BOARD OF DIRECTORS
Tim Ward, Chairman
Herb Senne, Vice Chairman
David Turner, Secretary
J.E. Meil
Donna Schuster

CHIEF APPRAISER
Todd Tate, RPA,RTA

NOTICE OF PUBLIC HEARING - 2020-2021 REAPPRAISAL PLAN

Notice is hereby given that a public hearing of the Board of Directors of the Kinney County Appraisal District will
convene at 5:00 P.M. on Tuesday, August 11, 2020, at the Appraisal District office, 412 South Ann Street, Brackettville,

Kinney County, Texas.
Agenda for said meeting:

Call to order

Discussion/ Approval May 12, 2020 Meeting Minutes

Receipt of public comment

Discussion/Approval/Adoption by Resolution of 2020-2021 Reappraisal Plan

O wd -

Adjourn

If, during the course of the meeting, discussion of any item on the agenda should be held in closed session, the board
will conduct a closed meeting in accordance with Texas Open Meeting Act, Texas Govemment Code, Chapter 551,
Sub Chapter D and E.

CERTIFICATION

The undersigned official hereby certifies that this notice was posted no later than 4:00 P.M. on Thursday, August 6,
2020.

This notice is given pursuant to the Texas Open Meetings Act, Chapter 551, Texas Government Code.

ToDD TATE, RPA,RTA
CHIEF APPRAISER

ALLEN H. KREIGER BLDG. 412 SOUTH ANN STREET, PO Box 1377, BRACKETTVILLE, TX 78832-1377
Telephone: (830) 563-2323 Fax: (830)-563-9292 E-mail: kinneycad@sbcglobal.net \Website www.kinneycad.org




MINUTES OF THE
BOARD OF DIRECTORS
PUBLIC HEARING
KINNEY COUNTY APPRAISAL DISTRICT

A public hearing on the 2021-2022 Kinney County Appraisal District Biennial Reappraisal Plan was
held on August 11, 2020 at 5:00 P.M. at the Appraisal District Office, Brackettville, Texas.

1. QUORUM. A quorum was declared present based on the presence of the following directors:

- Tim Ward

- Donna Schuster
- Herb Senne

- David Turner

Appropriate motion duly made, seconded, and adopted by the unanimous vote of the directors took the
following action.

Discussion/Approval May 12, Meeting Minutes

Approved
2021-2022 REAPPRAISAL PLAN. ADOPTED BY RESOLUTION.

There being no further business, the meeting was duly adjourned.

// " Tim Ward, Chairman

Dy

Davis Turner, Secretary




BOARD OF DIRECTORS
Tim Ward, Chairman
Herb Senne, Vice Chairman
David Turner, Secretary
J.E. Meil
Donna Schuster

CHIEF APPRAISER
Todd L Tate RTA, RPA

August 14, 2020 o
Op
Re: Letter of Transmittal — 2021-2022 Reappraisal Pl P

Comptroller of Public Accounts
Property Tax Division

P.O. Box 13528

Austin, Texas 78711-3528

Enclosed please find a record copy of the Kinney County Appraisal District 2021-
2022 Reappraisal Plan adopted by the district’s board of directors at a public
hearing conducted August 11, 2020.

Thank you for your consideration.

Respectfully,

TopD L. TATE, RPA,RTA
CHIEF APPRAISER

ALLEN H. KREIGER BLDG. 412 SOUTH ANN STREET, PO Box 1377, BRACKETTVILLE, TX 78832-1377
Telephone: (830) 563-2323 Fax: (830)-563-9292 e-mail: kinneycad@sbcglobal.net



BOARD OF DIRECTORS
Tim Ward Chairman

Herb Senne, Vice Chairman
David Turner, Secretary
J.E.Meil
Donna Schuster

CHIEF APPRAISER
Todd L Tate, RPA, RTA

July 31, 2020

Re: Public Hearing to Consider 2021-2022 Reappraisal Plan

Governing Body
The Texas Property Tax Code Chapter 6, Subchapter A, Sec. 6.05 (i) states:

To ensure adherence with generally accepted appraisal practices, the board of directors of an
appraisal district shall develop biennially a written plan for the periodic reappraisal of all property
within the boundaries of the district according to the requirements of Section 25.18 and shall hold a
public hearing to consider the proposed plan. Not later than the 10th day before the date of the
hearing, the secretary of the board shall deliver to the presiding officer of the governing body of each
taxing unit participating in the district a written notice of the date, time , and place for the hearing.
Not later than September 15 of each even-numbered year, the board shall complete itshearings, make
any amendments, and by resolution finally approve the plan. Copies of the approved plan shall be
distributed to the presiding officer of the governing body of each taxing unit participating in the
district and to the comptroller within 60 days of the approval

date .

A copy of the proposed plan is enclosed. The public hearing will be conducted at 5:00 P.M. on

Tuesday, August 11, 2020, in the Appraisal District office at 412 S Ann St., Brackettville,
Texas . Please feel free to contact the undersigned should you have any questions. Thank you for

your consideration.
Res fully, Q
Todd LTafe, R%TA,
Chief Appraiser

Enclosure:
2021-2022 Reappraisal Plan

ALLEN H. KREIGER BLDG. 412 SOUTH ANN STREET, PO Box 1377, BRACKE TTVILLE, TX 78832-1377
Telephone: (830) 563-2323 Fax: (830)-563-9292 e-mai:l kinneycad@sbcglobal.net



Kinney County Appraisal District
2021-2022 Reappraisal Plan

INTRODUCTION

Scope of Responsibility

The Kinney County Appraisal District has prepared and published this reappraisal plan and appraisal report toprovide our
Board of Directors, citizens and taxpayers with a better understanding of the district's responsibilities and activities.
This report has several parts: a general introduction and then, several sections describing the appraisal effort by the

appraisaldistrict.

TheKinney CountyAppraisal District(CAD)isapoliticalsubdivision oftheState of Texascreated effective]January 1,1980.
The provisions of the Texas Property Tax Code govern the legal, statutory, and administrative requirements of the
appraisal district. A Board of Directors, elected by the taxing units within the boundaries of Kinney County, constitutes
the district's governing body. The chief appraiser, appointed by the Board of Directors, is the chief administrator and

chief executive officerof theappraisal district.

The appraisal district is responsible for local property tax appraisal and exemption administration for seven (7)
jurisdictions ortaxing unitsinthe county. Each taxingunit, suchas Kinney County, thecity of Brackettville, Brackett 1.S.D.,
etc., setsitsowntaxratetogeneraterevenuetopayforsuchthingsaspoliceand fireprotection, public schools, road
and street maintenance, courts, water and sewer systems, and other public services. Property appraisals and
estimated values by the appraisal district allocate the year's tax burden on the basis of each taxable property's market
value. We also determine eligibility for various types of property tax exemptions such as those for homeowners, the
elderly, disabled veterans, charitable or religious organizations-and-agricultural productivity

valuation.
The appraisal district is responsible forlocal property tax appraisal and exemption administration for all of seven (7)

jurisdictions ortaxing units in the county as follows:
Kinney County
Kinney County Road & Bridge
Brackett Independent School District
City of Brackettville
City of Spofford
Fort Clark Municipal Utility District
Kinney County Groundwater Conservation District

Except as otherwise provided by the Property Tax Code, all taxable property is appraised at its "market value" as of
January 1st. Under the tax code, "market value" means the price at which a property would transfer for cash or its

equivalent under prevailing market conditions if:
exposed forsaleinthe open market withareasonable time fortheseller.to findapurchaser;

both the seller and the buyer know of all the uses and purposes to which the property is adapted and for
whichitiscapable ofbeingused and of the enforceable restrictions onitsuse, and;

both the seller and buyer seek to maximize their gainsand neitherisinaposition to take advantage of the
exigencies of the other.
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The Property Tax Code defines special appraisal provisions for the valuation of residential homestead property (Sec.
23.23), productivity (Sec. 23.41), real property inventory (Sec. 23.12),dealer inventory (Sec. 23.121,23.124,23.1241
and23.127), nominal (Sec. 23.18) or restricted use properties (Sec. 23.83) and allocation of interstate property (Sec.
23.03). The owner of real property inventory may elect to have the inventory appraised at its market value as of
September 1stof the year proceeding the tax year to which the appraisal applies by filing an application with the chief

appraiser requesting thatthe inventory be appraised as of September 1st.

The Texas Property Tax Code, under Sec. 25.18, requires each appraisal office to implement a plan to update
appraised values for real property atleast once every three (3) years. The district's current policy is toconduct a
general reappraisal of taxable property every year. Appraised values are reviewed annually and are subject to
change. Business personal properties and utility properties are appraised every year.

The appraised value of real estate is calculated using specific information about each property. Using computer-
assisted mass appraisal programs, and recognized appraisal methods and techniques, we compare thatinformation
with the data for similar properties, and with recent cost and market data. The district follows the standards of the

International Association of Assessing Officers (IMO) regarding its appraisal practices and procedures, and
subscribes to the standards promulgated by the Appraisal Foundation known as the Uniform Standards of

Professional Appraisal Practice (USPAP) to theextent they are applicable.

Personnel Resources

The Chief Appraiser is responsible for overall planning, organizing, staffing, coordinating, and controlling of district
operations. The Chief Appraiser's functionistoplan, organize, directand control the business support functions
related to human resources, budget, finance, records management, purchasing, fixed assets, facilities and postal
services. Theappraisaldepartmentisresponsible forthe valuation ofallrealandpersonal property accounts. The
property types appraised include commercial, residential, business personal, utilities, and industrial. The district's
appraisers are subject to the provisions of the Property Taxation Professional Certification Actand mustbeduly
registered withthe Texas Department ofLicensingandRegulation. Supportfunctionsincluding records
maintenance, information and assistance to property owners, and hearings are coordinated by personnel insupport

services.

The appraisal district staff consists of 4 employees with the following classifications:

1- Official/Administrator (executive level administration) in the case of Kinney County Appraisal District, the
Chief Appraiseris the Official Administrator. RTA&RPALEVEL IV

* 1-Administrative Support RTA&RPALEVELIV

*  2-Administrative Support
Allpersonnel are registered with the Texas Department of Licensing & Regulation, current with all licensing
and courserequirements.

Data

The district is responsible for establishing and maintaining approximately 11,513 real and personal property accounts covering 1,393 square miles
within Kinney County. This data includes property characteristics, ownership, and exemption information. Property characteristicdata on new
constructionis updatedthrough an annualfieldeffort; existing property data is maintained through a field review. Sales are routinely validated during
a separate field effort; however, numerous sales are validated as part of the new construction and field inspections. General trends in
employment, interest rates, new construction trends, costand market data are acquired through various sources, including internally generated

questionnaires to buyer and sellers.

The district has GIS mapping system in conjunction with the software provided by True Automation. The district's
. website makes information available including information on the appraisal process, property characteristics, certified values and protest and appeal
procedures. There are district forms, exemption applications and businesspersonal property rendition forms also available on the website.



Information Systems

The Chief Appraiser manages and maintains the district's data processing capability. The user base is networked through
the mainframe using Windows NT Server. True Automation provides software services for appraisal and collections

applications.

INDEPENDENT PERFORMANCE TEST

According to Chapter 5 of the TPTC and Section 403.302 of the Texas Government Code, the State Comptroller's Property
TaxDivision (PTO) conducts abi-annual property value study (PVS) ofeach Texas school districtandeach appraisal district. As
part of this bi-annual study, the code requires the Comptroller to: use sales and recognized auditingand sampling
techniques; review each appraisal district's appraisal methods, standards and procedures to determine whether the district
used recognized standards and practices (MSP review); test the validity of school district taxable values in each appraisal
district and presume the appraisal roll values are correct when values are valid; and, determine the level and uniformity of
property tax appraisal in each appraisal district. The methodology usedinthe property valuestudyincludes stratifiedsamplesto
improve samplerepresentativenessandtechniquesor procedures ofmeasuring uniformity. This study utilizes statistical
analyses ofsold properties (sale ratio studies) and appraisals of unsold properties (appraisal ratio studies) as a basis for
assessment ratio reporting. For appraisal districts, the reported measuresinclude median level ofappraisal, coefficient of
dispersion (COD), the percentage of properties within 10% of the median, the percentage of properties within 25% of the
median, and price-related differential (PRO)forproperties overallandby state category.

There is one (1) independent school district in Kinney CAD for which appraisal rolls are annually developed. The
preliminary results of this study are released February 1in the year following the year of appraisement. The final results of
this study are certified to the Education Commissioner ofthe Texas Education Agency (TEA) the following July ofeach year.
This outside (third party) ratio study provides additional assistance to the CAD in determining areas of market activity or

changing marketconditions.

APPRAISAL ACTIVITIES

INTRODUCTION Appraisal Responsibilities

The chief appraiser is responsible for collecting and maintaining property characteristic data for classification,
raluation, and other purposes. Accurate valuation of real and personal property by any method requires a
somprehensive physical description of personal property, andland and building characteristics. The chiefappraiser is
esponsible foradministering, planning and coordinating all activities involving data collection and maintenance of all
sommercial, residential and personal property types located within the boundaries of Kinney County and the
urisdictions of this appraisal district. The data collection effort involves the field inspection of real and personal
yroperty accounts, as well as data entry ofall data collected into the existing information system. The goalis to
»eriodically field inspect residential, commercial, and personal properties in the district every three years. Residential
yroperties withimprovements less than 25 yearsinage are scheduled to be fieldinspected every third year.

Appraisal Resources
* Personnel- The appraisal activities are conducted by all staffmembers

Data-datausedbythechiefappraiserincludes the existing property characteristicinformation containedin PACS (Computer
AssistedMass Appraisal System) from the district's computer system. The datais printed on a property appraisal information card.
Other data used includes maps, sales data, building permits, photos and actual cost and market information. Sources of
information are gathered using excellent reciprocal relationships with other participants in the real estate market place. The district
cultivates sources and gathers information from both buyers and sellers participating in the real estate market.






Appraisal Frequency and Method Summary

Residential Property - Residential property is physically reappraised every three years noting condition of the
improvement and looking for changes that might have occurred to the property since the last on-site check. Insome
subdivisions where change of condition is frequent, homes are examined annually. Exterior photos aretakenevery
three years. Every subdivision is statistically analyzed annually to ensure that sales that have occurred in the
subdivision during the past 12 months are within a+-3% range of appraised value. Ifthe sales do not indicate that
range, adjustments are made to the subdivision using a process outlined in detail in the Residential Appraisal
sectionofthis plan.

Commercial Property - Commercial and industrial real estate is observed annually to verify class and condition.
Photos are taken of the improvements every other year. Real estate accounts are analyzed against sales of similar
properties in Kinney CAD as well as similar communities in West Texas that have similar economies. Theincome
approach to value is also utilized to appraise larger valued commercial properties such asapartmentcomplexes,
office buildings, restaurants, motels, and othertypesof property thattypically sellbased onnet operatingincome.

Business Personal Property- Business personal property is appraised annually. A rendition is mailed for new
businesses to complete. Businesses are categorized using SIC codes. Rendition laws provide additional

information on which to base values of all BPP accounts.
Utilities - Utility properties are appraised annually by Thos. Y. Pickett & Company, Inc.

Data Collection

Data collection of real property involves maintaining data characteristics of the property on CAMA (Computer Assisted Mass
Appraisal). The information contained in CAMA includes site characteristics, such as land size and topography, and
improvement data, such as square foot of living area, year built, quality of construction, and condition. The Chief Appraiser
uses a property classification system that establishes uniform procedures for the correct listing of real property. All
properties are coded according to this classification system. The approaches to value are structured and calibrated based
on this coding system and property description and characteristics. The type of information contained in the BPP file
includes personal property such as business inventory, furniture and fixtures, machinery andequipment, with details such
as cost and location. The Chief Appraiser conducting on-site inspections uses the PTO Field Appraisers Guide personal

property classification system to correctly code all personal property that is taxable.

Sources of Data

The sources of data collection are through property inspection, new construction field effort, data review/relist field effort,
Jatamailer questionnaires, hearings, sales validation field effort, commercial sales verification andfield effort, newspapers
and publications, and property owner correspondence by mail or via the Internet. A principal source of data comes from
ouilding permits received from taxing jurisdictions thatrequire property owners to take outabuilding permit. Permit lists are
received and matched manually with the property's tax account number for data entry. Area and regional real estate
orokers and managers are also sources of market and property information. Data surveys of property owners requesting
market information and property description information is also valuable data. Soil surveys and agricultural surveys of

farming and ranching property owners andindustry professionals are helpful for

productivity value calibration. Improvement cost information is gathered from local building contractors and Marshall and

Swift Valuation Service.

Data review of entire neighborhoods is generally a good source for data collection. The Chief Appraiser inspects
entire neighborhoods to review the accuracy of data and identify properties that have to be relisted. The sales
validation effort in real property pertains to the collection of market data for properties that have sold. In residential, the
sales validation effort involves on-site inspection by the Chief Appraiser to verify the accuracy of the property

characteristics and confirmation ofthe sales price.

Property owners are one of the best sources foridentifying incorrect data that generates afield check. Frequently, the
property owner provides reliable data to allow correction of records. As the district plans to have information available
on the Internet in 2010. bropertv owners will have the ooportunitv to review information on their nronertv and forward



corrections via e-mail. For the property owner without access to the Internet, letters are sometimes submitted
notifying the district of inaccurate data. Properties identified in this manner are added to a work file and inspected at
the earliest opportunity. Accuracy and validity in property descriptions and characteristics data is the highestgoaland
is stressed throughout the appraisal process from year to year. Appraisal opinion quality and validity relies on data

accuracy asits foundation.

Data Maintenance
Each appraiser is assigned a specific area in the district to conduct field appraisals. Each appraiser records
information using afield sheet thatholds all data dealing with the property and allows for the entry of corrections

and additions thatthe appraiser may findin their field inspection.

Each appraiser is responsible for the data entry of her fieldwork into the computer file. This responsibility includes not
only data entry, but also quality assurance. All data collected in the field is input by each appraiser. Data updates and
file modification for property descriptions and input accuracy is conducted as the responsibility of the chief

appraiser.
INDIVIDUAL VALUE REVIEW PROCEDURES

Field Review

The date oflastinspection is listed on the GAMA record or property card. Ifa property owner or jurisdiction disputes the
district's records concerning this data during a hearing, via a telephone call or other correspondence received, the
record may be corrected based on the evidence provided or an on-site inspection may be conducted. Typically, afield
inspection is requested to verify this information for the current year's valuation or for the next year's valuation. Every
year afield review of real property located in certain areas or neighborhoods in the jurisdiction is done during the data
review/re-list field effort. A field review is performed on all personal property accounts, with available situs, each year.

Office Review

Office reviews are completed on properties where update information has been received from the owner of the
property and is considered accurate and correct. Data mailers, sentin masse, or at the request of the property owner,
frequently verify some property characteristics or current condition of the property. When the property datais verified in
this manner, and considered accurate and correct, field inspections may not be required. Personal property

rendition forms are mailed in January of each year to assistin the annual review of the property.

PERFORMANCE TEST

The Chief Appraiser is responsible for conducting ratio studies and comparative analysis. The sale ratio and
comparative analysis of sale property to appraised property forms the basis for determining the level of appraisal and
market influences and factors for the neighborhood. Thisinformation is the basis for updating property valuation for the
entire area of property to be evaluated. The Chief Appraiser, in many cases, may conduct field inspections to insure
the accuracy of the property descriptions at the time of sale for this study. This inspection is to insure that the ratios
produced are accurate forthe property sold and that appraised values utilized in the study are based on accurate
property data characteristics observed at the time ofsale. Also, property inspections are performed to discover if
property characteristicshad changed as of the sale date or subsequent to the sale date. Sale ratios should be based on
the value of the property as of the date of sale not after a subsequent or substantial change was made to the property
after the negotiation and agreement in price was concluded. Properly performed ratio studies are a good reflection of

the level of appraisal for the district.
RESIDENTIAL VALUATION PROCESS
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INTRODUCTION

Scope of Responsibility

The Chief Appraiser is responsible for estimating equal and uniform market values for residential improved and vacant
property. There are approximately 1,789residentialimproved single and multiple family parcels and 5,241 vacant lot

properties in Kinney County.

Appraisal Resources
*  Personnel-Theresidential appraisal staff consists of the chiefappraiser and deputy chiefappraiserandan
Appraiser.

Todd Tate, RTA, RPA, Residential, Agricultural, Commercial, Personal Property, Utilities, Rural,
Appraisal Supervisor

Gene C. Slate, RTA/RPA, Residential, Commercial, Collections

Steve DeGeorge, Residential, Commercial, Personal Property, Rural

Gracie Mata, Residential, Collections

+ Data+Anindividualized set of data characteristics for each residential dwelling and multiple family units in
thisdistrictarecollectedinthe fieldand dataentered tothe computer. The property characteristicdatadrives
. the application of computer-assisted mass appraisal (CAMA) under the Cost, Market, and Income

Approaches to property valuation.
VALUATION APPROACH

Land Analysis

Residential land valuation analysis is conducted prior to neighborhood sales analysis. The value of f8e land
component to the property is estimated based on available market sales for comparable and competing land under
similar usage. A comparison and analysis of comparable land sales is conducted based on a comparison of land
characteristics found to influence the market price of land located in the neighborhood. A computerized land table
file stores the land information required to consistently value individual parcels within neighborhoods given known
land characteristics. Specific land influences are considered, where necessary, and depending on neighborhood and
individual lot or tract characteristics, to adjust parcels outside the neighborhood norm for such factors as access,
view, shape, size, and topography. The Chief Appraiser uses abstraction and allocation methods to insure that
estimated land values best reflect the contributory market value ofthe land to the overall property value.

Area Analysis

Data on regional economic forces such as demographic patterns, regional locational factors, employment andincome
patterns, general trends in real property prices and rents, interest rate trends, availability of vacantland, and
construction trends and costs may be collected from private vendors and public sources and provide the Chief
Appraiser acurrenteconomic outlook on the real estate market. Information is gleaned from real estate publications
and sources such as continuing education in the form of IAAO and BTPE classes.



Neighborhood and Market Analysis

Neighborhood analysis involves the examination of how physical, economic, governmental and social forces and
other influences affect property values. The effects of these forces are also used to identify, classify, and stratify
comparable properties into smaller, manageable subsets of the universe of properties known as neighborhoods.
Residential valuation and neighborhood analysis is conducted on various market areas within the Brackett
Independent School District (ISO). Analysis ofcomparable marketsales forms the basis of estimating market activity
and the level of supply and demand affecting market prices for any given market area, neighborhood or district.
Market sales indicate the effects of these market forces and are interpreted by the Chief Appraiser into anindication
of market price ranges andindications of property component change considering agiven time period relative to the
date ofappraisal. Costand Market Approaches to estimate value are the basic techniques utilized tointerpret these
sales. Formultiple family properties the Income Approach to value is also utilized to estimate an opinion of value for

investment level residential property.

The firststepin neighborhood analysis is the identification of a group of properties that share certain common traits.
A "neighborhood" for analysis purposes is defined as the largest geographic grouping of properties where the
property's physical, economic, governmental and social forces are generally similar and uniform. Geographic
stratification accommodates the local supply and demand factors that vary across a jurisdiction. Once a neighborhood
with similar characteristics has been identified, the next step is to define its boundaries. This process is known as
"delineation". Some factors used in neighborhood delineation include location, sales price range, lot size, age of
dwelling, quality ofconstruction andcondition ofdwellings, square footage oflivingarea, andstory height. Delineation
can involve the physical drawing of neighborhood boundary lines on a map, butit can also involve statistical
separation or stratification based on attribute analysis. Part of neighborhood analysis is the consideration of
discernible patterns of growth that influence a neighborhood's individual market. Few neighborhoods are fixed in
character. Each neighborhood may be characterized as being in a stage of growth, stability or decline. The growth
period is atime of development and construction. As new neighborhoods ina community are developed, they
compete with existing neighborhoods. An added supply of new homes tends to induce population shift from older
homes to newer homes. In the period of stability, or equilibrium, the forces of supply and demand are about equal.
Generally, in the stage of equilibrium, older neighborhoods can be more desirable due to their stability of residential
character and proximity to the workplace and other community facilities. The period of decline reflects diminishing
demand or desirability. During decline, general property use may change from residential to a mix of residential and
commercial uses. Declining neighborhoods may also experience renewal, reorganization, rebuilding, orrestoration,

which promotes increased demand and economic desirability.

Neighborhood identification and delineation is the cornerstone of the residential valuation system at the district. Al
the residential analysis work done in association with the residential valuation process is neighborhood specific.
Neighborhoods are field inspected and delineated based on observable aspects of homogeneity. Neighborhood
delineation is periodically reviewed to determine if further neighborhood delineation is warranted. Whereas-
neighborhoods involve similar properties in the same location, a neighborhood group is simply defined as similar
neighborhoods in similar locations. Each residential neighborhood is assigned to a neighborhood group based on
observable aspects of homogeneity between neighborhoods. Neighborhood grouping is highly beneficial in cost-
derived areas of limited orno sales, or use in direct sales comparison analysis. Neighborhood groups, orclustered
neighborhoods, increase the available market data by linking comparable properties outside a given neighborhood.
Sales ratio analysis, discussed below, is performed on a neighborhood basis, and in soft sale areas on a

neighborhood group basis.
Highest and Best Use Analysis

) The highest and best use of property is the reasonable and probable use that supports the highest present value as
of the date of the appraisal. The highest and best use must be physically possible, legal, financially feasible, and
productive toits maximum. The highest and best use of residential property is normally its current use. Thisisduein
part to the fact that residential development, in many areas, through use of deed restrictions and zoning, precludes



other land uses. Residential valuation undertakes reassessment of highest and best use in transition areas and areas
of mixed residential and commercial use. In transition areas with ongoing gentrification, the Chief Appraiser reviews
the existing residential property use and makes a determination regarding highest and best use. Once the conclusion
ismade that the highest and best use remains residential, further highest and best use analysis is done todecide the
type of residential use on aneighborhood basis. As an example, it may be determined in a transition area thatolder,
non-remodeled homes are economic mis improvements, and the highest and best use of such property is the
construction of new dwellings. In areas of mixed residential and commercial use, the Chief Appraiser reviews
properties in these areas on a periodic basis to determine ifchanges in the real estate market require reassessment

of the highest and best use of a select population of properties.
VALUATION AND STATISTICAL ANALYSIS (Model Calibration)

Cost Schedules

Allresidential parcelsinthedistrictare valued withareplacement costestimated fromidentical costschedules based
ontheimprovement classification system using acomparative unitmethod. The district's residential costschedules
are estimated from Marshall and Swift, a nationally recognized cost estimator service. These cost estimates are
compared with sales ofnewimprovements andevaluated fromyeartoyearandindexedtoreflect thelocalresidential
building and labor market. Costs may also be indexed for neighborhood factors and influences that affect the total
replacement cost of the improvements in a smaller market area based on evidence taken from a sample of market
sales. The cost schedules are reviewed regularly as a result of recent state legislation requiring that the appraisal
district cost schedules be within arange of plus orminus 10% from nationally recognized costschedules.

Areview of the residential cost schedule is performed annually. As part of this review and evaluation process of the
estimated replacement cost, newly constructed sold properties representing various levels of quality of construction
indistrictareconsidered. The property datacharacteristics ofthese properties are verified and photographsare taken
ofthe samples. CAD replacement costs are compared against Marshall & Swift, a nationally recognized cost
estimator, and the indicated replacement cost abstracted from these market sales of comparably improved structures.
The results of this comparison are analyzed using statistical measures, including stratification by quality and reviewing
ofestimated building costs plus land to sales prices. As aresult of this analysis, anew regional multiplier oreconomic
index factor and indications of neighborhood economic factors are developed for use in the district's cost process.
This new economic index is estimated and used to adjust the district's cost schedule to be in compliance with local

building costs as reflected by the local market.

Sales Information

A sales file for the storage of "snapshot" sales data at the time of sale is maintained for real property. Residential

vacant land sales, along with commercial improved and vacant land sales are maintained in a sales information
system. Residential improved and vacant sales are collected from a variety of sources, including: district
questionnairessenttobuyerandseller, fielddiscovery, protesthearings, various sale vendors, builders, andrealtors.
A system of type, source, validity and verification codes has been established to define salient facts related to a
property's purchase ortransfer and to help determine relevant market sale prices. The effect oftime asaninfluence
on price was considered by paired comparison and applied in the ratio study to the sales as indicated within each
neighborhood area. Neighborhood sales reports are generated as an analysis tool for the Chief Appraiser in the
development and estimation of market price ranges and property component value estimates. Abstraction and
allocation of property components based on sales of similar property is animportant analysis tool to interpret market
sales under the costand market approaches to value. These analysis tools help determine and estimate theeffects
ofchange, withregard to price, asindicated by sale prices for similar property within the current market.

) Monthly time adjustments are estimated based on comparative analysis using paired comparison of sold property.
Sales of the same property were considered and analyzed for any indication of price change attributed toa time
change orinfluence. Property characteristics, financing, and conditions of sale were compared foreach property sold

in the pairing of property to isolate only the time factor as an influence on price.



Statistical Analysis

The Chief Appraiser performs statistical analysis annually to evaluate whether estimated values are equitable and
consistent with the market. Ratio studies are conducted on each of the residential valuation neighborhoods in the
districttojudge thetwoprimary aspects ofmass appraisal accuracy--leveland uniformity of value. Appraisalstatistics
of central tendency generated from sales ratios are evaluated and analyzed for each neighborhood. The level of
appraised values is determined by the weighted mean ratio for sales of individual properties within a neighborhood,
and a comparison of neighborhood weighted means reflect the general level of appraised value between comparable

neighborhoods.

The Chief Appraiser, through the salesratio analysis process, reviews every neighborhood annually. Thefirstphase
involves neighborhood ratio studies that compare the recent sales prices of neighborhood properties to the appraised
values of these sold properties. This set of ratio studies affords the appraiser an excellent means of judging the
present level of appraised value and uniformity of the sales. The Chief Appraiser, based on the sales ratio statistics
and designated parameters for valuation update, makes a preliminary decision as to whether the value level in a
neighborhood needs to be updated orwhether the level of market value inaneighborhood is atan acceptable level.

Market and Cost Reconciliation and Valuation

Neighborhood analysis of market sales to achieve an acceptable sale ratio or level of appraisal is also the
reconciliation ofthe marketand costapproaches to valuation. Market factors are developed from appraisal statistics
provided from market analyses and ratio studies and are used to ensure that estimated values are consistent with
the market and to reconcile costindicators. The district's primary approach to the valuation of residential properties
usesahybrid cost-sales comparison approach. This type of approach accounts forneighborhood marketinfluences

notparticularly specified inapurely cost model.
Thefollowing equation denotes the hybrid model used:

MV =LV +(RCN-AD)

Whereas, in accordance with the cost approach, the estimated market value (MV) of the property equals the land
value (LV) plus the replacement cost new of property improvements (RCN) less accrued depreciation (AD). As the
cost approach separately estimates both land and building contributory values and uses depreciated replacement
costs, whichreflectonly the supply side ofthe market, itis expected that adjustments to the cost values may be
needed to bring the level of appraisal to an acceptable standard as indicated by market sales. Thus, demand side
economic factors and influences may be observed and considered. These market, orlocation adjustments, may be
abstractedandapplied uniformly within neighborhoods to account forlocational variances between marketareas or
across ajurisdiction. Whereas, in accordance with the Market Approach, the estimated market value (MV) of the
property equals the basic unit of property, under comparison, times the market price range per unit forsales of
comparable property. For residential property, the unit of comparison is typically the price per square footof living
areaor the price indicated for the improvement contribution. This analysis forthe hybrid modelis based onboth the
costandmarketapproaches asacorrelation ofindications of property valuation. Asignificantunknown forthese two
indications of value is determined to be the rate of change for the improvement contribution to total property value.
The measure of change for this property component can best be reflected and based in the annualized accrued
depreciation rate. This costrelated factor is most appropriately measured by sales of similar property. The market
approach, when improvements are abstracted from the sale price, indicates the depreciated value of the improvement
component, in effect, measuring changes in accrued depreciation, a cost factor. The level of improvement
contribution to the property is measured by abstraction of comparable market sales, which is the property sale price
less land value. The primary unknown forthe costapproach is toaccurately measure accrued depreciation affecting
the amount ofloss attributed to the improvements as age increases and condition changes. This evaluation of cost
results in the depreciated value of the improvement component based on age and condition. The evaluation of this
marketand costinformation is the basis of reconciliation andindication of property valuation underthis hybridmodel.



When the appraiser reviews a neighborhood, the appraiser reviews and evaluates a ratio study that compares recent
sales prices of properties, appropriately adjusted for the effects of time, within a delineated neighborhood, with the
value ofthe properties' based on the estimated depreciated replacement cost ofimprovements pluslandvalue. The
calculated ratio derived from the sum of the sold properties' estimated value divided by the sum of the time adjusted
sales prices indicates the neighborhood level of appraisal based on sold properties. This ratio is compared to the
acceptable appraisal ratio, 96% to 100%, to determine the level of appraisal for each neighborhood. If the level of
appraisal for the neighborhood is outside the acceptable range of ratios, adjustments to the neighborhood are made.

Ifreappraisal of the neighborhood is indicated, she analyzes available market sales, appropriately adjusted for the
apparent effects of time, by market abstraction of property components. This abstraction of property components
allows the appraiser to focus on the rate of change for the improvement contribution to the property by providing a
basis forcalculating accrued depreciation attributed to theimprovement component. Thisimpactonvalueisusually
the mostsignificant factor affecting property value and the mostimportant unknown to determine by market analysis.
Abstraction ofthe improvement component from the adjusted sale price foraproperty indicates the effect of overall
market suggestedinfluences and factors on the price ofimprovements that were a partofthis property, recently sold.
Comparing this indicated price or value allocation for the improvement with the estimated replacement costnew of
theimprovement indicates any loss in value due to accrued forms of physical, functional, oreconomic obsolescence.
Thisis amarket driven measure of accrued depreciation and results inatrue and relevant measure ofimprovement
marketability, particularly when based on multiple sales thatindicate the trending of this rate of change overcertain
classes ofimprovements within certain neighborhood.s Based on this market analysis, he estimates the annual rate
of depreciation for given improvement descriptions considering age and observed condition. Once estimated, he
recalculates the improvement value of all property within the sale sample to consider and review the effects on the
neighborhood sale ratio. Afteran acceptable level of appraisal is achieved within the sale sample, the entire
neighborhood of property is recalculated utilizing the indicated depreciation rates taken from market sales. This
depreciation factor is the basis for trending all improvement values and when combined with any other site
improvements andland value, brings the estimated property value through the costapproach closerto actualmarket
prices as evidenced by recent sale prices available within a given neighborhood. Therefore, based on analysis of
recent sales located within a given neighborhood, estimated property values will reflect the market influences and
conditions only for the specified neighborhood, thus producing more representative and supportable values. The
estimated property values calculated foreach update neighborhood are based on market indicated factors applied
uniformly to all properties within aneighborhood. Finally, with all the market-trend factors applied, a final ratio study
is generated that compares recent sale prices with the proposed appraised values for these sold properties. From
this set of ratio studies, the appraiser judges the appraisal level and uniformity in both update and non-update
neighborhoods and verifies appraised values against overall trends as exhibited by the local market, andfinally, for
the school district asawhole.

TREATMENT OF RESIDENCE HOMESTEADS

Beginningin 1998, the State of Texas implemented aconstitutional classification scheme concerning the appraisal
ofresidential property thatreceives aresidence homestead exemption. Under thatlaw, beginninginthe second year
a property receives ahomestead exemption, increases in the assessed value of that property are "capped.” The value
fortaxpurposes (assessed value) ofaqualified residence homestead willbe the LESSER of:

« themarket value; or

+  the preceding year's appraised value;
PLUS 10 percent for each year since the property was re-appraised;
PLUS the value ofanyimprovements added since the lastre-appraisal.

- Assessed values of capped properties must be recomputed annually. If a capped property sells, the cap automatically
expires as of January 1stof the year following sale of the property and the property is appraised atits market value.



An analogous provision applies to new homes. While a developer owns them, unoccupied residences may be partially
complete and appraised as part of an inventory. This valuation is estimated using the district's land value and the
percentage of completion for the improvement contribution that usually is similar to the developer's construction costs
asabasis of completion on the valuation date. However, in the year following changes in completion, occupancy, or

sale, they are appraised atmarket value.
INDIVIDUAL VALUE REVIEW PROCEDURES

Field Review
The appraiser identifies individual properties in critical need of field review through sales ratio analysis. Sold properties
are field reviewed onamonthly and periodic basis to check foraccuracy of data characteristics.

Asthedistrict's parcelcounthasincreased through new home construction, and the homes constructed inthe boom
years of the late ?O's and early SO's experience remodeling, the appraiser is required to perform the field activity
associated with transitioning and high demand neighborhood.sincreased sales activity has also resulted ina more
substantial field effort on the part of the appraiser to review and resolve sales outliers. Additionally, the appraiser
frequently field reviews subjective dataitems such as quality of construction, condition, and physical, functional and
economic obsolescence, factors contributing significantly to the market value of the property. After preliminary
estimates of value have been determined in targeted areas, he takes valuation documents to the field to test the
computer-assistedvalues againsthisownappraisal judgment. During thisreview, he is able to physically inspect both

sold properties and unsold properties for comparability and consistency of values.

Office Review

Once field review is completed, the appraiser conducts a routine valuation review of all properties as outlined in the
discussion ofratio studies and market analysis. Valuation reports comparing previous values against proposed and
final values are generated for allresidentialimproved and vacant properties. The percentage of value difference are
noted for each property within a delineated neighborhood allowing him to identify, research and resolve value
anomalies before final appraised values are released. Previous values resulting from a hearing protest are individually
reviewed todetermineifthe value remains appropriate forthe current year.

Once the appraiser is satisfied with the level and uniformity of value for each neighborhood within the CAD, the
estimates of value gotonoticing.
PERFORMANCE TESTS

Sales Ratio Studies

Theprimary analytical toolusedby theappraisers tomeasure andimprove performance isthe ratio study. Thedistrict
ensures that the appraised values that it produces meet the standards of accuracy in several ways. Overall sales
ratios are generated foreach neighborhood to allow the chief appraiser toreview general market trends andprovide
an indication of market appreciation over a specified period of time. The PC-based ratio studies are designed to
emulate thefindings of the state comptroller's annual property value study forcategory A property.

Management Review Process

Once the proposed value estimates are finalized, the chief appraiser reviews the sales ratios by neighborhood and
determines pertinent valuation data, such as weighted sales ratio and pricing trends. This review includes comparison
of level of value between related neighborhoods within and across jurisdiction lines. The primary objective of this
review is to ensure that the proposed values have met preset appraisal guidelines appropriate for the tax year in

question.



COMMERCIAL AND INDUSTRIAL PROPERTY VALUATION PROCESS

INTRODUCTION

Appraisal Responsibility

This mass appraisal assignment includes all of the commercially described real property which falls within the
responsibility of the commercial valuation appraisers of the Kinney County Appraisal District and located within the
boundaries of this taxing jurisdiction. Commercial appraisers appraise the fee simple interest of properties according
to statute and court decisions However, the effect of easements, restrictions, encumbrances, leases, contracts or
special assessments are considered on an individual basis, as is the appraisement of any non-exempt taxable
fractional interests in real property (i.e. certain multi-family housing projects). Fractional interests or partial holdings
of real property are appraised in fee simple for the whole property and divided programmatically based on their

prorated interests.

Appraisal Resources
Personnel- The commercial appraisal staff consists ofthe chiefappraiserand deputy chiefappraiser.
Todd Tate, RTA, RPA, Residential, Agricultural, Commercial, Personal Property, Utilities, Rural,
Appraisal Supervisor

Gene C. Slate, RTA/RPA, Residential, Commercial, Personal Property
Steve DeGeorge, Residential, Commercial, Personal Property, Rural

Gracie Mata, Residential, Commercial, Rural

Data - The data used by the chief appraiser includes verified sales of vacant land and improved properties
andthe pertinent data obtained fromeach (sales price levels, capitalization rates, income multipliers, equity
dividend rates, marketing period, etc.). Other data includes actual income and expense data (typically
obtained through the hearings process), actual contract rental data, leasing information (commissions, tenant
finish, length of terms, etc.), and actual construction cost data. In addition to the actual data obtained from
specific properties, market data publications are also reviewed to provide additional support for market trends.
Due tothe limited numberofcommercial properties, allthe commercial properties are reviewed every year.

PRELIMINARY ANALYSIS

Market Study

Market studies are utilized to test new or existing procedures orvaluation modifications inalimited sample
of properties located in the district and are also considered and become the basis of updating whenever
substantial changes in valuation are made. These studies target certain types of improved property to
evaluate current market prices for rents and for sales of commercial and industrial real property. These
comparable sale studies and ratio studies reveal whether the valuation system is producing accurate and
reliable value estimates or whether procedural and economic modifications are required. The appraisers
implement this methodology when developing cost approach, market approach, and income approach

models.
Kinney CAD coordinatesitsdiscovery and valuation activities with adjoining appraisal districts. Numerous field trips,
interviews and data exchanges with adjacent appraisal districts have been conducted to ensure compliance with state
statutes. In addition, Kinney CAD interacts with other assessment officials through membership in professional trade
organizations including the International Association of Assessing Officers, Texas Association of Appraisal Districts
(TAAD)andthe Texas Association of Assessing Officers (TAAO). District staff strives tomaintain appraisalskills and
professionalism by continuing education inthe form of courses that are offered by several professional associations
such as International Association of Assessing Officers (IAAQ), Texas Association of Assessing Officers (TAAQ), and
Texas Association of Appraisal Districts (TAAD).The staff's licenses are aoverned bv the Texas Department of



VALUATION APPROACH

Land Value

Commercial landis analyzed annually to compare appraised values with recent sales of land in the market area. If
appraised values differ from sales prices being paid, adjustments are made to all land in that region. Generally,
commercial property is appraised on a price per square footbasis. Factors are placed onindividual properties based
on corner influence, depth of site, shape of site, easements across site, and other factors that may influence value.

“"Theland is valued as though vacant at the highest and best use.

Area Analysis

Area data on regional economic forces such as demographic patterns, regional locational factors, employment and
income patterns, general trends inreal property prices andrents, interestrate trends, availability of vacantland, and
construction trendsand costs are collected from private vendors and public sources.

Neighborhood Analysis

The neighborhood and market areas are comprised of the land area and commercially classed properties located
within the boundaries of this appraisal jurisdiction. These areas consist of a wide variety of property typesincluding
multiple-family residential, commercial andindustrial. Neighborhood and area analysis involves the examination of
how physical, economic, governmental and social forces and other influences may affect property values within
subgroups of property locations. The effects of these forces are also used to identify, classify, and organize
comparable properties into smaller, manageable subsets ofthe universe of properties known as neighborhoods. In
the mass appraisal of commercial and industrial properties these subsets of a universe of properties are generally

referred to as market areas, neighborhoods, oreconomic areas.

Economic areas are defined by each of the improved property use types (apartment, office, retail, warehouse and
specialuse) based upon ananalysis of similareconomic or market forces. These include but are notlimited to
similarities of rental rates, classification of projects (known as building class by area commercial market experts),
dateofconstruction, overallmarketactivity orotherpertinentinfluences. Economic areaidentificationanddelineation
by each major property use type is the benchmark of the commercial valuation system. Allincome model valuation
(income approach to value estimates) is economic area specific. Economic areas are periodically reviewed to
determine ifdelineation is required. The geographic boundaries as well asincome, occupancy and expense levels
and capitalization rates by age withineach economic area forallcommercial use types andits correspondingincome

model have been estimated forthese properties.

Highest and Best Use Analysis

Thehighestand bestuseis the mostreasonable and probable use thatgenerates the highest nettoland andpresent
value ofthe real estate as ofthe date of valuation . The highest and best use of any given property must be physically
possible, legally permissible, financially feasible, and maximally productive. Forimproved properties, highestand best
useisevaluated asimproved andasifthe site were stillvacant. This perspective assists in determining iftheexisting



improvements have a transitional use, interim use, nonconforming use, multiple uses, speculative use, is excess land,
or a different optimum use if the site were vacant. For vacant tracts of land within this jurisdiction, the highest and
best use is considered speculative based on the surrounding land uses. Improved properties reflect a wide variety of
highest and best uses which include, but are not limited to: office, retail, apartment, warehouse, light industrial, special
purpose, orinterim uses. In many instances, the property's current use is the same as its highest and best use. This
analysisinsures thatanaccurate estimate ofmarket value (sometimes referred toas value inexchange) isderived.

On the other hand, value in use represents the value of a property to a specific user for a specific purpose. This
perspective for value may be significantly different than market value, which approximates market price under the
following assumptions: (i) no coercion of undue influence over the buyerorsellerin an attempt to force the purchase
orsale, (i) well-informed buyersandsellers actingintheirown bestinterests, (iii) areasonable time forthe transaction

to take place, and (iv) payment in cash orits equivalent.

Market Analysis

Amarket analysis relates directly to examining market forces affecting supply and demand. This study involves the
relationships between social, economic, environmental, governmental, and site conditions. Current market activity
including sales of commercial properties, new construction, new leases, lease rates, absorption rates, vacancies,
allowable expenses (inclusive of replacement reserves), expense ratio trends, capitalization rate studies are analyzed
todetermine marketrangesinprice, operating costs andinvestment returnexpectations.

DATA COLLECTION / VALIDATION

Data Collection Manuals

Data collection and documentation for Commercial/Industrial property is continually updated, providing a uniform
system of itemizing the multitude of components comprising improved properties. All properties located in Kinney
CAD's inventory are coded according to a specific classification system and the approaches to value are structured

and calibrated based on this coding system.

Annually, afterthe sales of property have been researched, verified, keyedinto the database, and quality control has
been completed, the sales data is summarized and produced into list form. The confirmed sales reports, known as
the Commercial Improved and VacantLand sales listings categorize the sales by property and use type, andsort the
data by location and chronological order. Many ofthese sales are available to the public for use during protest

hearings, and are also used by the chief appraiser during the hearings process.

Sources of Data

In terms of commercial sales data, Kinney CAD researches the deeds recorded in Kinney County that convey
commercially classed properties. These deeds involving a change in commercial ownership are entered into the sales
information system andresearched in an attempt to obtain the pertinent sale information. Other sources of sale data
include the protest hearings process andlocal, regional and national real estate andfinancial publications.

Forthosepropertiesinvolvedinatransferofcommercial ownership, asalefileis produced which begins theresearch
and verification process. The initial stepin sales verification involves a computer-generated questionnaire, which is
mailed to purchaser ofthe transaction. Ifaquestionnaire is answered and returned, the documented responses are
recorded into the computerized sales database system. If no information is provided, verification of many transactions
is then attempted via phone calls to parties thought to be knowledgeable of the specifics of the sale. Other sources
contacted are the brokers involved in the sale, property managers orcommercial vendors. In otherinstances, sales
verification is obtained from local fee appraisers or others that may have the desired information. Finally, closing
statements are often provided during the hearings process. The actual closing statement is the most reliable and

preferred method of sales verification.

VALUATION ANALYSIS
Model calibration involves the process of periodically adjusting the mass appraisal formula, tables and schedules to



reflect current local market conditions. Once the models have undergone the specification process, adjustments can
be made toreflect new construction procedures, materials and/or costs, which can vary from yearto year. The basic
structure of a mass appraisal model can be valid over an extended period of time, with trending factors utilized for
updating the data to the current market conditions. However, at some point, ifthe adjustment process becomes too
involved, themodel calibration technique can mandate new model specifications orarevised model structure.

Cost Schedules

The cost approach to value is applied to improved real property utilizing the comparative unit method. This
methodology involvesthe utilization of national costdatareporting services as wellas actual costinformation onlocal
comparable properties whenever possible. Cost models are typically developed based on the Marshall Valuation
Service which indicate estimated hard or direct costs of various improvement types. Cost models include the
derivation of replacement cost new (RCN) of allimprovements represented within the district. These include
comparative base rates, per unit adjustments and lump sum adjustments for variations in property description, design,
andtypesofimprovement construction. Thisapproach and analysis alsoemploys the sales comparison approachin
the evaluation of softorindirect costs of construction. Evaluating market sales of newly developed improved property
is an important part of understanding total replacement cost ofimprovements. What total costs may be involved in
the development ofthe property, as wellas any portion of cost attributed toentrepreneurial profitcan only be revealed
by market analysis of pricing acceptance levels. In addition, market related land valuation for the underlying land
value isimportant in understanding and analyzing improved sales for all development costs and for the abstraction
ofimprovement costs for construction and development. Time and location modifiers are necessary to adjust cost
data to reflect conditions in a specific market and changes in costs over a period of time. Because a national cost
service is used as a basis for the cost models, locational modifiers and estimates of soft cost factors are necessary
to adjust these base costs specifically for various types of improvements located in Kinney County. Thusly, local
modifiers are additional cost factors applied to replacement cost estimated by the national cost service. Estimated
replacement cost new will reflect all costs of construction and development for various improvements located in

Kinney CAD as of the date of appraisal.

Accrued depreciation is the sum of all forms of loss affecting the contributory value of the improvements. It is the
measured loss againstreplacement costnew taken fromallforms of physical deterioration, functional andeconomic
obsolescence. Accrued depreciation is estimated and developed based on losses typical for each property type at
thatspecificage. Depreciation estimates have beenimplemented forwhatis typicalofeach majorclass ofcommercial
property byeconomiclife categories. Estimates ofaccrued depreciation have been calculated forimprovements with
arange of variable years expected life based on observed condition considering actual age. These estimates are
continually tested to ensure they are reflective of current market conditions. The actual and effective ages of
improvements are noted in CAMA. Effective age estimates are based on the utility of the improvements relative to
where the improvement lies on the scale of its total economic life and its competitive position in the marketplace.
Effective age estimates are considered and reflected based on five levels orrankings of observed condition, given

actual age.

Additional forms of depreciation such as external and/or functional obsolescence can be applied if observed. A
depreciation calculation override can be used if the condition or effective age of a property varies from the norm by
appropriately noting the physical condition and functional utility ratings on the property data characteristics. These
adjustments are typically applied to a specific condition adequacy or deficiency, property type orlocation andcanbe
developed viaratio studies orothermarketanalyses.

The result of estimating accrued depreciation and deducting that from the estimated replacement cost new of
improvements indicates theestimated contributory value oftheimprovements. Adding the estimatedland value, asif
vacant, tothecontributory value oftheimprovements indicates aproperty value by the costapproach. Givenrelevant
costestimates and market related measures of accrued depreciation, the indicated value of the property by the cost

approach becomes a very reliable valuation technique.



Income Models

Theincome approach tovalueisapplied tothose real properties which are typically viewed by market participants as
"income producing", and for which the income methodology is considered a leading value indicator. The first stepin
theincome approach pertains tothe estimation of market renton aperunitbasis. Thisis derived primarily from actual
rent data furnished by property owners and from local market surveys conducted by the district and by information
from area rent study reviews. This per unit rental rate multiplied by the number of units results in the estimate of

potential gross rent.

Avacancy andcollection loss allowance is the nextitem to consider in theincome approach. The projected vacancy
and collection loss allowance is established from actual data furnished by property owners and local market survey
trends. This allowance accounts for periodic fluctuations in occupancy, both above and below an estimated stabilized
level. This feature may also provide for areasonable lease-up period for multi-tenant properties, where applicable.
The market derived stabilized vacancy and collection loss allowance is subtracted from the potential gross rent

estimate toyield anindication of estimated annual effective gross rentto the property.

Next, asecondary income orserviceincomeisconsidered and, ifapplicable, calculated as apercentage of stabilized
effective gross rent. Secondary income represents parking income, escalations, reimbursements, and other
miscellaneous income generated by the operations ofreal property. The secondary income estimate is derived from
actual data collected and available market information. The secondary income estimate is then added to effective

grossrenttoarrive atan effective gross income, when applicable.

Allowable expenses and expense ratio estimates are based on a study of the local market, with the assumption of
prudentmanagement. Anallowance fornon-recoverable expenses such asleasing costs and tenantimprovements
may be included in the expenses. A non-recoverable expense represents costs that the owner pays to lease rental
space. Relevant expense ratios are developed for different types of commercial property based on use and market
experience. For instance, retail properties are most frequently leased on a triple-net basis, whereby the tenant is
responsible for all operating expenses, such as ad valorem taxes, insurance, and common area and property
maintenance. In comparison, a general office building is most often leased on a base year expense stop. This lease
type stipulates that the owner is responsible for all expenses incurred during the first year of the lease. Asaresult,
expense ratios areimplemented and estimated based on observed market experience in operating various types of

commercial property.

Another form of allowable expense is the replacement of short-lived items (such as roof or floor coverings, air
conditioning ormajor mechanical equipment or appliances) requiring expenditures of lump sum costs. When these
capital expenditures are analyzed for consistency and adjusted, they may be applied on an annualized basis as
stabilized expenses. When performed according to local market practices by commercial property type, these
expenses when annualized are known as replacement reserves. For some types of property, typical management

doesnotreflectexpensing reserves andis dependent onlocalandindustry practices.

Subtracting the allowable expenses (inclusive of non-recoverable expenses and replacement reserves when
applicable) fromtheannualeffective grossincome yields anestimate ofannual netoperatingincome tothe property.

Return rates and income multipliers are used to convert operating income expectations into an estimate of market
value forthe property under theincome approach. These include income multipliers, overall capitalizationrates, and
discount rates. Each of these multipliers orreturn rates are considered and used in specific applications. Rates and
multipliers may vary between property types, aswellasby location, quality, condition, design, age, and otherfactors.
Therefore, application of the various rates and multipliers must be based on a thorough analysis of the market for
individual income property types and uses. These procedures are supported and documented based on analysis of

market sales for these property types.

Capitalization analysis is used in the income approach models to form an indication of value. This methodology
involves the direct capitalization of net operating income as an indication of market value for a specific property.
Capitalization rates applicable for direct capitalization method and yield rates for estimating terminal cap rates for



discounted cash flow analysis are derived from the market. Sales ofimproved properties from which actualincome
and expense- data are obtained provide a very good indication of property return expectations a specific market
participant is requiring from an investment at a specific pointin time. In addition, overall capitalization rates can be
derived and estimated from the built-up method (band-of-investment). This method relates to satisfying estimated
market return requirements of both the debt and equity positions in a real estate investment. This information is
obtained fromavailable sales of property, local lending sources, and from real estate and financial publications.

Rent loss concessions are estimated for specific properties with vacancy problems. A rent loss concession accounts
for the impact of lost rental income while the building is moving toward stabilized occupancy. The rentlossis
calculated by multiplying the rentalrate by the percent difference of the property's stabilized occupancy andits actual
occupancy. Buildout allowances (for first generation space orretrofit/second generation space as appropriate) and
leasing expenses are added to the rentloss estimate. The total adjusted loss from these real property operations is
discounted using anacceptable risk rate. The discounted value (inclusive of rentloss due to extraordinary vacancy,
build out allowances and leasing commissions) becomes the rent loss concession and is deducted from the value
indication of the property at stabilized occupancy. A variation of this technique allows a rent loss deduction to be
estimated forevery yearthatthe property's actual occupancy is less than stabilized occupancy.

Sales Comparison (Market) Approach

Although all three of the approaches to value are based on market data, the Sales Comparison Approach is most
frequently referred to as the Market Approach. This approach is utilized not only forestimating land value butalso in
comparing sales of similarly improved properties to parcels on the appraisal roll. As previously discussedinthe Data
Collection/Validation section ofthis report, pertinent data fromactual sales of properties, both vacantandimproved,
is pursued throughout the yearin order to obtain relevant information which can be used in all aspects of valuation.
Sales of similarly improved properties can provide abasis forthe depreciation schedules inthe Cost Approach, rates
and multipliers used in the Income Approach, and as a direct comparison in the Sales Comparison Approach.
Improved sales are also used in ratio studies, which afford the chief appraiser an excellent means of judging the

presentleveland uniformity ofthe appraised values.

Final Valuation Schedules

Based on the market data analysis and review discussed previously in the cost, income and sales approaches, the
costandincome models are calibrated and finalized. The calibration results are keyed to the schedules andmodels
inthe GAMA system for utilization on allcommercial properties in the district. Market factors reflected within the cost
andincome approachesareevaluated andconfirmedbased onmarket salesofcommercialandindustrial properties.
The chief appraiser reviews the cost, income, and sales comparison approaches to value for each of the types of
properties with available sales information. The finalvaluation of a property is estimated based on reconciling these:
indications of value considering the weight of the market information available for evaluation and analysis in these

approaches to value.

Statistical and Capitalization Analysis

Statistical analysis of final values is an essential component of quality control. This methodology represents a
comparison of the final value against the standard and provides a concise measurement of the appraisal performance.
Statistical comparisons of many different standards are used including sales of similar properties, the previous year's
appraised value, audittrails, value change analysis and salesratio analysis.

Appraisal statistics of central tendency and dispersion generated from sales ratios are calculated for each property
type with available sales data. These summary statistics including, but not limited to, the weighted mean, provide the
chiefappraiserananalytical tool by which to determine both the level and uniformity of appraised value of aparticular
property type. The levelofappraised values can be determined by the weighted mean forindividual properties within
aspecific type, and acomparison of weighted means can reflect the general level of appraised value.

The chief appraiser reviews every commercial property type annually through the sales ratio analysis process. The



firstphaseinvolvesratio studies thatcompare therecent sales prices of properties to the appraised values ofthe sold
properties. This setofratio studies affords the appraiser anexcellent means ofjudging the presentlevel ofappraised
value and uniformity ofthe appraised values. The chief appraiser, based on the sales ratio statistics and designated
parameters for valuation update, makes a preliminary decision as to whether the value level of a particular property
type needs to be updatedinan upcoming reappraisal, orwhether the level of market valueis atan acceptable level.

Potential gross rent estimates, occupancy levels, secondary income, allowable expenses (inclusive of non-
recoverable and replacement reserves), net operating income and capitalization rate and multipliers are continuously
reviewed. Income model estimates and conclusions are compared to actual information obtained on individual
commercial and industrial income properties during the protest hearings process, as well as with information from

published sources and area property managers and owners.

INDIVIDUAL VALUE REVIEW PROCEDURES

Field Review

The date of lastinspection, extent of thatinspection, and the Kinney County CAD appraiser responsible are listed in
the CAMA system. Ifaproperty owner disputes the District's records concerning this datain aprotesthearing, CAMA
may be altered based on the credibility of the evidence provided. Normally, a new field check is then requested to
verify this information for the current year's valuation or for the next year's valuation. In addition, if a building permit
is filed fora particular property indicating achange in characteristics, that property is added to a work file forreview

The chief appraiser is somewhat limited in the time available to field review all commercial properties of a specific
use type. However, a major effort is made to field review as many properties as possible or economic areas
experiencing large numbers of remodels, renovations, orretrofits, changesinoccupancy levels or rental rates, new
leasing activity, new construction, or wide variations in sale prices. Field review of real property accounts is
accomplished while business personal property is reviewed and inspected in the field. Additionally, the chief appraiser
frequently fieldreviews subjective dataitems suchasbuilding class, quality ofconstruction (known as costmodifiers),
condition, and physical, functional and economic obsolescence factors contributing significantly to the market value
of the property. In some cases field reviews are warranted when sharp changes in occupancy or rental rate levels
occur between building classes or between economic areas. With preliminary estimates of value in these targeted
areas, the chief appraiser tests computer assisted values against his own appraisal judgment. While in thefield, the
appraiser physically inspects sold and unsold properties for comparability and consistency of values.

Office Review

Office reviews are completed on properties subject to field inspections and are performed in compliance with the
guidelines required by the existing classification system. Office reviews are typically limited by the available market
data presented for final value analysis. These reviews summarize the pertinent data of each property as well as
comparing the previous value to the proposed value conclusions of the various approaches to value. These
evaluations andreviews show proposed value changes, income model attributes oroverrides, economic factor (cost
overrides) and special factors affecting the property valuation such as new construction status, and a three years
sales history (USPAP property history requirement for nonresidential property). The appraiser may review
methodology for appropriateness to ascertain that it was completed in accordance with USPAP or more stringent
statutory and district policies. This review is performed after preliminary ratio statistics have been applied. Ifthe ratio
statistics are generally acceptable overall the review process is focused primarily on locating skewed results on an
individual basis. Previous values resulting from protest hearings are individually reviewed to determine ifthe value

remains appropriate forthe currentyearbased onmarket conditions.

Once the appraiser is satisfied with the level and uniformity of value for each commercial property the estimates of
value go to noticing. Each parcelis subjected to the value parameters appropriate forits use type.



PERFORMANCE TESTS

The primary toolused to measure mass appraisal performance is the ratio study. Aratio study compares appraised
values to market prices. In aratio study, market values (value inexchange) are typically represented with the range
of sale prices, i.e. asales ratio study. Independent, expert appraisals may also be used to represent market values
inaratio study, i.e. an appraisal ratio study. If there are not enough examples of market price to provide necessary
representativeness, independent appraisals can be used as indicators for market value. This can be particularly useful
for commercial orindustrial real property for which sales are limited. In addition, appraisal ratio studies can be used
forproperties statutorily notappraised atmarket value, butreflect the use-value requirement. Anexample ofthis are
multi-family housing projects subject to subsidized rent provisions or other governmental guarantees as provided by
legislative statutes (affordable housing) or agricultural lands to be appraised on the basis of productivity oruse value.

Kinney CAD has adopted the policies of the IMO STANDARD ON RATIO STUDIES, circa July 1999 regarding its
ratio study standards and practices. Ratio studies generally have six basic steps: (1) determination of the purpose
and objectives, (2) data collection and preparation, (3) comparing appraisal and market data, (4) stratification, (5)
statisticalanalysis, and (6) evaluation andapplication oftheresults.

Sales Ratio Studies

Sales ratio studies are anintegral part of estimating equitable and accurate market values, and ultimately property
assessments forthese taxing jurisdictions. The primary uses of sale ratio studies include the determination ofaneed
for general reappraisal; prioritizing selected groups of property types for reappraisal; identification of potential
problems withappraisal procedures; assistin market analyses; and, tocalibrate models usedto estimate appraised
values during valuation or reappraisal cycles. However, these studies cannot be used to judge the accuracy of an
individual property appraised value. The Kinney County Appraisal Review Board may make individual value
adjustments based on unequal appraisal (ratio) protest evidence submitted on a case-by-case basis during the

hearing process.

Overall sales ratios are generated by use type semi-annually (or more often in specific areas) to allow appraisers to
review general market trends in theirarea of responsibility and for the Property Study from the Property TaxDivision
ofthe Comptroller's Office. Inmany cases, field checks may be conducted toinsure theratios produced areaccurate
and the appraised values utilized are based on accurate property data characteristics. These ratio studies aid the
appraisers by providing an indication of market activity by economic area or changing market conditions (appreciation

or depreciation).

Comparative Appraisal Analysis

The appraiser performs an average unit value comparison in addition to atraditional ratio study. These studies are
performed on commercially classed properties by property use type (such as apartment, office, retail and warehouse
usage or special use). The objective to this evaluation is to determine appraisal performance of sold and unsold
properties. The appraiser averages unit prices of sales and average unitappraised values of the same parcels and
the comparison of average value changes of sold and unsold properties. These studies are conducted onsubstrata
such as building class and on properties located within various economic areas. In this way, overall appraisal
performance is evaluated geographically, by specific property type to discern whether sold parcels have been
selectively appraised. When sold parcels and unsold parcels are appraised equally, the average unit values are
similar. These sales and equity studies are performed priortofinalappraisal and toannual noticing.



BUSINESS PERSONAL PROPERTY VALUATION PROCESS
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INTRODUCTION

Appraisal Responsibility
There are four different personal property types appraised by the chief appraiser: Business Personal Property
accounts; leasedassets; vehicles andaircraft; and multi-location assets. Utilities, transmission lines, pipelines, cell

towers, etc... areappraised by T.Y. Pickett Co.

Data - Acommon set of data characteristics for each personal property accountin Kinney CAD is collected
inthe field. The appraiser collects the field dataand maintains electronic property files making updates and
changes gathered from field inspections, newspapers, property renditions, sales tax permit listing and

interviews with property owners.
VALUATION APPROACH

Highest and Best Use Analysis

The highest and best use of property is the reasonable and probable use that supports the greatestincome and the
highest present value as of the date of the appraisal. The highest and best use must be physically possible, legal,
financially feasible, and productive to its maximum. The highest and best use of personal property is normally its

current use.
DATA COLLECTIONNALIDATION

Data Collection Procedures
Personal property data collection procedures are the same as used for other classes of property.

Sources of Data

Business Personal Property

Thedistrict's property characteristicdatawas collected through amassive field datacollection effort coordinated by
the district over the recent past and from property owner renditions. From year to year, reevaluation activities permit
the chief appraiser to collect new data via an annual field inspection. This project results in the discovery of new
businesses, changes in ownership, relocation of businesses, and closures of businesses not revealed through other
sources. The Kinney County Post and the public often provide the district information regarding new personal property

andotheruseful facts related to property valuation.




VALUATION AND STATISTICAL ANALYSIS

SIC Code Analysis

Business personal property is classified and utilizes a four digit numeric codes, called Standard Industrial
Classification {SIC) codes that were developed by the federal government to describe property. These classifications
areused by the Kinney County Appraisal District to classify personal property by business type.

SICcodeidentificationanddelineation is the cornerstone ofthe personal property valuation system atthedistrict. All
ofthe personal property analysis work done in association with the personal property valuation processis SIC code

specific. SIC codes are delineated based on observable aspects ofhomogeneity and business use.

Cost Schedules

Cost schedules are developed based on the SIC code by the Property Tax Division of the Comptroller's Office and
by the chief appraiser. The cost schedules are developed by analyzing cost data from property owner renditions,
hearings, state schedules, and published cost guides. The cost schedules are reviewed as necessary toconformto
changing market conditions. The schedules are typically in aprice per square foot format, but some exception SIC's

arein an alternate price per unit format, such as per room for hotels.

Statistical Analysis
Summary statistics including, but not limited to, the median, weighted mean, and standard deviation provide the
appraisers an analytical tool by which to determine both the level and uniformity of appraised value by SIC code.

Review ofthe standard deviation can discern appraisal uniformity within SIC codes.
Depreciation Schedule an d Trending Factors:

Business Personal Property

Kinney CAD's primary approach to the valuation of business personal property is the cost approach. The replacement
costnew (RCN) is either developed from property owner reported historical cost or from CAD developed valuation
models. Thetrending factorsused by the CADtodevelop RCN are based onpublished valuation guides. Thepercent
good depreciation factors used by Kinney CAD are also based on published valuation guides. The indexfactors and
percentgooddepreciation factors are used todevelop presentvalue factors (PVF), by yearofacquisition, asfollows:

PVF = INDEX FACTOR x PERCENT GOOD FACTOR
The PVF is used as an "express"calculation in the cost approach. The PVF is applied to reported historical cost as

follows:
MARKET VALUE ESTIMATE= PVF x HISTORICAL COST

This mass appraisal PVF schedule is used to ensure that estimated values are uniform and consistent within the
marketand reflect currenteconomic pressures of supply anddemand.



Vehicles — Only vehicles leased for business are taxes in Kinney County

Value estimates for vehicles are provided by an outside vendor and are based on Blue Book published book values,
andthereare alsoconsiderations available forhigh mileage. Vehicles thatare not valued by the vendorare valued

by an appraiser using PVF schedules or published guides.

Leased and Multi-Location Assets
Leasedand multi-locationassets are valued usingthe PVF schedules mentioned above. Ifthe assettobevaluedin
this categoryisavehicle, then Blue Book published book values are used. Assets thatare notvalued by the vendor

are valued by an appraiser using PVF schedules or published guides.
INDIVIDUAL VALUE REVIEW PROCEDURES

Office Review

Business Personal Property

Property owner renditions, accounts with field or other data changes, accounts with prior hearings, new accounts,
and SIC cost table changes are all considered. The accounts are processed by the valuation program andpass or
fail preset tolerance parameters by comparing appraised values to prior year and model values. The chief appraiser

reviews accounts that fail the tolerance parameters.

PERFORMANCE TESTS

Ratio Studies

Each yearthe Property Tax Division of the state comptroller's office conducts aproperty value study (PVS). The
PVS is aratio study used to gauge appraisal district performance. Results from the PVS play a part in school
funding. Rather than a sales ratio study, the personal property PVS is aratio study using state cost and depreciation
schedules to develop comparative personal property values. These values are then.compared to Kinney CAD's

personal property values and ratios are indicated.

UTILITY PROPERTY VALUATION PROCESS
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INTRODUCTION
Appraisal Responsibility- By annual contract with Thos. Y. Pickett & Company, Inc.

Utility properties are the tangible assets of various businesses including electric production, transmission, and
distribution companies, railroads, petroleum product gathering and delivery pipelines, telephone and communication
providers and others. The valuation ofthese properties is considered to be complex due to the involvement of both
tangible andintangible property elements thatcomprise these businesses and duetothe size of some ofthe utilities
thatare regional and national companies. The appraisal of these companies becomes complex when considering
the valuation of the property as aunitin place, evaluating the property by the approaches to value atthe company
level. Once the estimated value of the unit is estimated, the estimated market value is allocated based on thetangible

property assets that are located within Kinney CAD.

Appraisal Resources - Thos. Y. Pickett & Company, Inc.

Data - Acommon set of data characteristics for each utility property account in Kinney CAD is collected from the
various government regulatory agency records, field inspections, and property owner renditions. This dataisentered
to the district's computer. Individual company financial information is gathered through industry specific governmental
filings such as Federal Energy Regulatory Commission Reports, Securities and Exchange Commission 10-k filings,
and Public Utility Commission publications. Other company information is gathered from annual reports, internal



appraisals, andotherin-house andindustry publications. Property ownerrenditions are requested todocumentand
list property owned and located in our particular jurisdictions (i.e.: track mileage, number of meters, pipeline size and
mileage, substation and transmission capacity, etc.). The property characteristic data drives the computer-assisted

appraisal ofthe property.
Theappraisalofutility property utilizes three-approachanalysis forformanopinionofvalue forthe property. Financial
and capital market information is pertinent to understanding factors affecting valuation of complex property. Gathering
financial data to attempt to understand investor and corporate attitudes for capital return expectations giving
considering return components such as current interest rates, capital debt structure, bond market rates, and capital
supply and demand trends. These financial factors result in overall return rates and capital structure for these
companies and affects capitalizationrates. The weighted average costofcapital is the most commonly used method
of estimating capitalization rates for utility properties. Capitalization rates are estimated using capital return
expectations from various publications: Ibbotson's SBBI Valuation Edition, Wall Street Journal, Mergent Bond Record,
Moody's Corporate Bond Yield Averages, Value Line Investment Survey "Ratings and Reports". Industry specific
information is also gathered from web sites, publications, periodicals, and reference manuals. Kinney CAD utilizes
the weigh average cost of capital to estimate the capitalization rate for utility appraisal under the income approach.

VALUATION AND STATISTICAL ANALYSIS (model calibration)

Approaches to Valuation, Reconciliation

Valuation oftangible assets forutility companies relies primarily onindications of value based on the costandincome
approaches to value under the unit value approach. This methodology involves developing and estimating market
value considering the entirety of the company's tangible assets and resolving an allocated value for that portion of
specific tangible assets located in particular tax jurisdictions. The valuation opinion is based on three approach
analysis utilized for the indicated unit appraisal of all company tangible assets, then an estimated allocation of unit
value for only assets located in the district and particular jurisdictions. This methodology is approved and
recommended by the Property TaxDivision ofthe Comptroller's Officeandisan accepted standard withintheindustry

and appraisal community.

Value Review Procedures

Review of the valuation of utility property is based on verifying economic and financial factors utilized in the
methodology asrelevant tocurrentcapital markets and that these factors reflect current return expectations. Market
sales of utility properties do occur and are a good source for comparison and review when the price of the tangible
assets can be abstracted orallocated fromthe selling price. Typically, the sale of utility companies involve significant
intangible property assets such as customer base, goodwill, favorable contracts, name recognition, etc. and the
contributory value and allocation ofthese assets is subjective and unknown. In Texas, intangible property assets are
exempt from taxation and must not be included on the appraisal roll as taxable property. Therefore, because of the
lack of specific marketinformation on sales of utility properties, appraised valueisregularly compared tothe valuation
of similar property within the same set of property characteristics, business type and size. More of comparison for
equity concerns on valuation rather than the full recognition of a market level certainty about appraisal level. Of
course, the estimated value is based on recognized methodology for considering the valuation of these tangible
assets, but true market confirmation of these factors may not be possible due to minimal market knowledge and

experience.

Ratio studies are also amethod of review forrelevance of appraisal valuation to market value. Again, inthe absence
of full disclosure of prices paid and without the abstraction of prices paid for the tangible asset components from
recent utility property acquisitions orsales, market based analysis and review is not possible. Ratio studies for utility
property must rely onacomparison of one appraisal opinion as the basis for the reasonable property valuation with
thedistrict's appraised valuetodetermine theratio forleveland uniformity ofappraisal. The PTO conductstheannual
ratio study of selected utility properties to gauge the appraisal district's performance. The PTO utilizes the same
valuation methodology to estimate appraisal valuations of utility properties and the results, when compared to the



appraisal valuation estimated by Kinney CAD for these properties yield ratios. This ratio study of certain utility
properties indicates the level and uniformity of appraisal for this category of property.
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MARKET AREAS OF KINNEY COUNTY

Inamass appraisal systemthe periodic inspection ofallproperties is critical. Inorderto maintain uniformity
and equity an appraiser must be aware of the physical, functional and economic conditions that affect the
value ofeach property. The appraiser must be aware ofthese condition as they relate to the neighborhoods
inwhichindividual properties are located. An onsite physical inspection ofall properties will occur atleast

onceeverythreeyears.

Kinney County consists of approximately 845,206 acres whichincludes three population or market areas, the city of
Brackettville, the city of Spofford and Fort Clark Springs Homeowners Association. The balance ofthe countyisrural
properties consisting of everything from smallranches of 20 acres orless tothe large ranches of up to 15,000 plus acres.

Thedistrictbeganin2011 tohelicopter fly different quadrants ofthe rural areas tolocate structures previously not discovered
and/ortaxed. Theincluded map ofthe rural county, (Exhibit #1) indicate the areas for flight. These flights are scheduled
based on weather conditions. Sections #5 was reappraised in 2019, and sections #1 and #2 were reappraised in 2020. In
2021 section #3 & #4 are scheduled for reappraisal; in 2022, section #5 is scheduled. In 2023 the three-year cycle starts

over.

Kinney County staffalsoreceives information from other taxpayers and fromdriving the county astoany improvements or
new construction. Thisinaddition tothe flights scheduled should cover the entire county atleast once ayear and more
specifically using theflights scheduled - willresultinacomplete reappraisal ofthe county every twotothree years.

During these flights, the appraiser has the ability to photograph and locate by GPS the ownership of the discovered structures.
Afterthe appraiser returns to the office, the staff writes to each newly discovered property owner, forwarding a copy ofthe
picture, andrequesting accesstothe property. Ifthe owneris anoutofthe areaowner, a Property Rendition Formis
enclosed andtheownerisgiventhe opportunity rendertheirproperty. Ifnorendition isfiled orifthe taxpayer doesnot
respond, the appraisal district must use its' experience to approximate the measurements and value. Ifthe property owner
does render, the appraiser then must compare the picture with the rendition form to determine its' accuracy. The property

ownerisencouraged toallow access.

Brackett ISO

Kinney County
Kinney County Road & Bridge
Kinney County Groundwater Conservation District

In Kinney County -These are the four entities that benefit from any additional rural discoveries (Map #1)



Brackett ISO

Kinney County
Kinney County Road & Bridge
Kinney County Groundwater Conservation District

Fort Clark MUD

These are the five entities that benefit from the ongoing appraisal of Fort Clark Springs Association
FTCLARKMUD (SeeMaps forsection 1,2and 3 of Ft Clark Springs)

FortClark Springs Association consists of 3024 properties owned by theassociation. Thisincludes historical buildings,
platted vacantlotsand common greenareas.

As of certification 2020, there are 866 privately owned single family residences and 4,713 privately owned undeveloped lots.

Yearly the appraisal districtrequests alist of the building permits issued for new structures and additions fromthe Fort Clark
Springs Association. Usingthese asthe preliminary starting point for the yearly appraisal, the appraisers will discover,

inspect, measure andevaluate eachnewbuilding and addition.

Inaddition, the Fort Clark Associationisdivided into units consisting of manufactured home areas, RV areas andtraditionally
builthouses. Thedistrict willreview anumber of units each yeartomake sure ofequality and conformity within like

properties.

Fort Clark Springs consists of areas of mobile homes and site builthomes. The mobile home units, unitnumbers 3, 15,
34,35,36, 24 and parts of unit 27 and 31 and 32 are reviewed yearly and the mobile homes checked against sales andthe

NADA guidetovalue.

New construction usually takes placeinunit 25 and sections of unit 27. These units are checked yearly. Theremaining units,
some of which are RV units(# 14, 37, & 38), historical buildings (unit #21,#11), and miscellaneous structures inunits #1,

#7, 22, & 12 are all checked on a yearly basis.

Brackett ISO

Kinney County
Kinney County Road & Bridge
Kinney County Groundwater Conservation District

City of Brackettville
These are the five entities that benefit from the ongoing appraisals of the City of Brackettville. (See Map Sector 1 &

#4A)

The City of Brackettville with apopulation of approximately 1,876 covers 3.2 square miles in Kinney County. There areas of
2020 certification, 804 single family residences and 254 vacant|ots.

Yearly the appraisal district requests alist of the building permits issued for new structures and additions from the City of
Brackettville. New construction is ataminimum and easily discovered. After discovery of new construction, the appraisers
divide the cityinto sections and like properties. (Example: Two orthree blocks of residence classified RSF( residential frame)
The appraisers willreexamine atleast 1/3 of Brackettville every year. The city, as shown on Map #4A s easily dividedinto 3

sectors. Section#1isscheduled forreappraisalin2019, and Section #2 for 2020.




Kinney County
Kinney County Road & Bridge
Kinney County Groundwater Conservation District

City of Spofford
These are the five entities that benefit from the ongoing appraisals of The City of Spofford. (See Map #5)

Asofthe certification 2020, there were 55 households in the city. With nobuilding department toissue permits, or
evenaninspector, the appraisal districttravels periodically throughout the neighborhoods tolocate property that

may ormay notbe onthetaxrolls.

LIIMITING CONDITIONS

The appraised value estimates provided by the district are subject to the following conditions:

1. The appraisals were prepared exclusively for ad valorem tax purposes.

2. The property characteristic data upon which the appraisals are based is assumed to be correct. Exterior
inspections of the property appraised were performed as staff resources and time allowed. Some interior
inspections of property appraised were performed at the request of the property owner and required by the

district for clarification purposes and to correct property descriptions.

3. Validation of sales transactions was attempted through questionnaires to buyer and seller, telephone survey
and field review. In the absence of such confirmation, residential sales data obtained from vendors was
considered reliable.

Certification Statement:

"l, Todd Tate, RTA, RPA. Chief Appraiser for the Kinney County Appraisal District, solemnly swear thatlhave made
or caused to be made adiligent inquiry to ascertain all property in the district subject to appraisal by me, and that |
have includedin therecords all property thatlamaware ofatan appraised value which, to the best of my knowledge

and ability w dete@eiuired by law."
Todd L. TateyRTA,RPA

Chief Appraiser



A | B C D
1 DATES/MONTHS | DESCRIPTION 2021 2022
2 [JANUARY TAXABLE VALUE ESTABLISHED/EXEMPTION X X
3 |JANUARY ‘RENDITIONS/AG/HS APPS MAILES X X
4 [1aNUARY REQUEST BLDG PERMITS CITY/FT CLARK X X
5 [JANUARY FIRST PRESENTATION PROPOSED BUDGET TO BOD X X
6
7 |JANUARY-FEBRUARY SCHEDULE FLIGHT OF RURAL MAP #3 & #4 (2021 FLIGHT) X
8 |JANUARY-FEBRUARY SCHEDULE FLIGHT OF RURAL MAP #5 (2022 FLIGHT) X
9
10 [JANUARY - APRIL BRACKETTVILLE SEE MAPS X
11 [JANUARY - APRIL BRACKETTVILLE SEE MAPS X
12 [JANUARY - APRIL FT CLARK/BRACKETTVILLE/ BLDG PERMITS X X
13 [JANUARY - APRIL FT CLARK REAPPRAISAL SECTION SEE MAPS X
14 [JANUARY - APRIL FT CLAKR REAPPRAISAL SECTION SEE MAPS X
15
16 [MARCH BOD MTG BUDGET TO TAXING ENTITIES
17 [MARCH - MAY ARB TRAINING X X
18
19 |APRIL 15 GOAL APPRAISED & ENTERED INTO SYSTEM X X
20 [April-20 PERSONAL PROPERTY RENDITION DEADLINE X X
21 |APRIL 22 APPROX APPRAISAL NOTICE INFO TO PRINTERS X X
22 |April-20 DEADLINE AG APPLICATIONS X X
23
24 |1-May APPRAISAL NOTICES MAILED X X
25 |1-May PRELIMINARY NUMBERS TO TAXING ENTITIES X X
26
27 |15-May DEADLINE FOR PP RENDITIONS W/EXTENSIONS X X
28 |31-May PROTEST DEADLINE X X
29 [BY MAY 15 BUDGET HEARING X X
30
31 |APPROX WEEK 6/20 PROTEST HEARINGS
32
33[BYJULY 20 ARB APPROVE APPRAISAL ROLL X X
34BYJULY 25 APPRAISAL DISTRICT CERTIFIES ROLL X X
35
36 |AUGUST BOD MTG BUDGET HEARING X X
37
38 |BY SEPT 23 LEVY/STATEMENTS TO PRINTERS X X
39 |OCTOBER 15T TAX STATEMENT MAILED/COLLECTION START X X
40
41

42
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