
 
 

  

November 22, 2010 
 

Mr. Bill Kingman 
Law Offices of William B. Kingman, P.C. 
4040 Broadway, Suite 450 
San Antonio, TX 78209 

Re: 485.866 acres of land, So. Hwy. 83, Laredo, 
Texas 

 
 
Dear Mr. Kingman:   
 
 
At your request, we have completed a market value appraisal of the fee simple estate interest 
in the above referenced property. 
 
This is a Restricted Appraisal Report intended to comply with the reported requirements set 
forth under Standards Rule 2-2(c) of the Uniform Standards of Professional Appraisal Practice 
for a Restricted Appraisal Report.  As such, it does not present discussions of the data, 
reasoning, and analyses that were used in the appraisal process to develop the appraiser’s 
opinion of value.  Supporting documentation concerning the data, reasoning, and analyses is 
retained in the appraiser’s file.  The appraiser is not responsible for unauthorized use of this 
report. 
 
PURPOSE OF THE APPRAISAL:  To conclude the market value of the above referenced 
property. 
 
INTENDED USE/USER OF REPORT:  For the sole purpose of assisting Salinas 
Investments/Law Offices of William B. Kingman, P.C. and or assigns in possible business 
decisions. 
 
PROPERTY INTEREST APPRAISED:  Fee simple estate. 
 
EFFECTIVE DATE OF VALUATION:  November 11, 2010 
 
DATE OF REPORT PREPARATION:  November 22, 2010 
 
SCOPE OF WORK:  In preparing this appraisal, I have completed a tour of the property, 
including viewing the property from US Hwy 83 South as well as the interior roadway and along 
interior portions of the property.  I have analyzed the physical characteristics of the land and 
have taken into account the utility availability and development trends in the market area.  
Land sales and listing information (including the subject) has been gathered from the Laredo 
area.  Local market participants and active real estate brokers have been contacted and 
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interviewed.  The valuation analysis has been completed utilizing the Sales Comparison 
Approach. 
 
REAL ESTATE APPRAISED:  A 485.866 acre masterplanned development tract of 
vacant land located along the southwest side of US Hwy 83 South and adjoining the 
northern city limits of the City of Rio Bravo, within the City of Laredo, Texas. 
 
LEGAL DESCRIPTION:  485.86 acres of land, more or less, out of Porcion 46, Abstract 
478, Laredo, Webb County, Texas. 
 
HISTORY OF THE PROPERTY:  The appraised property is currently owned by Salinas 
Investments and is vacant; the property has not transferred within the last five (5) 
years.  However, the subject property was reportedly under contract for purchase for 
$23,000,000 in early 2008 (the contract did not close).  The property was listed for sale 
for $16,000,000 in 2010 and is currently available for sale for $8,000,000 (since late 
October 2010). 
 
SITE DESCRIPTION: 

Size: 485.866 acres 
 
Frontage:  Approximately 3,450 feet along the southwest side of US Hwy 83 
South and approximately 3,250 feet of frontage along the southeast side of the 
Rio Grande River. 
 
Shape/Topography:  Irregular/near rectangular; the site is largely near level, 
however, the land slopes steeply downward to the bank of the Rio Grande River 
along the western extremity. 
 
Utilities:  Municipal water and sewerage provided by Webb County; public 
telephone and electricity are also available.  Main sewerage and water trunk lines 
extend through the central portion of the property along a developed roadway. 
 
Master Plan:  The property is masterplanned as the River Valley Subdivision 
including commercial and residential lots. 
 
Access/Visibility:  Excellent access and visibility. 
 
Zoning:  “R-1”, “R-1A” (residential) and “B-4” Commercial (along the US Hwy 83 
frontage) 
 
Hazards:  The site is not reportedly subject to adverse hazards/conditions.  A 
minimal portion is included within the 100 year floodplain (along the Rio Grande 
River). 

 
DISCUSSION: 
The Laredo development land market has consistently outperformed other similar 
markets in Texas over the past number of years.  Factors influencing the market include 
sustained high population growth and substantial amounts of surrounding land which is 



 
 

  

generally unavailable for purchase controlled by relatively few.  The result has been 
consistent high demand for development land, primarily single family and industrial.  
Beginning with the national and regional economic downturn (in 2008) and the slower 
demand for new home development, there have been few large land sales in Laredo.  
However, sales of smaller commercial sites have continued (albeit lower velocity) with 
little effect on price.  It is reported that developers are reluctant to acquire larger 
acreage development tracts due to absorption uncertainty.  In the analysis of the 
subject, we have utilized several 2006 and 2007 acreage development land sales 
(considering downward adjustments for time), as well as recent smaller acreage sales 
and contracts, current listings, and the specific characteristics of the subject property.  
The subject is one of the few large acreage tracts in Laredo with full utility access and 
availability.  However, the property is well removed from dense development in far 
south Laredo. 
 
HIGHEST AND BEST USE: 
Future mixed use commercial/residential subdivision development. 
 
MARKET VALUE CONCLUSION: 
Based on our analysis and investigation, the concluded Market Value of the appraised 
485.866 acre tract of land located along the west side of US Hwy 83 South, along the 
north side of the city limits or Rio Bravo, Laredo, Webb County, Texas, as of November 
11, 2010 is 
 
 

NINE MILLION DOLLARS 
($9,000,000) 

 
 
EXPOSURE TIME:  Within 12 months 
 
Attached to this report are Contingent and Limiting Conditions, Certification and 
qualifications of the appraiser.  Thank you for the opportunity to have been of service in 
this valuation matter.  If you have any questions pertaining to the analyses or 
conclusions, please contact our office. 
 
 
Respectfully submitted, 
GRUBB & ELLIS LANDAUER VALUATION ADVISORY SERVICES 
 

 
 
Franklin L. Flato, MAI 
TX-1321148G 



 
 

  

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

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

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

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

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

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

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

8. No one provided significant real property appraisal assistance to the persons 
signing this certification. 

9. I certify sufficient competence to appraise this property through education and 
experience, in addition to the internal resources of the appraisal firm. 

10. Franklin Flato has made an inspection of the subject property. 
11. The reported analyses, opinions, and conclusions were developed, and this 

report has been prepared in conformity with the requirements of the Code of 
Professional Ethics & Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include the Uniform Standards of Professional 
Appraisal Practice. 

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

13. As of the date of this report, Franklin Flato, MAI, has completed the continuing 
education program of the Appraisal Institute. 
 

 

 
Franklin Flato, MAI 
Texas-TX-1321148-G 
 

 
 
 

 
 



 
 

  

 



 
 

  

 

 
 
 



 
 

  

 
CAREER SUMMARY 
Franklin Flato is a Senior Appraiser for the Grubb & Ellis Landauer Valuation Advisory Services group in 
San Antonio, Texas.  Mr. Flato has been involved in the appraisal and consultation of real estate since 
1988.  Prior to joining Grubb & Ellis, he was a senior commercial real estate appraiser from 1988 to 2010 
at Dugger, Canaday, Grafe, Inc., a San Antonio commercial appraisal firm.  Franklin’s experience has 
included appraisal and counseling assignments for various purposes including lending, asset valuation, 
right-of-way, ad valorem tax valuation, corporate purchase allocation, estates, corporate portfolios, legal 
disputes and divorce proceedings. 

Mr. Flato has analyzed properties that include retail (single tenant, pad site, community centers to 
regional malls), office buildings (single tenant to high rise developments), industrial developments 
(warehouse, manufacturing plants, etc.), vacant development tracts, mixed-use developments, 
commercial sites, rural land, apartment complexes, residential and commercial subdivisions, aircraft 
related buildings, automobile dealerships, hotels, golf courses and country clubs, resort developments, 
ranches and maquiladora plants. 

Franklin’s assignments have been completed in Texas, Louisiana, Florida, Oklahoma, New Mexico, New 
Jersey, Pennsylvania, Puerto Rico, Honduras and the Republic of Mexico (states of Tamaulipas, Jalisco, 
Sinaloa, Sonora, Baja California, Puebla, Guanajuato, Veracruz, Nuevo Leon, San Luis Potosi, Coahuila, 
Chihuahua, Colima, Quintana Roo, Distrito Federal and the State of Mexico).  He has also qualified as an 
expert witness in San Patricio, Webb, Live Oak and Bexar Counties and has lectured at national and 
local Appraisal Institute meetings and International Right of Way functions.  
  
PROFESSIONAL DESIGNATIONS/STATE & REGULATORY LICENSURE 
 MAI Designation – Appraisal Institute, Certificate No. 11792 
 Texas – State Certified General Real Estate Appraiser, License No. 1321148-G 
 
PROFESSIONAL AFFILIATIONS 
 Member, International Right of Way Association (IRWA) 
 Treasurer, Union of PanAmerican Valuation Associations (UPAV) (2010-2012) 
 Chief Delegate to Mexico, Appraisal Institute (2009) 
 Member, Free Trade Alliance (2009) 
 President, South Texas Chapter of the Appraisal Institute (2008) 
 Ambassador to Mexico, Appraisal Institute (2004-2008) 
 Director, San Antonio Chapter of the Appraisal Institute (2001-2004) 

 
EDUCATION 
Mr. Flato has successfully completed numerous real estate related courses and seminars sponsored by 
the Appraisal Institute and the International Council of Shopping Centers (ICSC) as well as obtaining his 
BBA i  R l E  d U b  L d D l   h  U i i  f T   A i  
  

              
  

Franklin Flato, MAI 
Vice President 
Senior Appraiser 
Grubb & Ellis Landauer Valuation Advisory Services 
franklin.flato@grubb-ellis.com 
210.804.4832 direct 

Professional Profile   
 



 
 

  

 
CONTINGENT AND LIMITING CONDITIONS 

(Unless Otherwise Stated in this Report) 
 

The estimate of value for the property analyzed in the attached report is subject to the 
following limited conditions: 
 
The legal description furnished the appraiser is assumed to be correct.  No responsibility is 
assumed for matters legal in character, nor is any opinion rendered as to title.  It is 
assumed that there is full compliance with all applicable federal, state and local 
environmental regulations and laws unless noncompliance is stated, defined and 
considered in the appraisal report.  All existing liens and encumbrances, if any, have been 
disregarded, and the property is analyze as though free and clear and under responsible 
ownership and competent management. 
 
The boundaries of the land and the dimensions and size thereof as indicated to the 
appraiser, is assumed to be correct, no provision having been made for a special survey of 
the property.  Valuation is reported without regard to questions of encroachments. 
 
All engineering is assumed to be correct.  The plot plans and illustrative materials in this 
report are included only to assist the reader in visualizing the property. 
 
The information contained in this report and identified as having been furnished by others 
is believed to be reliable, but no responsibility is assumed for its accuracy. 
 
No responsibility is assumed, nor is any guarantee made as to the structural soundness of 
the improvements.  It is assumed that there are no hidden or unapparent conditions of 
the property, subsoil, or structures that render it more or less valuable.  No responsibility 
is assumed for such conditions or for arranging for engineering studies that may be 
required to discover them. 
 
It is assumed that all applicable zoning and use regulations and restrictions have been 
complied with unless a non-conformity has been stated, defined and considered in the 
appraisal report. 
 
It is assumed that all required licenses, certificates of occupancy, consents, or other 
legislative or administrative authority from any local, state, or national government or 
private entity or organization have been or can be obtained or renewed for any use on 
which the value estimate contained in this report is based. 
 
It is assumed that the utilization of the land and improvements is within the boundaries or 
property lines of the property described and that there is no encroachment or trespass 
unless noted in the report.  
 
Possession of this report, or a copy thereof, does not carry with it the right of publication, 
nor may it be used for any other purposes by anyone but the applicant without the 
previous written consent of the appraiser.  
 



 
 

  

The appraiser, by reason of this report, is not required to give testimony or attendance in 
court or any other hearing with reference to the property in question, unless 
arrangements therefore have been previously made. 
 
The distribution of the total valuation in this report between the land and the 
improvements applies only under the existing program of utilization.  The separate 
valuations for land and improvements should not be used in conjunction with any other 
appraisal and are invalid if so used. 
 
The appraiser has no present or contemplated future interest in the property which is not 
specifically disclosed in this report.  Neither his employment for making this analysis nor 
the fee to be received therefore are contingent upon the valuation placed on the property. 
 
No attempt was made, unless otherwise noted in the attached report, to detect the 
presence of various potentially hazardous materials or conditions upon the subject site or 
within or upon the subject improvements, and the appraisers are not qualified to do so.  
These hazardous materials or conditions could include, but are not limited to, the 
existence of toxic waste (within or around the subject site, presently or in the past), UREA 
formaldehyde foam insulation, ACMs (asbestos containing materials), or communicable 
diseases from present or former occupants.  The existence of any such hazardous 
materials or conditions could adversely affect the value of the property.  Unless otherwise 
stated in the attached report, the appraiser has no knowledge of the existence of any 
such materials or conditions, or for any expertise or engineering knowledge required to 
discover them.  The client is urged to retain an expert, if desired.  The value estimate is 
predicated on the assumption that there are no such hazardous conditions or materials 
present that would cause a loss in value. 
 
Neither all nor any part of the contents of this report (especially any conclusions as to 
value, the identity of the appraiser or the firm with which they are connected, or any 
reference to the Appraisal Institute or to the MAI designation) shall be disseminated to 
the public through advertising media, public relations media, news media, sales media or 
any other public means of communication without the prior written consent and approval 
of the undersigned.   
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