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T & L Property Holding LLC 
ATTN: Mr. Mark White 
Route 2, Box 970 
Broken Bow, OK 74728   

  
Dear Mr. White: 
 
As per our agreement, I have completed an appraisal of the above referenced property for the purpose of 
reporting to you an estimate of "Market Value" of the subject property as of the date of appraisal.  Based on the 
Louisiana Certified Real Estate Appraisers Law, this appraisal is identified as a "Certified Appraisal".  Further, the 
appraisal is meant to comply with the guidelines as required by the Uniform Standards of Professional Appraisal 
Practice, USPAP.  
 
The subject property is an existing, closed industrial property owned by T & L Property Holding LLC. The subject 
property includes a part of the former International Paper Company facility including several buildings and site 
improvements. The subject property is situated on the west side of South Arkansas, aka US Highway 371, at the 
south edge of Springhill, LA. Tract 1, the main site includes 140.32 acres according to the furnished survey. There 
are 10 buildings totaling 318,544 square foot of usable building area that are to remain intact and included in the 
appraisal. The property is municipally identified as 2600 South Arkansas Street, Springhill, Webster Parish, 
Louisiana.  
 
The appraisal is made in accordance with the "Code of Professional Ethics and Standards of Professional Practice 
of the Appraisal Institute" of which I am a member.  The property is appraised applicable to the leased fee estate, 
free and clear of any other liens or encumbrances. 
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LETTER 
PAGE 2 
 
Hypothetical Condition of the Appraisal: 
As requested by the client, the appraisal is made assuming that some of the buildings and debris now on site and 
as indentified herein have been demolished and removed from the property. Development of a value opinion for 
the subject property based on hypothetical conditions requires “extraordinary reporting requirements” listed below:  

 
(a) The subject property is appraised as if the referenced buildings and improvements have been 
demolished and all resulting debris removed from the site; 
(b)  the analysis performed to develop the opinion of value are based on a hypothesis, specifically that 
the subject property demolition and/or improvements to the property, as described herein, are assumed 
to have been completed when in fact all have not; 
© certain events need to occur, as disclosed in the report, before the property appraised with the 
proposed improvements will in fact exist; and; 
(d)  the use of the stated Hypothetical Condition  affects the appraisal assignment results. 

 
Based on the analysis of the data obtained, my opinion of Market Value of the subject property, under the stated 
Hypothetical Condition of the appraisal assignment, "As Existing", based on a reasonable exposure period which 
is estimated to be one year, as of January 9, 2014, the date of on-site visit and viewing, is estimated as follows: 
  
 Tract 1 (140.32 Acres and Improvements)  $2,050,000 
  
LIMITING CONDITIONS: 

1.   As requested by the client, the appraisal is made assuming that some of the buildings and debris now on site 
are demolished and all debris is removed and cleared from the site. Only the buildings that are to remain are 
described herein. The old administration building and various special use structures as identified on the attached 
aerial survey and/or photos are to be razed.  
2. This appraisal is made at the request of the owner without re-visiting the property. At the owner's request, this 
appraisal omits Tract 2 that was included in the original appraisal. The effective date of appraisal is not changed 
and the condition of the property is assumed to be similar to that seen and or proposed on the original appraisal 
date.     

 
The attached report is a summary of the pertinent data upon which the final estimate of value is predicated. 
 
It has been a pleasure to serve you. 
 
Respectfully Submitted, 

 
Robin P. Beck, MAI 
Louisiana State Certified General Real Estate Appraiser #G0047 
Expiration Date – December 31, 2015 
 
RPB/hs 
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BASIC ASSUMPTIONS 
 
 
The certification of the value estimate is expressly subject to the following assumptions and stipulations: 
 

No opinion is intended to be expressed for legal matters or that would require specialized investigation or 
knowledge beyond that ordinarily employed by real estate appraisers, although such matters may be 
discussed in the report.  It is assumed that the title is marketable, held in fee simple, and the legal 
description furnished us is correct. 

 
Information gathered is from sources believed to be reliable, and is assumed to be correct. 

 
The property is appraised as though under responsible ownership and competent management. 

 
The physical condition of the improvement described herein was based on visual inspection.  No liability is 
assumed for the soundness of members, equipment, or soil conditions. 

 
HAZARDOUS MATERIALS:  Unless otherwise stated in the report, the appraiser signing the report has 
no knowledge concerning the presence or absence of hidden or exposed ureaformaldehyde foam 
insulation, asbestos insulation, lead-based paints, toxins or any other hazardous materials in the existing 
improvements.  My assumption is that such materials are not a part of the construction or the land 
appraised.  If such materials are present, the value of the property may be adversely affected, and 
reappraisal at additional cost necessary to estimate the effects of such materials may be necessary. 

 
THE AMERICANS WITH DISABILITIES ACT (ADA) - became effective January 26, 1992.  I have not 
made a specific compliance survey and analysis of this property to determine whether or not it is in 
conformity with the various detailed requirements of the ADA.  It is possible that a compliance survey of 
the property together with a detailed analysis of the requirements of the ADA could reveal that the 
property is not in compliance with one or more of the requirements of the act.  If so, this fact could have a 
negative effect upon the value of the property.  Since I have no direct evidence relating to this issue, I did 
not consider possible noncompliance with the requirements of ADA in estimating the value of the 
property. 

 
The improvement is considered to be within the lot lines and, except as herein noted in accordance with 
local zoning and building ordinances.  Any plot, diagrams, and drawings found herein are to facilitate and 
aid the reader in picturing the subject property and are not meant to be used as referenced in matters of 
surveys. 

 
The distribution of total valuation in this report between land and improvements applies only under the 
existing program of utilization.  This appraisal and the separate valuations of land and building must not 
be used in reference to any other appraisal and are invalid if so used. 

 
If the subject property is a geographic portion of a larger parcel of real estate, the value reported is for that 
portion only and should not be construed as applying with equal validity to other portions of the large 
parcel or tract.  In addition, the value reported for the subject, plus the value of all other geographic 
portions, may or may not equal the value of the entire parcel or tract. 

 
Disclosure of the contents of this appraisal report is governed by the By-Laws and Regulations of The 
Appraisal Institute.  Neither all nor any part of the contents of this report (especially any conclusions as to 
value), the identity of the appraiser, or the firm with which he is connected or any reference to The 
Appraisal Institute shall be disseminated to the public through advertising media, public relations, or 
communications without prior written consent and approval. 
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APPRAISAL QUALIFICATIONS OF ROBIN P. BECK, MAI 
 

PERSONAL: 
Home Address:  905 Holly Creek Road, Texarkana, TX  75501  
Business Address: 2415 Texas Boulevard, Texarkana, TX  75503  
 Phone (903)793-3211; Fax (903-793-3307; E-mail – robinpbeck@hotmail.com 

  
DESIGNATION: 

Member, The Appraisal Institute (MAI) Certificate No. 6847. Awarding of the “MAI” designation requires extensive education and 
experience in real estate appraisal, as well as completion of a demonstration appraisal report, and successful completion of a 
comprehensive examination.  The Appraisal Institute has a mandatory program of recertification for its designated members.  As of 
the date of this report, Robin P. Beck has completed the requirements of the continuing education program of the Appraisal 
Institute. 

 
CERTIFICATION: 

State of Texas Certified General Real Estate Appraiser No., TX-1329456-G 
State of Louisiana Certified General Real Estate Appraiser No. G0047 
State of Arkansas Certified General Real Estate Appraiser No. CG1533N 

 
PROFESSIONAL EXPERIENCE: 

Active in Real Estate Appraisal since November, 1975. 
Associated with The Appraisal Group, Texarkana, TX, January, 2001 
Self-Employed Real Estate Appraiser July, 1984 to January, 2001, Minden, LA 
Adjunct Professor, Louisiana Tech University, Ruston, LA  1994-2000 
Former Real Estate Broker, State of Louisiana  
 

ACADEMIC: - East Texas State University, B.B.A. (Management Emphasis) 
 
CONTINUING EDUCATION: 
Seminars recently attended for credit toward recertification with direct emphasis in professional appraisal practice include: 

"Adjusting for Financing Differences in Residential Properties", November 15, 1985, Shreveport, LA. 
"Retirement Community Development", March 21, 1986, Alexandria, LA.  Emphasis on retirement centers, nursing homes - 
development and financing. 
"Federal Home Loan Bank Board Memorandum R-41C", January 30, 1987, New Orleans, LA.  Emphasis on contents and 
requirements of R-41C. 
"Real Estate Risk Analysis", April, 1987, Baton Rouge, LA.  Emphasis on quantitative analysis addressing risk and return on 
investment. 
"Capitalization Overview", October 8, 1987, Jackson, MS. 
"Real Estate Finance Review Seminar", March 18, 1988, Alexandria, LA 
"Hotel-Motel Valuation Seminar", October 27, 1988, Jackson, MS 
"Uniform Commercial & Industrial Report", April 20,1989, Natchez, MS 
"Standards of Professional Practice Update", April 20, 1989, Natchez, MS 
"Litigation Valuation", October 13, 1989, Shreveport, LA 
"Local Research & Forecasting", October 18, 1990, Jackson, MS 
"Four Case Studies, Retail, Office, Warehouse, G.I.S., October 18, 1990, Jackson, MS 
"Appraiser's Legal Liabilities, November 1, 1991, Dallas, TX 
"Valuation of Leasehold Interests", November 15, 1991, Jackson, MS 
"Developments in Income Property Valuation", February 14, 1992, Kenner, LA 
"Income Property Valuation for the 1990s", October 9, 1992, Shreveport, LA 
"FIRREA Compliance for Fee Appraisers", April 16, 1993, Baton Rouge, LA 
"Standards of Professional Practice, Part B, April 23-24, 1993, Dallas, TX 
“The Uniform Commercial/Industrial Appraisal Report, April 22, 1994, Baton Rouge, LA 
“FHA Appraiser Training, January 24, 1995, Shreveport, LA 

   “Understanding Limited Appraisals and Reporting Options”, September 30, 1994, Monroe, LA 
   “Experience Review Training Program”, April 24, 1994, Baton Rouge, LA 
"Standards of Professional Practice, Part A”, September 11-12, 1996, Baton Rouge, LA 
"Standards of Professional Practice, Part B”, September 13-14, 1996, Baton Rouge, LA 
“Appraisal of Other Types of Properties”, October 17, 1997, Baton Rouge, LA 
“Fair Housing” and “Real Estate License Law”, September 1, 1999, Bossier City, LA 
“The Federal Housing Administration’s Homebuyer, Protection Plan and the Appraisal Process:,                                                        

       October 15, 1999, Bossier City, LA 
“Uniform Standards of Professional Practice”, November 17, 2000, Bossier City, LA  
“Appraising Manufactured Housing”, April 9, 2001, Dallas, TX 
“Real Estate Fraud: The Appraiser’s Responsibilities and Liabilities”, April 9, 2001, Dallas, TX 
“Apartment Appraisal: Concepts and Applications, AI Course 330, October 18-19, 2002, Dallas, TX 
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CONTINUING EDUCATION (Continued): 
 “7-Hour USPAP Update” (Course 400), April 9, 2003, Dallas, Texas 
“LA-DOTD Guidelines For Appraisers Workshop”, April 22, 2003, Alexandria, LA 
“Business Practices and Ethics” (Course 420), December 12, 2003, Dallas, Texas 
“Appraisal Review: General Seminar”, December 2, 2004, Dallas, Texas 
“Supporting Capitalization Rates Seminar”, December 3, 2004, Dallas, Texas 
“7-Hour USPAP Update” (Course 400), April 14, 2005, Tyler, Texas 
“Online Scope of Work: Expanding Your Range of Services”, Appraisal Institute, Chicago, June 9, 2005 
“Online Analyzing Distressed Real Estate”, Appraisal Institute, Chicago, November 18, 2005 
“Uniform Appraisal Standards of Federal Land Acquisitions: Practical Applications for Fee Appraisers”, Appraisal Institute, Dallas, 

TX, November 6-7, 2006 
“7-Hour USPAP Update”, The Appraisal Foundation and The Appraisal Institute, April 12, 2007, Tyler, Texas 
“Online Appraising Convenience Stores”, The Appraisal Institute, November 27, 2007, Chicago, IL. 
“Condemnation Appraising: Basic Principles and Applications”, The Appraisal Institute, March 19-20, 2008, Austin, TX. 
“Business Practices and Ethics” (Online Course 420), September 17, 2008, Chicago, IL 
“Appraisal of Nursing Homes” (Online Seminar), November 12, 2008, Chicago, IL 
“7-Hour USPAP Update”, The Appraisal Foundation and The Appraisal Institute, March 27, 2009, Dallas, Texas 
“Online Cool Tools: New Technology for Real Estate Appraisers”, The Appraisal Institute, September 18, 2009.  
“Online Eminent Domain and Condemnation”, The Appraisal Institute, November 18, 2010.  
“Online Marshall & Swift Commercial Cost Training”, The Appraisal Institute, January 17, 2011. 
“Online 7-Hour USPAP Update”, The Appraisal Foundation and The Appraisal Institute, June 16, 2011. 
“Online Appraisal Curriculum Overview – Residential”, The Appraisal Institute, October 20, 2011. 
“Online Appraisal Curriculum Overview – General”, The Appraisal Institute, October 31, 2011. 
“On-line Subdivision Valuation”, The Appraisal Institute, January 21, 2013, Chicago, IL. 
 “7-Hour National USPAP Equivalent Course”, The Appraisal Institute, January 25, 2013.  
“Business Practices and Ethics” (Online Course 420), July 31, 2013, Chicago, IL 
"Litigation Appraising: Specialized Topics and Applications", November 11-12, 2013, The Appraisal Institute, Austin, TX 

 
AIREA Courses Credits: 
8,  Single-family Residential Appraisal, Houston, TX 
1-A Basic  Appraisal Principals, Dallas, TX 
1-B Capitalization Theory & Techniques, Parts 1,2,& 3., Memphis TN 
2-1 Case Studies in Real Estate Valuation, Houston, TX 
2-2 Valuation Analysis and Report Writing, Houston, TX 
2-3 Standards of Professional Practice, Orlando, Florida 
6, Introduction to Real Estate Investment Analysis, St. Petersburg, Florida 
420 Standards of Professional Practice, Part B, Dallas, TX 

 
PROPERTIES APPRAISED: 
Single-Family Residential experience is extensive, quite varied, and includes proposed as well as existing construction.  Income 
experience is also varied and includes, but not limited to, appraisal of apartments, churches, shopping centers, service stations, 
motels, medical facilities, nursing homes, assisted living centers, subdivisions, office buildings, industrial buildings, and vacant land. 
Multi family residential experience is quite extensive as well and includes numerous appraisals for HUD program financing and low 
income housing tax credit projects. 
 
APPRAISAL CLIENTS: 
Regular appraisal clients include, but are not limited to the following: 
Capital One Bank (Formerly Hibernia National Bank), New Orleans, Minden, & Shreveport, LA; Texarkana, TX 
Regions Bank, Minden, Shreveport, and Monroe, LA; Texarkana, TX  
Wells Fargo Bank, Texarkana, TX 
BancorpSouth, Texarkana, TX 
Commercial National Bank, Texarkana, TX 
Farmers Bank & Trust, Magnolia, Camden, Texarkana 
MBL Bank (formerly Minden Building and Loan), Minden, LA 
Citizens Bank & Trust, Springhill and Minden, LA  
Citizens Bank & Trust, Vivian, LA  
State of Louisiana, Department of Transportation,  Baton Rouge, LA 
State of Texas, Department of Transportation,  Austin, LA 
 
Expert Witness Experience: 
I have served as expert witness in court of law various Counties of Texas and Arkansas; and various Parishes of Louisiana, and in 
Federal Bankruptcy Court. 
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 IDENTIFICATION OF THE SUBJECT 
 
 
The subject property is an existing, closed industrial property owned by T & L Property Holding LLC. The subject 
property includes a part of the former International Paper Company facility including several buildings and site 
improvements. The subject property is situated on the west side of South Arkansas, aka US Highway 371, at the 
south edge of Springhill, LA. Tract 1, the main site includes 140.32 acres according to the furnished survey. There 
are 10 buildings totaling 318,544 square foot of usable building area that are to remain intact and included in the 
appraisal. The property is municipally identified as 2600 South Arkansas Street, Springhill, Webster Parish, 
Louisiana.  
 

(a) The subject property is appraised as if the referenced buildings and improvements have been 
demolished and all resulting debris removed from the site; 
(b)  the analysis performed to develop the opinion of value are based on a hypothesis, specifically that 
the subject property demolition and/or improvements to the property, as described herein, are assumed 
to have been completed when in fact all have not; 
© certain events need to occur, as disclosed in the report, before the property appraised with the 
proposed improvements will in fact exist; and; 
(d)  the use of the stated Hypothetical Condition  affects the appraisal assignment results. 

 
Legal Description  
Tract 1 - Not furnished. Subject property is briefly described as a tract of land in Sections 24, 25, and 26, T23N-
R11W, Webster Parish, Louisiana. See Survey included herein. 
 
Tract 2 & Access Easement across Tract 2 to Tract 1: 
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APPRAISAL PROBLEM 
 
Purpose of the Appraisal 
 
The purpose of this appraisal is to estimate the market value of the property rights described below as of the Date 
of Appraisal.   
 
Intended User and Use of the Appraisal 
 
The Intended User of this appraisal is the client to which this appraisal is addressed. The Intended Use of this 
appraisal to provide market data and factual analysis of the subject property in anticipation of marketing for resale 
and/or for use in contesting the current tax assessment. 
 
Property Rights Appraised 
 
The property is appraised as if owned in fee simple title, free and clear of any liens or encumbrances. No mineral 
rights are considered.   
 
Date of Appraisal 
 
The effective date of this appraisal, as requested by the client, is  January 9, 2014 
 
Definition of Market Value 
 
There are many definitions of Market Value, due to the ever changing economic conditions which impact the value 
of real estate. The following definition is acceptable to The Appraisal Institute and is defined in the "Uniform 
Standards of Professional Practice", adopted by the Appraisal Foundation and The Appraisal Institute. 
 
     The most probable price in cash which a property should bring in a competitive and open market under all 

conditions requisite to a fair sale, the buyer and seller each acting prudently, knowledgeably and assuming 
the price is not affected by undue stimulus.  Implicit in this definition is the consummation of a sale as of a 
specified date and the passing of title from seller to buyer under conditions whereby: 

 
1. Buyer and seller are typically motivated. 
2.  Buyer and seller are well informed or well advised, and each acting in what he 

considers his own best interest. 
3.  A reasonable time is allowed for exposure in the open market. 
4.  Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto and  
5.  The price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated with 
the sale. 

 
Definition of  Hypothetical Condition: "a condition, directly related to a specific assignment, which is contrary to 
what is known by the appraiser to exist on the effective date of the assignment results, but is used for the purpose 
of analysis. Comment: Hypothetical conditions are contrary to known facts about physical, legal, or economic 
characteristics of the subject property; or about conditions external to the property, such as market conditions or 
trends; or about the integrity of data used in analysis." 
 
HISTORY OF SUBJECT PROPERTY: The property has been in this ownership since purchasing from Georgia-
Pacific in early 2013 for $600,000. The property had been transferred from International Paper Company a few 
months prior and included multiple properties at an undisclosed price. The sale to this owner included the subject 
property and 2 other properties that have been sold since. One of the sales included 43 acres adjacent at the west 
side of subject that was sold for $88,000. The other sale was for a 110 acre tract of timberland located on Timothy 
Road for $340,000. The present owner reported they have spent between $600,000 to $700,000 to demolish 
various improvements and for various repairs to the remaining improvements. To my knowledge the property is 
not listed or offered for sale.  
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APPRAISAL PROBLEM (Continued): 
 
DISCUSSION OF REASONABLE MARKETING PERIOD: 
"Normal Marketing Period is defined as the amount of time necessary to expose a property to the open market in 
order to achieve a sale.  Implicit in this definition are the following characteristics: 

 
The property will be actively exposed and aggressively marketed to potential purchasers through marketing 
channels commonly used by buyers and sellers of similar type property. 

 
The property will be offered at a price reflecting the probable mark up over market value used by sellers of  
similar type properties. 

 
A sale would consummate under terms and conditions of the definition of market value as defined above.  

 
DEFINITION OF EXPOSURE TIME: 
1. The time a property remains on the Market.  
 
2. The estimated length of time the property interest being appraised would have been offered on the market 

prior to the hypothetical consummation of a sale at market value on the effective date o the appraisal; a 
retrospective estimate based upon an analysis of past events assuming a competitive and open market. 
Exposure time is always presumed to occur prior to the effective date of the appraisal. The overall concept of 
reasonable exposure encompasses not only adequate, sufficient and reasonable time but also adequate, 
sufficient and reasonable effort. Exposure time is different for various type of real estate and value ranges 
and under various market conditions. (Appraisal Standards Board of The Appraisal Foundation, "Statement  
on Appraisal Standards No. 6, 'Reasonable Exposure Time in Market Value Estimates,") 

 
As required by appraisal reporting practice, the marketing period and the exposure time for the subject property 
must be discussed and analyzed as appropriate.  Based on the overall economic conditions of the neighborhood 
and city and further based on the expected market demand for a property such as subject, the normal marketing 
time for such a property is estimated to be two years.  Support for this conclusion is based in part on the normal 
marketing period observed for various commercial, industrial, multifamily, and vacant properties throughout the 
area in the past five years.  It is anticipated that the subject property would receive fair marketing demand and the 
marketing period is estimated accordingly.  The estimate of Market Value herein reported is based on the subject 
property being reasonably marketed with this reasonable marketing period considered applicable. 
 
Based upon an analysis of the sales data, and overall market area, it is my opinion that the appropriate exposure 
time is approximately twelve months, assuming a reasonable price and competent marketing/management. The 
statement is made based on the Hypothetical Condition of the Appraisal Assignment. 
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SCOPE OF THE APPRAISAL 
 
APPRAISAL DEVELOPMENT AND REPORTING PROCESS: 
In preparing the appraisal, the appraiser made an on-site visit to the property including a complete exterior and 
interior viewing of the property for the purpose of gathering information applicable to the physical characteristics of 
the property and the subject improvements that is relevant to the valuation problem. I have also made an 
examination of the neighborhood. All property data and market data pertinent to the appraisal problem was 
analyzed and considered in the development of the applied approaches to value.  
 
To develop the opinion of value, based on agreement with the client, the appraiser performed an appraisal 
process, as defined by the Uniform Standards of Professional Appraisal Practice utilizing one of the three 
approaches to value. In this case, the client has requested the Market Value of the Fee Simple Estate.   
 
The Cost Approach measures current market reproduction costs.  This approach has less reliability in valuing 
older properties similar to the subject’s improvements but is typically used for support to the other more applicable 
approaches. This approach is not considered to be very meaningful in this case due to the excessive depreciation 
applicable. This approach is not considered meaningful in this case, and is omitted accordingly per the agreed 
Scope of the Appraisal. 
 
The Direct Sales Comparison Approach includes an analysis of available current market sales or listings of similar 
properties and attempts to derive applicable units of comparisons which may include price per square foot, overall 
capitalization rates, gross income multipliers, and other units of comparison.  When sufficient data is available, this 
approach can offer a reliable value indication for properties similar to the subject. 
 
The Income Approach is an analysis of the subject property based on an investment motivation, i. e., what will a 
typical investor of real estate pay for the actual or potential income available to the property based on market 
derived criteria. This approach may employ a direct capitalization of the estimated net operating income or the 
discounted cash flow analysis, or both, to establish an opinion of value.  This approach is usually given primary 
consideration when valuing typical investment properties. This approach is not considered meaningful in this case, 
and is omitted accordingly per the agreed Scope of the Appraisal. 
 
In the appraisal process, the appraiser has obtained data or information from some or all of the following sources 
or methods: 
  
 On-site visit and viewing of the subject property and the market area. 

  
Research and/or personal contact from the client, public records, real estate agent,/brokers, real estate 
appraisers, sellers, buyers, tenants, occupants, third party participants, etc.  

 
 General data applicable to demographics, census data, publications, etc.  
 
 Construction cost estimates from local contractors, building permits, construction cost services, etc. 
 
 Uniform Standards of Professional Appraisal Practice, Appraisal Foundation, current edition.   

  
 Uniform Standards of Professional Appraisal Practice, Appraisal Institute.   

 
APPRAISAL REPORT TYPE: 
This Summary Appraisal Report sets forth a summary of the appraisal data, analysis, and the appraiser’s 
conclusions. Some supporting documentation is retained in the appraiser's file. This appraisal is made per prior 
agreement with the client. 
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SCOPE OF THE APPRAISAL (Continued): 
 

(a) The subject property is appraised as if the referenced buildings and improvements have been 
demolished and all resulting debris removed from the site; 
(b)  the analysis performed to develop the opinion of value are based on a hypothesis, specifically that 
the subject property demolition and/or improvements to the property, as described herein, are assumed 
to have been completed when in fact all have not; 
© certain events need to occur, as disclosed in the report, before the property appraised with the 
proposed improvements will in fact exist; and; 
(d)  the use of the stated Hypothetical Condition  affects the appraisal assignment results. 
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REGIONAL LOCATION MAP 
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SUBJECT LOCATION MAP 
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CITY DATA 
 
The City of Springhill is located in Northwest Louisiana approximately 45 miles east of Texas and adjacent to the 
south of Arkansas.  Shreveport, Louisiana, is located about 50 miles southwest. 
 
Population statistics for Springhill and surrounding areas are as follows: 
 
    1960 1970 1980 1990             2000  2010 
City of Springhill 6,437 6,496 6,516 5,668  5,439  5,269 
Webster Parish                   39,701       39,939       43,631      41,989 41,831  40,940 
 
Small Communities Nearby 
Cotton Valley                  1,130   1,189 1,009 
Cullen                   1,642 1,296 1,163 
Sarepta                     886              925    891 
Shongaloo                          161   162    182 
 
Source:  U.S. Census Bureau; 
   
The decline in population from 1980 to 2010  is directly related to the closing of the International Paper Mill in 1978 
which curtailed approximately 2,000 jobs in the local economy, and the more recent closing of the IP Plywood Mill. 
Additionally, most of North Louisiana experienced some population losses during the latter part of 1980's as 
unemployment rates soared and people left in search of jobs elsewhere. During the 1990’s and since, the area 
has continued slightly decreasing.   
 
The average annual temperature is 65 degrees  and the average annual rainfall is 47 inches.  The terrain is gently 
rolling to hilly surrounded by forest and pasture land. 
 
Springhill's economy is adequately diversified for a city its size.  There are several manufacturers, processors, 
sand, gravel, road and building contractors within a 10 mile radius.  The major employers in the Springhill area 
include Columbia-Springhill Medical Center, Marathon Oil Company, Trane Corporation, Fountainview Nursing 
Home, American 3 C-I, Bill’s Poultry & Eggs, Morgan Saw, Calumet. 
 
Significant to the local economy is the March, 2008, closing of the former International Paper Company plywood 
mill operation that had been recently purchased by Georgia-Pacific. There were about 400 jobs affected which was 
very significant to this small city.   
 
Springhill is served by 3 banks, 1 credit union, and has 1 hospital with 80 beds;  7 doctors, and 4 dentists, 35 
churches,  1 weekly newspaper and 2 radio stations. Springhill receives 3 Shreveport television stations and has 
cable TV available. 
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CITY DATA (continued) 
 

Springhill is governed by a mayor-alderman government.  The police department has 15 full-time and 2 part-time 
employees.  The fire department has 18 volunteer personnel.  Springhill has an Insurance Class of 6 inside the city 
and a 9 outside the city. 
 
Transportation facilities for the city are ample. Springhill is served by 1 railroad and 8 motor freight haulers.  Springhill 
is located 30 miles North of I-20 (East-West) and on Highway 7.  The Springhill airport has a 4,000 foot lighted asphalt 
surface runway.  Shreveport Regional Airport is located 50 miles southwest, and is equipped with a  8,350 foot runway. 
 
Educational facilities for the city are adequate with 23 schools parish-wide serving the area and one inside the city for 
grades K-12. A Vo-Tech school is located 30 miles South in Minden and 6 colleges and universities within a 100  mile 
radius. 
 
Recreational facilities are adequate for a city this size.  Several lakes near the city, provide fishing, swimming, skiing, 
camping and hunting.  Thousands of acres of timberland, owned by major timber corporations, are open to sportsmen 
within minutes of the city.  Springhill also has a country club, civic center, tennis courts, a golf course, and ball fields. 
 
The closing of the International Paper Company in 1978 caused severe losses of jobs to Springhill but some industrial 
redevelopment and a positive local attitude toward rebuilding proved advantageous.  The city and the immediate area 
seems to be stable again only a few short years after this dramatic economic decline. 
 
Of recent significance since 1989, Standard Manufacturing Company, a producer of heat pump and air conditioning 
components, which located in an existing 46,000 SF building located in the North Webster Industrial Park.  The 
company announced an $800,000 annual payroll and 75 new jobs for the community.  Those figures are assumed 
correct today.  There are no other significant openings of new industrial plants of more recent date. 
 
Employment:   Annual rates for Webster Parish during recent years typically ranges from 7% to 10%. The current total 
employed as of August, 2013, was 17,357 people, and there were 1,471 unemployed yielding an unemployment rate 
of 7.8%. The current rate is considered fairly normal for the past few years and favorable as compared to several 
years. 

 
CONCLUSION 
Springhill is a small city with moderate population changes noted but reasonably stable.  The economy is fairly 
diversified, and financial institutions are adequate for its size.  More important is the city's location in relation to the 
Shreveport Metropolitan area; the economic sphere of influence favorably affects Springhill.  Education, transportation 
and recreation are also attractive for a city its size. 
 
In my opinion, the economic base of the city is adequate, and the economy and population of the city will continue at a 
modest growth well into the foreseeable future. 
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REAL ESTATE TAXES 
 
 
The subject property is subject to taxation by applicable taxing jurisdictions of Webster Parish, LA. 
  
The Webster Parish Tax Assessor is responsible for the assessed valuation of all real property in the Parish, 
which is assessed at 20% of the market value estimate. The taxes and rates for 2013 follow. 
 
No delinquent taxes were noted. 
 
Property ID Number  132942
Acres 185.780          
Land  Value $27,900.00
Improvement Value $317,330.00
Total Assessment Estimated $345,230.00

The tax rates (per $100) and estimates follow:

Parish - out 0.40600000 $1,401.63
Parish - Consolidated 5.18600000 $17,903.63
NW Industrial District 0.51300000 $1,771.03
Road Dist 8 0.39200000 $1,353.30
Cullen Fire #6 1.53600000 $5,302.73
School Dist #8 4.9090000    $16,947.34
 
Total Taxes per Assessment 12.9420000 $44,679.67

Note: 43.25 acres has been sold from this assessment  
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NEIGHBORHOOD ANALYSIS 
 
 
LOCATION: The subject neighborhood is comprised of the northwest part of Webster Parish at the 
southeasterly portion of Springhill, near the small town of Cullen, Sarepta, and the properties proximate thereto, 
essentially including properties on either side of Highway 371 at or near the south part of Springhill. The Central 
Business District of Springhill is located approximately 2 miles northeast of subject property. 

 
ACCESS: Access to the neighborhood is good via Highway 371 otherwise known as South 
Arkansas Street (inside Springhill). Highway 371 is a primary north-south artery of this small community and this 
part of the parish and state.   
 
PUBLIC FACILITIES: All public utilities are available in the subject neighborhood. Community facilities including 
fire stations, schools, churches, hospitals, recreational parks, etc., are within a few miles. 

 
POPULATION CHARACTERISTICS: Highway 371 or South Arkansas Street is the primary highway artery of 
Springhill. Commercial and industrial development is seen on each side of Highway 371 in the general subject 
area. The subject is located near and partly adjacent to the North Webster Industrial Park, which is the home of 
several industrial companies, the largest of which was the Trane Company (now closed). The immediate area is 
includes primarily smaller industrial users and vacant land. The large International Paper Company plywood mill is 
adjacent to subject in the small town of Cullen. The area further north is typical of small town commercial 
development with older and newer highway oriented businesses including most of the newer businesses in town. 
The Central Business District of Springhill, as stated above, is located 2 miles northeast of the subject 
neighborhood. The integrity of the neighborhood is fairly stable and most properties are adequately maintained. 

 
CONCLUSION: Subject site is easily accessible and well located with respect to the town. The lack of 
development or redevelopment for industrial use in the general neighborhood is due primarily to community size 
where limited growth and demand may be expected. Continued commercial and industrial growth is expected 
along Highway 371, but limited due to community size. The subject location is stable and is expected to remain so 
in the foreseeable future. 
 

There has been no significant development applicable to the subject area in recent years, and the overall 
neighborhood composition is stable and no significant change in use is expected in the foreseeable future. Market 
demand in the rural neighborhoods and small towns is limited and much less than the demand for development in 
larger towns and cities nearby, but reasonable demand for available property is expected given adequate market 
exposure.  
 
The area as described is quite mixed in use but no change or alternate use is likely. Therefore no alternate use of 
the subject neighborhood is anticipated.  The availability of land is a factor, which suggests that no changing use 
of the neighborhood is likely. Therefore the neighborhood is considered to be fairly stable in its current use and 
market appeal is average.  
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SITE ANALYSIS 
 
The subject site includes a tract of land being located at the west side of South Arkansas Street at the south edge 
of Springhill and adjacent to Cullen. The site includes all the buildings and improvements described herein. Tract 
1 is the primary site with total acreage of 140.32 acres per furnished survey.  
 
Tract 1 is the primary plant site, where the bulk of improvements are situated, is accessed by easement from 
South Arkansas Street at the north part and by frontage along South Arkansas at the south part. The tract is 
separated from the highway at its central part by the International Paper Company facility still operating. Tract 1 is 
quite irregular in shape. The easement access at the north part is approximately 60' wide and runs from South 
Arkansas Street a distance of 504.95' to the subject site at the railroad spur crossing. The frontage at the south 
part of the site measures 700.13 feet along the west side of South Arkansas Street. The south boundary of the site 
measures 1,514.53 feet. The tract is quite irregular in depth with an elongated shape with average frontage to 
depth ratio. The site is in Flood Zone X according to FEMA Flood Map 22119C0130E, dated March 2, 2010. Flood 
Zone X is not a flood prone area. The site is generally flat to gently sloping due to grading of the entire site. There 
is a drainage area across the south part of the site and drainage appears to be adequate. 
 
South Arkansas Street (aka US Highway 371) is a two-lane, asphalt-paved, public street with open ditch drainage, 
running essentially north to south. The artery widens to four lanes just north of subject. This artery is one of the 
primary traffic arteries of the area running south to Minden, LA, and beyond, and north into Arkansas. The subject 
site visibility is good being adjacent the highway. The site access is good; although Tract 1 is accessed by 
easement across adjacent land at the north entrance, it has significant frontage at its south part. Major highways 
and arteries of the area are readily accessible from this location. 
 
All public utilities are in place at the site.  
 
The site is outside city limits and is not zoned. There are scattered commercial and light and heavy Industrial uses 
in the general area including the subject. The most likely use for subject as vacant is for industrial use due to its 
access and location. Tract 1 is improved for Industrial Use, and such use is quite reasonable. The neighborhood 
uses, location, and proximity to other commercial and industrial uses coupled with the locational and site 
characteristics of the subject property indicates that continued industrial use at Tract 1, is the Highest and Best 
Use of the subject site.  (See further comment pertinent to Highest and Best Use which follows.) 
 
The reader is referred to the attached aerial maps, photos, and sketches for visual representation should further 
acquaint the reader with site characteristics. 
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SURVEY 
 

Tract 1 
 Tract 3 

Not included 
in appraisal 
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SURVEY ON AERIAL 
 

Admin Bldg 
to be razed 
 

Structure to 
be razed 
 

Structure to 
be razed 
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FLOOD PLAIN MAP 
Site Highlighted for orientation only - not to scale 

 
 

 

SUBJECT 
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DESCRIPTION OF IMPROVEMENTS 
 
 
The site is improved with several buildings and improvements applicable to the previous use at property.  Each 
building and improvement is described below. The present owner has razed some of the improvements and has 
partially refurbished some of the buildings that remain 
 
TRACT 1: 
BUILDING A & B:   See building sketch that follows for dimensions. 
Size:     A -       30,000 SF 
  B -       57,000 SF 
  Total - 87,000 SF 
  
Age:  Unknown - estimated at over 40 years 
Effective Age: 20 years  
Remaining Economic Life: 20 years  
 
General Description: 
Construction Specifications:  
 
Foundation: Concrete slab - assumed heavy slab, with typical wire and/or steel 

reinforcement over vapor barrier, sand base, and concrete perimeter 
footings with steel reinforcement. Building A was used for inventory 
storage and has steel rails embedded in the slab at approximate 6' 
intervals allowing dry storage elevated off slab.  

 
Frame: Heavy steel frame. 
   
Exterior Walls: A - None - all open;  B - corrugated metal siding at 3 sides, but 

partially open adjacent to Building A at east wall, and open at west 
wall. 

   
Roof:  Corrugated metal roofing panels. Vinyl backed insulation at roof only-

fair. 
 
 
Building Heights (approximate): Sidewalls – A - 24’; B- 28' 
  Clear height – A - 22’; B - 26' 
 
Exterior Doors: Metal. 
 
Windows:  None. 
 
Interior 
Construction: There is a partitioned area at SE part of Building B with break room, 

rest rooms, and parts room.  
 
Interior Finish Offices and support areas: Floors: Vinyl tile. 

Walls:  Painted, textured drywall or paneling.  
Doors:   Solid core wood. 
Ceiling:  suspended acoustical tile. 
Molding:  Standard wood casing or rubber base mold throughout. 

  Lighting:  Typically florescent strip fixtures mounted in ceiling grid 
  or strip fixtures - surface mounted. Some incandescent fixtures as  

 well.  
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DESCRIPTION OF IMPROVEMENTS (Continued) 
 
Mechanical and 
Equipment:  HVAC:  Split system central heat/cool units with package ductwork at 

finished areas.  Condition unknown.  
 

Water heater: Small domestic type unit. Condition unknown. 
 

Plumbing:  Standard fixtures throughout, standard lavatories, urinals, 
and toilets at rest rooms and sinks at break areas. Condition 
unknown. 

 
Electrical: Non-metallic cord in conduit per city code assumed.  Heavy 
duty service for machinery. Hi-intensity lighting. Condition unknown. 

 
CONDITION: 
Overall, the building is in fair to average condition, and consistent with its age and use. The structure of the 
building appears to be sound. The roof does not appear to be leaking (raining at time of site visit). No knowledge 
of the mechanical and electrical systems is known, but are assumed to be in acceptable working condition, 
including the electrical, HVAC, and plumbing. The rest rooms and break room areas are in fair condition overall. 
The building has been refurbished by painting and replacing some of the damaged metal panels, but is basically 
left as a usable shell that many potential users can retrofit to particular needs. Some renovations, repairs and 
deferred maintenance would be applicable to make ready for most potential users. 
 
Incurable physical deterioration, based on general condition and comparison to market sales data, is estimated 
based on effective age versus remaining economic life estimate. 
 
 
BUILDING C:   See building sketch that follows for dimensions. 
 
Size:     Total - 212,750 SF 
  
Age:  Unknown - estimated at over 40 years 
Effective Age: 20 years  
Remaining Economic Life: 20 years  
 
General Description: 
Construction Specifications:  
 
Foundation: Concrete slab - assumed heavy slab, with typical wire and/or steel 

reinforcement over vapor barrier, sand base, and concrete perimeter 
footings with steel reinforcement. The NE wing is at lower grade 
accessed by ramp at interior.  

 
Frame: Heavy steel frame. 
   
Exterior Walls: Corrugated metal siding at sides, but open each side at the south part 

of the south wing. 
   
Roof:  Corrugated metal roofing panels. Vinyl backed insulation at roof only-

fair. 
 
Building Heights (approximate): Sidewalls     –  24' to 30' 
  Clear height –  20' to 28' 
 
Exterior Doors: Metal.  
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DESCRIPTION OF IMPROVEMENTS (Continued) 
 
Interior 
Construction: There is a partitioned area at central part of building with plant offices, 

break room, rest rooms, and parts room.  
 
Interior Finish Offices and support areas: Floors: Vinyl tile. 

Walls:  Painted, textured drywall or paneling.  
Doors:   Solid core wood. 
Ceiling:  suspended acoustical tile. 
Molding:  Standard wood casing or rubber base mold throughout. 

  Lighting:  Typically florescent strip fixtures mounted in ceiling grid 
  or strip fixtures - surface mounted. Some incandescent fixtures as  

 well.  
 
Mechanical and 
Equipment:  HVAC:  Split system central heat/cool units with package ductwork at 

finished areas.  Condition unknown.  
 

Water heater: Domestic type unit. Condition unknown. 
 

Plumbing:  Standard fixtures throughout, standard lavatories, urinals, 
and toilets at rest rooms and sinks at break areas. Condition 
unknown. 

 
Electrical: Non-metallic cord in conduit per city code assumed.  Heavy 
duty service for machinery. Hi-intensity lighting. Operable condition 
unknown. 

 
CONDITION: 
Overall, the building is in fair condition, and consistent with its age and use. The structure of the building appears 
to be sound. Parts of the roof are leaking (raining at time of site visit) but the owner stated that the roof panel 
replacements at that part were yet to be completed and the appraisal assumed those repairs to be completed. No 
knowledge of the mechanical and electrical systems is known, but are assumed to be in acceptable working 
condition, including the electrical, HVAC, and plumbing. The rest rooms and break room areas are in fair condition 
overall. The building has been refurbished by painting and replacing some of the damaged metal panels, but is 
basically left as a usable shell that many potential users can retrofit to particular needs. Some renovations, repairs 
and deferred maintenance would be applicable to make ready for most potential users. 
 
There is still some machinery and special use structures in place at the north central part of the building are to be 
razed and removed as a condition of the appraisal.  
 
Incurable physical deterioration, based on general condition and comparison to market sales data, is estimated 
based on effective age versus remaining economic life estimate. 
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DESCRIPTION OF IMPROVEMENTS (Continued) 
 
BUILDING D:   See building sketch that follows for dimensions. 
Size:     13,750 SF 
  
Age:  Unknown - estimated at 25 years 
Effective Age: 20 years  
Remaining Economic Life: 20 years  
 
General Description: 
Construction Specifications:  
 
Foundation: Concrete slab - assumed heavy slab, with typical wire and/or steel 

reinforcement over vapor barrier, sand base, and concrete perimeter 
footings with steel reinforcement. Building A was used for inventory 
storage and has steel rails embedded in the slab at approximate 6' 
intervals allowing dry storage elevated off slab.  

 
Frame: Heavy steel frame. 
   
Exterior Walls: Corrugated metal siding at 3 sides, open at east wall, and open at 

south wall. 
   
Roof:  Corrugated metal roofing panels. No insulation. 
 
Building Heights (approximate): Sidewalls     –  28' 
  Clear height -   26' 
 
Exterior Doors: Metal entry door at NW corner. 
 
Windows:  None. 
 
Interior 
Construction: None.  
 
Mechanical and 
Equipment:  HVAC:  None 
 

Plumbing:  None. 
 

Electrical: Non-metallic cord in conduit per city code.  Special 
applications as required per user space. Service includes heavy amp 
main, with three phase service for the equipment for the specific use 
demands. 

 
CONDITION: 
Overall, the building is in average condition, and consistent with its age and use. There are no significant items of 
deferred maintenance. The structure of the building is apparently sound. The mechanical systems are assumed to 
be in acceptable working condition, including the electrical.  No deferred maintenance is applicable. 
 
Incurable physical deterioration, based on general condition and comparison to market sales data, is estimated 
based on effective age versus remaining economic life estimate. 
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DESCRIPTION OF IMPROVEMENTS (Continued) 
 
Other Improvements: 
Building E:  Guard House with small office and rest room. Wood frame building 

with wood siding estimated at 30-40 years, average condition. Size- 
560 SF with finished interior typical of small office building in average 
condition. There is an attached porch with concrete floor, attached 
roof, approximately 168 SF. Building has central heat/cool system 
and assumed adequate electrical and plumbing system.  

 
Building F:  Wash Bay Building: Metal building enclosed except at part of west 

wall at entrance to wash bay - pre-engineered metal frame, 
corrugated metal siding and roof, no insulation, estimated at 30-40 
years, average condition. Size- 1,144 SF. Part of the building is 
dedicated to bulk oil storage with steel tank surrounded by DEQ 
required retaining walls. The building is special use in nature and 
renders the building not always suitable for alternate use but some 
potential users would utilize such a building. This building has limited 
contributory value.  

 
Building G:  Shop Building - Metal building enclosed at all sides - pre-engineered 

metal frame, corrugated metal siding and roof, no insulation, 
estimated at 30-40 years, fair condition. Size- 1,296 SF. This is a 
small shop building removed from the main buildings. Has one 
overhead door and 2 - 3' entry doors.  This building has limited 
contributory value.  

 
Building H:  Bulk Fuel Storage Building: Metal building enclosed at all sides but 

with bottom perimeter open - pre-engineered metal frame, corrugated 
metal siding and roof, no insulation, estimated at 30-40 years, fair 
condition. Size- 2,530 SF. Building designed and dedicated to bulk 
fuel storage with 2 steel fuel storage tanks surrounded by DEQ 
required retaining walls. Underground piping to the adjacent fuel 
pumps assumed to be in place. The building is special use in nature 
and renders the building not always suitable for alternate use but 
some potential users would utilize such a building. This building has 
limited contributory value. 

 
Building I:  Truck Scales Building: Metal building roof structure over original 

concrete block structure. Small office designed for use in conjunction 
with truck scales adjacent. Size - 192 SF plus attached porch. Fair 
condition. The building is special use in nature and renders the 
building not always suitable for alternate use but some potential users 
would utilize such a building. This building has limited contributory 
value. 

 
Building J:  Shop Building - Metal building enclosed at all sides - pre-engineered 

metal frame, corrugated metal siding and roof, no insulation, 
estimated at 30-40 years, fair condition. Size- 1,860 SF plus two 
covered porches/truck dock with 992 SF and 360 SF. This is a small 
shop building removed from the main buildings. Has 2 overhead 
doors and a 3' entry door. This building has limited contributory value.  
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DESCRIPTION OF IMPROVEMENTS (Continued) 
 
Parking/Drives/Outdoor storage: There is paved and graveled parking/drives at much of the site - the 

cost of these site improvements is very significant but not highly 
contributory to value to typical users since many potential users do 
not require such large outdoor storage yards.  It is noted that most of 
the comparable sales have similar improvements. 

 
Fencing:  The site perimeter is enclosed at all sides with 6’ C/L fencing with 3-

strand barb wire at top.  
 
Rail Spurs:  There is a rail spur in place, likely being 90# rail tracks, with 2 

switching stations and 3 side tracks on site, running north/south along 
the east boundary, totaling approximately 4,800 LF. The rail spurs are 
reported to be usable by the owner, but it is apparent by observation 
that there is significant wear. It is likely that some of the spurs need 
cross-tie replacement and some of the track may also need 
replacement. Uncertainty of cost to repair/replace is likely to offset 
much of the value contribution.  

 
Truck Scales: There are 2 truck scales at the south entrance being 70' in length and 

assumed operable. Value contribution is limited and included in site 
improvements.  

 
Landscaping: Minimal - grassy areas are reasonably maintained. 
 
CONDITION: 
Tract 1: Overall, the buildings and site improvements are in fair condition, and consistent with age and use. The 
structure of the buildings appears to be sound. Most of the special use structures have been or proposed to be 
removed, and metal replacement at roofs and siding as needed has been done at most areas. The shell buildings 
that remain will likely require renovation and retrofitting for potential buyers specialized use, but each of the major 
buildings are sufficient for alternate uses.   
 
The extensive site improvements offer value to many potential users but may be over-improvements to others. 
Value contribution is limited accordingly.  
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BUILDING SKETCH 
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Code Description Net Size Net Totals
GBA1 First Floor 30000.00

First Floor 57000.00 87000.00

Net BUILDING Area (rounded)     87000

Breakdown Subtotals
    

First Floor
  150.0  x   200.0 30000.00 
  380.0  x   150.0 57000.00 

2 Items (rounded) 87000
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BUILDING SKETCH 
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Code Description Net Size Net Totals
GBA1 First Floor 212750.00 212750.00

Net BUILDING Area (rounded)    212750

Breakdown Subtotals
    

First Floor
  250.0  x    75.0 18750.00 
  600.0  x   300.0 180000.00 
  140.0  x   100.0 14000.00 

3 Items (rounded) 212750
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BUILDING SKETCH 
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Code Description Net Size Net Totals
GBA1 First Floor 13750.00

First Floor   560.00
First Floor  1232.00
First Floor  1200.00
First Floor   192.00
First Floor  1860.00 18794.00

Net BUILDING Area (rounded)     18794

Breakdown Subtotals
    

First Floor
   50.0  x   275.0 13750.00 
   20.0  x    28.0 560.00 
   44.0  x    28.0 1232.00 
   30.0  x    40.0 1200.00 
   16.0  x    12.0 192.00 
   30.0  x    62.0 1860.00 

6 Items (rounded) 18794
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HIGHEST AND BEST USE ANALYSIS 
 
 
There are three definitions applicable to the Highest and Best Use of the property.  These definitions are found in 
The Dictionary of Real Estate Appraisal, third edition, published by The Appraisal Institute, 1993.  Each definition 
applicable follows: 
 

Highest and Best Use: The reasonably probable and legal use of vacant land or an improved property, 
which is physically possible, appropriately supported, financially feasible, and that results in the highest 
value.  The four criteria the highest and best use must meet are legal permissibility, physical possibility, 
financial feasibility, and maximum profitability. 

 
Highest and Best Use of Land or a Site as though Vacant:  Among all reasonable, alternative uses, the 
use that yields the highest present land value, after payments are made for labor, capital, and 
coordination.  The use of a property based on the assumption that the parcel of and is vacant or can 
be made vacant by demolishing an improvements. 

 
Highest and Best Use of Property as Improved:  The use that should be made of a property as it 
exists.  An existing property should be renovated or retained as is so long as it continues to contribute 
to the total market value of the property, or until the return from a new improvement would more than 
offset the cost of demolishing the existing building and construction a new one. 

 
 
In estimating Highest and Best Use, there are essentially four stages of analysis: 
 
1. Possible Use - To what use is it physically possible to put the site in question? 
2. Permissible Use -  What possible uses are permitted by zoning and deed restrictions on 

the site in question? 
3. Feasible Use -  Which possible and permissible uses will produce the highest net 

return of the highest present return? 
4.  Most Profitable Use - Among the feasible uses, which use will produce the highest net 

 return or the highest present worth? 
 
The Highest and Best Use of the land (or site) if vacant and available for use may be different from the Highest 
and Best Use of the improved property.  This will be true when the improvement is not an appropriate use and yet 
makes a contribution to total property value in excess of the value of the site. 
 
"When potential buyers contemplate purchasing real estate for personal use or occupancy, their principal 
motivations are the perceived benefits of enhanced enjoyment, prestige, and privacy.  Purchasers of investment 
property are frequently motivated by the promise of net income or capital accumulation and certain tax 
advantages.  Investors are directly concerned with feasibility, an indication that a project has a reasonable 
likelihood of satisfying explicit objectives.  These objectives may include assured occupancy, low management 
costs, and potential value enhancement." 1 
 
1  The Appraisal of Real Estate, page 276, Tenth Edition, The Appraisal Institute. 
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HIGHEST AND BEST USE ANALYSIS (continued) 
 
Possible Uses - Physically Suitable:  The overall site characteristics of the subject property are fully described in 
the site analysis section of this report.  The site is suitable in shape, size, and topography, for development of 
many types.  The site characteristics do not present any adverse conditions which would prohibit development of 
the site.  Size is certainly critical with respect to "economies of scale" and larger sites typically have more flexibility 
in development potential.  However, smaller sites typically demand a higher unit value since is more feasible to 
many potential site users to not pay for or maintain "excess land" not needed for the desired or intended use. 
 
The subject property is in a suburban location at the south edge of Springhill, in an older commercial and industrial 
area. There are other industrial uses to the south in an industrial park, and there are some commercial uses 
interspersed along the highway in the general area, most being further north in Springhill. The outlying 
neighborhood is characterized by vacant land and residential properties.  The site characteristics of the subject 
site do not prohibit any such uses. 
 
Permissible Uses:  The property is not zoned due to being outside the city. Highest and Best Use of the site as 
vacant and as improved must be addressed.  The size of subject site is sufficient for construction of many types of 
uses which include commercial, industrial and residential, with the primary land use in the area being industrial, 
but the more likely use due to highway adjacency being for industrial use. 
 
Feasible Use:  As noted above, the subject site is located in a mixed use area.  The most likely use for subject 
property development, if vacant, is best estimated by its feasibility of cost in comparison to income potential.  
Accordingly, a developer of a vacant site such as subject must determine feasibility of any contemplated venture.  
Therefore, careful feasibility study with respect to development of the subject site is applicable.  Feasibility of 
development of the site is further addressed in the following sections applicable to the vacant site. 
 
Most Profitable Use:  As referenced in the preceding paragraph, a developer of the subject site must find a use of 
the vacant site which will return a profit. Feasibility tests with respect to market potential of any use is necessary to 
determine the most profitable use.  However, the other tests of possible or permissible uses must dictate the 
extent of feasibility.   
 
HIGHEST AND BEST USE - AS VACANT: 
The subject property is located in an older commercial and industrial area with highway exposure from US 371 
and good access. The size of subject property and the segmentation applicable to the subject tracts, requires 
separate analysis. Tract 1 is a large site that has historically been used as one site and could continue as such. 
The site has good frontage and depth ratio, and could be considered for use in total or subdivision to smaller sites 
could be considered. Tract 1, as if vacant, offers a site of sufficient size, topography, location, and potential use for 
a variety of uses, but industrial is most likely.  Accordingly, the Highest and Best Use of the subject site, Tract 1, 
as if vacant, is considered to be for industrial use. 
 
Tract 2 is located at the west side of US 371 and is separate from Tract 1 although an access easement across 
the north part of the tract provides access to Tract 1. The access easement reduces the usable land size, but the 
site is sufficient in size for a commercial use, but the shape is somewhat limiting. The owner reported that one 
party had shown interest in the property for development of a hotel, but the site size may be limiting for that use. 
Nevertheless, it is likely that a highway commercial use could be considered, although market demand in the small 
city and slightly remote location limits commercial potential. Accordingly, the Highest and Best Use of the subject 
site, Tract 2, as if vacant, is considered to be for future commercial use. 
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HIGHEST AND BEST USE ANALYSIS (continued) 
 
HIGHEST AND BEST USE - AS IMPROVED  
The Highest and Best Use of the subject must also be considered as improved. Tract 1 is improved as described 
above, with several buildings of value. There are other buildings thereon that have no significant value. Tract 1 has 
extensive site improvements including concrete and gravel surfacing at the bulk of the site, perimeter fencing, and 
rail spurs. The existing improvements are substantial, and  are sufficient for continued use as intended, and are 
reasonably adaptable to other industrial uses, and the improvements have value over and above the vacant site. 
There is no other use, which could be anticipated for subject which would warrant demolition of the existing 
improvements, except for some that have no contributory value due the special designs that limit alternate use.   
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SITE VALUATION 
 
An estimate of Market Value of the sites must be made with due consideration given to the present uses as well 
as any proposed or feasible or probable use relevant to potential.  The valuation is best estimated by comparison 
to other vacant sites in the same or similar areas having similar characteristics as the subject.  Location, size, 
access, and utility are the most obvious of many characteristics which may require adjustment.  The adjustment of 
sales to subject are made based on market interpretation of differences which the buyers and sellers either 
perceive or indicate to be pertinent. 
 
Sales are required for the land type applicable to its Highest and Best Use. There have been very few land sales in 
the immediate neighborhood in recent years.  The land value estimate is based on the sales considered most 
applicable for comparison to subject. Several land sales from the general area as well as nearby and similar cities 
were studied and analyzed and are used as the basis for the land value estimates. 
 
Large industrial land sales have been very limited in recent years, but the sales analyzed are found in the range of 
$2,500 to $10,000 for vacant industrial sites in cities similar in size and location. Subject site is estimated toward 
the lower end of the range due to size, shape, and frontage/size ratio.  
 
Based on the analysis of the data obtained, the "Market Value" of the subject property,  "As if Vacant", is 
estimated as follows 
 

Site Value Estimate 140.320         Acres  @ 3,207$       /Acre  = Tract 1 $450,000  
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COST APPROACH TO VALUE 

 
The Cost Approach is an estimate of the cost of improvements less accrued depreciation (when applicable), plus 
estimated land value.  This approach is most dependable when improvements are new or nearly new and little or 
no depreciation exists. 

 
This approach is not developed in this case since the improvements are very old and suffer from excessive  
depreciation from physical deterioration as well as functional obsolescence which is very difficult to measure or 
estimate. The approach is not considered necessary to produce a credible appraisal and is omitted accordingly.   
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SALES COMPARISON (MARKET DATA) APPROACH 
 
 
This approach to value is based upon the principle of substitution; that is, when a property is replaceable in the 
market, its value tends to be set at the cost of acquiring an equally desirable substitute property, assuming no 
costly delay in making the substitution.  The traditional appraisal technique used to estimate value through 
substitution involves the collection and analysis of sales and listing data on various properties having as many 
similar characteristics to the property being evaluated as possible.  The validity of this approach is very much 
dependent on the availability or quantity of these data and their relevancy or comparability to the subject. 
 
As previously discussed, market sales applicable to a small community such as Texarkana are very limited for 
comparison, especially relating to a large building like subject. The most recent larger industrial buildings are 
included. This is not unusual for such a property since a city of this size, where there is limited opportunity for a 
recent comparable sales to have occurred. Sales of similar properties in other market areas were researched and 
analyzed as well as some metropolitan centers, as a cross-reference to indicated unit values and multipliers 
pertinent to this property type, and are considered to provide a reasonable comparison to subject. The sales 
selected are considered to be the best available sales for comparison to subject analysis. The selected sales are 
summarized in the adjustment grid that follows. 
 
 
 



 
 

W-001-14A  

31  

31 

 
Improved Sale No. 1 

 
 

 

 
Property Identification  
Record ID 1083 
Property Type Industrial, Industrial 
Property Name Dow Chemical/Abernathy 
Address #1 Jim Walter Drive, Texarkana, Miller County, Arkansas 71854 
Location SW 1/4 16-15-28 
Tax ID 00253201 
  
Sale Data  
Grantor The Dow Chemical Company 
Grantee Abernathy Company 
Sale Date March 02, 2009 recorded 03/04/09 
Property Rights 2009R001612 
Conditions of Sale Normal Market 
Financing Conventional/included repairs 
Sale History Seller purchased 08/01 for stated price of $2,206,000 
Verification Legacy Group Realtors & Buyer 
  
Sale Price $951,000   
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Improved Sale No. 1 (Cont.) 

 
Cash Equivalent $951,000   
Upward Adjustment $1,161,250  roof/repair etc 
Adjusted Price $2,112,250   
  
Land Data  
Land Size 14.305 Acres or 623,126 SF 
Zoning M-1 Limited manufacturing 
Topography level 
Utilities all available 
Shape irregular 
  
General Physical Data  
Building Name Dow Chemical/Abernathy 
Building Type Single Tenant 
 SF 151,420  
  
Area Breakdown office 6,790  
 manufacturing 144,630  
    
Construction Type metal/block 
Roof Type metal - needed replacement 
Foundation concrete 
HVAC central @ office 
Year Built 1975 fair condition 
  
Indicators  
Sale Price/ SF $6.28 Actual or  $13.95 Adjusted  
Floor Area Ratio 0.24 
Occupancy at Sale vacant 
 
 
Remarks  
Property had been vacant and on the market for several years, needing substantial renovation and 
repair. Buyer's detailed repair listed was submitted by M. L. James construction, and included 
 
Roof:                 $ 875,000.00 
Rail:                   $135,000.00 
Docks:               $ 85,000.00 
Floor:                  $   4,000.00 
Ceiling:               $  2,850.00 
Remove equip:  $ 60,000.00 
 
TOTAL ESTIMATE   $1,161,850.00 
 
Purchase was "AS IS" and buyer was responsible for repairs. 
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Improved Sale No. 2 

 
 

 

 
Property Identification  
Record ID 1437 
Property Type Industrial, warehouse 
Address 10500 Maybelline, North Little Rock, Pulaski County, Arkansas 

72117 
Tax ID 23N0131000100 
  
Sale Data  
Grantor JM-ARK Acquisitions, LLC 
Grantee Richmond Holdings, Inc 
Sale Date November 18, 2010  
Deed Book/Page 2010/072942 
Property Rights Fee 
Conditions of Sale Normal Market 
Financing Cash to seller 
Sale History deed transactions, but no market sales in past 5 years 
Verification Broker 
  
Sale Price $1,850,000   
Cash Equivalent $1,850,000   
Adjusted Price $1,850,000   
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Improved Sale No. 2 (Cont.) 

 
  
Land Data  
Land Size 24.000 Acres or 1,045,440 SF 
Utilities all 
  
General Physical Data  
Building Type Single Tenant 
 SF 176,485  
  
Area Breakdown warehouse 90,000  
 light industrial 60,000  
 warehouse 24,375  
 storage 2,110  
    
Foundation concrete 
HVAC central at offices 
Stories 1 
Floor Height 26 
Year Built 1991  
Condition average 
  
Indicators  
Sale Price/ SF $10.48 
Floor Area Ratio 0.17 
Occupancy at Sale vacant 
 
 
Remarks  
Originally listed for $3,250,000.00, reduced to $2,000,000.00 prior to sale.  Four overhead doors 
at loading docks.   
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Improved Sale No. 3 

 
 

 

 
Property Identification  
Record ID 1727 
Property Type Industrial, Manufacturing 
Address 5007 Hazel Jones Road, Bossier City, Bossier County, Louisiana 
Location North side, east of Shed Road 
  
Sale Data  
Grantor Cerro Flow Properties, LLC 
Grantee DDC&T Operating, LLC 
Sale Date August 19, 2011  
Deed Book/Page 1583/882 
Property Rights fee 
Conditions of Sale Cash to seller 
Verification broker 
  
Sale Price $1,350,000   
Cash Equivalent $1,350,000   
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Improved Sale No. 3 (Cont.) 

 
Land Data  
Land Size 14.910 Acres or 649,480 SF 
Front Footage 572 ft Hazel Jones Rd 
Zoning I-2, Heavy Industrial 
Topography Level 
Utilities all public 
Rail Service Spur access 
  
General Physical Data  
Building Type Single Tenant 
Gross SF 154,324  
  
Area Breakdown Offices 7,200 2-story 
 Warehouse/ shop 147,124  
    
Construction Type metal 
Roof Type metal 
Foundation slab 
Electrical Adequate 
HVAC Central at office 
Year Built 1983 1990/1995 
Condition Average 
  
Indicators  
Sale Price/Gross SF $8.75 
Bldg Price/Gross SF $7.19 
Floor Area Ratio 0.24 
Land to Building Ratio 4.21:1 
 
 
Remarks  
The bulk of the metal shop/warehouse (114,000 SF) was constructed in 1983, with another 
33,124 SF built in 1990.  Two story office building (7,200 SF total) was built in 1995.   
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Improved Sale No. 4 

 
 

 

 
Property Identification  
Record ID 1742 
Property Type Industrial, Industrial 
Address 35 Globe Avenue, Texarkana, Miller County, Arkansas 
Location West side north of Arkansas Boulevard 
Tax ID 5320010 
  
Sale Data  
Grantor Management Training and Consultants, Inc. 
Grantee VSE Corporation 
Sale Date March 15, 2013  
Deed Book/Page 20013/R002238 
Property Rights Fee 
Conditions of Sale Normal Market 
Financing Cash 
Sale History Seller purchased 03/2008 for $1,300,000.00 
Verification Richard Reynolds Realty; 903-832-3700 
  
Sale Price $1,000,000   
Cash Equivalent $1,000,000   
Adjusted Price $1,000,000   
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Improved Sale No. 4 (Cont.) 

 
Land Data  
Land Size 9.800 Acres or 426,888 SF 
Zoning Industrial 
Topography Level 
Utilities All public 
Shape Irregular 
  
General Physical Data  
Building Type Single Tenant 
 SF 73,434  
  
Construction Type Metal and masonry 
Roof Type Metal 
Foundation Concrete 
Electrical Heavy load 
HVAC Central at offices 
Sprinklers Yes 
Year Built 1971  
Condition Average 
  
Income Analysis  
Potential Gross Income $258,000  20,000 + 1500 per month 
Vacancy $25,800   
Effective Gross Income $232,200   
Expenses $55,000  Estimated 
Net Operating Income $177,200   
  
Indicators  
Sale Price/ SF $13.62 
Floor Area Ratio 0.17 
Occupancy at Sale 100% 
Gross Income Multiplier 3.88 
Eff. Gross Income Multiplier 4.31 
Expenses/Sq. Ft. $0.75 
Overall or Cap Rate 17.72% 
Net Operating Income/Sq. Ft. $2.41 
 
Remarks  
This is an older, average industrial property near the Texarkana Regional Airport in an industrial 
area. The property had originally been a battery manufacturing facility and this seller received 
ADEQ [environmental] release prior to the 2008 purchase.  The current buyer had been the 
tenant, and had an option to purchase.  The property was listed with the broker for $1,500,000.00 
[had been listed prior to current listing with a different broker, so that time on the market is 
estimated as 2 years], and broker had an offer reportedly at $1,200,000.00, causing this tenant to 
exercise their option and offer a lower purchase price while agreeing to a quick closing.  This 
tenant/buyer had completed substantial renovation during their occupancy. 
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Improved Sale No. 5 

 
 

 

 
Property Identification  
Record ID 1838 
Property Type Industrial, Industrial 
Property Name Formerly Hon Furniture, then Johns-Manville 
Address 906 North Hillcrest, Sulphur Springs, Hopkins County, Texas 

75482 
Location LOT R 1, BLOCK 92, 1 Town, Sulphur Springs 
Tax ID R000024791 
  
Sale Data  
Grantor Chris S. H. Tsai and Jenny J. H. Tsai 
Grantee Pinnacle Materials, Inc 
Sale Date May 01, 2012  
Deed Book/Page 805/260 
Property Rights Fee simple 
Conditions of Sale Normal Market 
Financing Cash to seller 
Sale History sold 05/2000 for $2,765,790 with more land 
User 4 Sold 07/05 for $2,050,000 with 48.775 ac 
 
Verification Broker 
  
Sale Price $2,400,000   
Cash Equivalent $2,400,000   
Adjusted Price $2,400,000   
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Improved Sale No. 5 (Cont.) 

 
Land Data  
Land Size 48.775 Acres or 2,124,639 SF 
Utilities All public 
  
General Physical Data  
Building Type Single Tenant 
Gross SF 152,544  
  
Area Breakdown office 9,240 6.1% 
 manufacturing 51,784 33.9% 
 warehouse 91,520 60 
    
Construction Type Class "S" Steel Construction 
Roof Type Corrugated Steel 
Foundation Concrete 
HVAC office 
Stories 1 
Year Built 1986  
Condition Average 
  
Income Analysis  
Potential Gross Income $343,224  pro forma @ $2.25 SF 
Vacancy $34,322   
Effective Gross Income $308,902   
Expenses $28,575   
Net Operating Income $280,327   
  
Indicators  
Sale Price/Gross SF $15.73 
Floor Area Ratio 0.07 
Land to Building Ratio 13.93:1 
Occupancy at Sale see comments 
Gross Income Multiplier 6.99 
Eff. Gross Income Multiplier 7.77 
Expenses/Sq. Ft. $0.19 
Overall or Cap Rate 11.68% 
Net Operating Income/Sq. Ft. $1.84 
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Improved Sale No. 5 (Cont.) 

 
Remarks  
This property was the former Hon Office Furniture Manufacturing plant. The building has 18' eave 
height with 28' center height, 7 dock-high overhead doors with levelers, 2 grade level doors, and 
one ramp. The office is concrete block with brick exterior. 
  
 
One-story building on 48.775 acres in Sulphur Springs, TX with reinforced concrete floors steel 
columns spaced 50' x 52'; insulated metal and brick veneer construction; ceiling heights to 26' 
clear; 100% wet sprinkler system; 7 (8'x10') dock-high doors with levelers; rail served by Black 
Land Railroad, Inc.; serves south side of the facility; 112 parking spaces. 
 
Prior sale, 05/2000 to Johns-Manville included 37.336 acres that was not included in this sale and 
the 2005 sale.  Note- buyer planned to owner occupy and to renovate, including an estimated 
$1,353,000 in roof repair, electrical and mechanical upgrades and additional OH doors, resurface 
parking and add additional parking. 
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COMPARABLE SALES MAP 
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SALES COMPARISON APPROACH (Continued):

IMPROVED SALES COMPARISON GRID

SALE INFORMATION SUBJECT 1 2 3 4 5
NAME Former IP Plant Dow Chemical JM to Richmond Cerro Flow MTCI to VSE Pinnacle Materials

ADDRESS 2600 S. Arkansas Abernathy Co. 10500 Maybelline 5007 Hazel Jones 35 Globe 906 N. Hillcrest

Springhill, LA Texarkana, AR N. Little Rock, AR Bossier City, LA Texarkana, AR Suphur Springs, TX

Proximity to Sale 60 miles nw 165 miles NE 55 miles SW 60 miles NW 140 miles NW

Date of Sale 3/2/2009 11/18/2010 8/19/2011 3/15/2013 5/1/2012
Main Buildings Size (SF) 336,544             151,420             176,485             154,324             73,434              152,544            
Office Area -                    6,790                 2,000                7,200                5,700                9,240                
   % Finished 0% 4% 1% 5% 8% 6%
Actual/Effective Age (Years)   40+  / 20      34/20    19/15   16-23/15   42/20   26/15
Land Size (SF or Acres) 142.530             14.3050             24.0000             14.91                9.80                  48.78                
Land to Building Ratio 1.075 4.12 5.92 4.21 5.81 13.93
Land Value 500,000$           210,000$           500,000$           450,000$           120,000$           750,000$          

Sale Price 951,000$           1,850,000$        1,350,000$        1,000,000$        2,400,000$       
Sale Terms/Condition Cash Cash Cash Cash Cash

Sale Price Excluding Land Value 741,000$           1,350,000$        900,000$           880,000$           1,650,000$       
Comparison to Subject SUBJECT 1 2 3 4 5
Sale Price/SF 6.28$                 10.48$              8.75$                13.62$              15.73$              
   based on Main Building Size
Direct Adjustments:
  Property Rights
  Financing
  Conditions of Sale (Motivation) 0% 0% 0% -20% 0%
Cash Equivalent Sale Price 6.28$                 10.48$              8.75$                10.89$              15.73$              
  Market Conditions-Date of Sale Add 3%/yr thru 2008 0.00% 0.00% 0.00% 0.00% 0.00%
Current Cash Equivalent Price 6.28$                 10.48$              8.75$                10.89$              15.73$              
Relative Adjustments:
  Date of Sale      
  Location -15% -20% -20% -15% -10%
  Age / Condition  -10% -10% 0% -20%
  Land Value 30% 0% 4% 38% -10%
  Quality (Height, Ofc, Pkg, Etc.) None -15% -25% -25% -25% -25%
  Size    -15%  
  Other (Built-in Equipment) Rail Spur 5%     
Total Relative Adjustments 5% -55% -51% -17% -65%

Indication after Adjustments 6.63$                 4.72$                4.26$                9.04$                5.44$                

RANGE OF VALUE INDICATIONS 336,544             SF   @ 5.50$                = 1,850,992$        
6.00$                 = 2,019,264$        
6.50$                = 2,187,536$        

VALUE CONCLUSION PER MARKET INDICATIONS - AS EXISTING 2,050,000$    
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SALES COMPARISON APPROACH (continued) 
 
 DISCUSSION OF COMPARABLE SALES 
 
As would be expected in a small city such as this, market comparison of sales of similar industrial buildings are not 
available and the appraiser must use regional sales for comparison. The sales listed above are the best of 
available sales for comparison to subject.  
 
The sales summarized above include sales of similar type buildings available in the general market area, but there 
is a big difference overall due to the age/condition and finish of subject. The sales are summarized and adjusted in 
direct comparison to subject in the Adjustment Grid above. Adjustments to the unit price are made for the typical 
market differences recognized by potential buyers. Each sale is quite limited due to the significant differences in 
potential in comparison to subject.    
 
In this case, the land value estimate for each sale is estimated so that an adjustment for the subject land value 
may be calculated as a percentage.  This is necessary due to significant differences in land value applicable to the 
sales versus subject. 
 
The sales are not adjusted for changing market conditions since each of the sales are fairly current with all 
occurring since 2008, and the market has been quite stable during recent years.   
 
The sales differ in effective age and the difference in age/condition is based on the effective age estimated for 
each sale versus subject’s at a physical depreciation factor of approximately 2% per year difference in effective 
age.  
 
Sale 1 is a 2009 sale of a similar, somewhat smaller property that required extensive renovation for buyer's use, 
thus similar to subject in age/condition. The location in the larger city of Texarkana requires negative adjustment 
due to potential for more market participants. A negative adjustment is made to subject for quality is made due to 
the subject's inferior finish since a very large percentage of the building area has no sidewalls while the sale 
property building is enclosed. Also, subject has inferior percentage of office space. Positive adjustment for the rail 
spur and site improvements is made and explained below.  
 
Sale 2 is a 3-year sale of a smaller industrial building located in North Little Rock, a quite superior location for 
which negative adjustment is applicable. This property is much newer and superior in condition than subject thus a 
large adjustment for effective age is made. An adjustment for inferior quality of subject is applicable similar to 
comparison of Sale 1.  
 
Sale 3 is a 2011 sale of a similar, somewhat smaller property in Bossier City, LA, a quite superior location. The 
required adjustments are similar to those discussed above at the other sales.  
 
Sale 4 is a recent sale that includes a much smaller, but generally similar building in Texarkana and similar 
adjustments made to Sale 1 are applicable but a negative adjustment for size is made since smaller buildings tend 
to sell at higher unit prices than larger buildings. It is noted that the other sales are of a larger magnitude and size 
adjustments are not considered applicable.   
 
Sale 4 is a 2012 sale of a quite superior building in Sulphur Springs, TX. The location is somewhat superior and 
the other adjustments are similar.  
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SALES COMPARISON APPROACH (continued) 
 
Positive adjustment for the extensive site improvements must be made. The value estimated for these site 
improvements is based on several factors. The rail spurs situated on the property must be considered. I have 
polled and/or spoken with several appraisers and/or commercial brokers during the course of similar appraisals 
during my career as an appraiser, and the consensus of most suggests that rail spurs and large paved and/or 
graveled storage yards have some value but that value is difficult to estimate and certainly is much less than the 
cost of such improvements. There are some industrial users who require such improvements, but the more 
common market participant does not require nor will he pay, in direct relation to cost, for such improvements. The 
value estimates for these improvements is therefore estimated with a very high estimate of depreciation due to the 
over-improvements applicable to most potential buyers. The rail tracks are in average condition, but the functional 
obsolescence resulting from lack of market participants requiring such improvements is considered to be quite 
high. Accordingly, the overall estimate for depreciation for the rail spurs from all causes is estimated at 90% of 
estimated cost. The +5% adjustment for the rail spur improvements as existing as estimated. 
 
In addition to these sales, the appraiser has also reviewed several other sales and has researched the market for 
any listings of similar properties in the area and similar trends are seen. 
 
After considering each of the comparable sales listed and weighing the similarities of each based on those 
comparable sales most reflective of subject, the indications of market value of the subject property, “As Existing” 
via the Market Data Approach is estimated as follows: 
 
VALUE CONCLUSION PER MARKET INDICATIONS - AS EXISTING 2,050,000$    
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INCOME APPROACH TO VALUE 
 
The Income Approach is defined by the American Institute of Real Estate Appraisers as: 
 

"That procedure in appraisal analysis which converts anticipated benefits (dollar income or amenities) 
to be derived from the ownership of property into a value estimate.  The income approach is widely 
applied in appraising income producing properties.  Anticipated future income and/or reversions are 
discounted to a present value figure through the capitalization process."1 

 
In this method of estimating market value, the subject is analyzed from an investment viewpoint; i.e., what price 
would an investor pay for the property, given current market conditions and expect to receive an income stream 
which would allow him an acceptable return on his investment with due respect given to the risk involved.  This 
requires an estimate of income (economic rent) the property could produce from which typical owner expenses are 
deducted.  The result is then capitalized into indicated value.  This approach is obviously very dependent on the 
accuracy of estimating market rent and expenses, as well as proper selection and use of the overall capitalization 
rate. 
 
This approach is not developed in this case due to the unique aspects of the property and the lack of comparable 
rental data for such a property.  
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RECONCILIATION AND FINAL ESTIMATE OF VALUE 
 
The applied approaches to value yielded the following Market Value indications. 
  
VALUE CONCLUSION PER MARKET INDICATIONS - AS EXISTING 2,050,000$     
 
The Cost Approach is not developed in this case.  
 
The Sales Comparison Approach offers a reasonable value estimate supported by several comparable sales, 
each of which require significant adjustment, but are reasonable for comparison to the typical improvements at the 
property, with respect to location, market potential and relevancy. The property type is typically an owner occupied 
type property to which this approach to value is most applicable. The weakness in this analysis is the lack of 
insight for market acceptance of such a property with extensive special use improvements in the small city. 
Nevertheless, the comparable sales provide a reasonable market indication of value and this approach is weighted 
accordingly.    
 
The Income Approach is not developed in this case.  
 

(a) The subject property is appraised as if the referenced buildings and improvements have been 
demolished and all resulting debris removed from the site; 
(b)  the analysis performed to develop the opinion of value are based on a hypothesis, specifically that 
the subject property demolition and/or improvements to the property, as described herein, are assumed 
to have been completed when in fact all have not; 
© certain events need to occur, as disclosed in the report, before the property appraised with the 
proposed improvements will in fact exist; and; 
(d)  the use of the stated Hypothetical Condition  affects the appraisal assignment results. 

 
Based on the analysis of the data obtained, my opinion of Market Value of the subject property, under the stated 
Hypothetical Condition of the appraisal assignment, "As Existing", based on a reasonable exposure period which 
is estimated to be one year, as of January 9, 2014, the date of on-site visit and viewing, is estimated as follows: 
  
 Tract 1 (140.32 Acres and Improvements)  $2,050,000 
  
LIMITING CONDITIONS: 

1.   As requested by the client, the appraisal is made assuming that some of the buildings and debris now on site 
are demolished and all debris is removed and cleared from the site. Only the buildings that are to remain are 
described herein. The old administration building and various special use structures as identified on the attached 
aerial survey and/or photos are to be razed.  
2. This appraisal is made at the request of the owner without re-visiting the property. At the owner's request, this 
appraisal omits Tract 2 that was included in the original appraisal. The effective date of appraisal is not changed 
and the condition of the property is assumed to be similar to that seen and or proposed on the original appraisal 
date.     

 
 

 
Robin P. Beck, MAI 
Louisiana State Certified General Real Estate Appraiser #G0047 
Expiration Date – December 31, 2015 
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 CERTIFICATE OF APPRAISAL 
 
1. I have made a personal inspection of the property that is the subject of this report on the prior appraisal 

date as noted herein. 
 
2. I have no present or contemplated future interest in the real estate that is the subject of this appraisal report 

 or the parties involved. 
 
3. I have no personal interest or bias with respect to the subject matter of this appraisal or the parties involved. 
 
4. My compensation is not contingent upon the reporting of a predetermined value or direction in value that 

favors the cause of the client, the amount of the value estimate, that attainment of a stipulation result, or the 
occurrence of a subsequent event.  

 
5. To the best of my knowledge and belief, the statements of facts contained in this appraisal report, upon 

which the analysis, opinion and conclusions expressed herein are based, are true and correct. 
 
6. This appraisal report sets forth all the limiting conditions (imposed by the terms of my assignment or by the 

undersigned) affecting the analysis, opinions, and conclusions contained herein. 
 
7. This appraisal report has been made in conformity with the Uniform Standards of Professional Appraisal 

Practice.  The report is also in conformity with and is subject to the requirements of the Code of 
Professional Ethics and Standards of Professional Conduct of The Appraisal Institute. 

 
8. The use of this report is subject to the requirements of The Appraisal Institute relating to review by its duly 

authorized representatives. 
 
9. No one other than the undersigned prepared the analysis, conclusions and opinions concerning real estate 

that are set forth in this appraisal report.  By virtue of appropriate experience, education, professional 
designations and State Certification, I am competent to complete the appraisal assignment and no 
additional steps were necessary or appropriate to comply with the Competency Provision of the USPAP. 

 
10. I have not appraised this property in the three years prior to accepting this assignment, but the prior 

appraisal for this same client was just over three years ago.   
 
11. As of the date of this report, I, Robin P. Beck, MAI, have completed the requirements under the continuing 

education program of The Appraisal Institute. 
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CERTIFICATE OF APPRAISAL (Continued): 
 
 
12. Based on the analysis of the data obtained, my opinion of Market Value of the subject property, under 
the stated Hypothetical Condition of the appraisal assignment, "As Existing", based on a reasonable exposure 
period which is estimated to be one year, as of January 9, 2014, the date of on-site visit and viewing, is estimated 
as follows: 
  
 Tract 1 (140.32 Acres and Improvements)  $2,050,000 
  
LIMITING CONDITIONS: 

1.   As requested by the client, the appraisal is made assuming that some of the buildings and debris now on site 
are demolished and all debris is removed and cleared from the site. Only the buildings that are to remain are 
described herein. The old administration building and various special use structures as identified on the attached 
aerial survey and/or photos are to be razed.  
2. This appraisal is made at the request of the owner without re-visiting the property. At the owner's request, this 
appraisal omits Tract 2 that was included in the original appraisal. The effective date of appraisal is not changed 
and the condition of the property is assumed to be similar to that seen and or proposed on the original appraisal 
date.     

 

 
Robin P. Beck, MAI 
Louisiana State Certified General Real Estate Appraiser #G0047 
Expiration Date – December 31, 2015 
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ADDENDA 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building A: North & east side looking SW 

 

 
Tract 1: Building B: West & north side looking SE 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building B: Interior view looking east 

 

 
Tract 1: Building C: South & part of west side looking NE 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building C: West & part of south side looking NE 

 

 
Tract 1: Building C: East & south sides looking NW 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
1: Building C: South and east side looking NW  

 

 
1: Building C: South and east side looking NW  

(Structure at left edge of photo to be razed) 
 

To be razed 
 

Concrete debris 
to be razed & 
removed 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building C: East side looking NW  

(Boiler building at right edge of photo to be razed) 
 

 
Tract 1: Building C: East side looking SW 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building C: East side looking westerly 

 

 
Tract 1: Building C: Interior at central part at Break Room structure looking NE 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building C: Interior at north part looking southerly 

 

 
Tract 1: Building D: South & east side looking NW 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building D: North & west side looking SE 

 

 
Tract 1: Building D: Interior looking northerly 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building E: Front (north) & east side looking SW 

 

 
Tract 1: Building F: West & south side looking NE 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building G: West & south side looking NE 

 

 
Tract 1: Building H: North & east side looking southerly 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Fuel pump station adjacent to Building H looking easterly 

 

 
Tract 1: Building I: Front (east) & north side looking westerly 



 
 

W-001-14A  

62  

62 

SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building I: Rear & south side looking easterly showing truck scales at each side 

 

 
Tract 1: Building I and north truck scale looking westerly
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Tract 1: Building J: East & south side looking westerly 

 

 
Tract 1: Building J: Interior looking southerly 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 

 

 
Tract 1: Overall property view looking SW from east boundary at north access drive 

 

 
Tract 1: Property view looking NW from east boundary at north access drive showing Rail Spur 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Access road to north entrance to Tract 1 looking west across Tract 2  

 

 
Street view at Tract 2 looking southerly from north entrance road with Tract 2 at right 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Street view at Tract 2 looking northerly from near SE corner of Tract 2 

 

 
View at Tract 1 at south entry road looking westerly 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Street view at Tract 1 SE corner looking northerly 

 

 
Tract 1 as viewed at frontage at south part of tract looking westerly from across highway 
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SUBJECT PHOTOS – TAKEN AT DATE OF APPRAISAL 
 

 
Street view at Tract 1 looking southerly - subject at right 

 


