
Le8S DEPTECIALION -...vvuieiircremcrreeasne e sra st aessaerie e msssssenestarnrs e ssesnnbanen shrssasraeneen Y b
Depreciated Value: '
Landscaping $ Fencing § R
Walks $ Drives 8 e e cstste e e e 5
Value Improvements Contribute to Whole Property ......................... £230.495,
LAND............. 43,350 square feet $3.00 PEEEQfh it e $130,050,
ESTIMATED VALUE BY COST APPROACH. ..o oeicirimntecenvtecmesnaesesseneesrnssnssassassens $360,545,

Comment on Depreciation Factors:


http:per.sq.ft
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MARKET DATA APPROACH WHOLE PROPERTY
(Land Comparables}

Purchase Price of Subject Property % Date

Improvements Since Purchase and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALE NO. I 2 3
SALE DATE 10/31/94 3/21/95 04£17/95

Hope Invt. Ltd. M&F Development Co  Chaiu Chin
GRANTOR-GRANTEE Addison, Ltd, Diversco Mann AER
SALE CONFIRMED WITH  Kent Hope Georee Roddy Pat Haggerty

4901 Airport Plowy, 4500 blk Sunbelt, 2030 Chenault @
ADDRESS & LOCATION 34447 E Addison Rd Approx, 667 W, of  Earhart southeast
INRELATION TO SUBJECT 1 Blk South Addison Rd S blks N. corner
ACTUAL SALE PRICE £742.000, $125.000, _ $530.500,
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNIT PRICE  §3.10 $2.76 $3.00
LEASE QR RENTAL DATA

Federal Express Warchouse under

CURRENT USAGE Distribution Facility Unimproved Construction
HIGHEST & BEST USE Commercial Commercial Commercial
SIZE 5.4963 Acres 1.0382 Acres, 4 Acres
PHYSICAL FEATURES
IMPROVEMENTS None 2t sale None at sale None at sale

Correlation of Comparable Sales To Subject Property:

Use Additional Pages If Necessary Estimated Land Value of Market Data
. Approach  $.130,050.
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INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION: Direct capitalization 1s used to
estimate the value of subject. 10.5% is the rate established as fair rate of return value on the land and 12%
is selected as fair return on the improvements,

Estimated remaining economic life of improvements 23 vears

Stabilized Gross THoome.. e eerrceessserees caernenn e b 42,660,

Vacancy 15 s teerneenennnnnann s s aan s israe 6.399,
Effective Gross IHCOME. ..o crreseeses e rreecsnnnssrsseseemeresssesse s cemnen st ssece st e s crreenssnnsansensenssnrens $36.261.
Taxes:
Y e eereeneerere e cressessms s ese et s s s eas s abssracinssssne $
State & COUNLY ..o cccnecssrsrnes st ae RS
Miscellaneous (School, ate) e B
Insurance:
Fire & Extended Coverage........cocevvevvveeviannincvnreans by 224,
MiScellaneous. . .....ceeeeerceeeee e creee s ene e $
Annual Deferred Maintenance.......,..ecveveerevesceenieenannes 5 500,
Management __4 OO PP $_ 1,450,
Operating Expenses . UHltes..c.oooiviveveercennciseennana $_ 1360
Other Expenses_ .. ccenirenccnrensiiis 5
Total Expenses before Depreciation ...t mrmce s v e $3,534.

NEt INCOME 10 PrODEITY. c1vrver e oo ceeriieeneis e eteseesessses et sabes s ecssbsmasna sk ssans e banenesesassnanssnsnenaeress oD S Lg P AL s

Less Income Atiributable to (Land)..........ooeiins $130050. @105 % $ 13,655, -
Income Attributable to (ImprovemEnts) .o ettt n s et s areean s $19.072,

Income Capitalized @ 12 % ( % Interest % for Recapture of Capital). $158,932

(1.and) (IMDPIOVEITENES) .ocueriieieriiiiriit it ceectre s e e et e eeeceeceaeeeeeseessssue s bvsssassbevatsassesassesssseresrrassnes £130,050,
ESTIMATED VALUE BY CAPITALIZATION APPROACH ... ccrivrninssnneneanns $28% 983,
(Bay) $289,000.

ADDITIONAL APPRAISAL INFORMATION
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FINAL ESTIMATE OF VALUE
OF WHOLE PROPERTY

Correlaton of Approaches fo Value

See Page 6A

Estimated Value of Whole Property .
Qwner § Leasehold & e b




6A CORRELATION

The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000.

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

The market approach has been used to estimate the value of the land.

Sale #1 is located one block south of the subject and east of Addison Road. This comparable is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Tollway. Federal
Express has constructed a distribution facility on this property.

Sale #2 is approximately 5 blocks north of the subject on a secondary street occupied by office showroom
and warehouse facilities.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warehouse neighborhood.
An office warehouse faeility is currently under construction on this property.

These comparables give an accurate value for land in the vicinity of Addison Airport used for commercial
and warehouse uses. After analyzing these sales, a value of $3.00 per square foot is selected as fair market
value of the land before the taking for the land taken, and for the land value after the taking.

At $3.00 per square foot the fair market value of the land is $130,050. When $3.00 is multiplied times
17,887 square feet, fair market value of the land taken for the right of way equals $53,661. A temporary
two year construction easement of 2,375 square feet is also being taken. Just compensation for the land
taken under the construction easement equals $1,496. 9,247 square feet or 60.55%0f the building is being
taken with a value of $96,059. attributed to this part of the improvements. ($158,933. improvement value x
60.44%). _

The income approach is the most reliable indicator of value of the subject. The cost approach indicates an
upper limit of value when the improvements are new and constitute the highest and best use for the

property.

The income stream generated by.the property can be compared to income from other investments available
in the market with similar and varied degrees of risk and durability.



Direct capitalization - building r=sidual technique is used to estimate the val~= of the property under the
income approach. The land v  has been established at $130,050. from «  parable sales, 10.5%

is selected as adequate return on the value of the land or $13,655. When this income is subtracted from net
income to property, $19,072, of income is attributed to the improvements, Capitalizing this income at 12%
gives value-attributed 1o the improvements of $158,933, The sums of the value of land and value of the
improvements equals the estimated value of the whole property of $288,983.

The income approach is the most accurate estimate of the fair market value, Therefore $288,983, is the
fair market value of the subject before the taking. The value of the remainder before the taking is
$£139,263. ($288,983 less $149,720). After the taking, the improvements are reduced by 9,247 square feet
or 60.44% of the value of the improvements leaving approximately 6,053 square feet, The remaining
improvements will generate income on a prorata business equivalent 1o income generated before the taking,
Therefore, the value of the remainder after the taking is unchanged and is equal to $139,263,

In addition to taking a portion of the improvement and the right of way, a temporary construction easement
will be taken. This easement will be needed for a period of two years and that compensation wll be equal to
10.5% of the fair market value of the land for that period (2,375 sq.ft. + 1,800 sq.ft. =4,175 sq.ft. x $3.

% 10.5% x 2 yrs. = $2,630.25).

Total just compensation is summarized as follows:

Improvements Taken $96,059.
Right of Way Taken 53,661,

$149.720.
Construction Easement 2,630,
“Taken

Total Just Compensation  $152,350.


http:2,630.25

Form 2001a Page?

DATA ON PARTIAL TAKING
Legal Description Part Taken
Dimensions X = Sq.Ft. Acres
WHOLE PROPERTY:
The market value of the whole property is .o 5 288,983
PART TAKEN:

The market value of the fee simple title, less oil, gas
and sulphur, to the part baizzg taken for highway purposes,

considered as a severed tTact IS i sssa e $£146.720. (1)
REMAINING PROPERTY:

The market value of the remiander immediately before

the taking is:. s .5 139,263 2)

Considering the use to Wthh the part taken is to be
subjected to, the market value of the remainder

immediately after the EAKINE 1St ece e $ 139,263, )
SIGN mfugmgw COS’?S af any .............................................................................. $ -0
TOTAL COMPENSATION. ...ttt cssirssssss cenatssssssesssssessnssseseassersnneesse $149,720,

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken
Remainder Before Taking
Remainder after taking considering the use to which the part

taken is to be subjected

Contributory Remainder Remainder
Value of Part Taken Before After
Improvements Taking Taking
Bldg.-9,247 sf (60.44%) 96,059, 62,874, 62.874.
TOTAL
IMPROVEMENTS
RIGHT OF WAY 53.661. 76,380, 76.388
LAND 17,887 S.F. @ $3.
TOTAL AS A UNIT $149,720, (1)  $139,263. ()  $139,263, 3)
CONSTRUCTION
EASEMENT + 2,630

$152,250,

Explain difference, if any, between Remainder Before and After Taking (If extra space needed,
use attachment.)



Form 2001a Pape § #1
COMPARABLE SALES E)A’I‘é SUPI’LEMENT

_ . i,

Sales Parties: Grantor Hope Investment Ltd, Grantee Addison Lid.

Dated 10/21/94 Recorded in Volume 94210 Page 3570

Local Address_ 4901 Aimort Parkwav

Legal Description_ Abst, 482, Tract 30. Addison, TX

Agtual Price_ $742.600. Verifiad With__Kent Hope

Conditions of Sale Cash

Rental Date
Land Size 5. 4963 Acres Unit Price; As Improved ; Unimproved $3.10
Street Curb & Gurter Utilities

Improvments__ Nong at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Condition and Desirability__this is a part,

Current Use__Fed Ex Distribution Facility  Highest and Best Use__Commercial

Date Inspected__7/15/95 Zoning Commercial-1

Use reverse side for other pertinent information

[ ol L) e,

Appraiser

L R T D
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-, .y
40 l‘i

‘gi g Ok

LIVErsco dale &
Sales Partiss: Grantor _M& F Development Co . Inc. Grantee  Manufacturing

Dated 3/21/95 Recorded in Volume_ 930335 Page _463

Local Address 4500 Block Sunbelt Drive

Legal Description _West % . Tracr 13 Sunbelt Business Park Addition, Addison. TX

Actual Price $125 000, Verified With_George Roddy

Conditions of Sale Cash

Rental Date

Land Size_ 1.0382 Acres Unit Price: As Improved ; Ummproved_$2.76

Street Concrete Curb & Gutter Utilities_ All

Improvments_ None at Sale

Condition and Desirability

Current Use____Unimproved Highest and Best Uss_Light Industrial & Commercial

Date Inspected__ 7/15/955 Zoning__ Commercial -1

Use reverse side for other pertinent information

WA

Appraiser



Form 200la Page 8 #3 ’
COMPARABLE SALES DATA SUPPLEMENT

Sales Parties: Grantor _Chain Chin Grantee _AER

Dated_ 4/14/95 Recorded in Volume 85074 Page 668

Local Address 2030 Chenault Carrollton. TX

Legal Description __Abstract 923, Tract 20

Actual Price__$330.300, Verified With__Pat Hagoertv

Conditions of Sale Cash

Rental Data

Land Size 4.0392 Acres Unit Price: As Improved . Unimproved_$3.00

Street  Concrete Curb & Gutter Utilities All

Improvments__None at Sale

Size and Description

Condition and Desirability

Current Use__Warehouse under construciton Highest and Best Use_ Commercial

Date Inspected_ 10/22/95 Zoning_ Commercial-1

Use reverse side for other pertinent information

e : A 2y
a7, : /. ,éﬂ/;/ff’i/ézs
[

Appraiser



Texas Turpike Authority

Form 2001a
ADDISON AIRPORT TUNNEL
REAL ESTATE APPRAISAL REPORT
Parcel Number_ x' Address Hanger 1200 Keller Springs
Owner_City of Addison Address
Occupant’s Name Whole Taking Partial Taking X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple title
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of 12/20/5. It is bemng made for the Texas Turnpike Authority
in comnection with the investigation and defénse of the claims by the owner of the property
for compensation and damages, if any, arising out of the property acquisition by the Texas
Turnpike Authority for right-of-way purposes. The estimates of value concluded herein will be
used for semtlement of such claims through negotiation or eminent domain proceedings.

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 mo necessity of buying i, taking into consideration all of the
uses to which it is reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasconable future.”

Valuation
In my opinion the compensation due as a result of this taking is:

Owmer $39,503. Leasehold Interest $ Total £ 39 303,

Appraiser’s Centificate

I hereby certify that the opinion of value herein expressed has been reached after a careful
examination of all pertinent data, that my fee is in no way contingent upon the value placed
on the property; that neither I nor any employee in my service has direcily or indirectly any
financial or personal interest in or to the 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 Authority, T will immediately notify the Authority of such
interest or interests.

XUzl //Z / %/ /Z/Z

ort Made Appraiser

Director of Engineering

. Approved by the Board of Directors Right-of-Way .~
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ATTACH ALL PERTINENT PICTURES

Parcel No. _ Local Address__ HANGER 1200 KELLER SPRINGS
Date Taken__9/7/95 AND 11/10/95 Taken by CHARLES (BO) MILLER

1. Point from which taken KELLER SPRINGS Looking NORTH

2. Point from which taken TAXTWAY Looking SOUTH




Form 2001a Page 3
DATA ON WHOLE PROPERTY

Legal Description__Abstract 792, Addison Municipal Airport

Dimensions: 127 feet x 340 feet = 43,180 sq.ft. 9913 Acres
Location (Urban): Street & No. on side
between and streets,
(Rural):
Land Grant Survey

Neighborhood or Area Analysis: The Neighborhood is a commercial and industrial area,-having restaurant,
neighborhood service, office, office showroom and warehouse facilities. A major asset in the area is the
Addison Airport, a general aviation operation. The subject is located on Atrport property.

Highest and Best Use and Zoning of Subject Property:  Airplane Storage, Industrial « 3

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:

Main Building:_16,640 fi. @ $15.00 per square foot............. $249.600.
Parking Lot.  §1.15 . per_square ft..26,540 sq.ft......c....e $£30.521.
Total REPIOAUCHION .. .vicvv)iiveireeeeeeeriesareseesesvmnesssssseesesnssessnrsassassnmransestassmasssessunssasns $280,121.
Less Accrued Depreciation:
Physical Deterioration.......occneesveeens AUY0. cceemrrreeiren e e srecnrananes $112.048,
Functional ObSOIESORNEES v eeiiniiereveiitneervniissssrane s anesassessssrses srvans £ -0
Economic ObSOIESSCENCE ciiiiiiiniiiciececc e ecrersree e cee s s rercmers e san e e 5 -0-
Total Deprecialion ...i.i e cereaeirsrsreeerrmernseraevecseressessssravsssmeessessessnssersesanssrassasaes $112.048,
Value Building Contributes 1o Whole Property....v e st ne s neen $168.073.
Garages: ft.@% per Bt e e $
L2588 DEPTECIALION Lociviriieicrrirs et ciiesae s s e stssemeentstasessecnsasnbessranbsessniennsnnes 5 i
Other (DA} . i et ccerec et e s e s s st e susraes s seaasssn as s arerassaseneeses srsssaesenseneerres $
1,255 DEPIECIAtION 1uvvceirneeciravieiinrsnrrrreescit s aesesssaastbtsassnssasssssessssassanssrrasansesanseessnes b3 b
Depreciated Value:
Landscaping $ Fencing § .
Walks § VeSS B e e e v e gt e 5
Value Improvements Contribute to Whole Propenty ...oowevvvcecnnsccvennennnns rarerareaae e e ann $168.073.
LAND............. 43,180 square feet 33,00 Per S Bt $129,540.
ESTIMATED VALUE BY COST APPROACH.....coco v rcccrcnn i secressnsnscscasmrecssnsnssnssnnens 3297613,

Comment on Depreciation Factors:


http:per.sq.ft
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MARKET DATA APPROACH WHOLE PROPERTY
(Land Comparables)

Purchase Price of Subject Property b Date

Improvements Since Purchase and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALE NO. 1 2 3
SALE DATE 10/31/94 3/21/98 04/17/95
A Hope Invt. Ltd. M&F Development Co  Chaiu Chin
GRANTOR-GRANTEE Addison. Lid. Diversco Mann AER
"SALE CONFIRMED WITH  Kent Hope Georze Roddy Pat Haggerty

4901 Airport Pkwy, 4500 blk Sunbelt, 2030 Chenault @
ADDRESS & LOCATION 34447 E Addison Rd  Approx. 667 W.of  Earhart southeast

IN RELATION TO SUBJECT _1 Blk Scuth Addison Rd § blks N. _comner
ACTUAL SALE PRICE $742.000. $125,000. $530,500.
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNIT PRICE ~ $3.10 $2.76 $3.00
LEASE OR RENTAL DATA

Federal Express Warchouse under
CURRENT USAGE Distribution Facilitv Unimproved Construction
HIGHEST & BEST USE Commercial Commercial Commercial
SIZE 54963 Acres 1.0382 Acres. 4 Acres
PHYSICAL FEATURES
IMPROVEMENTS - None at sale None at sale None at sale

Correlation of Comparable Sales To Subject Property:

Use Additional Pages If Necessary Estimated Land Value of Market Data
Approach  $129,540.
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INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION:

Estimated remaining econormic life of improvements 23 vears

Stabilized Gross INCOME....cciv e e e % 21.000,
Vacancy 15 Yo i 3150
EfTective GroSS IICOIMIE. .. ..uvivesisecereereesrsvrrrracssscessnrresamsesassensseranysasasmesnssssse arsenansnsessessgennsransnases $17.850,
Taxes:

IS v creveveereeecss s ss s e s o $

State & County......coccomvrvcrninrene | SR 5 -0-

Miscellaneous (School, ele.)u i icrmrrrccecineans )
Insurance:

Fire & Extended Coverage........cccormveeevrrrevnnninnnn 3 69,

MiSCRIIANBOUS. ..o v ciieectansrreseeacaie e tneeseeercaeassaessenens 3
Annual Deferred Maintenance....occoevveeeeecvveceicnnn 300,
Management 4 G0 erereecreenesineeeeserratesaaenas 714,
Operating Expenses .. Utilities...ooccvceiievcrnrercncnren b 863.
Other Expenses_ rvsrrrreeraenn 5
Total Expenses before Depreciation ... cciceec s cceesieactiinnnrssssasessssnsssossesssssasssrassessesmmssstnesas § 1,946,
et INCOIRE 10 PIOPEILY o vaeeecnrerrercreriraree s aveees s sseesserrrssseseeanneessessnrersassssasssssrnsensesasscrrrernnes $.15.904,
Less Income Attributable to (Land)............ooeeererreron $129.540. @105 %oorrreorrersrerion $.13.602.
Income Attributable to (TMPIOVEMENTS] 1..uviviiees v eie et asssecesrrrassassssn s nsssnsssensssanannee 8 2302,
Income Capitalized @ 12 % { % Interest % for Recapture of Capital).....$ 19,183
(Land) (IMpPrOVEIIEITE) ... cociiieiriiieeieiesiae e meeuaieerree v ceem e sanree st esbermsssssssnanssavecresstararssssrasssnnees $129,540.

ESTIMATED VALUE BY CAPITALIZATION APPROACH ..ot 5 148,723,

ADDITIONAL APPRAISAL INFORMATION
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FINAL ESTIMATE OF VALUE

Correlaton of Approaches to Value

See Page 6A

Estimated Value of Whole Property
Owner $ Leaschold §

OF WHOLE PROPERTY

-------------------------------------------------------




A CORRELATION

The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000.

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 1s an income estimate of value,

The Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

The market approach has been used to estimate the value of the land,

Sale #1 is located one block south of the subject and east of Addison Road. This comparable is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Toilway. Federal
Express has constructed a distribution facility on this property.

Sale #2 is approximately 5 blocks north of the subject on a secondary street occupied by office showroom
and warchouse facilities.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warehouse neighborhood.
An office warehouse facility 1s currently under construction on this property.

These comparables give an accurate value for land in the vicinity of Addison Airport used for commercial
and warehouse uses. After analyzing these sales, a value of $3.00 per square foot is selected as fair market
value of the land before the taking for the land taken, and for the land value after the taking.

At $3.00 per squars foot the fair market value of the land is $129,540. When $3.00 is multiplied times
10,428 square feet, fair market value of the land taken for the right of way eguals $31,284. 6,365 square
feet or 38.25% of the building is being taken with a value of $7,337. attributed to this part of the
improvements ($19,183. improvement value x 38.25%,).

The income approach is the most reliable indicator of value of the subject. The cost approach indicates an
upper limit of value when the improvements are new and constitute the highest and best use for the

property.

The income streamn generated by the property can be compared to income from other investments available
in the market with similar and varied degrees of risk and durability.



Direct capitalization « building re<idual technique is used to estimate the value of the property under the
income approach. The land va.  has been established at $129,540. from ¢ sarable sales, 10.5%
is selected as adequate return on the value of the land or $13,602. 'When this income is subtracted from net
income to property, $2,302. of income is attributed to the improvements. Capitalizing this income at 12%
gives value attributed to the improvements of $19,183. The sums of the value of land and value of the
improvements egquals the estimated value of the whole property of $148,723.

The income approach is the most accurate estimate of the fair market value. Therefore, $148,723. is the
fair market value of the subject before the taking.

The value of the remainder before the taking is $110,102, ($148,723, less $38,621.). After the taking, the
improvements are reduced by 6,363 square feet, leaving approximately 10,725 square feet. The remaining
improvements will generate income on a prorata basis equivalent to income generated before the taking.
Therefore, the value of the remainder after the taking is unchanged and is equal to $110,102.

In addition to taking a portion of the improvements and the right of way, a temporary construction
easement will be taken. This easement will be needed for a period of two years and that compensation will
be equal to 10.5% of the fair market value of the land for that period (1,400 sq. ft. x $3 x 10.5% x 2 yrs.

= 3882.).

Total just compensation is summarized as follows:

Improvements Taken § 7,337
Right of Way Taken 31,284,
$38,621.

Construction Easement
Taken 882,

Total Just Compensation  $39,503.
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DATA ON PARTIAL TAKING
Legal Description Part Taken
Dimensions X = 10,428, Sq.Ft.__.2394 Acres
WHOLE PROPERTY:
The market value of the whole property is ......ccovenv.. $148,723.
PART TAKEN:

The market value of the fee simple title, Jess oil, gas
and sulphur, to the part being taken for highway purposes,

considered as 8 SEVErSd fTACL IS:...covuivveevnrvicnieriiresressrssrvcesssnssssessnnsssssraseneesarsaasssssssnassasss $38.621. ()
REMAINING PROPERTY:

The market value of the remiander immediately before

The 1AKINEG 1810 0eevrrrrerrrnrmnnenn e resis s snvsnesreesvressasssnaes $110.102 (2)

Considering the use to which the part taken is to be
subjected to, the market value of the remainder

immediately after the 1aking 18t ..o svmmeccrnssassiseeneranss $110,102. (3}
NET DAMAGES, IF B0 ..ot sete e cemsesvecessse e casessssssssssssersss s osans sae 68 108 atssesonnsnenrers $  -0-
SIGN ADJUSTMENT COSTS, I 8NY.01iisccrerrnssnssrreeeseesnesecerrrssresssssassssssesssesssassssssssasses L
TOTAL COMPENSATION. ..o csemsins s ssssssenesmnsansssnnscnss s 338,62 1,

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken _Airplang Storape
Remainder Before Taking _Same
Remainder after taking considering the use to which the part
taken is to be subjected_ Same

Contributory Remainder Remainder
Value of Part Taken Before After
Improvements Taking Taking
Bldg.-6,365 (38.25%) 7337, 11,846, 11,846,
TOTAL

IMPROVEMENTS 11,846, 11,846,
RIGHT OF WAY $31.234 $98.255, 3 98.256.
10,428 5.f. @ $3. A

TOTAL AS A UNIT $38,621. (1) $110,102. {2) $11¢,102. 3}
CONSTRUCTION

EASEMENT + 882,

$36,503.



Form 200la Page 8 #1
CGM}’ARABLE SALES DATA SUPPLEMEN Iy

Sales Parties: Grantor Hope Investment Ttd, Grantze Addison Lid.

Dated 10/31/94 Recorded in Volume 94210 Page 3570

Local Address 4901 Airport Parkway

Legal Description Abst. 482, Tract 30, Addison. TX

Actual Price $742.000. Venfied With Kent Hope

Conditions of Sale Cash

Rental Date

Land Size 5.4963 Acres Linit Price. As Improved . Unimproved $3.10

Street Curb & Gutter Ehilities

Improvments__Nong at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Condition and Desirability __thig is a part,

Current Use_ Fed Ex Distnibution Facility =~ Highest and Best Use Commercial

x

Date Inspected__7/13/93 Zoning _Commercial-1

Use reverse side for other pertinent information

oy A

Appraiser

Cwus g e
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- hversco dale o
Sales Parties: Grantor _M& ¥ Development Co., Inc. Grantee _Manufachuring
Dated 3/21/93 Recorded in Volume_ 95055 Page _463

Local Address 4300 Block Sunbelt Drive

Legal Description _West ¥4 . Tract 13 Sunbelt Business Park Addition, Addison, TX

Actual Price 5125 000, Verified With__Georpe Roddy

Conditiens of Sale__Cash

Rental Date

Land Size_1.0382 Acres Unit Price: As Improved ; Unimproved _$2.76

Street_ Conerete Curb & Gutter Utlities_ All

Improvments_ None at Sale

Size and Description_ Level, readv for development

Condition and Desirability

Current Use___ Unimproved . Highest and Best Use__Light Industrial & Commercial

Date Inspected_ 7/15/935 Zoning__Commercial -1

Use reverse side for other pertinent information

Appraiser

Lpdffe 20
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COMPARABLE SALES DATA SUPPLEMEN T

Sales Parties: Grantor _Chaiu Chin Grantee _AER

Dated 4/14/93 Recorded in Volume 935074 Page _668

Local Address 2030 Chenault. Carrollion. TX

Legal Description ___Abstract 923 Tract 20

Actual Price_ 3330300 Verified With_ Pat Havgerty

Conditions of Sale__Cash

Rental Data

Land Size_ 40592 Acres Unit Price: As Improved ; Unimproved_ $3.00

Street_ Concrete Curb & Guiter Utilities_ All

Improvments__None at Sale

Size and Description

Condition and Desirability
Current Use__Warehouse under construciton Highest and Best Use_ Commercial
Date Inspected_10/22/95 Zoning _Commercial-],

Use reverse side for other pertinent information

. / /2 ///éfz/z/

Appraiser



Texas Turnpike Authority

Form 2001a
ADDISON AIRPORT TUNNEL
REAL ESTATE APPRAISAL REPORT
Parcel Number . Address Hanger 1300 Keller Springs
Owner _City of Addison Address
Occupant’s Name_ Greg Hayes Whole Taking Partial Taking_ X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple title
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of 12/20/95. It is being made for the Texas Tumpike Authonty
in connection with the investigation and defense of the claims by the ownmer of the property
for compensation and damages, if any, arising out of the property acquisition by the Texas
Turnpike Authority for right-of-way purposes. The estimates of value concluded herein will be
used for settlement of such claims through negotiation or eminent domain proceedings.

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 reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasonable future.”

Valuation

In my opinion the compensation due as a result of this taking is:

Owmer $ Leaschold Interest § Total $ 48.352.

Appraiser’s Certificate

I hereby certify that the opinion of value herein expressed has been reached after a careful
examination of all pertinent data; that my fee is in no way contingent upon the value placed
on the property; that neither I nor any employee in my service has directly or indirectly any
financial or personal interest in or to the 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 Authority, I will immediately notify the Authority of such
interest or interests.

AL WS | @J%]%/Z

Appraiser

irectof of Engineering
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ATTACH ALL PERTINENT PICTURES

Parcel Mo, Local Address HANGER 1300 KELLER SPRINGS

Date Taken 9/7/95 AND 11/10/95 Taken by CHARLES (BO) MILLER

1. Point from which taken KELLER SPRINGS Looking NORTH
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2. Point from which taken TAXTIWAY Locking SQUTH
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DATA ON WHOLE PROPERTY

Legal Description____ Abstract 792, Addison Municipal Airport

Dimensions: 120 feetx _335 feet = 54,560 sq.ft. _976 Acres
Location (Urban): Street & No. on side
between and streets.
{(Rural).
Land Grant Survey

Neighborhood or Area Analysis: The Neighborhood is a commercial and industrial area, having restaurant,
neighborhood service, office, office showroom and warehouse facilities. A major asset in the area is the
Addison Airport, a general aviation operation. The subject is located on Atrport property.

Highest and Best Use and Zoning of Subject Property:  Airplane Storage, Industrial - 3

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:

Main Building: 15300 ft. @ $23.00 per square foot............. £351.900.
Parking Lot:  $2,00 per_square ft ..25,260 sq.1t...............5 50,520,
Total Reproduction .......cciiiimeriniriesiireesciseiees s stesssesrannn e raese s tnssesbsevansses asen $402.420.
Less Accrued Depreciation:
Physical Deterioration.........ccvvcevveevnnnes A0% . e $160.968.
Functional ObBSOIESCENCE . ..ooiive v s neene s $ -0-
Economic ODSOIESSORNCE 1iiiviviireiciemrecrre s creeeiteereesn e sees e e eere s svaan 5 -0
Total DEPIECIAtION L.iviuee ceiviriiiinseraeisissressee e srsessvesssesasstessssotnn bsennsesssssrasntessenses $160.968.
Value Building Contributes 10 WhHole PrOPEITY.....coviviuer i ivrieeverresssmsseses i eneresses sseeneoor $241.452,
Garages: f@s per, B et e e 3
Less Depreciation ... risicrnnnicirn e smscsnsssassss s crervssesseseos $
Other (DRI i ceircivirirees e st vercasere vt e aeersssaassesesasanesannsmsenber sessaaesnsseeseensn b
L85 DIEPIECIANION 11vvssanereevecrareriuerenssnnmssmsssssases srnmssesssessmesesesscssssnsnasssssns snssessarsnnessns i %
Depreciated Value:
Landscaping $ Fencing $ R
Walks § DEIVES Qe e e aae s b e b b s nans s emraen 5
Value Improvements Contribute 1o Whole PIODEILY ..oviceecescceevenssimssceseccreneresnassbssase s evaessrnsses $241.452,
LAND...ccoov... 40,560 square feet $3.00 P a e { AR O $121,680.
ESTIMATED VALUE BY COST APPROACH. ... RO $363.132.

Comment on Depreciation Factors: Building is approximately 15 yrs. old. Reasonable wear and tear is
gstimated at 40%. Remaining economic life is approximately 25 yrs.


http:per.sq.ft

MARKET DATA APPROACH WHOLE PROPERTY
{L.and Comparables)

Purchase Price of Subject Property 3 Date

Improvements Since Purchase and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALE NO. 1 2 3
SALE DATE 10/31/94 321795 04/17/95
Hope Invt. Lid. M&F Development Co  Chaiu Chin
GRANTOR-GRANTEE Addison, Ltd. Diversco Mann AER
SALE CONFIRMED WITH  Kent Hope George Roddy Pat Haoge

. 4901 Airport Pkwy, 4500 blk Sunbelt, 2030 Chenault @
ADDRESS & LOCATION 344 47 E Addison Rd ~ Approx. 667 W, of  Earhart southeast

IN RELATION TO SUBJECT _1 Blk South Addison Rd 5 blks N. _corner
ACTUAL SALEPRICE $742.000. $125.000. $530.500.
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNITPRICE  83.10 $2.76 $3.00
LEASE OR RENTAL DATA

Federal Express Warehouse under
CURRENT USAGE Distribution Facility Unimproved Construction
HIGHEST & BEST USE Commercial Commercial Commercial
SIZE | 54963 Acres 10382 Acres. 4 Acres
PHYSICAL FEATURES
IMPROVEMENTS Nong at sale None at sale None at sale

Correlation of Comparable Sales To Subject Property:

Use Additional Pages IfNecess;ary Estimated Land Value of Market Data
Appreach §__121.680.
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INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION: Subject is under a ground lease
with original 40 yr term. The lease has approximatelv 23 yrs and 3 mo. remaining. Net income from
building is capitalized at 12%. Return on land value is 10.5%.

Estimated remaining economic life of improvements_25 vyears

Stabilized Gross Income..........ccvecvvevemeverveneninreeneenns $.41.520.
Vacancy_15 e ereecer et 6,228,
Effective GI0SS TICOME. ... . vecciieeeeevercei e ceeciiaee s e eete e e sesat e sesrrmrasea s s snaeeaesee s s s ereasnaneeseensneenas $35292,
Taxes:

LY. crevieenreeeeeie e et en et $

State & COUnLY....coveiiicrviereiinicrsinceniecaeneneee s i

Miscellaneous (School, etc.)....ccocveivveireeeecireceeeenes $
Insurance:

Fire & Extended Coverage...........cooovcvrmverreeeerecrnnnns b 224,

Miscellaneous.............. eeteeererere—eeereeateeaeaeaeeanrean 5
Anmual Deferred Maintenance...........oveeeeeveveeeeeeeeeennne b 600.
Management __ 4 e e e $_ 1412
Operating Expenses .. Utilities.........ccocvvvceivennneccnnnenes $__ 1.400.
Other Expenses_ v i3
Total Expenses before DEpreciation ..ot s esess e $ 3,676.
Nt INCOME 10 P IO DIty e ueiiieeee et eectrrte ettt e e ter e seerae e be e e s e e sae e eaeens st et beasanseabeanneennssesnnes $31.656.
Less Income Attributable to (Land).........ccocveveeeeenen. $121.680. @ 10.5 oeereveneneiireesanne $12.776.
Income Attributable to (IMPIOVEMENES) ...oc..nveiiice et eec e s e et r e e saeesneesrenrae e sane $ 18.880.
Income Capitalized @_12 % ( % Interest % for Recapture of Capital).....$157,333.
(Land) (IMProvEMENIS) .....ccceeeriiceeeciee s itereceeeieeese e e eeeraseseesseaeeessaesnsesaneenentaeesesaeeass e sbneennes $121,640.
ESTIMATED VALUE BY CAPITALIZATION APPROACH .....ocovviiveiiiiieictice e $279.013.

Discounted Cash Flow {Say) $279,000.

ADDITIONAL APPRAISAL INFORMATION


mailto:Capitalized@.21.=.2
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FINAL ESTIMATE OF VALUE

Correlaton of Approaches to Value

See Page 6A

Estimated Value of Whole Property
Owner 3 Leaschold 3

OF WHOLE PROPERTY

......................................................




Page 6A
)

The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000, Several ground leases extend beyond
that date. This property is under a ground lease with an original term of forty years, as of
November 1, 1995, Twenty three (23) years, three (3) months remain on the lease.

For purposes of this report, it is assumed that the property is owned and operated by the fee
owner. The fair market value estimated herein does not attempt to determine the value of the
leased fee, the sublease position (sandwich position) of the airport management or the leasehold
estate created by the lease for the tenant currently in possession of the property.

There are three approaches to value that may be utilized to estimate fair market vatue of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams of similar properties. This calculation
and analysis results in 2 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 resuiting figure is an income estimate of value,

The Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less .
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

The market approach has been used to estimate the value of the land.

Sale #1 s located one block south of the subject and east of Addison Road. This comparable is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Tollway. Federal
Express has constructed a distribution facility on this property.

Sale #2 is approximately 5 blocks north of the subject on a secondary street occupied by office showroom
and warehouse facilities.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warehouse neighborhoed,
An office warchouse facility is currently under construction on this property.

These comparables give an accurate value for land in the vicinity of Addison Airport used for commercial
and warchouse uses. After analyzing these sales, a value of $3.00 per square foot is selected as fair market
value of the land before the taking for the land taken, and for the land vaiue after the taking,

At $3.00 per square foot the fair market value of the land is $121,680, When $3.00 is multiplied times
3,515 square feet, fair market value of the land taken for the right of way equals $10,545. 3,610 square
feet or 23.59% of the building is being taken with a value of $37,114. attributed to this part of the
improvements ($157,333. improverment value x 23.59%).

The income approach is the most reliable indicator of value of the subject. The cost approach indicates an
upper limit of value when the improvements are new and constitute the highest and best use for the

property.



The income stream generated bv the property can be compared to income from other investments available
in the market with similar and+  =d degrees of risk and durability. :

Direct capitalization - building residual technique is used to estimate the value of the property under the
income approach, The land value has been established at $121,680, from comparable sales, 10.5%

is selected as adequate return on the value of the land or $12,776. When this income is subtracted from net
income to property, $18,880. of income is attributed to the improvements. Capitalizing this income at 12%
gives value attributed to the improvements of $157,333. The sums of the value of land and value of the
improvements equals the estimated value of the whole property of $279,000.

The income approach is the most accurate estimate of the fair market value. Therefore $279,000 is the fair
market value of the subject before the taking.

The value of the remainder before the taking is $231,354. ($279,013. less $47,659.). Afler the taking, the
improvements are reduced by 3,610 square feet or 23.59% leaving approximately 11,690 square feet, The
remaining improvements will generate income on a prorata basis equivalent to income generated before the
taking. Therefore, the value of the remainder afier the taking is unchanged and is equal to $231,254.

In addition to taking a portion of the improvements and the right of way, a temporary construction
easernent will be taken. This easement will be needed for a period of two vears and that compensation will

be equal to 10.5% of the fair market value of the land for that period (1,100 sq. . x $3 x 10.5% x 2 yrs,
= $693 ),

Total just compensation is summarized as follows;

Improvements Taken $37,114,
Right of Way Taken 10,545,
$47,659.

Construction Easement

Taken : £93.

Total Just Compensation $48.352.
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DATA ON PARTIAL TAKING
Legal Description Part Taken
Dimensions x _ =3.797 Sq.Ft.__.0867 Acres
WHOLE PROPERTY:
The market value of the whole property is ................. $279.013
PART TAKEN:

The market value of the fee simple title, less oil, gas
and sulphur, to the part being taken for highway purposes,

considered as a SeVered traCE IS . ciueirieeceerrceeecre e s e s e e e s s e ssn e seseresaneesaeesne s e erneranens $47.659. (1)
REMAINING PROPERTY:

The market value of the remiander immediately before

the taKIng 187 .c.cvveeee e et s $231.354. (2)

Considering the use to which the part taken is to be
subjected to, the market value of the remainder

immediately after the taking is:.......ccccccevvereerecrnciennee $231354. (3)
NET DAMAGES, I BILY .....ceovvviuietmiieeseeessressssestesaes e ssssees e sssstssssssssessasss sasessassssastecnsnnnns 5 -0-
SIGN ADJUSTMENT COSTS, 1 aNY....iiiiiiiirieiicrceiesieie s ceeee e sr e s ss st ens 5__ -0-
TOTAL COMPENSATION........coctrerieierirevrmrssnistesannressosessssassesassesesesssssnens $47,659.

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken _Airplane Storage
Remainder Before Taking _Same
Rematinder after taking considering the use to which the part

taken is to be subjected

Contributory Remainder Remainder
Value of Part Taken Before After
Improvements Taking Taking
Bldg.-3,610 (23.59%) 37.114 120,219 120,219

and Concrete
Paving approx.
TOTAL
IMPROVEMENTS
RIGHT OF WAY 10,545. $111.135,
LAND 3,515s.f. @ $3
TOTAL AS A UNIT $47,659. (1) $231,354. (2) $231,354. (3)
CONSTRUCTION + 693,
EASEMENT

$48,352.
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COMPARABLE S%ES DATA SUPPLEMEN 1

T —— T

Sales Parties: Grantor Hope Investment Ltd, Grantee Addison Litd.

Dated 10/31/94 Recorded in Volume 94210 Page 3570

Local Address 4901 Airport Parkwav

Legal Description Abst, 482, Tract 30, Addison. TX

Actual Price 8742 000 Verified With_ Kent Hope

Conditions of Sale Cash

Rental Date

Land Size 5.4963 Acres Unit Price: As Improved ; Unimproved $3.10

Street Curb & Gutter Utilities

Improvments__ None at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Condition and Desirability__this is g part,

Current Use__Fed Ex Distribution Facilitv  Highest and Best Use ___ Commercial

’

Date Inspected_ 7/13/93 Zoning__ Commercial-1

Use reverse side for other perlinent infermation

Q’ﬂézéy%ﬂ/ i

Appraiser



#2

Form 2001a Page & :
_COMPARABLE SALES DATA SUPPLEMENT

TLNEISCO DA &
Sales Parties: Grantor _M& F Development Co.. Inc. Grantee _Manpfacturing

Dated 3/21/95 Recorded in Volume_ 93033 Page 463

Local Address 4300 Block Sunbelt Drive

Legal Description _West ¥ . Tract 13 Sunbelt Business Park Addition. Addison. TX

Actual Price. $125.000 Verified With_ Georze Roddy

Conditions of Sale_ Cash

entai Date

Land Size_ 1.0382 Acres Unit Price: As Improved ; Unimproved__$2.76

Street Concrete Curb & Ciutter Utilities All

Improvments__None at Sale

Size and Description_ Level, ready for development

Condition and Desirability

Current Use____ Unimprgved Highest and Best Use_ Light Industrial & Commercial

Date Inspected_ 7/13/935 Zoning_ Commercial -1

S Bl il

Appraiser

Use reverse side for other pertinent information
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COMPARABLE SALES DATA SUPPLEMEN 1

Sales Parties: Grantor _Chain Chin Grantee _AER

Dated 4/14/93 Recorded in Volume_ 93074 Page 668

Local Address_ 2030 Chenault. Carrollton, TX

Legal Description __Abstract 923, Tract 20

Actual Price_£330.500. Verified With Pat Hagcerty

Conditions of Sale. Cash

Rental Dam

Land Size 40392 Acres Unit Price: As Improved ; Unimproved $3.00

Street_ Concrete Curb & Gutter Utilities All

Improvments__None at Sale

Size and Description,

Condition and Desirability

Current Use_ Warchouse under constryciton Highest and Best Use_ Commercial
Date Inspected__10/22/95 Zoning Commercial-1

Use reverse side for other pertinent information

(., /5) 7ol

Appraiser
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Texas Tumpike Authority

Form 2001a
ADDISON AIRPORT TUNNEL
REAL ESTATE APPRAISAL REPORT
Parcel Number Address Hanger 1680 Keller Sprines
Owner City of Addison | Address
Occupant’s Name | ‘i]\fhsic Taking Partial Taking X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple title
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of 12/20/95 . It is being made for the Texas Tumpike Authority
in connection with the investigation and defense of the claims by the owner of the property
for compensation and damages, if any, arising out of the property acquisition by the Texas
. Turnpike Authority for right-of-way purposes. The estimates of value concluded herein will be
used for seitlement of such claims through negotiation or eminent domain proceedings.

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 scll, and is
bought by one who is under no necessity of buying it, taking into consideration ali of the
uses to which it is reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasonable future.”

Valuation
In my opinion the compensation duc as a result of this taking is:

Onwner $33,583, Leasehold Interest § Total $33 583

Appraiser’s Certificate

[ hereby certify that the opinion of value herein expressed has been reached afier a carcful
examination of al! pertinent data; that my fee is in no way contingent upon the value placed
on the property; that neither T nor any employee in my service has dircctly or indirectly any
financial or personal interest in or to the property appraised; and that should [ or any
employee in my service acquire any interest in or to the property appraised prior to the
acqursai:on of the parcel by the Authority, I will immediately notify the Autherity of snch
interest or interests,

A

Appraiser

Approved by the Board of - Directors Right-of-Way Committee on \l 9@
b (0). }ﬁj/‘\_::ﬂ

Hmbs W, Gnffin 0()

ecutive Director
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ATTACH ALL PERTINENT PICTURES

Parcel No. Local Address___ Hanger 1600 Keller Springs

Date Taken_ 9/7/95 AND 11/10/95 Taken by CHARLES (BO) MILLER

1. Point from which taken KELLER SPRINGS Looking NORTH
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DATA ON WHOLE PROPERTY

Legal Deseription_Abstract 792, Addison Municipal Airport

Dimensions; 135 feet x 325 fect = 43,875 sq.ft. _1.0072 Acres
Location (Urban): Street & No. on side
between and streets,
(Rural):
Land Grant Survey

Neighborhood or Area Analysis: The Neighborhood is a commercial and industrial area, having restaurant,
neighborhood service, office, office showroom and warehouse facilities. A major asset in the area is the
Addison Airport, a general aviation operation. The subject is located on Airport property.

Highest and Best Use and Zoning of Subject Property:  Airplane Storage, Tndustrial - 3

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:
Main Building; 17,511 f. @ $15.00 per square foot.............5 262,665,

Parking Lot: §$1.15 per_square ft . 26,364 sq.ft.oiveenns $30319
Total ReProdUCHION ..coiiviiireerice s cercetisrsineeesesssstesreenrrnsssesessnasnemsssssesssrssesasesessnnnas $292.984
Less Accrued Depreciation:
Physical Deterioration.........cccovrnnrineene. 0% e cccn e, $1 17,194,
Functional ObSolescente .......c.cvvirvveciiinnimrneiere et enseees e $ -0
Economit ObSOESCENCE ....coiiiiiieeeiiiciiiie e e e e crenis 5 _ -0
TOtal DEDIECIBION 1oovivviveiiscetiee e ceveeste et esiaeesseebtr s aerscvmsesnesresesensasssbinraasorsssseessens $117.194.
Value Building Contributes to Whole PrOPerty........covriirenniecrvrciseenneeserrcsaesssne s s anersensans $175,790.
Garages: f.@s per, B e 3 -
Less DRPrecialion .iv et oncaniinees it s sesannen s aessass o seseserasserens sensascanerens b ¥
Other (DEtAII).ur e ccciiniieeseerrassriieerrees et sesse e sasssssrersseraeesassesss s maraesass saen sasassrsrerans 3
LSS DIEPICCIAHION 1..vevrmrrrueieciaruinaeseesessusirasseareess rensrssrassss sbesssnesssns sertnsasansrnssrasases 5 $

Depreciated Value:
Landscaping $ , Fencing $ ,

Walks § DHIVES § st bbb 3
Value Improvements Contribute t0 Whole PIODEIY .o/ ieee e srcvenis e s s csnsanns $175.790.
LAND.............43,875 square feet $3.00 PELSQE i e $131,625.
ESTIMATED VALUE BY COST APPROATCH....c..cccomrvsceirirer s ssesireaesssvsnsasssessecessne oae $307.415.

Comment on Depreciation Factors:


http:peLsq.ft
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MARKET DATA APPROACH WHOLE PROPERTY
(Land Comparables)

Purchase Price of Subject Property 3 Date

Improvements Since Purchase and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALENO. ! 2 3
SALEDATE 10/31/94 3/21/95 04717795
Hope Invt, Lid. M&F Development Co  Chaiu Chin

GRANTOR-GRANTEE Addison, Lid Diversco Mann AER
SALE CONFIRMED WITH Kent Hope Georee Roddy Pat Hapoenty

4901 Airpert Plowy, 4500 bik Sunbelt, 2030 Chenault @
ADDRESS & LLOCATION 344 47 E Addison Rd Approx, 667 W, of Earhart southeast
IN RELATION TO SUBJECT 1 Blk South Addison Rd 5blks N. _comer
ACTUAL SALE PRICE $742.000. $125.000. £530.500,
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNIT PRICE $3.10 $2.76 $300
LEASE OR RENTAL DATA

Federal Express Warehouse under
CURRENT USAQGE Distribution Facility Unimproved Construction
HIGHEST & BEST USE Commercial Commercial Commercial
SIZE 5.4963 Acres 1,0382 Acres, 4 Acres
PHYSICAL FEATURES
IMPROVEMENTS None at sale None at sale None at sale

Correlation of Comparable Sales To Subject Property:

Use Additional Pages If Necessary

Estimated Land Value of Market Data

Approach $ 131,625,
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INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION:

Estimated remaining economic life of improvements 25 vears

Stabilized Gross INCOME. ... ovvivvri e cceerrerssarsmmeeeeemenern . 21,000,

......................

......................

..................

Vacancy 15 cemraassssnmresrn s e 3.150,
Effective Gross INCOMIE. ..o e vt ecesesiseetasssras e eessesssaeenseiasesaesstaeas naesasesan
Taxes:
Yo cev v cnee e s sascaea s svv s sva e enve e sats e sberanas 5
State & County...uveeecnn, e erteesar s ree s b s e st s e aans i
Miscellaneous (School, €10} e uccsrmmceecsrseronns $
Insurance;
Fire & Extended Coverage........ccoveeevvvvccrniiieennns 5 69,
Miscellaneous.....cooveervircermn e s ssesins s 3
Annual Deferred Maintenance. ..o veevvvseeceeecenenns $ 300,
Management _ 4 Yuee i enrreranannesesranaseinviasensnes 3 816.
Operating Expenses . Utihtes. .......covveeenncccvcninninnnnne $ 515,
Other Expenses SRS PTUOORPRPR. |
Total Expenses before Deprecition .. i eeeessieionnevieeeescssnssse seesnens
Net Income 10 PrOPEItY ..o i ceir i cecarr v vraee s comc s bessssrasesscssae e srnneasnes e
Less Income Attributable to (Land)......cococevernee, $131.625. @ 10.5
Income Attributable to (Improvements) .o sms s esaeens
Income Capitalized @ _12 % ( % Interest % for Recapture of Capital)
(Land) (IMProvements) .. it icritee s eeeeerrsesas e seesrsenteeseesereseenrnnes
ESTIMATED VALUE BY CAPITALIZATION APPROACH ....coovveeveeereree

.......................

.....

......................

$17.850.

ADDITIONAL APPRAISAL INFORMATION
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FINAL ESTIMATE OF VALUE
OF WHOLE PROPERTY

Correlaton of Approaches to Value

See 6A

Estimated Value of Whole Property
Owner 8 Leaschold & et




The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000,

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

The marké.t approach has been used to estimate the value of the land.

Sale #1 is located one block south of the subject and east of Addison Road. This comparable is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Tollway. Federal
Express has constructed a distribution facility on this property.

Sale #2 is approximately 5 blocks north of the subject on a secondary strect occupied by office showrcom
and warchouse facilitics.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warchouse neighborhood.
An office warchouse facility is currently under construction on this property.

These comparables give an accurate value for land in the vicinity of Addison Airport used for commercial
and warehouse uses. After analyzing these sales, a value of $3.00 per square foot is selected as fair market
value of the land before the taking for the land taken, and for the land value after the taking.

At $3.00 per square foot the fair market value of the land is $131,625. When $3.00 is multiplied times
2,000 square feet, fair market value of the land taken for right of way equals $6,000. A subsurface
easement of 10,262 square feet is also being taken. 10% of the fair market value of land is just
compensation for the land taken under subsurface easement, which equals $3,079. A two year temporary
construction easement of 10,125 square feet is being taken. Compensation for the land used under the
construction easement equals $6,379.

The income approach is the most reliable indicator of vale of the subject. The cost approach indicates an
upper limit of value when the improvements are new and constitute the highest and best use for the

property.

The income stream generated by the property can be compared to income from other investments available
in the market with similar and varied degrees of risk and durability.



. Direct capitalization - building r “Hual technique is used to estimate the valu-  ©the property under the
income approach. The land valu. .as been established at $131,625, from con..arable sales. 10.5%

is selected as adequate retum on the value of the land or $13,820. When this income is subtracted from net
income to property, $2,175. of income is attributed to the improvements. Capitalizing this income at 12%
gives value attributed to the improvements of $18,125. The sum of the value of land and value of the
improvements equals the estimated value of the whole property of $149,750.

The income approach is the most accurate estimate of the fair market value. Therefore $149,750 is the fair
market value of the subject before the taking,

The value of the remainder before the taking is $122,546. ($149,750. less $27,204.,). After the taking, the
improvements are completely removed with a value attributed to the improvements of $18,125. 43,873
square feet of land remains with part of the land encumbered by two permanent easements - surface
easement of approximately 2,000 square feet and subsurface gasement of approximately 10,262 square
feet. Compensation for the surface easement has been established as the fair market value of the land.
Compensation for the subsurface easement is equal to 10% of the fair market value of the land (10,262
square feet @ $3.00 x 10% - $3,078.60). As long as this property is operated as an airport facility, the
subsurface easement should not matenally affect any airport facility or operation. The value of the
remainder after the taking is unchanged and is equal to $122,546,

In addition to permanent taking of improvements, surface, and subsurface easement, a temporary
construction easement will also be taken. It is estimated that this easement will be needed for a period of 2
years and that compensation will be equal to 10.5% of the value of the land for that period (10,125 sq.ft. x
$3.00% 10.5% x 2 yrs, - $6,378.73).

Total just compensation is summarized as follows:

Improvement Taken 518,125,
Right of Way Taken 6,000,
Subsurface Fasement Taken 3,079,
$27,204.

Temporary Construction
Easement 6,379.

mmmmmmmmmm

Total Just Compensation $33,583,



http:6,378.75
http:3,078.60

Form 2001a Page 7

DATA ON PARTIAL TAKING
Legal Description Part Taken
Dimensions X = Sq.Ft. Acres
WHOLE PROPERTY:
The market value of the whole property is .,..............5148.750
PART TAKEN:

The market value of the fee simple title, less oil, gas
and sulphur, to the part being taken for highway purposes,

considered 28 @ SEVEIEE tTACT 181 iviinierie e crerecssrte e can e se s s s st e ese e s reen b esnaneseenatatas $27.204. (1)
REMAINING PROPERTY"

The market value of the remiander immediately before

the takANE 151, vsieeriececececrsermrsssrervsarserrerressesnsnensne $ 122.546. (23

Considering the use to which the part taken is to be
subjected to, the market value of the remainder

immediately after the taking 155....cocvceccicniesnraa $.122.546, (3) :
NET DAMAGES, I AINY 11vviririiissreersrsenisssarssssmnssesisees orsesssansvesnssssssases sasssstassnsssesassassstss §__ -0
SIGN ADJUSTMENT COSTS, I ANV, rrtsr e rescenssentnsresrsssenses sesssnssnnsenes £ -0
TOTAL COMPENSATION. ..o iiiiinnsc e crrrsesrarassssaeesssaneassrassnsnssssensesinnes $26,69],

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken
Remainder Before Taking
Remainder after taking considering the use to which the part

taken is to be subjested

Contributory Rewmainder Remainder
Value of Part Taken Before After
Improvements ~ Taking Taking

Bldg.-17,511 sf (100%) 13,125 -0- -0-

TOTAL
IMPROVEMENTS

RIGHT OF WAY 6,000. $122 546. $122.546.
EASEMENT-2,000 8Q.
FT. @ $3.

SUBSURFACE 10,262 3,079
SQ.FT.

TOTAL AS AUNIT $27,204. (1) 5122546, (2) $122,546. (3)

CONSTRUCTION
EASEMENT + 6.379.
$33,583.




Form 200la Page 8 #]
COMPARABLE SALES DATA SUPPLEMENT

=

— -

—_

Sales Parties: Grantor Hope Investment Lid. Grantee Addison Ltd,

Dated 10/31/94 Recorded in Volume 94210 Page 3570

Local Address__ 4901 Aimport Parkwayv

Legal Description_ Abst. 482, Tract 30, Addison. TX

Actual Price_ $742.000. Verified With_ Kent Hope

Condittons of Sale Cash

Rental Date
Land Size 5.4963 Acres Unit Price: As Improved ; Unimproved $3.10
Street Curb & Gutter Utilities

Improvments_ None at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Condition and Desirability__this is a part.

* Current Use__Fed Ex Distribution Facilitv__ Highest and Best Use___Commercial

Date Inspected_ 7/15/95 Zoning Commercial-1

Use reverse side for other pertinent information

Appraiser



Form 200)a Page 8 #2 :
COMPARABLE SALES DATA SUPPLEMEN,

T

IVEISCO Dale &,
Sales Partics: Grantor _M& F Development Co., Inc. Grantee _Manufacturing

Dated 3/21/93 Recorded in Volume__ 950355 Page _463

Loeal Address 4500 Block Sunbolt Dirive

Legal Description _West ¥4, Traet 13 Sunbelt Business Parly Addition, Addison, TX

Actund Price $125.000. Verificd With_ Georpe Roddy

Conditions of Sale__Cash

Rental Date

Land Size_ 1.0382 Acres Unit Price: As Improved ; Unimiproved_$2.76
Street__Concrete Curb & Gutter Utilities__All

Improvments__MNone at Sale

Size and Description_Level, readv for development

Condition and Desirability

Current Use___ Unimproved Highest and Best Use__ Lisht Industrial & Commercial

Date Inspected_ 7/15/953 Zoning__ Commercial -1

| Ay /A
/;/_,,Z ,é//; 7%
—— :

Appraiser

Use reverse side for other pertinent information




Form 200ia Page 8 #3

Sales Parties: Grantor _Chaiu Chin Grantee _AER

Dated__d4/14/95 Recorded in Volume__83074 Pape _668

Local Address_ 2030 Chenault Carrollion, TX

Legal Deseniption _Abstract 923, Tract 20

Actunl Price_ $330.500. Verified With_ Pat Hasoerty

Conditions of Sale__Cash

Rental Data

Land Si1ze_4.0592 Acres Unit Price: As Improved : Unimproved__§3.00

Street Conerete Curk & Gutter Utilities__ All

Improvments__None at Sale

Size and Description

Condition and Desirability

Current Use__Warehouse under construciton Highest and Best Use__Commercial

Date Inspected_ 10/22/95 Zoning,_Commereial-1

/ Appraiser

Use reverse side for other pertinent information




Texas Tumpike Authority

Form 2001a
ADDISON AIRPORT TUNNEL
REAL ESTATE APPRAISAL REPORT
Parcel Number . Address Hanger T-6, Keller Springs
Owmer_City of Addison Address
Occupant’s Name Whole Taking Partial Taking X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple fitle
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of 12/20/95 . Tt is being made for the Texas Tumpike Autherity
in connection with the investigation and defense of the claims by the owner of the property
for compensation and "damages, if any, arising out of the property acguisition by the Texas
Turnpike Authority for right-of-way purposes, The estimates of value concluded herein will be
used for settlement of such claims through negotiation or eminent domain proceedings.

Market Value may be defined as follows: “Market Value is the price which the property would
bring when it is offered for sale by ome 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 reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasonable future.”

Valuation

In my opinion the compensation due as 2 result of this taking {s:

* Owmer $133.604, Leasehold Interest § Total $133.604.

Appraiser’s Certificate

I hereby certify that the opinion of value herein expressed has been reached afier a careful
‘examination of all pertinent data; that my fee is in no way contingent upon the value placed
on the property; that neither T nor any employee in my service has directly or indirectly any
financial or personal interest in or %o the property appraised; and that should I or any
employee in my service acquire any inferest in or to the property appraised prior to the
acquisition of the parcel by the Authority, 1 will immediately notify the Authority of such
interest or interests.

N2 G5 @K, %c)//f/é

ate' Report Made Appraiser

‘Director of Engineering

Approved by the Board of Directors Right-of-Wa g

e JCUYL




Form 2001a Page 2

ATTACH ALL PERTINENT PICTURES

HANGER T-6, KELLER SPRINGS

Local Address

Parcel No,
Date Taken 12/10/95 Taken by ____CHARLES (BO) MILLER
1. Point from which taken EAST SIDE Looking _ WEST
’W‘f; - '
B g
nfrrwrfrrrTﬂqfr*
g ;

b

. -rrrfr;‘i“f’-‘-r""“
PR

¥
e
s

A
i i

o

Locking EAST

WEST SIDE

2. Point from which taken



Form 2001a Page 3
DATA ON WHOLE PROPERTY

Legal Description_ Abstract 792, Addision Municipal Airport

Dimensions: 130 feetx _204 fect = 26,520 sq.ft. _608R Acres
Location (Urban): Street & No. on side
between and streets.
{Rural);
Land Grant Survey

Neighborhood or Area Analysis; The Neighborhood is a commercial and industrial area, having restaurant,
neighborhood service, office, office showroom and warchouse facilities. A major asset in the area is the
Addison Alrport, a generzl aviation operation. The subject is located on Airport property.

Highest and Best Use and Zoning of Subject Property:  Airplane Storage, Industrial - 3

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:

Main Building: 7.556 ft. @ $23.00 per sguare foot...ccrrnnnn. $173,78%.
Parking Lot:  $1.13 per.square ft ..18,964zq fi.................5 21,809.
Total Reproduction ... SO PE PO UO RO OROTOUOPORPSPRPPPRRR. 3 | T 1417
Less Accrued I}epreciatton
Physical Deterioration.......oovneevvennen GO%0u et e $.78.239.
Functional ObsolESCENte uoviimrieiire et ccee e canee e s eee et 3 -0-
Economic ObsoleSeence ......omeivivereriecrenrerisiesreesicossinsnesrorressmennen s =gn
Total DEPIECIALION .....ccoviomeirerccscrrren e s sevsssmssrrcseeessssesmerces s rressssasnras sresesesesanens $78.239,
Value Building Contributes to Whole PrOPEItY.....cccocociiimicieeceecene v cesseene e testaseessassemsseene $117.358.
Garages: f@s per B e $
L858 DEPIEciation ...ceeocieccerninisiits et is s veessessesssa s srestnenessesonssesermsnsenenesesse s orer D $
Other (Detail)..conceeiiicriisiic e iien et nc s rbe e sssssseerenssr s esasassssanenssressvassesnssssases g
Le5S IDEPTECIATION 1evvriiiere e cvcerrins it rvneasssaeress e e s s saeesseen v enrnesenanessssensteseneerren b £
Depreciated Value:
Landscaping § Fencing $ .
Walks $ Drives$_ e ebrerraba st aneont st gt e v e e rae e v e hY
Value Improvements Contribute 10 WHOIE PIOPEITY «ocvvvicviviercrvereresri e ierresesssssnsssesnessnes $117.358.
LAND....ccoen 26,520 square feet $3.00 1 R [ SOUOURUR OO U PO OO $ 79,560,
ESTIMATED VALUE BY COST APPROACH. ... eeeteae e cecenervses s eneraens F196018.

Comment on Depreciation Factors:


http:per.sq.ft
http:18,964sq.ft
mailto:ft.@$Z3.00

Form 2001a Page4

MARKET DATA APPROACH WHOLE PROPERTY
(Land Comparables)

Purchase Price of Subject Property 3

Date

Improvements Since Purchase and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Properties

SALE NO. I 2 3
SALE DATE 10/31/94 /21185 04/17/95

Hope Invt. Litd. M&F Development Co  Chaiu Chin
GRANTOR-GRANTEE Addison, Ltd. Diversco Mann AER
SALE CONFIRMED WITH  Kent Hope (eorge Roddy Pat Hapoerty

4301 Airport Pkwy, 4500 blk Sunbalt, 2030 Chenault @
ADDRESS & LOCATION 344 47 E Addison Rd Approx. 667' W, of Earhart southeast
IN RELATION TO SUBJECT 1 Blk South Addison Rd S blks N. comer
ACTUAL SALE PRICE £742.000. $125.000. $530,500,
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNIT PRICE £3.10 $2.76 $3.00
L.EASE OR RENTAL DATA

Federal Express Warehouse under

CURRENT USAGE Distribution Facility Unimproved Construction
HIGHEST & BEST LISE Commercial Commercial Commercial
SIZE 5.4963 Acres 1.6382 Acres. 4 Acres
PHYSICAL FEATURES
IMPROVEMENTS None at sale None at sale None at sale

Correlation of Comparable Sales To Subject Property:

Use Additional Pages If Necessary

Estimated Land Value of Market Data
Approach  $.79.560.




Form 2001a Page 5

INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION:

Estimated remaining economic life of improvements 23 years

Stabilized Gross Income........ 2,300 e ceneeene $.27.600.
Vacancy 10 Y vversersesssrrrsessensrnssssessesrerassecees _ 2ad Q.
Effective Gross INCOME......comsvrrccimimiimcesiismmsransismssees sesse ssssssssnassnesavssusesssssnmnssnsissnssssrnensess $24.840.
Taxes: ‘

Aty trisireeinsreeesences et ssssassisisecsssesissasnssss s svesnse $

State & COUNLY........ooovcieervamneseeissasonsansemmranarimesaens $

Miscellaneous (School, 1) rrirerrcrcemrrrnreennns 3
Insurance:

Fire & Extended Coverage......ommvcccemminanoneninnn. $__ 136

Miscellaneous. ...l neesinas e crssiss s wnd
Annual Deferred Maintenance......ooomeevrevvrecconnicnincnnnns $__ 550
Management __ 4 e ereennemreseeesensenaneneneeens $_ 994,
Operating Expenses .. Utilities.......ccoovvrnnvvvniinencccnn $ 312
Other EXpenses___  rreeireerenenres 3
Total Expenses before Depreciation ... eicereerireccinneninioerrenemmseesinesseessesesssesessessens 1992
Net INCOmE t0 PIOPEILY ... coiruirissss et sas st st bas s st s $22.848,
Less Income Attributable to (Land).........ccocvecnnicin $79.5600. @105 %o, $_8.384
Income Attributable to (IIMProvements) ... ....vusmscrirrsermmsasasneerrrns et rareranseaeiaenes $.14.464.
Income Capitalized @ _12 % % Interest % for Recapture of Capital).....$120.533,

(Land) (IMProvemEnts) ... cc.cucemreeceeeiiamiissssaessssecrresnessestsreenesrssasssssss ssssssessssassessansssessesranscd 793,900,

ESTIMATED VALUE BY CAPITALIZATION APPROACH ....cccoecvicinniicicicciiiine .. 5200.093.
{Say) $200,100.

ADDITIONAL APPRAISAL INFORMATION




Form 2001a Page 6

FINAL ESTIMATE OF VALUE
OF WHOLE PROPERTY

Correlaton of Approaches to Value

See Page 6A

Estimated Value of Whole Property .
Owner § Leaschold $_ et




6A CORRELATION

The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000.

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 cost approach to value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of vatue. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value,

The market approach has been used to estimate the value of the land.

Sale #1 is located one block south of the subject and east of Addison Road. This comparable is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Tollway. Federal
Express has constructed a distribution facility on this property.

Sale #2 is approximately 5 blocks north of the subject on a secondary street occupied by office showroom
and warehouse facilities.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warehouse neighborhood.
An office warehouse facility is currently under construction on this property.

These comparables give an accurate value for land in the vicinity of Addison Airport used for commercial
and warehouse uses. After analyzing these sales, a value of $3.00 per square foot is selected as fair market
value of the land before the taking for the land taken, and for the land value after the taking.

At $3.00 per square foot the fair market value of the land is $79,560. When $3.00 is multiplied times 709
square feet, fair market value of the land taken for the right of way equals $2,127. A temporary
construction easement of 17,340 square feet is also being taken . Just compensation for the land taken for
the construction easement equals $10,924.

The income approach is the most reliable indicator of value of the subject. The cost approach indicates an
upper limit of value when the improvements are new and constitute the highest and best use for the

property.

The income stream generated by the property can be compared to income from other investments available
in the market with similar and varied degrees of risk and durability.



Direct capitalization - building residual technique is used to estimate the valve of the property under the
income approach. The land v  ’has been established at $79,560. fromcc  arable sales. 10.5%

is selected as adequate return on the value of the land or $8,384. When this income is subtracted from net
income to property, $14,464. of income is attributed to the improvements, Capitalizing this income at 12%
gives value attributed to the improvements of $120,533. The sums of the value of land and value of the
improvements equals the estimated value of the whole property of $200,093.

The income approach is the most accurate estimate of the fair market value. Therefore $200,093 is the fair
market value of the subject before the taking.

The value of the remainder before the taking is $77,413. ($200,093, less $122,680.). After the taking, the
improvements are completely removed. $120,533. is the value attributed fo the improvements. The value
of the remainder after the taking is unchanged and is equal to $77,415.

In addition to taking of the improvments and the surface easement, a temporary construction easement will
be taken, It is estimated that this easement will be needed for a period of two years and that compensation
will be equal to 10.5% of the fair market value of the land for that period (17,340 sq.ft. x $3.x 10.5% x 2
yrs. = $10,924).

Total just compensation is summarized as follows:

Improvements Taken $120,553.
Right of Way Taken 2,127,

$122,680.
Construction Easement 10,924,
‘Taken

Total Just Compensation $133,604.



Form 2001a Page 7

DATA ON PARTIAL TAKING
Legal Description Part Taken
Dimensions X = Sq.Fr. Acres
WHOLE PROPERTY:
The market value of the whole property is .................3200,093.
PART TAKEN:

The market value of the fee simple title, less oil, gas
and sulphur, to the part bemg taken for hxghway purposes,
considered as a severed fract is:, verneser e

REMAINING PROPERTY:
The market value of the remiander immediately before
11 TEKIE 1871110neeeeneemrcersrmereeseersesseseceseeonesesesesmmeeenes $ 77413, )

Considering the use to which the part taken is to be
subjected to, the market value of the remainder

venncear 31 22,680, (1)

immediately after the faking iS%........cceemvineiivnieinne $77413, (3)
NET DAMAGES, If &I oo ovirirreeere i eesrresereenensessmssessessssassseerasas sensscsssspsasensssstessenssrases S -0-
SIGN AD}USTMENT COSTS, IEANY. ..oty rereneerere et nnesesesersmsrens s ressanas e canneesens $ -0

TOTAL COMPENSATION. ...t crrvincsstisimtc s s s seseerss snavnesssnsanaer $122,180
APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of

Part Taken

Remainder Before Taking

Remainder after taking considering the use to which the part

taken is to be subjected

Contributory Remainder Remainder
Value of Part Tzken Before After
Improvements ' Taking Taking
Bldg -7,556 sf{100%) 120,553
TOTAL
IMPROVEMENTS 120,553,
RIGHT OF WAY 2,127, 77413, 77.413.
709 sf @ $3
TOTAL AS A UNIT $122,680, (1) $ 77413, (2) 8 77413, (3)
CONSTRUCTION
EASEMENT + 10924

" $133,604,

T T
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Form 2001a Page 8
COMPARABLE SALES DATA SUPPLEMEN1

- T, e

Sales Parties: Grantor Hope Investiment Ltd. Grantee Addison Ltd.

Dated 10/31/94 Recorded in Volume 94210 Page 3370

Local Address 4901 Alrport Parkway

Legal Description Abst. 482 Tract 30. Addison, TX

Actual Price  §7472 000, Verified With_ Kent Hope

Conditions of Sale Cash

Rental Date

Land Size 5.49563 Acres Unit Price: As Improved . Unimproved $3.10

Street Curb & Gutter Unlities

" Improvments__None at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Cendition and Desirability__this is a part.

Current Use__Fed Ex Distribution Facility . Highest and Best Use_ Commercial

Date Inspected_7/15/95 Zoning  Commercial-1

Use reverse side for other pertinent information

[kl DIV

Appraiser



#2

Form 200ia Page 8
COmiPARABLE SALES DATA SUPPLEMEN

LHVEISCo nale &
Sales Parties: Grantor _M& F Development Co_. Inc. Grantee _Manufacturing

Dated 3/21/93 Recorded in Yolume_ 93053 Page 463

Local Address 4300 Block Sunbelt Drive

Legal Description _West ¥ . Tract 13 Sunbelt Business Park Addition, Addison, TX

Actual Price_ $123.000. Verified With__Georee Roddy

Conditions of Sale_Cash

Rental Date
Land Size__1.0382 Acres Unit Price; As Improved ; Unimproved _$2.76
Street__Concrete Curb & Qutter Utilities All

Improvments _None at Sale

Size and Description_Level, readyv for development

Condition and Desirability

Current Use___ Unimproved Highest and Best Use_ Light Industrial & Commercial

Date Inspected__7/15/953 Zoning_ Commercial -1

Use reverse side for other pertinent information,

. : 7 )
/i S

Appraiser



Form 20012 Page 8 ! 3
COMPARABLE SALES DATA SUPPLEMENT

Sales Parves: Grantor  Chaiu Chin Grantee _AER

Dated__4/14/95 Recorded in Volume__ 95074 Page _668

Local Address 2030 Chenanlt, Carrollion. TX

Legal Description __Abstract 923 Tract 20

Actual Price $530.500. Verified With_ Pzt Haveerty

Conditions of Sale__Cash

Rental Dam
Land Bize 4 0592 Acres Unit Price; As Improved ; Unimproved 83,00
Street_Concrete Curb & Gutter Utilities Al

Improvments__None at Sale

Size and Description

Coundition and Desirability

Current Use_Warehouse under construciton Highest and Best Use Commercial

Date Inspected_10/22/93 Zoning_ Commercial-1

Use reverse side for other pertinent mformation

il Sl 7l

Appraiser

[ L LTI UPR PN



Texas Tumpike Authority

Form 2001a
ADDISON AIRPORT TUNNEL
REAL ESTATE APPRAISAL REPORT
Parcel Number Address Hanger T-4. Keller Sprines
Dallas, Texas
Owner City of Addison Address
Occupant’s Name Whole Taking Partial Taking X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple title
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of 12/20/95 . It is being made for the Texas Tumpike Authority
in connection with the investigation and defense of the claims by the owner of the property
for compensation and damages, if any, arising out of the property acquisition by the Texas
Tumpike Authority for right-of-way purposes. The estimates of value concluded herein will be
used for settlement of such claims through negotiation or eminent domain proceedings.

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 reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasonable future.”

Valuation

In my opinion the compensation due as a result of this taking is:

COwner $251.417, Leaschold Interest § Total £251 417.

Appraiser’s Certificate

I hereby certify that the opinion of value herein expressed has been reached after a careful
examination of all pertinent data; that my fee Is in no way contingent upon the value placed
on the property; that neither 1 nor any employee in my service has directly or indirectly any
financial or personal interest in or to the 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 Authority, 1 will immediately notify the Authority of such
interest or interests.

NS/ 6 Q/ /f//%@%

Dale RepT Made Appraiser

Approved by the Board of Directors Right-of-Wa




Form 2001a Page 2

Parcel No,

ATTACH ALL PERTINENT PICTURES

Local Address

HANGER T-4&, KELLER SPRIXGS

Date Taken 9/16/95%

Taken

by CHARLES (BO) MILLER

WEST

2. Point from which taken

1454 354izee-d ii,

WEST SIDE

T
] ? !:;;us.;; {

Locking EAST

sumer


http:Looking_--"E:;!A:::.ST
http:lw6LlI29'.l5

Form 200]a Page 3
DATA ON WHOLE PROPERTY

Legal Description__ Abstract 792, Addison Munigipal Airport

Dimensions; 213 feetx _110 feet = 23,420 sq.f. 5379 Acres
Location (Urban); Street & No. on side
between and streets.
{Rural).
Land Grant Survey

Neighborhood or Area Analysis: The Neighborhood is a commercial and industrial area, having restaurant,
neighborhood service, office, office showroom and warehouse facilities, A major asset in the area is the
Addison Airport, a general aviation operation. The subject is located on Airport property.

Highest and Best Use and Zoning of Subject Property:  Airplane Storage, Industrial -3

COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:

Main Building: 9,139 ft. @ $23.00 per square foot.............. 210,197,
Parking Lot:  81.13 per_square ft 13,981 sqft............5 16,078,
Tolal REProQUCHON (ovuieviirivsemiieis i vieerittacrae e vasonsevaasss e baaststsstbobbssttssmeeneersarsson $226,175.
Less Accrued Depreciation:
Physical Deterioration.........covuene. BO%uevereincerernsnrssecensreenene 590,470,

Functional ObSOlESCENGCE .vcuviiiiieeee e rrrvseessneeemrrmrrerrsrerssnnereanedh (-
Economic ODSOIESTETICE «evvvrmreeririrereeeeeeesieveesevrsirinseremsstresesnneeeserescssesnd =0~

T0tal DEPIECIATION ciicccrrerismsersurrirsmerenrsasentssstnsssamsssssmmconsesmasmsssssssessssssinnssneesssssssensanns $90.470.
Value Building Contributes to Whole Property......oecimrcriimimrimmcncoirmrmcceronrensmssssssssssessssnsns $135.705.
(arages: f@$ per. LSOO UIOPRPRRUROO.
155 DEPIECIAtION ..ooeeeeiccerececciieins s ns e n s rrn s s s s b e sn s e an ettt anes b3 3
Other (DEtail) .. ettt ree st ettt aerre e st eae e e saan s s sa e crrnnanenn s oo B
155 DEPTeciation ...coiiviciniiceveneresrecesae e sasceeesssreecr e et s ts s s sessanseessentesnensene D b
Depreciated Value:
Landscaping § Fencing $ .
Walks § DrvesE e scs st e ne s eresaeanenaens 3
Value Improvements Contribute to Whole PIOperty .....ccmmmnnncencnnmmsansnecesseseiesens $135.705,
LAND............ 26,750 square feet $3.00 PETSAE i e $ 80,250,
ESTIMATED VALUE BY COST APPROACH............... reeetrnrsranans e arareaarassesaean $215.955.

Comment on Depreciation Factors: Building is approximately 15 yrs. old. Reasonable wear and tear is
estimated at 40%. Remaining economic life is approximately 25 yrs.
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MARKET DATA APPROACH WHOLE PROPERTY
{Land Comparables)

Purchase Price of Subject Property 3 Date

Improvements Since Purchase and Estimated Cost:

Lease Terms or Rental Agreement:

Sales and Information of Comparable Propertics

SALE NO. 1 2 3

SALE DATE 10/31/94 3/21/93 04/17/95
Hope Invt. Ltd. M&F Development Co  Chaiu Chin

GRANTOR-GRANTEE Addison. Lid. Diversco Mann AER

SALE CONFIRMED WITH  Kent Hope Georpe Roddy Pat Hageerty

: 4901 Airport Pkwy, 4500 blk Sunbelt, 2030 Chenault @
ADDRESS & LOCATION 34447 E Addison Rd  Approx. 667" W.of  Earhart southeast

IN RELATION TO SUBJECT _1 Blk South Addison Rd S blks N _comer
ACTUAL SALE PRICE £742,000. $125.000. £530,500.
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNIT PRICE ~ $3.10 $2.76 $3.00
LEASE OR RENTAL DATA

Federal Express Warchouse under
CURRENT USAGE © _Distribution Facility Unimproved Construction
HIGHEST & BEST USE Commercial Commercial Commercial
SIZE 3.4963 Acres 1.0382 Acres. 4 Acres
PHYSICAL FEATURES
IMPROVEMENTS None at sale None at sale None at sale

Correlation of Comparable Sales To Subject Property:

Use Additional Pages If Necessary Estimated Land Value of Market Data
Approach  $.80,250.
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INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION:

Estimated remaining economic {ife of Improvements 23 years

Stabilized Gross INCOME. e crrers s conrceessvees $.35.700,
Vacancy 10 ouiireririreneeesieinenissssinsenenssinnens __ 32910
| B85 TTW NN oLt Al et LSO O S $32.130.
Taxes:
L0y 2SO USSPV PT VTP PR 5
State & COUNLY...ooveieieeeeieseirtcereeeensmrese e srenanneees 5
Miscellaneous (School, €1C.) i3
Insurance:
Fire & Extended Coverage....umv-roeoerciimsiirinesensns $ 154
MiscellanBous. . .ceeeeeeveeie e ccereceree e ceer e e e D,
Annual Deferred Maintenance......ooeeeevecvveeveeceneeeeese 5 550.
Management __ 4 Y evteraememen e s senranaeene e $ 1,285
Operating Expenses , UtHItes. ..o ccvviinnncrivnensions $  31L
OtherExpenses_ e $
Total Expenses before Depreciation ... e cnsesscssssssnsssssssesmerssnsnsesssssee . 25300,
Net Income 0 PIODETLY. oottt i st s bbbt s sene nmsaanesmssnnsresnssan on $.29.830.
Less Income Atiributable to (Land)....ocveeciieerenecnnnnn, $80.250. @10.5 Youveirrnrrennnn B R.426,
Income Attributable to (IMPTOVEMENLS) .ivviiviiirr et rrre e are e bt s emeene e £ 21404
Income Capitalized @_12 % ( % Interest % for Recapture of Capital).... 5178367,
(Land) (TIMPFOVEINENTS] .ovvrrvvcivvrssrssecietieieasetarase ameansneessssessesssssssersmmsssssantssssssssnsntsssommesmssssonses ¥ 80,250,
ESTIMATED VALUE BY CAPITALIZATION APPROACH ....ooieececeteesemnee e $258.617,

ADDITIONAL APPRAISAL INFORMATION
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FINAL ESTIMATE OF VALUE
OF WHOLE PROPERTY

Correlaton of Approaches to Value

See Page 6A

Estimated Value of Whole Property
Owner § Leaschold S i st




6A CORRELATION

The City of Addison owns Addison Airport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000,

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

The market approach has been used to estimate the value of the land,

Sale #1 is located one block south of the subject and east of Addisor Road. This comparabie is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Tellway. Federal
Express has constructed a distribution facility on this property.

Sale #2 is approximately 5 blocks north of the subject on a secondary street occupied by office showroom
and warehouse facilities.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warehouse neighborhood,
An office warehouse facility is currently under construction on this property.

These comparables give an accurate value for land in the vicinity of Addison Ajrport used for commercial
. and warehouse uses, After analyzing these sales, a value of $3.00 per square foot is selected as fair market
value of the land before the taking for the land taken, and for the land value afier the taking.

At $3.00 per square foot the fair market value of the land is § 80,250, When $3.00 is multiplied times
24,350 square feet, fair market value of the land taken for the right of way equals $73,050. 100% of the
building is being taken with a value of $178,367, attributed to the improvements,

The income approach is the most reliable indicator of value of the subject. The cost approach indicates an
upper limit of value when the improvements are new and constitute the highest and best use for the

property.

The income stream generated by the property can be compared to income from other investments available
in the market with similar and varied degrees of risk and durability.



Direct capitalization - building r~sidual technique is used to estimate the val~ of the property under the
income approach. The land va  has been established at $80,250. from co. _ irable sales. 10.5%

is selected as adequate return on the value of the land or $8,426. When this income is subtracted from net
income to improvements, $21,404. of income is attributed to the improvements. Capitalizing this income
at 12% gives value attributed to the improvements of $178,367. The sum of the value of land and value of
the improvements equals the estimated value of the whole property of $258,617. (say $259,000.).

The income approach is the most accurate estimate of the fair market value. Therefore $259,000 is the fair
market value of the subject before the taking.

The value of the remainder of the taking is $7,200. ($258,617 less $251,417). After the taking, the
improvements are completely removed. 2,400 square feet of land remain, with a value equal to $7,200.
The value of the remainder after the taking is unchanged and is equal to $7,200.

Total just compensation is summarized as follows:

Improvements Taken $178,367.
Right of Way Taken 73,050.

Total Just Compensation $251,417.
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DATA ON PARTIAL TAKING
Legal Description Part Taken
Dimensions X = Sq.Ft. Acres
WHOLE PROPERTY:
The market value of the whole property is .....vveerecrnes $258.617.
PART TAKEN:

The market value of the fee simple title, less oil, gas
and sulphur, to the part being taken for highway purposes,

considerad a8 a SEVETEd ITACT I511iciiuiviiveeseecessirressessrarssosnssessmrsrsserssesesssssrsrssessresanssrssesss $251417. (1)
REMAINING PROPERTY:

The market value of the remiander immediztely before

the 1aKiNg 185, . evvrerrcrronarmnrensresnsomasssseesrsrresensessens ¥ 7200, {2)

Considering the use to which the part taken is to be
subjected to, the market value of the remainder

immediately after the taking 1S5, $_7.200 (3)
NET DAMAGES, IFBIF ..ot coveei st min s eressesanss s anseree s sassasaessssassssnsassssnne $ __-0-
SIGN ADJUSTMENT COSTS, I 2N0Y...cccvvecccrrccrioreieernvcss s ssssresnssessesasessscasssssssssssarnsnes $ -0-
TOTAL COMPENSATION ..c.ooiv i cerve e v s nanes s e caer s e $251,417.

APPRAISALS OF PART TAKEN AND REMAINDER

Highest and Best Use of
Part Taken _Airplane Storage
Remainder Before Taking _Same
Remainder after taking considering the use to which the part
taken is to be subjected_Same

Contributory Remainder Remainder
Vaiue of Part Taken Before After
Improvements Taking Taking
Bldg -9,139 sf (100%) 178 367. -0~ -0-

and Paving :
TOTAL
IMPROVEMENTS
RIGHT OF WAY 73.050. 7.200. 7200,

LAND 24,350 S.F. @ $3
TOTAL AS A UNIT $251,417. (1) $ 7,200 (@ $  7,200. (3)

Explain difference, if any, between Remainder Before and After Taking (If extra space needed,
use attachment .}
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CUMPARABLE SALES DATA SUPPLEMEN 1

—— " o,

Sales Parties: Grantor Flope Tnvestment Lid, Grantee Addison Lid.

Dated 10731794 Recorded in Volume 84210 Page 3570

Local Address 4901 Airport Parkeway

Legal Description Abst. 482 Traet 30, Addison. TX

Actual Price 742,000 Verified With Kent Hope

Conditions of Sale Cash

Rentai Date

Land Size 5.4963 Acres Unit Price: As Improved ; Unimproved $3.10

Street Curb & Gutter Utilities

Improvments__None at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Condition and Desirability__this is a part.

Current Use__Fed Ex Distribution Facilitv  Highest and Best Use___ Commercial

‘

Date Inspected _7/15/95 Zoning__Commercial-}

Use reverse side for other pertinent information

L Y

Appraiser
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CUMPARABLE SALES DATA SUPPLEMEN,

Diversco sale &
Sales Parties: CGrantor _ M& F Develooment Co. Inc. Grantee _Manufactaring

Dated 3721/93 Recorded in Volume 93033 Page _463

Local Address 4300 Block Sunbelt Driva

Legal Description  West % . Tract 13 Sunbelt Business Park Addition. Addison. TX

Actual Price__$125.000, Verified With_ Georege Roddy

Conditions of Sale_ Cash

Rental Date
Land Size__1.0332 Acres Unit Price: As Improved ; Unimproved__$2.76
Street Concrete Curb & Gutter Utilities__All

Improvments__None at Sale

Size and Description__Level, ready for development

Condition and Desirability

Current Use___ Unimproved Highest and Best Use_ Light Industrial & Commercial

Date Inspected_ 7/15/935 Zoning__ Commercial -1

Use reverse side for other pertinent information

Sk LG

Appraiser
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CUMPARABLE SALES DATA SUPPLEMENT

Sales Parties: Grantor _Chaiu Chin Grantee _AER

Dated__4/14/93 Recorded in Volume, 93074 Page 668

Local Address 2030 Chenault. Carrollton. TX

Legal Description __Abstract 923, Tract 20

Actual Price_ $530.300 Verified With__Pat Hageerty

Conditions of Sale Cash

Rental Data
Land Size_ 4.0592 Acres Unit Price: As Improved ; Unimproved__$3.00
Street_ Conerete Curb & Gutter Ltilities__ All

Improvments__ None at Sale

Size and Description

Condition and Desirability

Current Use_Warehouse under construciton Highest and Best Use_ Commercial

Date Inspected_ 10/22/95 Zoning_ Commercial-1

Use reverse side for other pertinent information

App raiser



Texas Tumpike Authority

Form 2001a X
ADDISON AIRPORT TUNNEL
REAL ESTATE APPRAISAL REPORT
Parcel Number Address Port-O-Port, 4701 & 4708 Eeller
Springs, Also callcd Honger T-8, T-10 & 1-10
{3 Buildines)
Owmer City of Addison ‘ Address
Occupant’s Name Whole Taking Partial Taking_ X

Purpose of the Appraisal

The purpose of this appraisal is to estimate the Market Value of the fee simple title
encumbered by existing easements, if any, which are compatible to highway use of the subject
property as of 12/20/95. T is being made for the Texas Tumpike Authority
in connection with the investigation and defense of the claims by the owner of the property
for compensation and damages, if any, arising out of the property acquisition by the Texas
Turnpike Authority for right-of-way purposes. The estimates of value concluded herein will be
used for scttlement of such claims through ncgotiation or ominent domain  procecdings.

Market Value may be defined as follows: “Market Value is the price which the property would
bring when it is offcred 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 reasonable adaptable and for which it either is or in all reasonable
probability will become available within the reasonable future.”

Valuation
In my opinion the compensation due as a result of this taking is;

Ovmer $ Leasehold Interest § Total $118.114.

Appraiser’s Certificate

I hereby certify that the opinion of value herein expressed has been reached after a careful
examination of all pertinent data; that my fee is in no way contingent upon the value placed
on the property; that neither I nor any employce in my service has directly or indirectly any
financial or personal interest in or to the property appraised; and (hat should | or any
employee in my scrvice acquire any interest in or to the property appraised prior to the
acquisition of the parcel by the Authority, T will immediately notify the Authority of such
interest or interests.

vy YA

Appraiser

Approved by the Board of Directors Right-of-Way o"'- nittee  on .J YL ” 49

NI | X
¢. Griffin
i e 1 -
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ATTACH ALL PERTINENT PICTURES

Parcel No. Local Address_ Port-0O-Port, 4701 & 4700 Keller Springs

Also called Hanger T-8, T-10 & L-10 (3 Buildings,
Date Taken 12/10/95 Taken by _ Charles (Bo) Millex
1. Point from which taken WEST SIDE Looking EAST
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2. Point from which taken EAST SIDE Looking__ WEST
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ATTACH ALL PERTINENT PICTURES

Parcel No., Local Address__Port-0-Port. 4701 & 4700 Keller Springs

Alsc called Hanger T-8, T-10 & L-10 (3 Buildings
Date Taken 12/10/95 Takenby ___Charles (80) Miller
3. Point from which taken NORTH SIDE Looking ___SOUTH

ey
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DATA ON WHOLE PROPERTY
Legal Deseription__ Abstract 792, Addison Municipal Airport
Dimensions: 65 feetx _212 feet = 13,780 sq.ft. 3163 Acres
Location (Urban): Street & No. on side
between and streets.
(Rural):

Land Grant Survey

Neighborhood or Area Analysis:

Highest and Best Use and Zoning of Subject Property:

' COST APPROACH WHOLE PROPERTY

Estimated Reproduction Cost:
3 Main Buildings: 5.254 _ ft. @ $23.00 per square foot............5120,842.

Parking Lot:  $1.15 per_squarg ft...6,626 sq.ft. 7,620......... $12.370
Concrete: $2.50 per square ft...1,900 sq.ft, 4,750
TOtal REPIOGUCLION vovericiirriscorsscersesmasscctssemsssnseresbee s sse s sesserssessassesasasasssaesssnnen $133.212.
Less Accrued Depreciation:
Physical Deterioration..........ccveecinene 0%t cvir s $ 53,285,
Functional ObSolestente ... i s cesse e e 3 -0-
Econonmic ObSOIESCENEE ... vviviie e scenieeressesnseans e sseenna e essas 0
TOtal DEPIECIALION .....covesieeereeeeraeresverirn e staes e crraassesassesnsasn sesesessesanssyenssanmomsnssnsesens $53,285.
Value Building Contributes to WhHole PIOPEITY........ccoviviciinierinrirreniinsesessn s enessssssiesees $.79.927.
Garages: f.@% per Bl ererrnseersressresssnsssesrssecsnessrmnseseas $
1258 TIEDTBCIALION 11vvrereecercireeersnssecieess s sbarassserecesssessteserecacssnsssonrassssersseenscasansonns $ 3
Other (DELAIl)c.oriee e rriec i ersee s sra et esses s ere s ensessvvastsssessassrrassaasssssaassrssens s
L58 DEPIECIAtION woiiiieeeeiviceeriiiriirerrasie s st irns s esmsbas sbbsssessssarerssesbesossatssnnsssssansarran $ $
Deprectated Value:
Landscaping $ Fencing $
Walks $ DIEVES 8 et st st e nearanne 3
Value Improvements Contribute to Whole PIOPEITY ......covvirerccemrninicarrnsrensecscsssssrmssnseresns $ 79,927
LAND............ 13,780 square feet $3.00 515212 8 4 OO U POVU TV $41,340.
ESTIMATED VALUE BY COST APPROACH. ...ttt e e ensenesnnans $121,267,

Comment on Depreciation Factors: Building is approximately 15 yrs. old. Reasonable wear and tear is
estimated at 40%. Remaining economic life is approximately 25 yrs.


http:per.sq.ft
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MARKET DATA APPROACH WHOLE PROPERTY
(Land Comparables)

Purchase Price of Subiect Property $ Date

Improvements Since Purchase and Estimated Cost:
Lease Terms or Rental Agreement:
Sales and Information of Comparable Properties

SALE NO, l 2 3

SALE DATE 10/31/94 3/21/95 04/17/95
_ Hope Invt. Ltd. M&F Development Co  Chaiu Chin

GRANTOR-GRANTEE Addison, Ltd. Diversco Mann AER
SALE CONFIRMED WYTH  Kent Hone Georee Roddy Pat Hagoerty

4901 Airport Pkwy, 4500 blk Sunbelt, 2030 Chenault @
ADDRESS & LOCATION 344 47 E Addison Rd  Approx. 667" W.of  Earhart southeast
IN RELATIONTQ SUBJECT 1 Blk South Addison Rd 3 blks N. _corner
ACTUAL SALE PRICE A £742.000. $125.000. £530.500.
CONDITIONS OF SALE Cash Cash Cash
ESTIMATED UNIT PRICE £3.10 $2.76 %3.00
LEASE OR RENTAL DATA

Federal Express Warchouse under
CURRENT USAGE Distribution Facilitv Unimproved Construction
HIGHEST & BEST USE - Commercial Commercial Commercial
SIZE 5.4963 Acres 1.0382 Acres. 4 Acres
PHYSICAL FEATURES
IMPROVEMENTS Nong at sale None at sale None at sale

Correlation of Comparable Sales To Subject Property:

Use Additional Pages If Necessary Estimated Land Value of Market Data
Approach $71,232
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INCOME APPROACH WHOLE PROPERTY

JUSTIFICATION OF RATE AND METHOD OF CAPITALIZATION:

Estimated remaiming economic life of improvements 25 vears

Stabilized Gross INCOME..........cccommmeererrecorseessersesens $23.100.
Vacancy 15 vt cn et §_3.463.
Effective (GroSS INCOME. ...oveveiesceeeeseceeesaeeesen s barbeeeeemsessssassemeesemsssaebas sssoteansansbssrnnssmsasannenes $19.635.
Taxes:
ALY, vvrrecrrereeseenamrrnsesenssesarasrrmsassssesssessreasmsmssessisesses I
State & COUNY.... oo $.1.600.
Miscellaneous (School, €16 )i circriiien g
Insurance:
Fire & Extended Coverage.......oocevvevecrenrveeerinenee 5102
Miscellaneous........oossevieerenressmmssessnnramsecsessesersernen b3
Annual Deferred Maintenance......covcveceesnevnnas $__ 275
Management __ 4 Y evrarersenresnereesesseneseasnes $_1.785.
Operating EXPenses cocovvovvviveeiececcerercsevecmeressessnsnen o
Other EXpenses_____ e seseaaens 3
Total Expenses before Depreciation ........vvcvvivieoniermnncereccmnncsesrsesesescansvomsessessressnennrd 24162,
Net INCome 10 PIOPRILY. oot vvieimmmmvrceceserrmrniccnsmmm s siasenessesesseearmisesmsmmessssssassans sastariass osessen $17.473.
Less Income Attributable to (Land).......cccconvevieernnen. $.41.340. (@ 10.5 b7 T $.4341.
Income Attributable to (IMPrOVEMENIS] .ooceri e ccereccaneees e ercce e e raes e s s e e aeae b aeprmeaesssaes $13.132.
Income Capitalized @_12 Y ( % Interest % for Recapture of Capital)..$105.433,
{Land) (IMPIOVEIMBNIS] covovvieiiiieeciicccrinranns ssensscrvesessessaesssessanvsneerssssessesssnessesseesssanmnessemensd 41,340,
ESTIMATED VALUE BY CAPITALIZATION APPROACH ... $150.773.

ADDITIONAL APPRAISAL INFORMATION
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FINAL ESTIMATE OF VALUE
OF WHOLE FROPERTY

Correlaton of Approaches to Value

See Page 6A

Estimated Value of Whole Property
Owner § Leasehold$_ i




6A CORRELATION f

The City of Addison owns Addison Alrport, which comprises approximately 360 acres of land.
Addison Airport of Texas, Inc. operates, manages, and subleases the airport property. Unless
renewed, this agreement terminates on December 31, 2000.

There are three approaches to value that may be utilized to estimate fair market value of the
subject - Market, Income & Reproduction or Replacement Cost.

The Market 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 the
market estimate of value for the subject property.

The Income Approach to Value is based upon an analysis of the income stream of the property
and comparison of that income stream with income streams 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 vaiue.

The Cost Approach to Value embraces the philosophy that the reproduction costs or the principal
of substitution for a property should limit the upper side of value. In this approach to value the
appraiser calculates the market value of the site, the reproduction cost of the improvements less
any applicable depreciation, then combines these two items to arrive at a cost estimate of value.

The market approach has been used to estimate the value of the land.

Sale #!1 is located one block south of the subject and east of Addison Road. This comparable is slightly
superior to the subject as Airport Parkway connects Addison Road and the Dallas North Tollway. Federal
Express has constructed a distribution facility on this property.

Sale #2 is approximately 5 blocks north of the subject on a secondary street oecupied by office showroom
and warehouse facilifies.

Sale #3 is west of the subject and on the west side of Addison Airport in an office warchouse neighborhood.
An office warehouse facility {s currently under construction on this property.

These comparables give an accurate value for land in the vicinity of Addison Airport used for commercial
and warchouse uses. After analyzing these sales, a value of $3.00 per square foot is selected as fair market
value of the land before the taking for the land taken, and for the land value afier the taking,

At $3.00 per square foot the fair market value of the land is $41,340. A two year temporary construction
casement of 13,780 square feet is being taken. Just compensation for the land taken under the construction
easement equals $8,681.

The income approach is the most reliable indicator of value of the subject. The cost approach indicates an
upper limit of value when the improvements are new and constitute the highest and best use for the

property.

The income stream generated by the property can be compared to income from other investments available
in the market with similar and varied degrees of risk and durability,



Direct capitalization « building residual technique is used to estimate the value of the property under the
income approach. Thelandva  has been established at $41,340. from ¢t arable sales. 10.5%

is selected as adequate return on the value of the land or $4,341. When this income is subtracted from net
income to property, $13,132. of income is attributed to the improvements. Capitalizing this income at 12%
gives value attributed to the improvements of $109,433. The sums of the value of land and value of the
improvements equals the estimated value of the whole property of $150,773.

The income approach is the most accurate estimate of the fair market value. Therefore $150,800. is the
fair market value of the subject before the taking,

The value of the remainder before the taking is $41,340. (8150,773. less $109,433.). After the taking, the
improvements are completely removed. $109,433. is the value attributed to the improvments. The value
of the remainder after the taking is unchanged and is equal to $41,340.

In addition to taking of the improvements and the surface easement, a temporary construction easement wil!

be taken. This easernent will be needed for a period of 2 years. Fair rental value is equal to 10,5% of the
value of the land for that period (13,780 sq.8. x$3 x 10.5% x 2 yrs = $8,681.).

Total just compensation is summarized as follows:

Improvements Taken £109,433.
Construction Easement Taken 8,681.

Total Just Compensation $118,114,
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DATA ON PARTIAL TAKING
Legal Description Part Taken
Dimensions X = Sq.Ft., Acres
WHOLE PROPERTY:
The market value of the whole property is .....ocovveenn.e. $150,773.
PART TAKEN:

The market value of the fee simple title, less oil, gas
and sulphur, to the part be:mg taken for hlghway purpr}ses

considered as a severed tract is:, 5109433, (1)
REMAINING PROPERTY:

The market value of the remiander immediately before

the 1aKing 51 ivereer e eesenes e res s rrrs e e snas $41.340, (2)

Considering the use to wiuch the part taken is to be
subjected to, the market value of the remainder

immediately after the taking i ..o e veerneneanres $41.340, 3)
NET DAMAGES, I 811 1.1t canaaniciosseecsns s sasasessecesesssaasatns esssssssssssasssenan 5 -0
SIGN ADJUSTMENT COSTS, if ANY.....c...oocvmrmircr s sensmm et essssssmcsnesscocsssesnssvsunens 3___-0-
TOTAL COMPENSATION. ..ot cssiisiri e ssessmn ssssss s vntsiss s sbe s emprennns $109,433.

APPRAISALS OF PART TAKEN AND REMAINDER

4

Highest and Best Use of

Part Taken

Remainder Before Taking

Remainder after taking considering the use to which the part

taken is to be subjected

Contributory Remainder Remainder
Value of Part Taken Before After
Improvements Taking Taking

Bldg.-5,254 (100%) $109.433.

TOTAL

IMPROVEMENTS 109,433, 41,340, 41,340,
TOTAL AS AUNIT $109,433, (1) § 41,340 @) § 41340, (3)
CONSTRUCTION + 8681,

EASEMENT

$118,114,
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Sales Parties: Grantor Hope Investment Lid. Grantee Addison Lid.

Dated 10/31/94 Recorded in Volume 94210 Page 3570

Local Address 4901 Alrpost Parkwav

Legal Description Abst. 482, Tract 30. Addison. TX

Actual Price_ 3742000 Verified With_ Kent Hope

Conditions of Sale Cash

Rental Date
Land Size 5.4963 Acres Unit Price: As Improved ; Unimproved $3.10
Street Curb & Gutter Utilities

Improvments__None at sale

Size and Description

Minor dirt work to aid drainage from balance of the tract of which
Condition and Desirability__this is a part,

Current Use_Fed Ex Distribution Facility ~ Highest and Best Use___Commercial

4

Date Inspected__7/153/95 Zoning _Commercial-1

LT ) ik

Use reverse side for other pertinent information

Appraiser

T
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Sales Parties; Grantor _Mé& F Development Co.. Inc. Grantee _Manufacturing

Dated 3/21/95 Recorded in Volume__ 85055 Page _463

Local Address 43500 Block Sunbelt Drive

Legal Description _West ¥2 . Tract 13 Sunbelt Business Park Addition. Addison. TX

Actual Price $123.000. Verified With__(Georee Roddy

Conditions of Sale__Cash

Rental Date

Land Size__} 0332 Acres Umit Price: As Improved ; Unimproved_ $2.76

Street _ Conerete Curb & Gutter Utilities__All

Improvments None at Sale

Size and Description__Level. ready for development

Condition and Desirability

Current Use___ Unimproved Highest and Best Use _Light Industrial & Commercial

Date Inspected_ 7/13/955 Zoning__ Commercial -1

Appratser

Use reverse side for other pertinent information,
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Sales Parties: Grantor _Chaiu Chin Grantee _AER

Dated__#4/14/95 Recorded in Volume 95074 Page 668

Local Address 2030 Chenanli, Carrollton. TX

Legal Description __Abstract 923, Tract 20

Actual Price  $530,300 Verified With_ Pat Hascertv

Conditions of Sale__Cash

Rental Data
Land Size_4.0592 Acres Unit Price; As Improved ; Unimproved__$3.00
Street__Conerete Curb & Gutter Utilities_ All

Improvments__ None at Sale

Size and Description

Condition and Desirability

Current Use__Warehouse under construciton Highest and Best Use__Commercial

Date Inspected__10/22/95 Zoning  Commercial-1

Use reverse side for other pertinent information

Appraiser
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