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0001742DESKTOP APPRAISAL REPORT
TX 76063

Tarrant

40171035

2024 9,974 0 N/A

  

1

Market Value

Customer Name N/A

Bryan Fancher 4040 Honeyapple Way Fort Worth Tx 76137

  

Owner

Fee Simple

N;Res;

N;Res;

DT2;Trdtnl

Q4

21

C4

0sf

Average

FWA/CAC

PI/EI Fixtures

2ga2dw

Patio, Porch

Fireplaces 1 Fireplace

Pool Features Fence

Exterior Features None

2601 Hardwood Trl

Mansfield, TX 76063

0.11 miles E

460,000

148.48

NTREIS #20771212;DOM 39

Doc #225011053/Realist

ArmLth

Conv;0

s01/25;c12/24 -4,100

Fee Simple

N;Res;

10585 sf +5,200

N;Res;

DT2;Trdtnl 0

Q4

20 0

C4

0

9 4 3.1 -10,400

3,098 +10,000

0sf 0

Average

FWA/CAC

PI/EI Fixtures

3ga3dw -9,500

Patio, Porch

1 Fireplace

Fence 0

None

-8,800

451,200

201 Moss Ct

Mansfield, TX 76063

0.12 miles SW

513,500

162.45

NTREIS #20742906;DOM 13

Doc #224206135/Realist

ArmLth

Conv;0

s11/24;c10/24 -6,700

Fee Simple

N;Res;

9975 sf +7,100

N;Res;

DT2;Trdtnl 0

Q3 -15,000

19 0

C3 -25,000

0

10 4 2.1 0

3,161 +7,200

0sf 0

Average

FWA/CAC

PI/EI Fixtures

2ga2dw 0

Patio, Porch

1 Fireplace

Pool -20,000

None

-52,400

461,100

308 Natchez Trl

Mansfield, TX 76063

0.15 miles SE

395,000

178.57

NTREIS #20970395;DOM 28

Doc #225148452/Realist

ArmLth

Conv;0

s08/25;c07/25 -2,800

Fee Simple

N;Res;

7797 sf +13,600

N;Res;

DT1;Trdtnl 0

Q4

21 0

C4

0

8 4 2.0 +5,200

2,212 +49,900

0sf 0

Average

FWA/CAC

PI/EI Fixtures

2ga2dw 0

Patio, Porch

1 Fireplace

Fence 0

None

65,900

460,900

Form GPRTD3 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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Property Address: 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

Property Type: SFR 2-4 Family # of Units: Ownership Restriction: None PUD Condo Coop

Market Area Name: Map Reference: Census Tract: Flood Hazard

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 Other:

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

Intended Use:

Under USPAP Standards Rule 2-2(b), this is a Restricted Appraisal Report, and is intended only for the use of the client and any other named intended user(s).

Users of this report must clearly understand that the report may not contain supporting rationale for all of the opinions and conclusions set forth in the report.

Client: Address:

Appraiser: Address:
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R
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P

P
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O
A

C
H

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.

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© 2019 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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0001742

  

Owner

Fee Simple

N;Res;

 

N;Res;

DT2;Trdtnl

Q4

21

C4

0sf

Average

FWA/CAC

PI/EI Fixtures

2ga2dw

Patio, Porch

Fireplaces 1 Fireplace

Pool Features Fence

Exterior Features None

90 Forest Mill Trl

Mansfield, TX 76063

0.50 miles NW

541,350

152.19

NTREIS #20873506;DOM 39

Doc #225106454/Realist

ArmLth

Conv;0

s06/25;c05/25 -4,900

Fee Simple

N;Res;

10716 sf +4,800

N;Res;

DT2;Trdtnl 0

Q3 -15,000

22 0

C3 -25,000

0

11 5 4.0 -15,600

3,557 -10,600

0sf 0

Average

FWA/CAC

PI/EI Fixtures

2ga2dw 0

Patio, Porch

1 Fireplace

Pool -20,000

OutdrLiv -2,000

-88,300

453,050

106 Misty Mesa Trl

Mansfield, TX 76063

0.48 miles N

439,000

124.33

NTREIS #20793063;DOM 24

Doc #225019459/Realist

ArmLth

VA;11450 0

s02/25;c12/24 -4,000

Fee Simple

N;Res;

9570 sf +8,300

N;Res;

DT2;Ranch 0

Q4

22 0

C4

0

9 4 2.1 0

3,531 -9,400

0sf 0

Average

FWA/CAC

PI/EI Fixtures

2ga2dw 0

Patio, Porch

1 Fireplace

Fence 0

None

-5,100

433,900

Form GPRTD3.(AC) - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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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.

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© 2013 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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0001742DESKTOP APPRAISAL REPORT

Realist

12/30/2022

0

Realist

See Heat Map 

N;Res; Level Adequate

SFR Single Family Residential

Single Family Residence Single Family Residence

The land is currently being used at its highest and best use. 

X 09/25/2009

Typical for the area. 

The Subject has an average efficiency forced air heating system and insulated windows.

454,000

Sales comparison was the only approach developed.

454,000 09/08/2025

29

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

Customer Name

N/A

Bryan Fancher

Valor Appraisals

817-996-3990

Valorappraisals@gmail.com

09/08/2025

1360753 TX

Certified Residential Appraiser

09/30/2026

09/08/2025

Form GPRTD3 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:
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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):

M
A

R
K

E
T

Subject Market Area and Marketability:

S
IT

E

Site Area: Site View: Topography: Drainage:

Zoning Classification: Description:

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

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

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

Opinion of Highest & Best Use:

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 Improvements Comments:

R
E

C
O

N
C

IL
IA

T
IO

N

Indicated Value by: Sales Comparison Approach $

Indicated Value by: Cost Approach (if developed) $ Indicated Value by: 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 Name:

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© 2019 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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Form PICPIX.CR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Comparable Photo Page

N/A

Tarrant TX 76063

Comparable 1

Prox. to Subject

Sale Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

2601 Hardwood Trl

0.11 miles E

460,000

3,098

9

4

3.1

N;Res;

N;Res;

10585 sf

Q4

20

Comparable 2

Prox. to Subject

Sale Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

201 Moss Ct

0.12 miles SW

513,500

3,161

10

4

2.1

N;Res;

N;Res;

9975 sf

Q3

19

Comparable 3

Prox. to Subject

Sale Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

308 Natchez Trl

0.15 miles SE

395,000

2,212

8

4

2.0

N;Res;

N;Res;

7797 sf

Q4

21

Borrower

Lender/Client

Property Address

City County State Zip Code



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

Comparable Photo Page

N/A

Tarrant TX 76063

Comparable 4

Prox. to Subject

Sale Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

90 Forest Mill Trl

0.50 miles NW

541,350

3,557

11

5

4.0

N;Res;

N;Res;

10716 sf

Q3

22

Comparable 5

Prox. to Subject

Sale Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

106 Misty Mesa Trl

0.48 miles N

439,000

3,531

9

4

2.1

N;Res;

N;Res;

9570 sf

Q4

22

Comparable 6

Prox. to Subject

Sale Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

Borrower

Lender/Client

Property Address

City County State Zip Code



Scope Of Work
 
The appraiser has viewed the subject through a prior listing (NTREIS  The appraiser confirmed the
details of the property with the client. This is a desktop appraisal with no physical inspection conducted. Should the
subject be different than the MLS listing, that could effect the valuation conclusion present in this report. Personal
property was not included in the appraised value. This report is not to be used for lending purposes. 

Supplemental Addendum

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

0001742

N/A

Tarrant TX 76063

Borrower

Lender/Client

Property Address

City County State Zip Code

File No.
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Location Map

N/A

225 Bluebonnet Trail

Mansfield Tarrant TX 76063

Alfred Tucker

Borrower

Lender/Client

Property Address

City County State Zip Code
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Plat Map

N/A

Tarrant TX 76063

Borrower

Lender/Client

Property Address

City County State Zip Code



0001742

Mansfield TX 76063

N/A

49

8.11

13

1.6

415,000

37

430,000

47

100

15

5.02

22

4.4

425,000

19

430,000

28

100

15

5.02

27

5.4

418,000

28

430,000

36

100

Based on an analysis of 79 similar home sales over the past 12 months in the subject's neighborhood, the percentage of 

Sales with Seller Concessions has increased from 52.2% to 55.6%, an implied change of +3.4%. Of the sales that had Seller Concessions, 

the average contribution increased from 1.7% to 1.8%, an implied change of +0.1%.

Based on an analysis of 79 similar home sales over the past 12 months in the subject's neighborhood, the percentage of Distressed sales 

has increased from 1.8% to 2.3%, an implied change of +0.5%. Based on this information, they are not considered to be a significant factor in 

the market.

The appraiser utilized a software tool (TrueTracts) that leverages local MLS and public records data for 

the above information.

See attached charts and supporting commentary outlining the Market analysis process and conclusions.

Bryan Fancher

Valor Appraisals

1360753 TX

Valorappraisals@gmail.com

Form 1004MC2 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.Market Conditions Addendum to the Appraisal Report
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The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject

neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.

Property Address City State ZIP Code

Borrower

Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding

housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent

it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an

explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data

in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an

average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the

subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.

Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months

Total # of Comparable Sales (Settled)

Absorption Rate (Total Sales/Months)

Total # of Comparable Active Listings

Months of Housing Supply (Total Listings/Ab.Rate)

Median Comparable Sale Price

Median Comparable Sales Days on Market

Median Comparable List Price

Median Comparable Listings Days on Market

Median Sale Price as % of List Price

Increasing Stable Declining

Increasing Stable Declining

Declining Stable Increasing

Declining Stable Increasing

Overall Trend

Increasing Stable Declining

Declining Stable Increasing

Increasing Stable Declining

Declining Stable Increasing

Increasing Stable Declining

Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing

Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo

fees, options, etc.).

Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).

Cite data sources for above information.

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as

an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.

If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:

Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Total # of Comparable Sales (Settled)

Absorption Rate (Total Sales/Months)

Months of Unit Supply (Total Listings/Ab.Rate)

Total # of Active Comparable Listings

Increasing Stable Declining

Increasing Stable Declining

Declining Stable Increasing

Declining Stable Increasing

Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of

foreclosed properties.

Summarize the above trends and address the impact on the subject unit and project.

Signature

Appraiser Name

Company Name

Company Address

State License/Certification # State

Email Address

Signature

Supervisory Appraiser Name

Company Name

Company Address

State License/Certification # State

Email Address

Freddie Mac Form 71   March 2009 Page 1 of 1 Fannie Mae Form 1004MC   March 2009
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License

N/A

Tarrant TX 76063

Borrower

Lender/Client

Property Address

City County State Zip Code


