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Commercial Broker Price Opinion 

Job # 

2024101 
Broker 

Steve Hipson, DDSmatch  

Client 
Dr. Richard Ragnell, DDS  

Purpose / Premise of Analysis 

To estimate real property price and/or lease 

Sales Comparison Approach 

$1,510,000 

Income Capitalization Approach 

Not Utilized 

Lease Estimate based on Rental Comps 

$24.50 PSF/Yr Triple Net 

Date Prepared 

August 09, 2024 

Recorded Ownership 

RDR Leasing LLC  

Recorded Transaction Price 

$465,000 

Date of Recordation 

August 04, 2011 

This represents an estimated sale price for this 
property. It is not the same as the opinion of value in 
an appraisal developed by a licensed appraiser under 
the Uniform Standards of Professional Appraisal 
Practice. 

Property Rights  

   Fee Simple Leased Fee 
     

Considered Approaches  

  Sales Lease Excess Land 

     

Legal Description 
Village Creek II Professional Building 
Condominiums (Cpl), Bldg 1, Unit 1320 #1, 8.77 % 
Cmn Int  

As Is Price Estimate 

$1,510,000  

Gross Land Area  Property Subtype 

3,121 SF Medical Condominium  

GBA NRA # Units  Occupancy Type 

4,081 SF 4,081 SF 1 Unit Single Tenant  

Year Built  Year Renovated   Occupancy % 

2000 N/A 100.00% 

Rent Loss Analysis (Non-Stabilized)  Property Condition 
 Yes No Good 
   

1320 Village Creek Dr, Ste 100 
Plano, TX 75093 

Client  
Information 

Aerial Property Details 1 

 

Preparer 

 

Property Location Map  

Ownership History  

Report Information 

Modum Valuation 
www.ModumTech.com 

Powered by  
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Site Description  
 

Jurisdictional Plat Map  Zoning Map  Flood Plain Map 

 

  

 

Street Address  Gross Land (SF)  Zoning / Municipality 

1320 Village Creek Dr, Ste 100, Plano, TX  3,121  O-2 (General Office) / Plano City Zoning  
Location  Gross Land (AC)  

East Line of Village Creek Dr, approximately 
486 FT from Village Creek Dr & W Plano 

Pkwy Intersection  

 0.0717  FEMA Flood Plain 

 Shape  C and X (unshaded)  
 Irregular  Utilities 

County  Frontage Street Frontage Feet      

Collin  Village Creek Dr  121 FT   Water   Gas  

Parcel Number  Accessibility / Visibility   Sewer   Telephone  

2122584   Average   Electricity    

Improvement Description  

Current Use - Property Subtype  Gross Building Area  Interior Walls 

Medical Condominium  4,081 SF  Textured  
Projected Use  Net Rentable Area  Interior Flooring 

Present Use  4,081 SF  Tile, Wood  
Number of Buildings  Land-to-Building Ratio (Gross)  Ceiling 

1   0.76:1  Dry Wall  
Number of Stories  Parking  Lighting 

2  Surface Parking   Recessed  
Number of Units  Foundation  Plumbing / Electrical 

1  Concrete   Assumed to be to Code  
Year Built Year Renovated  Frame  Heating 

2000 N/A  Masonry / Brick  Central 
Physical Condition  Exterior Walls  Cooling 

Good  Rock, Stone   Central  
 Roof  Number of Elevators 

 Tile   0 
Physical Condition Based Upon  Fire Safety  Number of Restrooms 

See Photo Source (below)  N/A   N/A 

Photo Source:   Inspector   Client   Owner   Public Source  
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Local Area 

 

 Up Stable Down 

 Value Trend (b)    
  Urban Suburban Rural 

 

Sales Activity Trend (b)    
      

Population Trend    
  

Employment Trend    
The following charts are generated from data 
obtained from Moody’s Analytics’ REIS. 

 

    

Market Area Data  

Moody’s Sector 

Office 
Market / Submarket 

Dallas / Plano/Allen  
Region 

Southwestern Region 

Market Population & Households Market Household Income Market Employment 

2019 2020 2021 2022 2023 2024 (a) 2019 2020 2021 2022 2023 2024 (a) 2019 2020 2021 2022 2023 2024 (a) 

 5,117,230  5,185,490  5,270,230  5,376,870  5,470,060  5,551,590  $175,233  $182,979  $196,939  $206,724  $214,478  $222,309  942,381  926,523  1,005,713  1,065,687  1,084,025  1,096,710

 1,866,380  1,875,720  1,938,210  1,983,870  2,015,000  2,053,530  4.79%  4.42%  7.63%  4.97%  3.75%  3.65%  363,775  350,060  372,694  394,799  402,942  407,831

             1,418,344  1,363,317  1,447,763  1,525,714  1,570,433  1,591,339 

    Population  Household 
 

  Avg Income  YoY % Change 
 

Employment   Office   Industrial   Other 
 

Submarket Inventory (SF) (b) Submarket Rent per Square Foot (b) 

2019 2020 2021 2022 2023 2024 (a)
 2019 2020 2021 2022 2023 2024 (a)

 

 7,620,000  8,482,000  8,501,000  9,218,000  10,110,000  11,527,000  $29.16  $29.15  $29.19  $29.38  $30.63  $30.73 

 24,364,000  24,211,000  25,527,000  25,145,000  25,240,000  26,592,000  $21.55  $20.96  $20.97  $21.72  $22.91  $22.87 

       $22.21  $21.59  $21.90  $21.50  $21.87  $21.44 

  Occupied Supply   Vacant Supply 
 

  Asking Rent   Effective Rent   Gross Revenue PSF 
 

Market Vacancy (b) Submarket Completions & Net Absorptions (b) 
Q3-2022 Q4-2022 Q1-2023 Q2-2023 Q3-2023 Q4-2023 Q1-2024 Q2-2024  2019 2020 2021 2022 2023 2024 (a) 

 25.10%  25.10%  24.60%  25.60%  25.90%  25.30%  25.70%  25.90%  780,000  709,000  1,335,000  335,000  987,000  2,769,000 

 24.00%  24.10%  24.10%  24.60%  24.90%  24.70%  24.80%  24.70%  160,000  -153,000  1,316,000  -382,000  95,000  1,352,000 

 18.60%  18.80%  19.00%  18.90%  19.20%  19.60%  19.80%  20.10%       

  Market   Regional   National 
 

  Completions   Net Absorption 
 

(a) Year-to-date 
(b) Based on Moody’s sector value of Office 
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Sales Comparison Approach 

Indicated Price Rent Loss (a) Concluded Price Estimate 

$1,509,970 N/A $1,509,970 
(4,081 SF x $370.00)   

$1,510,000  
Rounded 

(a) The Rent Loss Calculation, if any, is retained within the preparer's work file. 

Map of Improved Sales 

 

Summary of Improved Sales After Adjustments 

# Address 
Sales 
Date 

Sales 
Price 

NRA (SF) Year Built 
Adjusted 

$/SF * 

S 1320 Village Creek Dr, Ste 100, Plano, TX 75093  - - 4,081 2000 - 

1 5228 Village Creek Dr, #101, Plano, TX 75093  05/17/2024 $380,000 1,306 1996 $320.06 

2 1308 Village Creek Dr, #1, #2, Plano, TX 75093  11/14/2023 $2,721,878 7,233 2002 $451.57 

3 5232 Village Creek Dr #200, Plano, TX 75093  10/27/2022 $807,651 2,268 1996 $391.72 

4 1312 Village Creek Dr Unit 800, Plano, TX 75093  09/19/2022 $368,000 1,058 2002 $330.44 

5 1200 Coit Rd, #109, Plano, TX 75075  Listing $999,500 3,058 1984 $359.54 

6 4108 W 15Th St, Plano, TX 75093  Listing $2,790,000 7,525 2001 $370.76 

Average $1,344,505 3,741 1997 $370.68 

      

Estimated Price    $370.00 
* Per SF value calculated based on NRA 
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Summary of Comparable Rentals 

# Address Terms Occup. 
NRA  
(SF) 

Rent * 
($/SF/Mo) 

Rent * 
($/SF/Yr) 

CAM 
$/SF/Yr 

S 1320 Village Creek Dr, Ste 100, Plano, TX 75093  Triple Net 100.00% 3,121 N/A N/A N/A 

1 5072 W Plano Pkwy, Plano, TX 75093  Triple Net 95.60% 33,467 $2.00 $24.00 N/A 

2 4716 Dexter Dr, Plano, TX 75093  Triple Net 80.01% 18,266 $1.92 $23.00 N/A 

3 4708 Dexter Dr, Plano, TX 75093  Triple Net 91.15% 37,743 $2.29 $27.50 N/A 

4 5700 W Plano Pkwy, Plano, TX 75093  Modified Gross 93.86% 53,693 $2.12 $25.50 N/A 

5 1200 Coit Rd, Plano, TX 75075  Modified Gross N/A 3,064 $1.71 $20.50 N/A 

6 1705 Ohio Dr, Plano, TX 75093  Triple Net 69.05% 10,414 $2.00 $24.00 N/A 

7 4701 Old Shepard Pl, Plano, TX 75093  Modified Gross 90.86% 33,200 $2.04 $24.50 N/A 

Average 86.76% 27,121 $2.01 $24.14 N/A 

Estimated Subject Market Rent   $2.04 $24.50  
* Adjustments have been made to accommodate differences between comparable lease terms and/or occupancy to the subject, if any 

Map of Comparable Rentals 

 
 

Estimated Lease Rate 
 

$24.50 PSF/Yr Triple Net 
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Reconciliation 
        
  

As Is Price Estimate 
  

  Sales Comparison Approach $1,510,000   
  Income Capitalization Approach Not Utilized   
  

$1,510,000 
  

  
Effective Date: August 09, 2024   

        
Disclaimer: This represents an estimated sale price for this property. It is not the same as the opinion of value in an appraisal developed by a licensed appraiser under 
the Uniform Standards of Professional Appraisal Practice. Modum Technologies, LLC maintains a comprehensive database of sales and listings for the subject area. 
Additional subject and market data has been abstracted from public records and/or provided by the Client.  Modum graciously acknowledges the use of aerial and 
street level photos and maps from third-party sources including Google Maps, CoStar Comps/LoopNet, Enriched Data, various City and County websites, FEMA and 
others. 
        

 

 

 

 

About Modum Valuation 

 

 
This Broker Price Opinion was prepared by Modum Valuation. Modum provides 
commercial real estate agents and brokers, lenders, institutional investors, portfolio 
owners, attorneys, accountants and the allied private and public sector Commercial Real 
Estate (CRE) community with a trusted and credible real property price estimate product. 
Our network of CRE professionals uses proprietary software connected to multiple 
national and local databases of continuously updated ownership and transaction records 
for tens of millions of commercial properties. Our professional valuation experts have 
years of real-world experience performing appraisals and price estimates in the 
commercial real property sector to drive high quality with a rapid turnaround time at a 
reasonable price. Headquartered in Florida, Modum performs price estimates nationally 
on most property types, including vacant land. 

 

About Modum Technologies, LLC 
 Modum Technologies is a real estate technology firm that provides appraisers with sophisticated valuation software 

and fully USPAP and/or IAEG-compliant appraisal templates. Modum’s copyrighted templates allow commercial 
real estate professionals direct autofill capability via Modum APIs to multiple national and local databases of 
continuously updated ownership and transaction records for tens of millions of commercial properties. Our 
professional programmers have created highly advanced efficiencies augmented by artificial intelligence for the real 
property sector with a high quality, client-appropriate templated product at a reasonable price. This is not an 
Automated Valuation Model product, but rather a tool that allows the appraisal expert’s valuation opinions and 
other real estate professional’s price or consulting estimates to be the center of focus. Valuation experts can 
generate work product at a much higher rate, easily outbid the competition while increasing margins, and may no 
longer have to turn away assignments. 
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Annotations 

 
1 Property Details: Upstairs space of 960 SF was recently finished. Hence, the building area is 4,081 SF 
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Limiting Conditions & General Assumptions 

THIS WORK PRODUCT IS NOT AN APPRAISAL AND HAS NOT BEEN PERFORMED IN ACCORDANCE WITH THE UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL 
PRACTICE (USPAP) NOR IS IT INTENDED TO COMPLY WITH THE FEDERAL INTERAGENCY APPRAISAL AND EVALUATION GUIDELINES (IAEG). Rather, this price 
estimate report presents only brief discussions or summations of the data, reasoning, or analyses that were used to estimate the potential market price of the property. Except as specifically 
indicated and typically considered as a part of the real property, furnishings, equipment, other personal property, or business operations have been disregarded with only the real property 
being considered. Except when explicitly stated, this work product was not prepared by a state-licensed real estate broker or agent nor by a state-licensed real property appraiser, but rather 
by one or more individuals with knowledge of real property valuation methods and access to public and private demographics and transaction data. 

 Acceptance of Terms and Conditions: This work product and its use are subject to the terms, limiting conditions and assumptions stated below (collectively “Terms and Conditions”). 
Use of or reliance on the report by any party, regardless of whether such use or reliance is known by the preparer of the report, a licensee or their company Modum Valuation 
(“Company”), or Modum Technologies, LLC, constitutes acceptance of the Terms and Conditions. References to Modum Technologies, LLC in the Terms and Conditions below mean 
and include Company, Modum Technologies, LLC and its affiliated business entities, and their members, partners, shareholders, officers, directors, employees and contractors. 

 Use of the Work Product: This report has been provided solely for the Client’s internal use. The report shall not be used or relied on by any third-party and shall not be used or relied 
on for any other intended use. Under no circumstances shall the work product be solely used or relied on by any borrower, or any buyer or seller of the property. It shall not serve as the 
primary basis for any property purchase or sale relating to the property, yet is intended only to assist the Client for internal decision making. Neither the preparer of the work product 
nor Modum Technologies, LLC shall be responsible to parties other than the Client or for any use of the work product other than the described intended use. Client is solely responsible 
for determining whether its use of the work product, rather than an appraisal report within the meaning of USPAP, is an appropriate collateral valuation method for the subject 
transaction considering associated risks and is permissible for Client’s use under applicable laws, regulations or directives. This work product is understood generally, and is provided, 
as a less intensive analysis than an appraisal performed under USPAP by a licensed or certified appraiser. Neither all nor part of this report may be disseminated to a third-party, 
distributed publicly or published in any media or used in any sales or lease offerings.  

 Scope of Inspection: Information about the property’s physical condition, key property characteristics and neighborhood/market area were obtained by the preparer of the work product 
as defined within the report and as directed by the Client. If an inspection was performed as indicated within this report, the preparer’s inspection of the property was not the equivalent 
of a professional land, home or building inspection by a professional, licensed building inspector and should not be relied on for such purposes. It was performed only for consideration 
in the report. Any sketches, maps, and photographs in the report are included to assist the reader in visualizing the property and are not necessarily to scale, and are typically sourced 
through public records. If the interior of an improved real property was not inspected as per Client request, the interior condition is assumed to be similar to the exterior. 

 No Responsibility for Certain Conditions and Assumptions: Notwithstanding that the work product may comment on, consider or assume certain conditions about the property, neither 
the preparer of the work product nor Modum Technologies, LLC shall have any responsibility for investigating or have any liability for matters pertaining to: (a) title defects, liens or 
encumbrances affecting the property; (b) the property’s compliance with local, state or federal zoning, planning, building, disability access and environmental laws, FEMA flood zone 
designation, regulations and standards; (c) site plans, building permits and planning approvals for improvements on the property; (d) structural or mechanical soundness or safety; (e) 
contamination, environmental problems, mold, pollution, storage tanks, soil problems, biological contamination, animal or insect infestations and other hazardous or hidden conditions 
affecting the property; (f) encroachments, easements or property line issues, and (g) any other conditions and matters for which persons performing real estate price estimates are not 
customarily deemed to have professional expertise. The determination of such matters was not part of the scope of this work product and it is assumed, unless otherwise stated in the 
report, that the property is not impaired or affected by any such factors. Such factors, if discovered, however, could affect the price estimate. This report is solely for the exclusive use of 
the Client; (h) the data included within the report was obtained from third-party sources, as referenced, and is assumed to be correct and reliable; (i) property inspections, photographs, 
support documentation and opinions relied upon from third party providers, inspectors and brokers is assumed to be correct and liable; (j) any and all data provided by the Client is 
assumed to be correct and reliable; We reserve the right, at a later time, to reconsider our price estimate based upon additional or alternate data provided by the Client, for an additional 
fee. Modum graciously acknowledges the use of aerial and street level photos and maps from third-party sources including Google Maps, CoStar Comps/LoopNet, Enriched Data, 
various City and County websites, FEMA and others public and private data sources. 

 Maximum Time Period for Legal Actions: Unless the time period is shorter under applicable law, any legal action or claim against the preparer of the report or Modum Technologies, 
LLC relating to the work product shall be filed within one (1) year from the date of delivery of the report or, in the case of acts or conduct after delivery of the report, one (1) year from 
the date of the alleged acts or conduct. The time period stated in this section shall not be extended by any delay in the discovery or accrual of the underlying claims, causes of action or 
damages. The time period stated in this section shall apply to all non-criminal claims or causes of action of any type, except for intentional fraud or intentionally wrongful conduct. 

 Subpoenas and Testimony: In the event that the preparer of this work product or Modum Technologies, LLC is compelled by subpoena or other legal or administrative process to provide 
testimony or produce documents relating to the work product, whether in court, deposition, arbitration or any other proceeding, the party seeking such testimony or documents agrees 
to compensate such person or Modum Technologies, LLC, as applicable, for the reasonable time incurred in connection with preparation for and provision of such testimony and/or 
documents at such party’s hourly rates in effect at that time and reimburse reasonable actual expenses. 

 Additional Terms: There are no third-party beneficiaries of this report or of any agreement or contract pertaining to the services rendered with this work product. Any liability of the 
preparer of this report, Modum Technologies, LLC or the Client to each other or to any third party for claims or causes of action in relation to this report, other than criminal, intentionally 
fraudulent or intentionally wrongful conduct, shall be limited to the compensation actually paid for the report. In any event, neither the preparer, Modum Technologies, LLC or Client 
shall under any circumstances be liable to each other or any other party for special, exemplary, punitive or consequential damages, including, without limitation, loss of profits or 
damages proximately caused by loss of use of any property, whether arising from a party’s negligence, breach of an agreement or otherwise, whether or not a party was advised, or knew, 
of the possibility of such damages, or such possibility was foreseeable. The parties to this work product have an Errors & Omissions policy. 


