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IN THE UNITED STATES DISTRICT COURT 
FOR THE NORTHERN DISTRICT OF TEXAS 

DALLAS DIVISION 

SECURITIES AND EXCHANGE 
COMMISSION, 

Plaintiff, 

v. 

TIMOTHY BARTON, et al. 

Defendants. 

§ 
§ 
§ 
§ 
§ 
§ 
§ 
§ 
§ 
§ 

C.A. No. 3:22-cv-2118-X

APPENDIX IN SUPPORT OF RECEIVER’S MOTION FOR APPOINTMENT OF 
APPRAISERS, APPROVAL OF APPRAISALS AND HEARING TO CONSIDER 

APPROVAL OF SALE OF ROCK CREEK PROPERTY 

Respectfully submitted, 

By:  /s/ Charlene C. Koonce 
Charlene C. Koonce 
  State Bar No. 11672850 
  charlene@brownfoxlaw.com 
BROWN FOX PLLC 
8111 Preston Road, Suite 300 
Dallas, Texas 75225 
T: (214) 327-5000 
F: (214) 327-5001 

Attorneys for Receiver Cortney C. Thomas 

CERTIFICATE OF SERVICE 

Pursuant to Fed. R. Civ. P. 5(d)(1)(B), as amended, no certificate of service is necessary, 
because this document is being filed with the Court’s electronic-filing system. 
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EXHIBIT DESCRIPTION PAGES 

1 Declaration of Cortney C. Thomas APP000001-000004 

A Sale Contract for 4107 Rock Creek Drive, Dallas, TX APP00005-000022 

B-1 Waldron Appraisal of 4107 Rock Creek Drive, Dallas, TX APP00023-000043 

B-2 Hagen Appraisal of 4107 Rock Creek Drive, Dallas, TX APP00044-000070 

B-3 Milliorn Appraisal of 4107 Rock Creek Drive, Dallas, TX APP00071-000094 
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IN THE UNITED STATES DISTRICT COURT 
FOR THE NORTHERN DISTRICT OF TEXAS 

DALLAS DIVISION 

SECURITIES AND EXCHANGE 
COMMISSION, 
 

Plaintiff, 
 
v. 
 
TIMOTHY BARTON, et al. 
 

Defendants. 

§ 
§ 
§ 
§ 
§ 
§ 
§ 
§ 
§ 
§ 

 
 
 
 
 
No. 3:22-cv-2118-X 

   
DECLARATION OF CORTNEY C. THOMAS  

IN SUPPORT OF MOTION FOR APPOINTMENT OF APPRAISERS 
 

1. My name is Cortney C. Thomas.  I have personal knowledge of the matters set forth in 

this Declaration, I am of sound mind, and I am otherwise competent to testify to these matters.  

2. I am an attorney licensed to practice law in the State of Texas.  On October 18, 2022, I 

was appointed Receiver in the above-styled case and ordered to take exclusive possession and 

control over all assets belonging to or under the control of the Receivership Entities.  See Order 

Appointing Receiver (the “Receivership Order”) ¶1. 

3. On November 16, 2022, I entered into a contract to sell a Receivership Asset located 

at 4107 Rock Creek Dr. (the “Property”) for One Million Four Hundred Thousand Dollars 

($1,400,000), to JNJ Group, LLC, subject to 28 U.S.C. § 2001 and the court’s approval.  I have 

confirmed that JNJ Group, LLC is not related to, nor controlled by any of the parties to this lawsuit, 

and is not related to, nor controlled by me, or any of my agents, employees, or attorneys. 

4. Attached hereto as Exhibit A is a true and correct copy of a One to Four Family 

Residential Contract (Resale) dated November 16, 2022 between JNJ Group LLC and myself, as 

Receiver over SF Rock Creek LLC (the “Contract”).  App. pp. 5-22.   
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5. The Contract was later amended to extend the closing date to December 28, 2022.  

Although the closing date may be extended by mutual agreement, if the buyer does not consent to 

extend the sale, the Buyer is entitled to terminate the Contract and receive a full refund of his 

$15,000 earnest money deposit.  App. p. 22. 

6. JNJ Group, LLC is not related to, nor controlled by any of the parties to this lawsuit, 

and is not related to, nor controlled by me, or any of my agents, employees, or attorneys.  While 

the entity purchasing the Property has a trade name similar to Receivership Entity JMJ 

Development, I have confirmed that the entities are not related. 

7.  In accordance with the Administration Order and 28 U.S.C. § 2001, I sought and 

obtained three independent appraisals in connection with the sale of the Property. 

8. Attached hereto as Exhibit B-1 is a true and correct copy of an appraisal issued by 

Matthew Waldron and dated as of November 29, 2022. App. p. 23-43. 

9. Attached hereto as Exhibit B-2 is a true and correct copy of an appraisal issued by 

Bryan S. Hagen and dated as of November 17, 2022.  App. p. 44-70. 

10. Attached hereto as Exhibit B-3 is a true and correct copy of an appraisal  issued by 

Mark V. Milliorn and is dated as of November 18, 2022.  App. p. 71-94. 

11.  In connection with a different motion, Defendant Timothy Barton submitted a redacted 

appraisal from June 2022 performed by Garvin Appraisals LLC, which used a cost approach to 

value the property at $2,061,228. [Dkt. 58].  I believe that the sale of the Property pursuant to the 

Contract at the sales price of $1,400,000 is nevertheless in the best interest of the Receivership 

because (1) Barton’s appraisal does not use the correct valuation methodology;  (2) despite the 

Property being on the market for several weeks and receiving multiple offers, the negotiated sales 

price of $1,400,000 was the highest offer received, indicating that market conditions are consistent 

APP000003
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with my appraisers’ valuations of the Property; (3) even if Barton’s appraisal of $2,061,228 were 

accurate, and two additional independent appraisals that applied a correct methodology and arrived 

at the same value were secured, a sale for $1,400,000 would still be authorized under 28 U.S.C. § 

2001 because the price exceeds the 2/3 minimum ($1,374,152); and (4) if the value of the Property 

is as high as Barton contends, pursuant to 28 U.S.C. § 2001, another bona-fide independent buyer 

can purchase the property by submitting a bona fide offer exceeding $1,540,000. 

12.   Finally, while Barton has insisted that I should not sell the Property at this time, the 

sale is necessary because, among other things, (1) utility and insurance payments continue to 

deplete the limited equity that exists in the home, (2) loan and interest payments continue to accrue, 

further depleting any recovery from sale of the Property, (3) the administrative costs of the 

Receivership incrementally increase with each managed property, and (4) current economic 

uncertainty makes it impossible to predict how difficult it will be to sell the Property in the coming 

months. 

13. In the initial days of the Receivership, I also discovered that Barton had listed the 

property for sale with a real estate broker, and the listing agreement was in effect as of the date of 

my appointment.  Thus, Barton had also planned to sell the Property imminently. 

I declare under penalty of perjury that the foregoing is true and correct. 

December 2, 2022 

 

  /s/ Cortney C. Thomas  
CORTNEY C. THOMAS 
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1,000.00 cashiers check 8594

Grant Myers receipted by: 11/21/2022

15,000.00 cashiers check 8594

Grant Myers receipted by: 11/21/2022

5960 Berkshire Lane Suite 100
Dallas, TX 75225

(214) 521-6143

(972)633-3258
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Page # 2

APPRAISAL OF REAL PROPERTY

4107 Rock Creek Dr

Dallas, TX 75204

Turtle Creek Park Rev Lot 32 Rock Creek Drive

Cort Thomas

4107 Rock Creek

Dallas, TX 75204

1,385,000

11/29/2022

Matthew Waldron

Waldron Appraisal Services, LLC

25 Highland Park Village, Suite 100-0342

Dallas, TX 75205

(214) 793-0437

matt@waldronappraisals.com

Form GA1V - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

LOCATED AT

FOR

OPINION OF VALUE

AS OF

BY
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Page # 3Waldron Appraisal LLC

Y2211012RESIDENTIAL APPRAISAL REPORT
4107 Rock Creek Dr Dallas TX 75204

Dallas Turtle Creek Park Rev Lot 32 Rock Creek Drive

00000195718000000

2022 25,078 0 N/A

SF Rock Creek LLC. 

Rock Creek 19124 0006.06

The intended use of this appraisal was to determine market value. This appraisal was not performed for purchase inducement or 

qualification of a loan.

The Intended User is the Lender/Client. No other intended users for this appraisal.

Cort Thomas 4107 Rock Creek, Dallas, TX 75204

Matthew Waldron 25 Highland Park Village, Suite 100-0342, Dallas, TX 75205

95

5 150

4,225

1,050

0

123

25

75

10

5

5

Other 5

The neighborhood is bound by 

Mockingbird Lane to the North, Downtown Dallas to the South Highway 75 to the East and The Dallas North Tollway to the West. The 

neighborhood has experienced favorable market activity due to its close proximity to the Downtown area as well as other market features.  In 

some cases, older homes are being razed for new construction.  The "Other" land use refers to parks, schools and religious facilities.  Most 

homes, when appropriately priced and marketed, are selling within three months.  Sales and financing concessions are rare in the area.  

However, when they do occur, they are usually under 3%.

Subject to Current Survey +/- 8,973 SF (Subject to Survey)

Single Family Residential Single Family Residential

Also See Attached Addendum: Highest and Best Use

Single Family Residential Single Family Residential

 

SEE ATTACHED ADDENDUM: HIGHEST AND BEST USE

None

None

None

None

None

Concrete

Concrete

None

Electric

None

Survey Required

+/- 8,973 SF

Generally Rectangular

Survey Required

Interior

X 48113C0335K 07/07/2014

 

SEE ATTACHED ADDENDUM: SITE

1

3

Traditional

51

20

Concrete/Avg

Stucco/Average

Composition/Avg.

Metal/Average

Frame/Average

Partial/Average

None

No

None

None

NoneNoted

None Noted

None Noted

0

0

N/A

N/A

N/A

N/A

FWA

Gas

Window

None

None

HWF/Avg

Paint/Paper/Average

Wood/Avg

Tile/Avg

Tile/Paint/Avg

Wood/Avg

0

Mixed

Concrete

Covered

Wood

Inground

Other None

0 4

0

2

0

0

2

Concrete

9 4 4.1 4,057

Ceiling fans, built in cabinets and shelves, kitchen with stone countertops and built in appliances and a private bathroom 

off the main bedroom.

The subject has updated floor covers, updated wall covers, 

updated countertops, updated appliances and updated baths.  No required repairs were noted during the appraisal.  However, the appraiser 

is not a home inspector.  Should any required repairs be noted by a qualified home inspector, then this appraisal will need to be revised.  

Please note that the utilities were not on at the time of the appraisal.  This appraisal assumes that the utilities are in working order.

Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:

S
U

B
J
E

C
T

Property Address: City: State: Zip Code:

County: Legal Description:

Assessor's Parcel #:

Tax Year: R.E. Taxes: $ Special Assessments: $ Borrower (if applicable):

Current Owner of Record: Occupant: Owner Tenant Vacant Manufactured Housing

Project Type: PUD Condominium Cooperative Other (describe) HOA: $ per year per month

Market Area Name: Map Reference: Census Tract:

A
S

S
IG

N
M

E
N

T

The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)

Property Rights Appraised: Fee Simple Leasehold Leased Fee Other (describe)

Intended Use:

Intended User(s) (by name or type):

Client: Address:

Appraiser: Address:

M
A

R
K

E
T

 A
R

E
A

 D
E

S
C

R
IP

T
IO

N

Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

One-Unit Housing

PRICE

$(000)

Low

High

Pred

AGE

(yrs)

Present Land Use

One-Unit %

2-4 Unit %

Multi-Unit %

Comm'l %

%

Change in Land Use

Not Likely

Likely * In Process *

* To:

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):

S
IT

E
 D

E
S

C
R

IP
T

IO
N

Dimensions: Site Area:

Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Ground Rent (if applicable) $ /

Highest & Best Use as improved: Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments:

D
E

S
C

R
IP

T
IO

N
 O

F
 T

H
E

 IM
P

R
O

V
E

M
E

N
T

S

General Description

# of Units Acc.Unit

# of Stories

Type Det. Att.

Design (Style)

Existing Proposed Und.Cons.

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement None

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic None

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Woodstove(s) #

Car Storage None

Garage # of cars ( Tot.)

Attach.

Detach.

Blt.-In

Carport

Driveway

Surface

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.

3/2007
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Page # 4

Y2211012RESIDENTIAL APPRAISAL REPORT

DCAD/NTREIS

07/27/2021

0

NTREIS/NTREIS Tax

08/20/2020

0

NTREIS/NTREIS Tax

 4412 N Hall St transferred on 

08/17/2021 (Special Warranty Deed - Doc #245204). It also transferred on 08/11/2021 (Special 

Warranty Deed - Doc #239782). 4403 Rawlins St has no known 12-month prior transfer history. 3620 

Armstrong Ave transferred on 05/20/2021 (Warranty Deed - Doc #150683).  The subject had deed 

transfers on 07/27/2021 and 08/20/2020 for unknown amounts.

4107 Rock Creek Dr

Dallas, TX 75204

Market Value

Field

Inspection

N/A

N/A

M.V. 11/2022

Fee Simple

Residential

+/- 8,973 sf

Interior

Traditional

Average

51

Average

9 4 4.1

4,057

None

None

Average

Wall Units

Windows/Fans

2 Car Carport

Porch/Patio

Pool/Spa None

Quarters Etc. None

4403 Rawlins St

Dallas, TX 75219

0.95 miles W

1,505,000

518.25

NTREIS #20035324;DOM 7

Realist/DCAD

ArmLth

Conv;0

s05/22;c04/22

Fee Simple

Residential

+/- 10,498 sf -114,375

Interior

Traditional

Average

99

Average

9 3 2.1 +40,000

2,904 +115,300

0sf

Average

FWA/CAC -50,000

Windows/Fans

2 Car Garage -10,000

Porch/Patio

Pool -50,000

Quarters -50,000

-119,075

1,385,925

3620 Armstrong Ave

Dallas, TX 75205

0.36 miles NE

1,450,000

298.72

NTREIS #14668914;DOM 47

Realist/DCAD

ArmLth

Cash;0

s12/21;c10/21

Fee Simple

Residential

9,409 sf 0

N;Res;

Traditional

Average

95

Average

9 4 4.1

4,854 -79,700

0sf

Average

FWA/CAC -50,000

Windows/Fans

2 Car Garage -10,000

Porch/Patio

None

Quarters -50,000

-189,700

1,260,300

4412 N Hall St

Dallas, TX 75219

0.99 miles W

1,320,000

453.14

NTREIS #20013941;DOM 4

Realist/DCAD

ArmLth

Cash;0

s04/22;c03/22

Fee Simple

Residential

+/- 7,275 sf +127,350

N;Res;

Modern

Average

97

Average

9 4 2.1 +40,000

2,913 +114,400

0sf

Average

FWA/CAC -25,000

Windows/Fans

2 Car Garage -10,000

Porch/Patio

None

Quarters -50,000

196,750

1,516,750

 

SEE ATTACHED ADDENDUM: MARKET DATA COMMENTS

1,385,000

Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:

T
R

A
N

S
F

E
R

 H
IS

T
O

R
Y

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:

S
A

L
E

S
 C

O
M

P
A

R
IS

O
N

 A
P

P
R

O
A

C
H

SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.

3/2007
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Page # 5

Y2211012RESIDENTIAL APPRAISAL REPORT

N/A

3,681

0

525

Due to the difficulty in accurately determining physical depreciation in 

older homes, like the subject, the Cost Approach was not considered 

reliable or necessary for credible appraisal results.  It is further noted 

that market participants typically do not consider the Cost Approach as 

a main decision of value when buying or selling a properties.  For these 

reasons, the Cost Approach was omitted

30

Income Approach was omitted because properties in the area are not typically 

purchased as rental properties.

1,385,000

Market Approach best reflects the actions of buyers and sellers in the subject's area and as adequate data was available, it 

was given the most weight.  The Cost Approach was omitted because the it was not considered reliable or necessary for credible appraisal 

results.  The Income Approach was omitted because homes in the area are not typically purchased as rental properties.

This appraisal is being 

performed "As is"

1,385,000 11/29/2022

21

Scope of Work Limiting Cond./Certifications Narrative Addendum Photograph Addenda Sketch Addendum

Map Addenda Additional Sales Cost Addendum Flood Addendum Manuf. House Addendum
Hypothetical Conditions Extraordinary Assumptions

Cort Thomas Cort Thomas

cort@brownfoxlaw.com 4107 Rock Creek, Dallas, TX 75204

Matthew Waldron

Waldron Appraisal Services, LLC

(214) 793-0437 .

matt@waldronappraisals.com

11/30/2022

1338603 TX

Certified Residential Appraiser

12/31/2023

11/29/2022

Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:

C
O

S
T

 A
P

P
R

O
A

C
H

COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Provide adequate information for replication of the following cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data:

Quality rating from cost service: Effective date of cost data:

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

''As-is'' Value of Site Improvements =$

=$

=$

INDICATED VALUE BY COST APPROACH =$

Comments on Cost Approach (gross living area calculations, depreciation, etc.):

Estimated Remaining Economic Life (if required): Years

IN
C

O
M

E
 A

P
P

R
O

A
C

H

INCOME APPROACH TO VALUE (if developed) The Income Approach was not developed for this appraisal.

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM):

P
U

D

PROJECT INFORMATION FOR PUDs (if applicable) The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

R
E

C
O

N
C

IL
IA

T
IO

N

Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

Final Reconciliation

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,

and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject

of this report is: $ , as of: , which is the effective date of this appraisal.

If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A
T

T
A

C
H

M
E

N
T

S

A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:

S
IG

N
A

T
U

R
E

S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or

Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.

3/2007
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SITE

No adverse easements or encroachments were observed.  A survey is required to determine the
presence of any adverse easements or encroachments.  The site fronts, backs and sides to
similar residential properties and is adequate for the improvements. No other influences were
noted.

HIGHEST AND BEST USE

The subject as improved is a legally permissible use based on current zoning. Also, the lot size,

shape and physical condition and land to building ratio allow the present structure and indicate a

good utilization of the improvements. The present use and structure as a single family residence

is its financially feasible and maximally productive use.   

PREDOMINANT VALUE

The subject is among the less expensive homes in the subject's area although there are other

similar sized homes in the development.  It is the opinion of the appraiser that the subject is not

an under improvement and that its lower value will not adversely affect its marketability at the

appraised value.    

MARKET DATA COMMENTS

All comparables are from the subject's market area and are considered reliable indicators of

current market value.  

The comparables were adjusted for lot size, bath count, gross living area, heating/cooling

facilities, parking facilities and pool improvements.  The comparables were further adjusted for

heating/cooling to allow for the subject not having central heating and air conditioning.

The lot size adjustments were based on site utility and general layout.  The actual dollar amount

used in the lot size adjustments allows for the market difference between the subject's lot and

those of the comparable sales.  

The gross living area adjustments were based on $100.00 per square foot variance which is in

line with current market trends in the area.  

Comparables #1 and #2 were given most weight (Although not all weight) due to their close

proximity and overall similarity to the subject with lower resulting adjustments.  Comparable #3

was given next most weight and was included for its close proximity and recent sale date.

NOTE ON VERIFICATION

The county tax record website (DallasCAD.org) was not operational at the time of this appraisal. 

The primary source for the verification of the sales data for the comparables was their MLS

listings.  The second source was the tax records on NTREIS.net.  Deed transfer and sale history

data for the subject and the comparables was taken from the NTREIS tax records, as well. 

There are simply no other sources that could be utilized thru normal course of business.

NOTE-11/30/2022

A deed history has been provided by the client.  The owner of public record has been modified

to reflect the date recorded in the deed.

Page # 6

Supplemental Addendum

Form TADD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Y2211012

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Borrower

Lender/Client

Property Address

City County State Zip Code

File No.
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Page # 7

Form ACR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
Waldron Appraisal LLC

DEFINITION OF MARKET VALUE: The most probable price 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) both parties 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.

* Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are necessary

for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiable

since the seller pays these costs in virtually all sales transactions. Special or creative financing adjustments can be made to the

comparable property by comparisons to financing terms offered by a third party institutional lender that is not already involved in the

property or transaction. Any adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession

but the dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based on the

appraiser's judgement.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the following

conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The appraiser assumes that

the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised on the basis of it being under responsible

ownership.

2. The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements and the sketch is included only to assist

the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data sources) and has noted

in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes

no guarantees, express or implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific arrangements to do

so have been made beforehand.

5. The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their contributory value. These

separate valuations of the land and improvements must not be used in conjunction with any other appraisal and are invalid if they are so used.

6. The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous wastes, toxic

substances, etc.) observed during the inspection of the subject property or that he or she became aware of during the normal research involved in performing

the appraisal. Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden or unapparent conditions of the property or

adverse environmental conditions (including the presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and

has assumed that there are no such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property. The

appraiser will not be responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such

conditions exist. Because the appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an

environmental assessment of the property.

7. The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she considers to be

reliable and believes them to be true and correct. The appraiser does not assume responsibility for the accuracy of such items that were furnished by other

parties.

8. The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional Appraisal Practice.

9. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory completion, repairs, or

alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

10. The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the appraisal report

(including conclusions about the property value, the appraiser's identity and professional designations, and references to any professional appraisal

organizations or the firm with which the appraiser is associated) to anyone other than the borrower; the mortgagee or its successors and assigns; the mortgage

insurer; consultants; professional appraisal organizations; any state or federally approved financial institution; or any department, agency, or instrumentality

of the United States or any state or the District of Columbia; except that the lender/client may distribute the property description section of the report only to data

collection or reporting service(s) without having to obtain the appraiser's prior written consent. The appraiser's written consent and approval must also

be obtained before the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

Freddie Mac Form 439 6-93 Fannie Mae Form 1004B 6-93Page 1 of 2
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Page # 8

Form ACR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

4107 Rock Creek Dr, Dallas, TX 75204

Matthew Waldron

11/30/2022

1338603

TX

12/31/2023

APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate to the subject property

for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the market reaction to those items of significant

variation. If a significant item in a comparable property is superior to, or more favorable than, the subject property, I have made a negative adjustment to reduce

the adjusted sales price of the comparable and, if a significant item in a comparable property is inferior to, or less favorable than the subject property, I have made

a positive adjustment to increase the adjusted sales price of the comparable.

2. I have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the appraisal report. I have not

knowingly withheld any significant information from the appraisal report and I believe, to the best of my knowledge, that all statements and information in the

appraisal report are true and correct.

3. I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject only to the contingent

and limiting conditions specified in this form.

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

respect to the participants in the transaction. I did not base, either partially or completely, my analysis and/or the estimate of market value in the appraisal report

on the race, color, religion, sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the present

owners or occupants of the properties in the vicinity of the subject property.

5. I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my compensation for performing this

appraisal is contingent on the appraised value of the property.

6. I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party, the amount of the value estimate,

the attainment of a specific result, or the occurrence of a subsequent event in order to receive my compensation and/or employment for performing the appraisal. I

did not base the appraisal report on a requested minimum valuation, a specific valuation, or the need to approve a specific mortgage loan.

7. I performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and promulgated by the Appraisal

Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal, with the exception of the departure provision of those

Standards, which does not apply. I acknowledge that an estimate of a reasonable time for exposure in the open market is a condition in the definition of market value

and the estimate I developed is consistent with the marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the

reconciliation section.

8. I have personally inspected the interior and exterior areas of the subject property and the exterior of all properties listed as comparables in the appraisal report.

I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the subject site, or on any site within the immediate

vicinity of the subject property of which I am aware and have made adjustments for these adverse conditions in my analysis of the property value to the extent that

I had market evidence to support them.  I have also commented about  the effect of the adverse conditions on the marketability of the subject property.

9. I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report. If I relied on significant professional

assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal report, I have named such individual(s) and

disclosed the specific tasks performed by them in the reconciliation section of this appraisal report. I certify that any individual so named is qualified to perform

the tasks. I have not authorized anyone to make a change to any item in the report; therefore, if an unauthorized change is made to the appraisal report, I will take

no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION: If a supervisory appraiser signed the appraisal report, he or she certifies and agrees that:

I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the statements and conclusions of the appraiser,

agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required):

Signature: Signature:

Name: Name:

Date Signed: Date Signed:

State Certification #: State Certification #:

or State License #: or State License #:

State: State:

Expiration Date of Certification or License: Expiration Date of Certification or License:

Did Did Not Inspect Property

Freddie Mac Form 439 6-93 Fannie Mae Form 1004B 6-93Page 2 of 2
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Page # 9

Y2211012

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Up to three months.

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

- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased 

professional analyses, opinions, and conclusions.

- Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal interest with respect to the parties 

involved.

- I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of 

the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

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

were in effect at the time this report was prepared.

- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each 

individual providing significant real property appraisal assistance is stated elsewhere in this report).

Matthew Waldron

11/30/2022

1338603

TX

12/31/2023

11/29/2022

Form ID14AP - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

USPAP ADDENDUM File No.

Borrower

Property Address

City County State Zip Code

Lender

This report was prepared under the following USPAP reporting option:

Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(a).

Restricted Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(b).

Reasonable Exposure Time

My opinion of a reasonable exposure time for the subject property at the market value stated in this report is:

Additional Certifications

I certify that, to the best of my knowledge and belief:

I have NOT performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the

three-year period immediately preceding acceptance of this assignment.

I HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year

period immediately preceding acceptance of this assignment. Those services are described in the comments below.

Additional Comments

APPRAISER:

Signature:

Name:

Date Signed:

State Certification #:

or State License #:

State:

Expiration Date of Certification or License:

Effective Date of Appraisal:

SUPERVISORY APPRAISER: (only if required)

Signature:

Name:

Date Signed:

State Certification #:

or State License #:

State:

Expiration Date of Certification or License:

Supervisory Appraiser Inspection of Subject Property:

Did Not Exterior-only from Street Interior and Exterior
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Page # 10

N/A Y2211012

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

The purpose of this appraisal is to determine market value, as defined in the report.

The scope of work for this assignment included, but was not limited to physical inspection of the subject and the comparables, conversation with 

realtors and builders, information from tax records and market data from NTREIS. 

The intended use of this appraisal was to determine market value. This appraisal was not performed for purchase inducement.

The Intended User is the Lender/Client. No other intended users for this appraisal.

Per NTREIS, the subject is not currently listed.

No sales or transfers were found for the subject in the past 36 months.  No sales or transfers were found for the comparables in the 

prior twelve months of their sale dates.

Exposure time is discussed in the USPAP Addendum. Marketing Time is discussed in the Neighborhood Section.

No personal property was considered in the valuation.

Market value is the most probable price that 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:  buyer and seller are 

typically motivated; both parties are well informed or well advised, and each acting in what he or she considers his/her own best interest; a 

reasonable time is allowed for exposure in the open market; payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; and 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.

Matthew Waldron

11/30/2022

1338603

TX 12/31/2023

11/29/2022

Form FUA_LG2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Waldron Appraisal LLC

Borrower

Lender/Client

FIRREA / USPAP ADDENDUM

File No.

Property Address

City County State Zip Code

Purpose

Scope of Work

Intended Use / Intended User

Intended Use:

Intended User(s):

History of Property

Current listing information:

Prior sale:

Exposure Time / Marketing Time

Personal (non-realty) Transfers

Additional Comments

Certification Supplement

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

2. My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors the cause of the client, the amount of the value

estimate, the attainment of a stipulated result or the occurrence of a subsequent event.

Appraiser:

Signed Date:

Certification or License #:

Certification or License State: Expires:

Effective Date of Appraisal:

Supervisory

Appraiser:

Signed Date:

Certification or License #:

Certification or License State: Expires:

Inspection of Subject: Did Not Exterior Only Interior and Exterior
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Page # 11

Form SKT.BLDSKI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Building Sketch

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Borrower

Lender/Client
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Bedroom
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Bedroom

Bedroom
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Bath

Bath

Bath (half)

Dining

Kitchen

Living

Den

TOTAL Sketch by a la mode, inc. Area Calculations Summary

Living Area Calculation Details

First Floor 579.2 Sq ft  32 × 18.1  = 579.2

Second Floor 2058.69 Sq ft  9.5 × 6.1  = 57.95

 13 × 3.9  = 50.7

 48.1 × 20.5 = 986.05

 16.1 × 23.9 = 384.79

 18.1 × 32  = 579.2

Third Floor 1418.64 Sq ft  18.1 × 23.9 = 432.59

 20.5 × 48.1 = 986.05

Total Living Area (Rounded): 4057 Sq ft

Non-living Area

Carport 420 Sq ft  20 × 21  = 420

Property Address

City County State Zip Code
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Page # 12

Form PIC4X6.SR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Subject Front

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,057

9

4

4.1

Residential

Interior

+/- 8,973 sf

Average

51

Subject Rear

Street Scene

Borrower

Lender/Client

Property Address

City County State Zip Code
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Page # 13

Form PIC4X6.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Living Room

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,057

9

4

4.1

Residential

Interior

+/- 8,973 sf

Average

51

Dining Room

Kitchen

Borrower

Lender/Client

Property Address

City County State Zip Code
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Page # 14

Form PIC4X6.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Bedroom

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,057

9

4

4.1

Residential

Interior

+/- 8,973 sf

Average

51

Bedroom

Bedroom

Borrower

Lender/Client

Property Address

City County State Zip Code
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Form PIC4X6.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Bedroom

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,057

9

4

4.1

Residential

Interior

+/- 8,973 sf

Average

51

Bathroom

Bathroom

Borrower

Lender/Client

Property Address

City County State Zip Code
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Page # 16

Form PIC4X6.SI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Bathroom

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,057

9

4

4.1

Residential

Interior

+/- 8,973 sf

Average

51

Bathroom

Half Bathroom

Borrower

Lender/Client

Property Address

City County State Zip Code
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Page # 17

Form PIC4X6.CR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparable Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Comparable1

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

4403 Rawlins St

0.95 miles W

1,505,000

2,904

9

3

2.1

Residential

Interior

+/- 10,498 sf

Average

99

Comparable2

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

3620 Armstrong Ave

0.36 miles NE

1,450,000

4,854

9

4

4.1

Residential

N;Res;

9,409 sf

Average

95

Comparable3

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

4412 N Hall St

0.99 miles W

1,320,000

2,913

9

4

2.1

Residential

N;Res;

+/- 7,275 sf

Average

97

Borrower

Lender/Client

Property Address

City County State Zip Code
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Page # 18

Form MAP.LOC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Location Map

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Borrower

Lender/Client

Property Address

City County State Zip Code

APP000040
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Form MAP.FLOOD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Flood Map

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Borrower

Lender/Client

Property Address

City County State Zip Code

APP000041

Case 3:22-cv-02118-X   Document 77   Filed 12/02/22    Page 43 of 96   PageID 2406



Page # 20
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Form SCA - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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APPRAISAL OF REAL PROPERTY

4107 Rock Creek Dr

Dallas, TX 75204

Lot 32, Block 2/2023, Turtle Creek Park Rev

Cort Thomas

8111 Preston Road, Suite 300

Dallas, TX 75225

1,385,000

11/17/2022

Dallas, TX 75225

Hagen Appraisal Services

25 Highland Park Village, Ste. 100-593

Dallas, TX 75205

(214) 529-6254

bryan@bhagenappraisal.com

Form GA6V - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

LOCATED AT

FOR

OPINION OF VALUE

AS OF

BY

APP000045
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Hagen Appraisal Services, Inc

M221115RESIDENTIAL APPRAISAL REPORT
4107 Rock Creek Dr Dallas TX 75204

Dallas Lot 32, Block 2/2023, Turtle Creek Park Rev

00000195718000000

2022 25,078 0 N/A

SF Rock Creek LLC

0

Turtle Creek Park 35U 0006.06

To assist Client in establishing an opinion of current market value for Listing Purposes.

Cort Thomas

Cort Thomas 8111 Preston Road, Suite 300, Dallas, TX 75225

Dallas, TX 75225 25 Highland Park Village, Ste. 100-593, Dallas, TX 75205

95

5 250

10,000

950

0

110

60

60

10

10

15

Other 5

The subject neighborhood is defined 

by Mockingbird Lane to the north, Central Expressway to the east, Turtle Creek Boulevard to the south and the Dallas North Tollway to the 

west.  The subject's neighborhood has generally experienced favorable market activity as a result of its access and proximity to the 

downtown Dallas area as well as other favorable points of interest.  The area is experiencing strong residential redevelopment, older homes 

are being torn down and new, larger homes are being built. The subject is located in the Dallas Independent School District.          

     

Most homes, when appropriately priced and marketed, are selling in less than 3 months. It is our belief that the subject property could be 

marketed within 3 months at the appraised value. It is our opinion, based on sales that we have appraised and conversations with Realtors 

and lenders, that the market is stable. 

Subject to Current Survey 8,986 sf

PD 193 (R-7.5) Single Family Residences

Single Family Residence Single Family Residence

The subject as improved is a legally permissible use based on current zoning. Also, the lot size, shape and 

physical condition and land to building ratio allow the present structure and indicate a good utilization of the improvements. The current use 

as a single family home is its financially feasible and maximally productive use. 

Asphalt

Concrete

Concrete

None

None

Generally Level

Average For Area

Generally Rectangular

SURVEY REQUIRED

Traffic Noise

Traffic Noise

X 48113C0335K 07/07/2014

No apparent adverse easements or encroachments were observed.  A survey is required to determine the actual presence, if 

any, and exact location of any easements.  The site is of average size for the area, fronts and sides to other residential properties and backs 

to Avondale Avenue, a busy street.  Traffic noise is audible.

1

3

Modern

51

20

Concrete

Stucco

Composition

Metal

Frame

Partial

Yes

No

None

Typical/Minor

None Noted

Yes

Central

Gas

Yes

X

None

Hardwoods

Paint

Wood

Tile

Paint

Wood

0

Concrete

Concrete

Concrete

Wood

None

2

0

0

0

2

0

Concrete

11 4 4.1 4,006

Kitchen with custom slab countertops and stainless steel applainces.

The subject was considered to be in good overall condition at 

the time of inspection and did not appear to be in need of any significant repairs.  However, the appraiser is not a home inspector. If any 

necessary repairs are noted during an inspection, this valuation will need to be revised.

Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:

S
U

B
J
E

C
T

Property Address: City: State: Zip Code:

County: Legal Description:

Assessor's Parcel #:

Tax Year: R.E. Taxes: $ Special Assessments: $ Borrower (if applicable):

Current Owner of Record: Occupant: Owner Tenant Vacant Manufactured Housing

Project Type: PUD Condominium Cooperative Other (describe) HOA: $ per year per month

Market Area Name: Map Reference: Census Tract:

A
S

S
IG

N
M

E
N

T

The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)

Property Rights Appraised: Fee Simple Leasehold Leased Fee Other (describe)

Intended Use:

Intended User(s) (by name or type):

Client: Address:

Appraiser: Address:

M
A

R
K

E
T

 A
R

E
A

 D
E

S
C

R
IP

T
IO

N

Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

One-Unit Housing

PRICE

$(000)

Low

High

Pred

AGE

(yrs)

Present Land Use

One-Unit %

2-4 Unit %

Multi-Unit %

Comm'l %

%

Change in Land Use

Not Likely

Likely * In Process *

* To:

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):

S
IT

E
 D

E
S

C
R

IP
T

IO
N

Dimensions: Site Area:

Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Ground Rent (if applicable) $ /

Highest & Best Use as improved: Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments:

D
E

S
C

R
IP

T
IO

N
 O

F
 T

H
E

 I
M

P
R

O
V

E
M

E
N

T
S

General Description

# of Units Acc.Unit

# of Stories

Type Det. Att.

Design (Style)

Existing Proposed Und.Cons.

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement None

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic None

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Woodstove(s) #

Car Storage None

Garage # of cars ( Tot.)

Attach.

Detach.

Blt.-In

Carport

Driveway

Surface

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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M221115RESIDENTIAL APPRAISAL REPORT

NTREIS/Tax Records

07/27/2021

Unknown Amount

NTREIS/Tax Records

08/27/2020

Unknown Amount

The subject was listed on 11/09/2022 for 

$1,450,000.  The subject sold/transferred on 07/27/2021 and on 08/27/2020 for unknown amounts.  No 

other sales or transfers of the subject found in the last 36 months.  4412 Hall Street transferred/sold on 

08/17/2021 for an unknown amount and sold on 08/30/2021 for $585,000 before being completed 

renovated.  3620 Armstrong Avenue sold/transferred on 05/20/2021 for an unknown amount.  No 

previous sales history was found for any other of the comparables within a year from their date of sale.

4107 Rock Creek Dr

Dallas, TX 75204

Market Value

Field Inspection

Tax Records

Fee Simple

Turtle Creek Park

8,986 sf

Traffic Noise

Modern

Good

51

Good/Updated

11 4 4.1

4,006

None

Average

Central H/AC

Windows

2 Car Carport

Porch/Patio

Fireplaces None

Pool/Quarters None

4403 Rawlins St

Dallas, TX 75219-2019

0.95 miles W

1,505,000

518.25

NTREIS #20035324/DOM 7

Realist

ArmLth

Conv/0

05/19/2022

Fee Simple

Perry Heights

10,500 sf -75,700

Corner -10,000

English

Good

99 Years

Good/Updated

8 3 2.1 +20,000

2,904 +110,200

None

Average

Central H/AC

Windows

2 Car Garage -10,000

Porch/Patio

1 Fireplace -2,000

Pool/Quarters -75,000

-42,500

1,462,500

3620 Armstrong Ave

Dallas, TX 75205-3922

0.36 miles NE

1,450,000

298.72

NTREIS #14668914/DOM 47

Realist

ArmLth

Cash/0

12/06/2021

Fee Simple

Northern Hills

9,409 sf -21,150

Thru Street

English

Good

95

Good/Updated

10 4 4.1

4,854 -84,800

None

Average

Central H/AC

Windows

2 Car Garage -10,000

Porch/Patio

1 Fireplace -2,000

Studio -10,000

-127,950

1,322,050

4412 N Hall St

Dallas, TX 75219-2006

0.99 miles W

1,320,000

453.14

NTREIS #20013941/DOM 4

Realist

ArmLth

Cash/0

04/28/2022

Fee Simple

Perry Heights

7,275 sf +85,550

Interior -10,000

English

Good

97

Superior -100,000

8 4 2.1 +20,000

2,913 +109,300

None

Average

Central H/AC

Windows

2 Car Garage -10,000

Porch/Patio

2 Fireplaces -4,000

Quarters -25,000

65,850

1,385,850

   

SEE COMPARABLE #4 AND MARKET DATA COMMENTS ON ATTACHED ADDENDUM

1,385,000

Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:

T
R

A
N

S
F

E
R

 H
IS

T
O

R
Y

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:

S
A

L
E

S
 C

O
M

P
A

R
IS

O
N

 A
P

P
R

O
A

C
H

SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.

3/2007

APP000047

Case 3:22-cv-02118-X   Document 77   Filed 12/02/22    Page 49 of 96   PageID 2412



M221115RESIDENTIAL APPRAISAL REPORT

1,385,000

Market Approach best reflects actions of buyers and sellers in the subject's area and as adequate data was available, it was 

given most weight.  The Cost Approach was not developed and was not considered necessary for credible assignment results given the 

intended use of the appraisal.  Income Approach was not applicable as residences in the area are not typically purchased for rental 

properties.

This appraisal reflects 

"as is" value without special conditions other those items noted In the Limited Conditions.

1,385,000 11/17/2022

27

Scope of Work Limiting Cond./Certifications Narrative Addendum Photograph Addenda Sketch Addendum

Map Addenda Additional Sales Cost Addendum Flood Addendum Manuf. House Addendum
Hypothetical Conditions Extraordinary Assumptions Architectural Plans

Cort Thomas Cort Thomas

cort@brownfoxlaw.com 8111 Preston Road, Suite 300, Dallas, TX 75225

Dallas, TX 75225

Hagen Appraisal Services

(214) 529-6254

bryan@bhagenappraisal.com

11/30/2022

1335245 TX

Certified Residential Real Estate Appraiser

08/31/2023

11/17/2022

Form GPRES2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:

C
O

S
T

 A
P

P
R

O
A

C
H

COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Provide adequate information for replication of the following cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data:

Quality rating from cost service: Effective date of cost data:

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

''As-is'' Value of Site Improvements =$

=$

=$

INDICATED VALUE BY COST APPROACH =$

Comments on Cost Approach (gross living area calculations, depreciation, etc.):

Estimated Remaining Economic Life (if required): Years

IN
C

O
M

E
 A

P
P

R
O

A
C

H INCOME APPROACH TO VALUE (if developed) The Income Approach was not developed for this appraisal.

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM):

P
U

D

PROJECT INFORMATION FOR PUDs (if applicable) The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

R
E

C
O

N
C

IL
IA

T
IO

N

Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

Final Reconciliation

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ , as of: , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A
T

T
A

C
H

M
E

N
T

S A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:

S
IG

N
A

T
U

R
E

S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
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M221115ADDITIONAL COMPARABLE SALES

4107 Rock Creek Dr

Dallas, TX 75204

Market Value

Field Inspection

Tax Records

Fee Simple

Turtle Creek Park

8,986 sf

Traffic Noise

Modern

Good

51

Good/Updated

11 4 4.1

4,006

None

Average

Central H/AC

Windows

2 Car Carport

Porch/Patio

Fireplaces None

Pool/Quarters None

3900 Bowser Ave

Dallas, TX 75219-3701

0.55 miles SW

1,175,000

421.75

NTREIS #14705948/DOM 21

Realist

ArmLth

Conv/0

01/14/2022

Fee Simple

Oak Lawn

8,015 sf +48,550

Commercial

Prairie

Good

108

Good/Updated

8 3 2.1 +20,000

2,786 +122,000

None

Average

Central H/AC

Windows

3 Car Garage -20,000

Porch/Patio

2 Fireplaces -4,000

Pool/Quarters -75,000

91,550

1,266,550

  

SEE MARKET DATA COMMENTS ON ATTACHED ADDENDUM

Form GPRES2.(AC) - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

4 5 6

File No.:

S
A

L
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A
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IS

O
N
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P

P
R

O
A

C
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach
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M221115

DEFINITION OF MARKET VALUE:  The most probable price 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) both parties are 

well informed or well advised, and each acting in what they consider their own best interests; (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.  (Source: FDIC Interagency Appraisal and 

Evaluation Guidelines, 2010.)

* Adjustments to the comparables must be made for special or creative financing or sales concessions.  No 

adjustments are necessary for those costs which are normally paid by sellers as a result of tradition or law in a 

market area; these costs are readily identifiable since the seller pays these costs in virtually all sales transactions.  

Special or creative financing adjustments can be made to the comparable property by comparisons to financing 

terms offered by a third party institutional lender that is not already involved in the property or transaction.  Any 

adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession but the 

dollar amount of any adjustment should approximate the market's reaction to the financing or concessions based 

on the appraiser's judgment.

STATEMENT OF LIMITING CONDITIONS AND CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appraiser's certification that appears in the appraisal report is subject to the 

following conditions:

1.  The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title 

to it.  The appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title.  

The property is valued on the basis of it being under responsible ownership.

2.  Any sketch provided in the appraisal report may show approximate dimensions of the improvements and is included only to 

assist the reader of the report in visualizing the property.  The appraiser has made no survey of the property.

3.  The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, 

unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

4.  Any distribution of valuation between land and improvements in the report applies only under the existing program of 

utilization. These separate valuations of the land and improvements must not be used in conjunction with any other appraisal 

and are invalid if they are so used.

5.  The appraiser has no knowledge of any hidden or unapparent conditions of the property or adverse environmental 

conditions (including the presence of hazardous waste, toxic substances, etc.) that would make the property more or less 

valuable, and has assumed that there are no such conditions and makes no guarantees or warranties, express or implied, 

regarding the condition of the property. The appraiser will not be responsible for any such conditions that do exist or for any 

engineering or testing that might be required to discover whether such conditions exist.  This appraisal report must not be 

considered an environmental assessment of the subject property.

6.  The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources 

that he or she considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility 

for the accuracy of such items that were furnished by other parties.

7.  The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of 

Professional Appraisal Practice, and any applicable federal, state or local laws.

8.  The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory 

completion, repairs, or alterations on the assumption that completion of the improvements will be performed in a workmanlike 

manner.

9.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can 

distribute the appraisal report (including conclusions about the property value, the appraiser's identity and professional 

designations, and references to any professional appraisal organizations or the firm with which the appraiser is associated) to 

anyone other than the borrower; the mortgagee or its successors and assigns; the mortgage insurer; consultants; professional 

appraisal organizations; any state or federally approved financial institution; or any department, agency, or instrumentality of 

the United States or any state or the District of Columbia; except that the lender/client may distribute the property description 

section of the report only to data collection or reporting service(s) without having to obtain the appraiser's prior written 

consent.  The appraiser's written consent and approval must also be obtained before the appraisal can be conveyed by anyone 

to the public through advertising, public relations, news, sales, or other media.

10.  The appraiser is not an employee of the company or individual(s) ordering this report and compensation is not contingent 

upon the reporting of a predetermined value or direction of value or upon an action or event resulting from the analysis, 

opinions, conclusions, or the use of this report.  This assignment is not based on a required minimum, specific valuation, or 

the approval of a loan.

Form ACR2_DEFD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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CERTIFICATION:  The appraiser certifies and agrees that:

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

2.  The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and 

are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.

3.  Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  

personal interest with respect to the parties involved.

4.  Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property 

that is the subject of this report within the three-year period immediately preceding acceptance of this assignment.

5.  I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

6.  My engagement in this assignment was not contingent upon developing or reporting predetermined results.

7.  My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined 

value or direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated 

result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

8.  My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform 

Standards of Professional Appraisal Practice that were in effect at the time this report was prepared.

9.  Unless otherwise indicated, I have made a personal inspection of the interior and exterior areas of the property that is the 

subject of this report, and the exteriors of all properties listed as comparables.

10.  Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this 

certification (if there are exceptions, the name of each individual providing significant real property appraisal assistance is 

stated elsewhere in this report).

4107 Rock Creek Dr, Dallas, TX 75204

Dallas, TX 75225

Title: Certified Residential Real Estate Appraiser

1335245

TX 08/31/2023

11/30/2022

Title:

Form ACR2_DEFD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.

ADDRESS OF PROPERTY ANALYZED:

APPRAISER:

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date Signed:

SUPERVISORY or CO-APPRAISER (if applicable):

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date Signed:

Did Did Not Inspect Property
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N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Up to 3 months.

The estimated marketing time of the subject property is 0-3 months.  This estimate is based on a review of listings and sales within the 

market area.  Under current market conditions, the exposure time for the subject property is 0-3 months. This is based on the analysis of 

current market trends in the general area and takes into account the size, condition and price range of the subject property and 

surrounding area.

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

- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased 

professional analyses, opinions, and conclusions.

- Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal interest with respect to the parties 

involved.

- I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of 

the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

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

were in effect at the time this report was prepared.

- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each 

individual providing significant real property appraisal assistance is stated elsewhere in this report).

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce 

credible assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended 

use of the appraisal report. The appraiser will, at a minimum: (1) perform a complete visual inspection of the interior and exterior areas of 

the subject property, (2) research and analysis of the subject's neighborhood and market, (3) research, verify, and analyze data from 

reliable public and/or private sources, (4) report his or her analysis, opinions, and conclusions in this appraisal report, (5) determine the 

applicable approach or approaches to value, and (6) Highest and Best Use analysis of the subject property. Reliance upon this report, 

regardless of how acquired, by any party or for any use, other than those specified in this report by the Appraiser, is prohibited. The 

Opinion of Value that is the conclusion of this report is credible only within the context of the Scope of Work, Effective Date, the Date of 

Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, any Hypothetical Conditions and/or 

Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and related parties assume no 

obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its conclusions. 

If no written specific and or supplemental Scope of Work was agreed upon with the client (prior to accepting the

assignment, by formal engagement letter and included in this report) the Scope of Work outlined here and within the

report, is considered to be representative of what typical users of appraisal services would require and in general,

what appraisers would provide as reasonable, acceptable and sufficient for the stated intended user’s needs.

Dallas, TX 75225

11/30/2022

1335245

TX

08/31/2023

11/17/2022

Form ID14AP - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

USPAP ADDENDUM File No.

Borrower

Property Address

City County State Zip Code

Lender

This report was prepared under the following USPAP reporting option:

Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(a).

Restricted Appraisal Report This report was prepared in accordance with USPAP Standards Rule 2-2(b).

Reasonable Exposure Time
My opinion of a reasonable exposure time for the subject property at the market value stated in this report is:

Additional Certifications
I certify that, to the best of my knowledge and belief:

I have NOT performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the

three-year period immediately preceding acceptance of this assignment.

I HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year

period immediately preceding acceptance of this assignment. Those services are described in the comments below.

Additional Comments

APPRAISER:

Signature:

Name:

Date Signed:

State Certification #:

or State License #:

State:

Expiration Date of Certification or License:

Effective Date of Appraisal:

SUPERVISORY APPRAISER: (only if required)

Signature:

Name:

Date Signed:

State Certification #:

or State License #:

State:

Expiration Date of Certification or License:

Supervisory Appraiser Inspection of Subject Property:

Did Not Exterior-only from Street Interior and Exterior
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4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

The purpose is estimating market value as defined in this report.

An appraiser has personally inspected the subject property for the purpose of estimating market value as defined in this report.  Data sources 

possibly utilized in searching the subject's market area include: Multiple Listing Service, Tax Records, conversations with real estate agents and 

builders familiar with the subjects's market area and appraiser's files.  The market area was searched to locate sales of properties which are 

considered reliable indicators of market value.

The appraisal is intended for use by the lender/client and/or its assigns.  This report is not intended for any other use. The client 

of this appraiser is identified on the first page of confidential appraisal report under the heading LENDER/CLIENT.   This report was not prepared 

for, nor should it be used as a device for purchaser inducement.

Cort Thomas

The subject was listed on 11/09/2022 for $1,450,000.  No other listings of the subject were found in the last 12 months.  

NTREIS/Tax Records

 The subject sold/transferred on 07/27/2021 and on 08/27/2020 for unknown amounts.  No other prior sales/transfers of the subject 

were found in the last 36 months.  NTREIS/Tax Records

Exposure and marketing time are discussed in the USPAP Addendum.

No personal property was considered.

This report was completed according to the guidelines set forth in the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 

(FIRREA) and is in compliance with the Uniform Standards of Professional Appraisal Practice (USPAP).  The report was not based on a 

requested minimum valuation, specific valuation, or an approval of a loan. Sufficient data was available to the appraiser during the analysis to 

complete the appraisal assignment.

This is an Appraisal Report which is intended to comply with the reporting requirements set forth under Standards Rule 2-2 (a) of the USPAP for 

an Appraisal Report.  As such, it presents only a summary discussion of the data, reasoning, and analysis that was used in the appraisal 

process to develop the appraiser's opinion of value.  Supporting documentation that is not provided with the report concerning the data, 

reasoning, and analysis is retained in the appraiser's file.  The appraiser is not responsible for unauthorized use of this report.  To develop the 

opinion of value, the appraiser performed a complete appraisal process, as defined by the USPAP.

The appraiser is not a surveyor or a home inspector.  A survey and a physical inspection by a licensed professional is highly recommended.  

The value estimate reported could be affected by findings of a surveyor or professional home inspector.  The appraiser has based the value 

reflected in this report on the lot size reported and absence of any adverse easements or encroachments.  It is also assumed that all mechanical 

and structural components are in satisfactory working order.

Dallas, TX 75225

11/30/2022

1335245

TX 08/31/2023

11/17/2022

Form FUA_LG2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Hagen Appraisal Services, Inc

Borrower

Client

FIRREA / USPAP ADDENDUM

File No.

Property Address

City County State Zip Code

Purpose

Scope of Work

Intended Use / Intended User

Intended Use:

Intended User(s):

History of Property

Current listing information:

Prior sale:

Exposure Time / Marketing Time

Personal (non-realty) Transfers

Additional Comments

Certification Supplement

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

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

Appraiser:

Signed Date:

Certification or License #:

Certification or License State: Expires:

Effective Date of Appraisal:

Supervisory
Appraiser:

Signed Date:

Certification or License #:

Certification or License State: Expires:

Inspection of Subject: Did Not Exterior Only Interior and Exterior
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PRESENT LAND USE

The "Other" refers to greenbelts, parks, schools and religious facilities.  

SQUARE FOOTAGE OF TAX RECORDS

The square footage of the subject was obtained from the appraiser measuring the subject's
existing improvements.  The measured square footage of the improvements almost never
exactly matches the square footage in the tax records. 

MARKET DATA COMMENTS

All comparables are closed sales located in the subject's market area and are
considered good indicators of current market value. 

The comparables were adjusted for site/view influences, condition, gross living area, bathroom
count, parking facilities, fireplaces, pool improvements, quarters and studios.   

The dollar figure used for square foot variance was $100.00 per square foot and was based on
current market trends in the subject's area.

All comparables were considered in arriving at the final estimate of value.

Supplemental Addendum

Form TADD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

M221115

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Borrower

Client

Property Address

City County State Zip Code

File No.
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Building Sketch

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Borrower
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AREA CALCULATIONS SUMMARY
Code Description Factor Net Size Perimeter Net Totals

GLA1 First Floor 1.0 567.3 98.6 567.3

GLA2 Second Floor 1.0 2074.7 273.4

Open Area -1.0 -24.0 35.0 2050.7

GLA3 Third Floor 1.0 1387.9 186.8 1387.9

GAR Carport 1.0 420.0 82.0 420.0

 

 

 

 

 

 

 

 

Net LIVABLE cnt 4 (rounded) 4,006

AREA CALCULATIONS BREAKDOWN
Name Base x Height x  Width = Area

First Floor   31.0 x 18.3 = 567.3

Second Floor   30.7 x 9.7 = 297.8

31.5 x 20.5 = 645.8

   24.5 x 3.6 = 88.2

   55.7 x 12.8 = 713.0

   76.0 x 3.5 = 266.0

   32.0 x 2.0 = 64.0

Third Floor 45.0 x 16.3 = 733.5

   32.0 x 20.3 = 649.6

 0.5 x 48.3 x 0.2 = 4.8

Open Area 7.5 x 1.5 = 11.3

   8.5 x 1.5 = 12.7

 

 

 

12 total items    (rounded)  4,054

Property Address

City County State Zip Code
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Subject Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Subject Front

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,006

11

4

4.1

Turtle Creek Park

Traffic Noise

8,986 sf

Good

51

Subject Rear

Subject Street

Borrower

Client

Property Address

City County State Zip Code
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Subject Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Subject Street

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,006

11

4

4.1

Turtle Creek Park

Traffic Noise

8,986 sf

Good

51

Subject Side

Subject Side

Borrower

Client

Property Address

City County State Zip Code
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Subject Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Front Courtyard

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,006

11

4

4.1

Turtle Creek Park

Traffic Noise

8,986 sf

Good

51

Backs Busy Street 

Backs Busy Street 

Borrower

Client

Property Address

City County State Zip Code
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Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Living

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,006

11

4

4.1

Turtle Creek Park

Traffic Noise

8,986 sf

Good

51

Dining

Sitting

Borrower

Client

Property Address

City County State Zip Code
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Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Breakfast

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,006

11

4

4.1

Turtle Creek Park

Traffic Noise

8,986 sf

Good

51

Kitchen

Den

Borrower

Client

Property Address

City County State Zip Code
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Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Kitchen Off Den

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,006

11

4

4.1

Turtle Creek Park

Traffic Noise

8,986 sf

Good

51

Bedroom

Bedroom

Borrower

Client

Property Address

City County State Zip Code
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Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Bedroom

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,006

11

4

4.1

Turtle Creek Park

Traffic Noise

8,986 sf

Good

51

Bedroom

Bathroom

Borrower

Client

Property Address

City County State Zip Code
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Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Bathroom

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,006

11

4

4.1

Turtle Creek Park

Traffic Noise

8,986 sf

Good

51

Bathroom

Bathroom

Borrower

Client

Property Address

City County State Zip Code
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Subject Interior Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Bathroom

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

4107 Rock Creek Dr

Market Value

4,006

11

4

4.1

Turtle Creek Park

Traffic Noise

8,986 sf

Good

51

Borrower

Client

Property Address

City County State Zip Code
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Comparable Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Comparable 1

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

4403 Rawlins St

0.95 miles W

1,505,000

2,904

8

3

2.1

Perry Heights

Corner

10,500 sf

Good

99 Years

Comparable 2

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

3620 Armstrong Ave

0.36 miles NE

1,450,000

4,854

10

4

4.1

Northern Hills

Thru Street

9,409 sf

Good

95

Comparable 3

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

4412 N Hall St

0.99 miles W

1,320,000

2,913

8

4

2.1

Perry Heights

Interior

7,275 sf

Good

97

Borrower

Client

Property Address

City County State Zip Code
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Comparable Photo Page

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Comparable 4

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

3900 Bowser Ave

0.55 miles SW

1,175,000

2,786

8

3

2.1

Oak Lawn

Commercial

8,015 sf

Good

108

Borrower

Client

Property Address

City County State Zip Code
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Location Map

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Borrower

Client

Property Address

City County State Zip Code
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Flood Map

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Borrower

Client

Property Address

City County State Zip Code
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Plat Map

N/A

4107 Rock Creek Dr

Dallas Dallas TX 75204

Cort Thomas

Borrower

Client

Property Address

City County State Zip Code
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Main File No. 0029159

APPRAISAL OF REAL PROPERTY

4107 Rock Creek Dr

Dallas, TX 75204

Lot 32 Rock Creek Dr, Turtle Creek Park Rev

Brown Fox PLLC

8111 Preston Rd, 300

Dallas, TX 75225

1,410,000

11/18/2022

Mark V Milliorn

Milliorn Appraisal Company

6125 Luther Ln # 390

Dallas, TX 75225

(214) 702-6662

mark@dfwappraiser.com

www.dfwappraiser.com
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75204

LOCATED AT

FOR

OPINION OF VALUE

AS OF

BY
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Appraisal Report Main File No. 0029159Milliorn Appraisal Company

4107 Rock Creek

0029159RESIDENTIAL APPRAISAL REPORT
4107 Rock Creek Dr Dallas TX 75204

Dallas Lot 32 Rock Creek Dr, Turtle Creek Park Rev

00000195718000000

2022 21,121 0

SF Rock Creek LLC

0

Turtle Creek Park Rev 19124 0006.06

Estimate market value for client named below only. 

Client only as noted below.

Brown Fox PLLC 8111 Preston Rd, 300, Dallas, TX 75225

Mark V Milliorn 6125 Luther Ln # 390, Dallas, TX 75225

90

270

5,795

837

0

108

27

60

5

10

20

Other *5

Neighborhood Boundaries - US 75 

(Central Expressway) on the east, Woodall Rodgers Frwy on the south, Dallas North Tollroad on the west, and Dallas-Highland Park city limits 

to the north.

 The Dallas area has received average market acceptance in the past with this trend anticipated to continue into the near future.  Marketing 

times are currently considered to be < 3 months if priced appropriately based on listings and sales in the area.  Demand is out pacing supply.  

Prices in the area are stable to slightly rising.

Rely on survey 8,986 sf

PD Planned Development

NA NA

Single Family Residential Single Family Residential

Single Family Residential

Various providers

Atmos Energy

City of Dallas

City of Dallas

City of Dallas

Asphalt

Concrete

Concrete

Electric

None

Generally Level

Average/Typical

Appears Rectangular

Graded to site

BcksTraffic

X 48113C0335K 07/07/2014

No apparent adverse easements or encroachments were noted however, a survey and title policy is recommended for final 

determination.

1

2

Contemporary

51

15

Concrete

Stucco

Comp Shingle

Full Gutter

Framed

Partial

Yes

NA

NA

NA

NA

Wall

Elec

Wall

Elec

Form GPRES2_LT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:

S
U

B
J
E

C
T

Property Address: City: State: Zip Code:

County: Legal Description:

Assessor's Parcel #:

Tax Year: R.E. Taxes: $ Special Assessments: $ Borrower (if applicable):

Current Owner of Record: Occupant: Owner Tenant Vacant Manufactured Housing

Project Type: PUD Condominium Cooperative Other (describe) HOA: $ per year per month

Market Area Name: Map Reference: Census Tract:

A
S

S
IG

N
M

E
N

T

The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)

Property Rights Appraised: Fee Simple Leasehold Leased Fee Other (describe)

Intended Use:

Intended User(s) (by name or type):

Client: Address:

Appraiser: Address:

M
A

R
K

E
T

 A
R

E
A

 D
E

S
C

R
IP

T
IO

N

Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

One-Unit Housing

PRICE

$(000)

Low

High

Pred

AGE

(yrs)

Present Land Use

One-Unit %

2-4 Unit %

Multi-Unit %

Comm'l %

%

Change in Land Use

Not Likely

Likely * In Process *

* To:

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):

S
IT

E
 D

E
S

C
R

IP
T

IO
N

Dimensions: Site Area:

Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Ground Rent (if applicable) $ /

Highest & Best Use as improved: Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments:

IM
P

R
O

V
E

M
E

N
T

S

General Description

# of Units Acc.Unit

# of Stories

Type Det. Att.

Design (Style)

Existing Proposed Und.Cons.

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement None

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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4107 Rock Creek

0029159RESIDENTIAL APPRAISAL REPORT

HW/Tile

Sheetrock

Wood

Tile

Tile@WetArea

Paneled

0

Concrete

Balcony

Concrete

Wood/Iron

None

0 4

2

2

Asphalt

11 4 4.1 3,984

Window treatments, crown moldings, recessed lighting, paneled doors, ceiling fans, stone counters, walk in closets, porch, 

patio, fencing, balcony, fountain, stone planters, synthetic grass, 2 car covered carport.

External obsolescence is noted due to the subject backing to a 

busy street (Avondale). No functional obsolescence is noted.  The subject appeared to be well cared for and in good overall condition at the 

time of the appraisal due to updating and regular maintenance.  

4107 Rock Creek Dr

Dallas, TX 75204

Tax/MLS

Appraiser

NA

NA

11/18/2022

Fee Simple

Dallas/DISD

8,986 sf

BcksTraffic

Contemporary

Good

51

Good

11 4 4.1

3,984

0sf

Average

Elec Wall Mounted

Standard Items

0 Gar, 2 Crpt

Porch, Patio

Pool No Pool

Other None

3340 Blackburn St

Dallas, TX 75204

0.42 miles S

1,379,000

383.59

NTREIS #20019035;DOM 7

Agents/Realist Tax Service

ArmLth

Cash;0

s04/22;c04/22

Fee Simple

Sim/Gated Sub -10,000

1,921 sf 0

Residential -25,000

Mediterranean 0

Good

19 0

Good

7 3 3.1 +10,000

3,595 +58,350

0sf

Average

CH/Air 0

Standard Items

2 Gar, 0 Crpt -10,000

Porch, Patio

No Pool

None

23,350

Net 1.7 %

Gross 8.2 % 1,402,350

4610 Christopher Pl

Dallas, TX 75204

0.03 miles NW

1,595,457

404.53

NTREIS #14691614;DOM 85

Milliorn Appraisal Co. Files

ArmLth

Conv;0

s03/22;c02/22

Fee Simple

Sim/Gated Sub -10,000

2,601 sf 0

BcksTraffic

Contemporary

Good

44 0

Very Good -10% -159,546

8 4 4.1 0

3,944

0sf

Average

CH/Air 0

Standard Items

2 Gar, 0 Crpt -10,000

Porch, Patio

No Pool

None

-179,546

Net 11.3 %

Gross 11.3 % 1,415,911

4115 Buena Vista St

Dallas, TX 75204

0.16 miles SE

1,380,000

427.11

NTREIS #20035801;DOM 6

Agents/Realist Tax Service

ArmLth

Cash;0

s05/22;c04/22

Fee Simple

Dallas/DISD

3,411 sf 0

Bcks Katy Trail -75,000

Mediterranean 0

Good

22 0

Good

6 3 3.1 +10,000

3,231 +112,950

0sf

Average

CH/Air 0

Standard Items

2 Gar, 0 Crpt -10,000

Porch, Patio

No Pool

None

37,950

Net 2.8 %

Gross 15.1 % 1,417,950
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Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic None

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Woodstove(s) #

Car Storage None

Garage # of cars ( Tot.)

Attach.

Detach.

Blt.-In

Carport

Driveway

Surface

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):

S
A

L
E

S
 C

O
M

P
A

R
IS

O
N

 A
P

P
R

O
A

C
H

SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $
Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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4107 Rock Creek

0029159ADDITIONAL COMPARABLE SALES

4107 Rock Creek Dr

Dallas, TX 75204

Tax/MLS

Appraiser

NA

NA

11/18/2022

Fee Simple

Dallas/DISD

8,986 sf

BcksTraffic

Contemporary

Good

51

Good

11 4 4.1

3,984

0sf

Average

Elec Wall Mounted

Standard Items

0 Gar, 2 Crpt

Porch, Patio

Pool No Pool

Other None

19 Turtle Creek Bnd

Dallas, TX 75204

0.07 miles NW

1,125,000

368.49

NTREIS #20030428;DOM 24

Agents/Realist Tax Service

ArmLth

Conv;0

s07/22;c05/22

Fee Simple

Dallas/DISD

3,615 sf 0

Residential -25,000

Traditional 0

Good

43 0

Average +15% +168,750

8 3 3.0 +15,000

3,053 +139,650

0sf

Average

CH/Air 0

Standard Items

2 Gar, 0 Crpt -10,000

Porch, Patio

No Pool

None

288,400

Net 25.6 %

Gross 31.9 % 1,413,400

3900 Bowser Ave

Dallas, TX 75219

0.55 miles SW

1,175,000

421.75

NTREIS #14705948;DOM 21

Agents/Realist Tax Service

ArmLth

Conv;0

s01/22;c12/21 +129,250

Fee Simple

Dallas/DISD

8,002 sf 0

Residential -25,000

Prairie 0

Good

108 0

Good

8 3 2.1 +20,000

2,786 +179,700

0sf

Average

CH/Air 0

Standard Items

3 Gar, 0 Crpt -20,000

Porch, Deck 0

Pool -25,000

Quarters -25,000

233,950

Net 19.9 %

Gross 36.1 % 1,408,950
Net %

Gross %
See next page...
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust. DESCRIPTION +(-) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

Site

View

Design (Style)

Quality of Construction

Age

Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach

Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.
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4107 Rock Creek

0029159RESIDENTIAL APPRAISAL REPORT
Five sales were used in the analysis of the subject property.  Sales were given market adjustments based on 

paired sales and/or depreciated cost for their differences in location (these sales located in a gated subdivision), views, condition ratings (and in lieu of 

age adjustments), bath/parking counts, square footage (only if difference > 150 sf), pool and other exterior amenities as needed.  No lot size or design  

adjustments could be extracted with available data.  Time adjustments made at a rate of 1% per month from contracted month to effective month of 

this report and only for those comparables contracted prior to 01/01/2022 (see attached MLS data for support of same).  All sales were sorted by gross 

adjustments (lowest to highest) and then weighted by same (see attached formula utilized/not averaged) and then used in determining the final opinion 

of value for the subject.   

1,410,000

NTREIS

07/27/2021

0

NTREIS

08/27/2020

0

NTREIS

Subject transferred 07/27/2021 from Sf 

Rock Creek LLC to Barton Timothy L (special warranty deed - 223187).  Subject transferred 08/27/2020 

from Depetris Trust to Sf Rock Creek LLC (warranty deed - 232223).  Subject is currently on MLS as a 

"Pending" listing with a list price of $1,450,000 with list date as of 11/09/2022 and contract date of 

11/21/2022.  Appraiser has not received a copy of the contract for review.  Appraiser notes that 

information for comparables such as sales date may be from either MLS listing and/or from Realist Tax 

Service.  
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Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $

T
R

A
N

S
F

E
R

 H
IS

T
O

R
Y

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:

C
O

S
T

 A
P

P
R

O
A

C
H

COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Provide adequate information for replication of the following cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value):

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data:

Quality rating from cost service: Effective date of cost data:

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

''As-is'' Value of Site Improvements =$

=$

=$

INDICATED VALUE BY COST APPROACH =$

Comments on Cost Approach (gross living area calculations, depreciation, etc.):

Estimated Remaining Economic Life (if required): Years
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4107 Rock Creek

0029159RESIDENTIAL APPRAISAL REPORT

1,410,000

In developing this appraisal, the appraiser has incorporated only the Sales Comparison approach.  The appraiser has 

excluded the Cost and Income approaches.  The appraiser has determined that this appraisal process is not so limited that the results of the 

assignment are no longer credible.

None noted.

1,410,000 11/18/2022

23

Scope of Work Limiting Cond./Certifications Narrative Addendum Photograph Addenda Sketch Addendum

Map Addenda Additional Sales Cost Addendum Flood Addendum Manuf. House Addendum
Hypothetical Conditions Extraordinary Assumptions

Cort Thomas, Receiver Brown Fox PLLC

cort@brownfoxlaw.com 8111 Preston Rd, 300, Dallas, TX 75225

Mark V Milliorn

Milliorn Appraisal Company

(214) 702-6662

mark@dfwappraiser.com

11/30/2022

1322640 TX

02/29/2024

11/18/2022
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INCOME APPROACH TO VALUE (if developed) The Income Approach was not developed for this appraisal.

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM):

P
U

D

PROJECT INFORMATION FOR PUDs (if applicable) The Subject is part of a Planned Unit Development.

Legal Name of Project:

Describe common elements and recreational facilities:

R
E

C
O

N
C

IL
IA

T
IO

N

Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

Final Reconciliation

This appraisal is made ''as is'', subject to completion per plans and specifications on the basis of a Hypothetical Condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a Hypothetical Condition that the repairs or alterations have been completed, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ , as of: , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A
T

T
A

C
H

M
E

N
T

S A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:

S
IG

N
A

T
U

R
E

S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
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Subject Photo Page

Brown Fox PLLC

4107 Rock Creek Dr

Dallas Dallas TX 75204

SF Rock Creek LLC

Subject Front

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

4107 Rock Creek Dr

3,984

11

4

4.1

Dallas/DISD

BcksTraffic

8,986 sf

Good

51

Subject Rear

Subject Street

Client

Owner

Property Address

City County State Zip Code
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Photograph Addendum

Brown Fox PLLC

4107 Rock Creek Dr

Dallas Dallas TX 75204

SF Rock Creek LLC

Carport Side Side

View View Patio

Living Kitchen Informal Dining

Formal Dining Bath Bedroom

Client

Owner

Property Address

City County State Zip Code
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Photograph Addendum

Brown Fox PLLC

4107 Rock Creek Dr

Dallas Dallas TX 75204

SF Rock Creek LLC

Den Kitchen 1/2 Bath

Bedroom Bath Balcony

Bedroom Bath W/D

Bedroom Bath

Client

Owner

Property Address

City County State Zip Code
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Comparable Photo Page

Brown Fox PLLC

4107 Rock Creek Dr

Dallas Dallas TX 75204

SF Rock Creek LLC

Comparable 1

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

3340 Blackburn St

0.42 miles S

1,379,000

3,595

7

3

3.1

Sim/Gated Sub

Residential

1,921 sf

Good

19

Comparable 2

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

4610 Christopher Pl

0.03 miles NW

1,595,457

3,944

8

4

4.1

Sim/Gated Sub

BcksTraffic

2,601 sf

Good

44

Comparable 3

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

4115 Buena Vista St

0.16 miles SE

1,380,000

3,231

6

3

3.1

Dallas/DISD

Bcks Katy Trail

3,411 sf

Good

22
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Comparable 4

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

19 Turtle Creek Bnd

0.07 miles NW

1,125,000

3,053

8

3

3.0

Dallas/DISD

Residential

3,615 sf

Good

43

Comparable 5

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

3900 Bowser Ave

0.55 miles SW

1,175,000

2,786

8

3

2.1

Dallas/DISD

Residential

8,002 sf

Good

108

MLS Photo

Comparable 6

Prox. to Subject

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

Client

Owner

Property Address

City County State Zip Code
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STATEMENT OF ASSUMPTIONS & LIMITING CONDITIONS
 
- The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it. The 
appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title. The property is appraised 
on the basis of it being under responsible ownership.
 
- The appraiser may have provided a sketch in the appraisal report to show approximate dimensions of the improvements, and any such 
sketch is included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its 
size. Unless otherwise indicated, a Land Survey was not performed.
 
- If so indicated, the appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or 
other data sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area. 
Because the appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.
 
- The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific 
arrangements to do so have been made beforehand.
 
- If the cost approach is included in this appraisal, the appraiser has estimated the value of the land in the cost approach at its highest and 
best use, and the improvements at their contributory value. These separate valuations of the land and improvements must not be used in 
conjunction with any other appraisal and are invalid if they are so used. Unless otherwise specifically indicated, the cost approach value is 
not an insurance value, and should not be used as such.
 
- The appraiser has noted in the appraisal report any adverse conditions (including, but not limited to, needed repairs, depreciation, the 
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property, or that he or she became 
aware of during the normal research involved in performing the appraisal. Unless otherwise stated in the appraisal report, the appraiser has 
no knowledge of any hidden or unapparent conditions of the property, or adverse environmental conditions (including, but not limited to, the 
presence of hazardous wastes, toxic substances, etc.) that would make the property more or less valuable, and has assumed that there are 
no such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the property. The appraiser will 
not be responsible for any such conditions that do exist or for any engineering or testing that might be required to discover whether such 
conditions exist.  Because the appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered 
as an environmental assessment of the property.
 
- The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she 
considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of such 
items that were furnished by other parties.
 
- The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional 
Appraisal Practice, and any applicable federal, state or local laws.
 
- If this appraisal is indicated as subject to satisfactory completion, repairs, or alterations, the appraiser has based his or her appraisal 
report and valuation conclusion on the assumption that completion of the improvements will be performed in a workmanlike manner.
 
- An appraiser's client is the party (or parties) who engage an appraiser in a specific assignment. Any other party acquiring this report from 
the client does not become a party to the appraiser-client relationship. Any persons receiving this appraisal report because of disclosure 
requirements applicable to the appraiser's client do not become intended users of this report unless specifically identified by the client at 
the time of the assignment.
 
- The appraiser's written consent and approval must be obtained before this appraisal report can be conveyed by anyone to the public, 
through advertising, public relations, news, sales, or by means of any other media, or by its inclusion in a private or public database. 
 
- An appraisal of real property is not a 'home inspection' and should not be construed as such. As part of the valuation process, the 
appraiser performs a non-invasive visual inventory that is not intended to reveal defects or detrimental conditions that are not readily 
apparent. The presence of such conditions or defects could adversely affect the appraiser's opinion of value. Clients with concerns about 
such potential negative factors are encouraged to engage the appropriate type of expert to investigate.
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DEFINITION OF MARKET VALUE *:
Market value means the most probable price 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 and 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. Both parties are well informed or well advised and acting in what they consider their own best interests; 
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. 
* This definition is from regulations published by federal regulatory agencies pursuant to Title XI of the Financial Institutions 
Reform, Recovery, and Enforcement Act (FIRREA) of 1989 between July 5, 1990, and August 24, 1990, by the Federal Reserve System 
(FRS), National Credit Union Administration (NCUA), Federal Deposit Insurance Corporation (FDIC), the Office of Thrift Supervision (OTS), 
and the Office of Comptroller of the Currency (OCC). This definition is also referenced in regulations jointly published by the OCC, OTS, 
FRS, and FDIC on June 7, 1994, and in the Interagency Appraisal and Evaluation Guidelines, dated October 27, 1994.

The Scope of Work is the type and extent of research and analyses performed in an appraisal assignment that is required to produce 
credible assignment results, given the nature of the appraisal problem, the specific requirements of the intended user(s) and the intended 
use of the appraisal report. Reliance upon this report, regardless of how acquired, by any party or for any use, other than those specified in 
this report by the Appraiser, is prohibited. The Opinion of Value that is the conclusion of this report is credible only within the context of the 
Scope of Work, Effective Date, the Date of Report, the Intended User(s), the Intended Use, the stated Assumptions and Limiting Conditions, 
any Hypothetical Conditions and/or Extraordinary Assumptions, and the Type of Value, as defined herein. The appraiser, appraisal firm, and 
related parties assume no obligation, liability, or accountability, and will not be responsible for any unauthorized use of this report or its 
conclusions.

Additional Comments (Scope of Work, Extraordinary Assumptions, Hypothetical Conditions, etc.):
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APPRAISER'S CERTIFICATION
I certify that, to the best of my knowledge and belief:
 
- The statements of fact contained in this report are true and correct.
 
- The credibility of this report, for the stated use by the stated user(s), of the reported analyses, opinions, and conclusions are limited only 
by the reported assumptions and limiting conditions, and are my personal, impartial, and unbiased professional analyses, opinions, and 
conclusions.
 
- I have no present or prospective interest in the property that is the subject of this report and no personal interest with respect to the parties 
involved.
 
- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the 
subject of this report within the three-year period immediately preceding acceptance of this assignment.
 
- I have no bias with respect to the property that is the subject of this report or to the parties involved with this assignment.
 
- My engagement in this assignment was not contingent upon developing or reporting predetermined results.
 
- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or 
direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence 
of a subsequent event directly related to the intended use of this appraisal.
 
- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of 
Professional Appraisal Practice that were in effect at the time this report was prepared.
 
- I did not base, either partially or completely, my analysis and/or the opinion of value in the appraisal report on the race, color, religion, 
sex, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property, or of the present 
owners or occupants of the properties in the vicinity of the subject property.
 
- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.
 
- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification.

Additional Certifications:

Cort Thomas, Receiver Brown Fox PLLC

cort@brownfoxlaw.com 8111 Preston Rd, 300, Dallas, TX 75225

Mark V Milliorn

Milliorn Appraisal Company

(214) 702-6662

mark@dfwappraiser.com

11/30/2022

1322640 TX

02/29/2024

11/18/2022
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USPAP Compliance Addendum
Loan #

File #

Property Address

City County State Zip Code

APPRAISAL AND REPORT IDENTIFICATION

This Appraisal Report is one of the following types:

Appraisal Report This report was prepared in accordance with the requirements of the Appraisal Report option of USPAP Standards Rule 2-2(a).

Restricted Appraisal Report This report was prepared in accordance with the requirements of the Restricted Appraisal Report option of USPAP Standards Rule 2-2(b). The

intended user of this report is limited to the identified client. This is a Restricted Appraisal Report and the rationale for how the appraiser arrived

at the opinions and conclusions set forth in the report may not be understood properly without the additional information in the appraiser's workfile.

ADDITIONAL CERTIFICATIONS

I certify that, to the best of my knowledge and belief:

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

The report analyses, opinions, and conclusions are limited only by the reported assumptions and are my personal, impartial, and unbiased professional analyses,

opinions, and conclusions.

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

parties involved.

I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

My engagement in this assignment was not contingent upon developing or reporting predetermined results.

My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause

of the client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of

this appraisal.

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

This appraisal report was prepared in accordance with the requirements of Title XI of FIRREA and any implementing regulations.

PRIOR SERVICES

I have NOT performed services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year period

immediately preceding acceptance of this assignment.

I HAVE performed services, as an appraiser or in another capacity, regarding the property that is the subject of this report within the three-year period immediately

preceding acceptance of this assignment. Those services are described in the comments below.

PROPERTY INSPECTION

I have NOT made a personal inspection of the property that is the subject of this report.

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

APPRAISAL ASSISTANCE

Unless otherwise noted, no one provided significant real property appraisal assistance to the person signing this certification. If anyone did provide significant assistance, they

are hereby identified along with a summary of the extent of the assistance provided in the report.

ADDITIONAL COMMENTS

Additional USPAP related issues requiring disclosure and/or any state mandated requirements:

MARKETING TIME AND EXPOSURE TIME FOR THE SUBJECT PROPERTY

A reasonable marketing time for the subject property is day(s) utilizing market conditions pertinent to the appraisal assignment.

A reasonable exposure time for the subject property is day(s).

APPRAISER SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature

Name

Date of Signature

State Certification #

or State License #

State

Expiration Date of Certification or License

Effective Date of Appraisal

Signature

Name

Date of Signature

State Certification #

or State License #

State

Expiration Date of Certification or License

Supervisory Appraiser Inspection of Subject Property

Did Not Exterior-only from Street Interior and Exterior

USPAP Compliance Addendum 2014 Page 1 of 1
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CLARIFICATIOn OF ASSUMPTIONS, LIMITING CONDITIONS, CERTIFICATIONS AND SCOPE OF WORK
The following is noted in order to define terms as they are used in the appraisal report. This is not intended to be a
modification of the certification, but a clarification, which is required to be in compliance with USPAP.

If no written specific and or supplemental Scope of Work was agreed upon with the client (prior to accepting the
assignment, by formal engagement letter and included in this report) the Scope of Work outlined here and within the
report, is considered to be representative of what typical users of appraisal services would require and in general,
what appraisers would provide as reasonable, acceptable and sufficient for the stated intended user’s needs.

SCOPE OF WORK: Item (1) - it should be noted that the Appraiser(s) conducted a visual inspection of only the
readily accessible areas of the property, viewing only those components of the property which were clearly visible
from the ground or floor level. No tests were made of the mechanical, plumbing and electrical systems.  Comments
on the condition of the foundation, roof, exterior, interior, floors, mechanical, plumbing, electrical, insulation and all
other matters relating to the construction of the subject property are based on a casual observation only, which may
have been limited by the placement of personal property, furnishings, etc. so as to preclude observation of the
items blocked by same. There was no observation of the attic, crawl space or components that are hidden within
walls other areas that would not be visible by a typical visitor to the home.

Although the report may cite a general rating of the adequacy and or condition (based on observation only) it should
be clearly understood that these statements are a general guide for comparison purposes (as part of the valuation
process) and are not a detailed report on the physical and or operational condition of these items. The appraiser(s)
is not an expert in these matters and any opinion stated is advisory based only upon observation. This report is
not a home inspection. While others may choose to rely on the report, they should not rely on it to disclose
condition and defects. Such knowledge goes beyond the scope of this appraisal and as such, comments on
observed conditions given in this report should not be taken as a guarantee that a problem does not exist. 

The following chart is to assist the intended user in comprehending the scope of a complete visual inspection:

Complete Visual Inspection Includes: Complete Visual Inspection Does/Did NOT Include:

List the amenities Testing or activating mechanical systems

View readily observable exterior areas Activating appliances

View readily observable interior areas Observation of crawl spaces and attics

Note quality of materials and workmanship Observation of areas not readily accessible

Measure the exterior of the improvements Building Code compliance issues

Observe the floor plan and room layout Moving furniture or personal property

Assess the functional utility of the property Mold Assessment

Note the subject’s conformity to the market area. Removing (or moving) floor coverings

Note style / design. Testing or inspection of the well and septic.

Observe the general condition of the improvements,
including a sampling of closets, windows, electrical
switches, and doors.

Reporting personal property.

Roof Condition report beyond an observation from
ground level.

Photograph exterior and view site around the
improvements

Radon Assessment

Items (2,3,4 & 5) where it states “inspect the neighborhood” the observation was limited to driving through the area
and a representative number of streets, reviewing maps and other appropriate data including observing the
comparables from the street, to determine the general factors that may influence the value of the subject property
and research to the extent further defined in the sections below. 

REPAIRS/DETERIORATION: The terms deficiency & livability have not been defined in the appraisal report.  An
effort was made to report ONLY those repair items that, in the appraiser’s opinion, affect safety, adequacy, and
marketability of the property. Deterioration consistent with the age of the home has not been itemized.

PUBLIC / PRIVATE DATA SOURCES: My (our) appraisal practice is limited to Dallas County, Texas.  I have
access to public data via NTREIS Multiple Listing Service, Realist Tax Service, Marshall & Swift national cost
estimation service, flood data and maps, along with private information contained within my office files that is
considered necessary and appropriate for this assignment.
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ADVERSE FACTORS: As cited in the “Assumptions & Limiting Conditions,” is subjective and open to broad
interpretation.  Most properties will have a form of physical depreciation, deficiency or livability issues, dependent
upon the standards of the party observing the property.  A property could also be impacted by a wide-range of
factors internal or external to the property that may be considered “adverse” by someone.  

Absent detailed directives and specific guidelines from the lender/client, the appraiser(s) made a visual inspection
of the property and its market environment (as cited elsewhere in the Scope of Work) and noted factors that may
impact the marketability and livability to potential buyers based upon the appraiser’s knowledge of the market and
or as evidenced by sales of properties with similar or comparable conditions. Such items noted in the report were
considered within the valuation approaches that were applied to the analysis.

While some in the market may consider factors such as drug labs, registered sex offenders, criminal activity, interim
rehabilitation facilities halfway houses or similar uses as “adverse, ” unless cited within the report, the appraiser(s)
has made no attempt to investigate or discover such activities as part of this assignment, unless such factors were
readily apparent and obviously impacting the subject property as evidenced by market data. If the intended user has
concerns in these areas, it is highly recommended that they secure this information from a reliable source. 

DISCLOSURE/DISTRIBUTION:  Regardless of who paid for this assignment, the intended user is only the
lender/client stated within the report. The appraisal and report may be inappropriate for use by parties other than
the intended user and could place them at risk. Despite the means of possession of the report, this appraisal should
not be used or relied on by anyone other than the stated intended user and for the stated/intended purpose.  

THE VALUE OPINION: 

The value opinion stated in the report is based on my (our) analysis and considers the productivity, economic and
physical conditions of the property only as of the date of value cited. As market conditions change, this value
opinion may not be valid in another time period. Personal property has been excluded and given no value in this

report.

COMPS WEIGHTING FORMULA:

Below is the math formula used to calculate the weight given to each comparable listed.  In the formula, "Y" is used
to indicate a comparable number (i.e. CompY could mean Comp 1, or Comp 2, or Comp 3, etc.). Here is the
formula:
A = 100 x [(CompY Gross Adjustment %) / (Total Gross Adjustment %)]
B = 100 - A
C = Total number of comps - 1
Weight of CompY = B / C

Calculating the Suggested Value
Weights for all comps always add up to 100 (%).
The Suggested Value is derived by multiplying the weight of each comp by the Adjusted Sale Price of that comp,
repeating for each comp, then adding them all together. Here is the formula:
Suggested Value = (Adjusted Sale Pricecomp 1 x Weightcomp 1) + (Adjusted Sale Pricecomp 2 x Weightcomp 2) +
(Adjusted Sale Pricecomp 3 x Weightcomp 3) + … + (Adjusted Sale Pricecomp n x Weightcomp n)

Comparables Summary & Estimated Indicated Value
 
  Sale Price Net Adj % Grs Adj % Ind Value Weight 
Comp #1: 1,379,000   1.70   8.20 1,402,350 23
Comp #2: 1,595,457 11.30 11.30 1,415,911 22.25
Comp #3: 1,380,000   2.80 15.10 1,417,950 21.32
Comp #4: 1,125,000 25.60 31.90 1,413,400 17.23
Comp #5: 1,175,000 19.90 36.10 1,408,950 16.2

ESTIMATED INDICATED VALUE OF THE SUBJECT : 1,412,000
YOUR INDICATED VALUE OF THE SUBJECT : 1,410,000

Estimated indicated value is determined by using the Gross Adjustment of sale price for each comparable as a
measure of the relative quality of the comp.  A lower adjustment indicates a better comp, and vice versa.  The ratio
of gross dollar adjustment to sale price for each of the comps is used to calculate the weight each comp should
have in a weighted average calculation. This weighted average is used as the indicated value of the subject
(rounded). 
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HIGHEST AND BEST USE ANALYSIS:  The highest and best use is that reasonable and probable use that
supports the highest present value, as defined on the effective date of this appraisal report.  It is that use from
among reasonably probable and legal alternative uses found to be physically possible, legally
permissible/appropriately supported, economically/financially feasible, and which results in the highest value
(maximally productive).  The subject site located at 4107 Rock Creek Dr  is within the city limits of Dallas, TX and is
subject to zoning laws and ordinances.  The subject site is zoned for residential use.  Based on the characteristics
of the subject site and surrounding sites, modifications of current land use regulations is not probable.  The
economic supply and demand of land use appears to be in balance.  The site lends itself to single family residential
use both because of it's size and topography, and compatibility with surrounding sites.  It is concluded that the
highest and best use of the subject site as if unimproved is a single family residence.  The highest and best use
with existing improvements is it's current use, a single family residence; and that the size and design of the existing
structure is an appropriate utilization.

GRID ADJUSTMENTS MADE ON DIFFERENCES:  Appraising is an art in which appraisers apply their
observations, judgments and experience to the analysis and interpretation of data extracted from the marketplace in
order to arrive at grid adjustments in the Sales Comparison Analysis.  Subject appraisal falls within these
acceptable professional appraisal parameters.

The global outbreak of a “novel coronavirus” known as COVID-19 was officially declared a pandemic by the
World Health Organization (WHO). The reader is cautioned, and reminded that the conclusions presented in
this appraisal report apply only as of the effective date(s) indicated. The appraiser makes no representation
as to the effect on the subject property of any unforeseen event, subsequent to the effective date of the
appraisal.
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Building Sketch

Brown Fox PLLC

4107 Rock Creek Dr

Dallas Dallas TX 75204

SF Rock Creek LLC

Client

Owner

© Starcap Marketing, LLC. dba Apex Software
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AREA CALCULATIONS SUMMARY
Code Description Factor Net Size Perimeter Net Totals

GLA1 Lower Level 1.0 572.8 99.2 572.8

GLA2 Main Level 1.0 2035.8 272.6 2035.8

GLA3 Upper Level 1.0 1375.8 185.8 1375.8

GAR Carport 1.0 440.0 84.0 440.0

 

 

 

 

 

 

 

 

 

 Net LIVABLE cnt 3 (rounded) 3,984

AREA CALCULATIONS BREAKDOWN
Name Base x Height x  Width = Area

Lower Level  31.3 x 18.3 = 572.8

Main Level  10.2 x 9.5 = 96.9

  4.0 x 3.6 = 14.4

  76.0 x 16.3 = 1238.8

  31.8 x 20.3 = 645.5

  20.1 x 2.0 = 40.2

Upper Level  48.1 x 20.3 = 976.4

  24.5 x 16.3 = 399.4

 

 

 

 

 

 

8 total items    (rounded)  3,984

Property Address

City County State Zip Code

APP000090

Case 3:22-cv-02118-X   Document 77   Filed 12/02/22    Page 92 of 96   PageID 2455



Main File No. 0029159

Form MAP_LT.FLOOD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Flood Map
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