FALLS COUNTY APPRAISAL DISTRICT
2019 MASS APPRAISAL SUMMARY REPORT

Identification of Subject: The property subject to this report is all real property and tangible
personal property, unless specifically exempted, located within the boundaries of the Falls County
Appraisal District, hereinafter referred to as “FCAD” or “District”.

Effective Date of Appraisal: The effective date of this mass appraisal is January 1, 2019, unless
otherwise specified as in the case of some inventories, which may qualify for appraisal as of
September 1 in accordance with Section 23.12, Texas Property Tax Code. The date of this
appraisal report is May 15, 2019.

Purpose and Intended Use of Ahpraisal: The'purpose of this mass appraisal is to estimate the
market value of all taxable property in an equitable and efficient manner for ad valorem tax
purposes in accordance with the laws of the State of Texas.

Legal Requireménts: This mass appraisal is'made within the provisions of the Texas Property
Tax Code. ‘

Administrative Requirements: This mass appraisal is conducted in accordance with the
reappraisal policy of FCAD and thé methods and procedures described in the appraisal manual of
the District. Furthermore, the District subscribes to the standards of The Appraisal Foundation
known as the Uniform Standards of Professional Appraisal Practices. - '

Definition of Market Value: Market value for purposes of this mass appraisal is as defined by the
Texas Property Tax Code, §1.04(7), and is as follows:

“Market value” means the price at which a property would fransfer for cash or its equivalent
under prevailing market conditions if:

A. exposed for sale in the open market with a reasonable time for the seller to find a
purchaser; '

B. both the seller and the purchaser know of all the uses and purposes to which the
property is adapted and for which it is capable of being used and of the enforceable
restrictions on its use; and

C. both the seller and purchaser seek to maximize their gains and neither is in a position
to take advantage of the exigencies of the other.

In regards to inventory held as part of a business, §23.12(a) of the Texas Property Tax Cade further
provides, in part; “the market value of an inventory is the price for which it would sell as a unitto a
purchaser who would continue the business.”

Identification of Properties: The descriptions of the properties included in this appraisal are
included in detail within the appraisal records of FCAD. These descriptions include, but are not
limited to the legal description, situs location, ownership and detailed listing of the characteristics
of the properties.



Property Rights to be Valued: Properties are appraised in fee simple interest. However,
restrictions, easements, encumbrances, etc., are considered on an individual basis. Fractronal
interests or partial holdmgs are appraised in. fee srmple for the total property and divided
proportionately based on the pro-rated interests.

Assumptions. and Limiting Conditions: ' The District has taken reasonable steps to secure
adequate funding; however fiscal restrarnts do impact the mass appraisal process.” Limited
resources and personnel are available to perform the appraisals; therefore, it is not possible to
physically inspect every property included on the appraisal roll. When physical inspections were
conducted on real property, they were generally performed with exterior review only. It is assumed
that the interior conditions are consistent with the exterior condition. When physical inspections
were made for the valuation of personal property, inspections were made of the entire facility if
allowed by the owner or management of the business.

This mass appraisal has been made under the following addrtlonal assumptrons and Irmltlng .
conditions:. :

It is assumed that the title to the properties is good and merchantab[e
No liability is assumed for matters of a legal nature.

¢ Assumptions made in the report are based on the best knowledge and Judgment of the
appraiser and are believed to be typical of the market.

e All properties are appraised as if free and clear of any or all liens or encumbrances unless
otherwise stated.

e Existence of hazardous materials or other adverse enwronmental condltlons are not
considered, unless otherwise indicated.

e Any drawings, photographs, plan, or plats are assumed to be correct and are mcluded
solely to assist in visualizing the property.

o It is assumed that there is full compliance with all applrcable federat state ‘and Iocal
regulations and laws, unless otherwise noted.

e No responsibility is assumed for hidden or unapparent condlttons in the property that may
affect its value.

e It is assumed that all required. licenses, certificates of occupancy, consents or other
administrative authority from local, state or federal governments can be obtained or
renewed for any use on which the value estimate contained in this report is based.

» A specific survey and analysis of properties to determine compliance with the provisions of
the Americans with Disabilities Act has not been performed and possrble non-compliance
has not been considered in valuing these properties.

e While it.is-believed all.information included. in. the appraisal is. correct and accurate; the
apprasser does not guarantee such.”

This report may not be used for any purpose or by any person other than the party to which it
is addressed without the wntten permission of the Falls County Appraisal District.

Scope of Appratsat The scope of the appraisal relates to the nature of the apprarsal asssgnment
and the extent of collecting, conf;rmlng, and reporting the data, which prov1des the basis for the
estimate of value. -

The three generatty accepted approaches to vatue are conS|dered in esttmatmg the market value
for each property with the most appropnate method grven the greatest emphasxs

A market—based cost approach is consrdered the most approprtate for srngle fam:ly resrdenttai most
owner occup[ed commercial, and. mobile homes: since this. method reflects the actrons of buyers
and sellers in the market, with some exceptions. This approach is based on the principal that a
buyer will not pay more for a property than the cost of acquiring a vacant site and constructing a
substitute structure of comparable utility, assuming no costly delays in construction.



-

The sales comparison method is used for vacant lots and land because it reflects the actions of-the
market place. Where there aré no vacant lot sales, an allocation by abstraction is used to-value

land. Since these properties typlcally do not produce any mcome the mcome approach to value is
given minimal emphasis.

present worth of future benefits. High-valued commercial properties rarely selland although difficult
to obtain, Income mforma’uon is usually the only available source of factual data.

In the event a property is unavailable for inspection and the owner has not supplied any information,
the appraiser has estimated the measurements and condltton of the improvements or a lump sum
value for the property.

Personal property is appraised utilizing the cost approach to value. The market approach is used
for some categories of personal property when available.

All appraisal estimates are made in compliance with requirements as provided in the Texas
Property Tax Code.

This report is applicable to the following property types: single family and multifamily residential,
vacant lots and acreage, farm and ranch properties, commercial and industrial properties, mineral,
utility, business personal property and mobile homes.

Personnel Resources: The Falls County Appralsai District staff con51sts of 7 full-time employees
within the departments Ilsted below.

e 1 - Administration

e 2 - Customer Service

s 2 - Residential Valuation

e 2 - Commercial Valuation

e 1 - Personal Property Valuation

The administrative staff is responsible for overall planning, organizing, staffing, coordinating, and
supervising FCAD and the appraisal activities. The appraisal duties are divided among three
departments: Residential, Commercial, and Personal Property. The Residential Department is
responsible for appraising all residential housmg, and mobile homes in the District. The
Commercial Department is responsible for appraising all commercial, industrial, utility, multi-family
real property, excluding 4-plexes and smaller in the District. Land is appraised by both the
residential and commercial departments. The Personal Property Department appraises business
personal property. The Customer Service Department is responsible for exemptions, owner
addresses, some data entry, and first response to the property owner. Several support staff are
responsible for data entry and verification of data. The Chief Appraiser and all appraisers are
registered with the Texas Department of Licensing and Regulation. One of the seven appraisers
have obtained their Registered Professional Appraiser (RPA) certification. The Chief Appraiser
has his RPA and RTA designation.

The Falls County Appraisal District contracts with F’ntc:hard & Abbott to appraise its personal
property utility propertles (Category J).

Data Collection and Verification Resources: The Falls County Appralsal Dlstnct is responsnble
for approximately 19,748 real and-personal property accounts covering approximately 774 square
miles. FCAD is responSibie for appraising property for 22 entities comprised of twelve (12) school
districts, five (5) cities, three (4) special districts and Falls County. Appraisal records are maintained
in a computer automated mass appraisal (CAMA) system.



Property . characteristic data is recorded for each property to be appraised. Resources for the
discovery, descrlblng, and. tistmg of property include, but are not limited to the fotlowmg field
mspectrons by apprarsal staff, rendutrons deed records plat records and assumed name
certifi cates filed for record With the Falts County Clerk’s office, fee appralsers burlders and realtors,
newspaper publications, maps, aerral photography, varlous thrrd party data sources and other

appraisal records of the Disfrict.”

Canstruction costs are gathered from availabie sour’ces including, but riot limited fo the Marshall
and Swift Valuation Service and local builders and developers for use in the cost approach to value.

tnformatron for the sales companson approach is gathered from properties within the appraisal
district through the mailing of questionnaires to grantors and grantees, and all other available
sources deemed reliable. Sales data is entered into the “Sales Module” of the appraisal database
making it available for use by the apprarsal staff. Sales are checked for valrdlty by appraasal and
clerical staff. - 7

Rental rates, expenses and occupancy rates are gathered on income producing properties for use
in the income approach to value through questionnaire mailings, owner filed property reports and
telephone surveys. Income and expense informatlon is entered into a spreadsheet database for
analysis and use by district appraisers. i

Information relatmg to business personal property is coltected during the narmal rnspectron process
and through owner filed renditions and property reports. Costs are also researched fcr pereonat
property us:ng NADA Gurdes and other sources. : . ;

General trends in new construction techmques constructron costs interest rates ‘and other
pertinént data are gatheréd from various sources such as trade journals, ‘Marshall and Swift
Valuation Service; university real estate research centers; and any other sources deemed
appropriate and reliable.

Preliminary Analysis: A ratio analysis is performed for all types of property to determine the
accuracy of schedules and properties that need visual inspection or reappraisal.

Area Analysis: FCAD appraises all properties that fall within the county limits. There are eight
school districts that extend beyond Falls County. The City of Marlin is located in Falls’ County,
surrounded by rural land and four other cities. Marlin has a population of approximately 5, 638 and
Falls County has a county population of approxrmately 17 437

Nelghborhood Analysis: Neighborhood analysis examines how economic, socral physical, and
governmental forces affect property values. The effects of these factors are used to identify
neighborhoods. Properties whose values are influerced by the same economic, social, physical
and governmental forces are grouped as neighborhoods: Included in the neighborhood analysis is
thé consideration of patterns of development and property use. Neighborhoods typically
expenenceathree—stage cycle: development, stabrhty and declme R

Highest and Best Use: Highest and best use is the reasonably, probable and Iegal use of vacant
land or improved property, which when physically possible, financially feasible, and appropriately
supported, results in the hrghest value for the property. For improved properties, the highest and
best use determination of a site is made both as if the site is vacant and as improved. The highest
and best use for residential property that has a homestead exemption is by Iaw its current use even
though its hrghest and best use may be commercial or mdustrral

Data Collection and Validation: Appraisers are assigned areas to work annually either by aerial
photography or physical inspection. Although most inspections are performed as a drive-by,
properties with changes such as additions, swimming pools, and etc. are conducted by an on-site
inspection or aerial photos if the image allows. Properties where physical data has been



questioned or requires reviewing, inspections may include confirming the dimensions of structures
and/or a complete interior and exterior inspection. The field appraiser determines the extent of the
inspection needed. A walk-through inspection is made on all new construction if possible. Physical
characteristics such as size, quality of construction, detail and. property amenities are determined
during these inspections. Additionally, size is confirmed though sources such as construction
plans, aerial photos and realtor information. All available and reliable resolrces are used in pursuit
of accurate characteristic data for each property. o e

Recently sold properties, with high variances from typical sales ratios are site inspected or
inspected by aerial photos to ensure proper classification and accurate characteristic descriptions
prior to being used in ratio studies or being used to develop market value adjustment factors. They
are also checked for any enhancements made prior to sale that may update effective age or change
over all depreciation since the last inspection and appraisal. ; ? :

Depreciation: Depreciation is the loss in value from replacement cost new of an improvement or
personal property item due to physical deterioration, functional obsolescence and/or economic
obsolescence. Each property, during the on-site review process, is assigned a depreciation factor
based on the observed physical condition of the property. Additional adjustments may be made to
the property for functional or economic obsolescence if conditions so warrant. Personal property
is depreciated using the age-life method based on a typical economic life far each persanal property
component type. |y : . ; ;

Testing: Appraised values to sale price ratio studies are conducted to determine the accuracy of
values in the District. All areas are tested every year based on the availability of sales information.
Ratio tests are performed first to see if global or general adjustments should be made to the cost
and/or depreciation schedules or if certain geographic areas or. improvement subclasses require
reappraisal. The. final ratios are performed by school- district and/or state code, where sales
information is available. .. Stratification is performed to help in determining if certain valued
properties need to be reappraised. ) ; 55 b5 :



Certification:
| certify that, to the-best of my knowledge and belief:

The statémeﬁ'té of fact contained in this report are true and correct.

The reported analysis, opinions, and conclusions are limited only by the reported
assumptions and” fimiting conditions, and are my ‘personal;” impartial and “unbiaséd
professional analyses, opinions, and conclusions. ;]

.| have no present or prospective interest in the property that is the subject of this report,

and | have no personal interest with respect to the parties involved.

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

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

My compensation for completing this assignment is not contingent upon the reporting of a
predetermined value or direction in value that favors the cause of thé ¢lient, the amourt of
the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this appraisal.. S

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

I have not made a personal inspection of the properties that are the subject of this report.

Ronnie Owens and Martha Davis provided significant professional assistance to the person
signing this report. : : :

Allen W. McKiniWW
Falls County Appraisal Dists -



