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INTRODUCTION

The San Patricio County Appraisal District has finalized the 2018 Mass
Appraisal Summary Report prepared for “ad valorem” tax purposes. The report
was prepared in compliance with the Uniform Standards of Professional
Appraisal Practice (USPAP) and the Texas Property Tax Code (TPTC). The
purpose of the appraisal was to establish market value for the subject universe of
properties, subject to appropriate Jurisdictional Exceptions. The individual
value for each item of taxable property comprises the appraisal rolls for the
taxing entities served by this office.

The District has completed the various functions of the mass appraisal system,
which include appraisal/reappraisal development, data entry/ maintenance and
value determinations/updates. Reappraisal consists of the periodic re-inspection
and review of all elements and factors which, in the opinion of the Chief
Appraiser and other appraisers that contributed to this report, may influence the
value of the reappraised properties within the last reappraisal cycle. The goal of
the reappraisal is to ultimately produce credible valuation results through proper
application of mass appraisal techniques. Data maintenance is the process of
maintaining and correcting existing appraisal records, as well as capturing and
valuing new residential, commercial, and industrial improvements and
construction. Building permits are “worked” District-wide on an annual basis
and the appropriate changes are made to District records accordingly. Value
updates is the process of annual adjustments applied to all properties using
statistical data analysis and trending factors. Further detailed information on the
Appraisal plans and processes of the District are provided in the District’s
current (2017-2018) Reappraisal Plan, which is provided at the end of the report.
The District serves 23 taxing jurisdictions and annually provides determinations
of market value to each jurisdiction as required by law. A summary of the
District’s Certified value conclusions follows on the next page.



SAN PATRICIO COUNTY APPRAISAL DISTRICT

SUMMARY OF MARKET VALUE CONCLUSIONS BY ENTITY AS
CERTIFIED AS OF JULY 25, 2018

TOTAL VALUE BY TAXING ENTITY

Taxing Entity
San Patricio County
San Patricio Co Drainage Dist.
San Patricio County Road
City of Aransas Pass
City of Ingleside By the Bay
City of Odem
City of Gregory
City of Ingleside
City of Lakeside
City of Mathis
City of Portland
City of Sinton
City of Taft
City of Taft - DeAnnexed
ISD Aransas Pass
ISD Banguete (o)
ISD Corpus Christi (o)
ISD Gregory-Poriland
I1SD Ingleside
15D Mathis
ISO Odem-Edroy
ISD Sinton
ISD Skidmore-Tynan (o)
ISD Taft

Nueces Co Emerg Serv Dist 4 (o)

Code
GSP
MUD
RSP
CAP
ciB
coD
COG
col
CoL
cCoM
CPO
Cst
CTA
CTADX
SAP
58Q
SCC
SGP
SIN
SMA
50D
SSI
SST
STA
FX

Market
13,093,848,161
13,082,650,716
13,093,848,161
611,625,172
78,446,612
91,527,957
85,447,640
1,303,481,631
21,643,696
140,247,944
1,490,724,503
210,668,472
96,533,544
21,833,188
724,006,991
726,756
128,269,785
5,967,590,817
3,504,946,717
539,145,864
512,712,372
950,587,233
18,825,242
736,396,882
726,756

Net Taxable

6,909,799,403
6,106,636,252
6,909,795,403
456,079,273
72,844,181
82,208,795
71,604,354
1,124,568,796
20,132,432
111,356,293
1,125,265,169
186,813,402
86,413,490
19,994,179
610,247,201
557,914
126,061,246
5,182,773,937
3,035,639,388
310,108,951
326,111,802
581,900,405
4,432,933
526,866,597
666,176




Scope of Work and Responsibility

The San Patricio County Appraisal District has prepared and published this report
in accordance with Standard 6 of the Uniform Standards of Professional Appraisal
Practice (USPAP) as promulgated by the Appraisal Standards Board of the
Appraisal Foundation. This report has several parts consisting of a general
introduction, along with information specific to the various taxing entities.

The San Patricio County Appraisal District (“District™) is a Political Subdivision
of the State of Texas which was established in 1982 through legislation passed
in the 66" Texas Legislature. The Appraisal District is governed by a board of
five directors, who are responsible for setting policy, approving the annual
budget, reviewing and approving all financial transactions, and hiring the Chief
Appraiser. The Chief Appraiser is responsible for establishing a budget, hiring
personnel, managing District operations, and appraising all taxable property
located in San Patricio County as of January 1% of each year. The Board of
Directors is also responsible for selecting the Chairman and Secretary of the
Appraisal Review Board (ARB), appointing a Taxpayer Liaison Officer and
selecting members to serve on the Agricultural Appraisal Advisory Board
(AAAB).

The District is responsible for discovering, listing, and appraising all taxable
property within San Patricio County on an annual basis., District staff is tasked
with listing all property and appraisal related information on the appraisal roll.
The appraisal roll is then provided to each of the taxing entities located in San
Patricio County who then utilize this information to levy property taxes. Once
collected, these taxes provide much needed revenue for purposes of public
health, safety, and education, among others.

Client and Intended Users

The Ad Valorem taxing entities and the officials that manage and control those
entities that have territory located within the boundaries of San Patricio County,
Texas, that contribute to the District’s Budget are the clients and intended users
of the appraisals performed by the San Patricio County Appraisal District. In
addition, the Texas Comptroller of Public Accounts is also an intended user
because the Comptroller’s office utilizes the appraisal data from the District in
Texas’ public-school funding process. Others may obtain and use the District’s
appraisal data for other purposes, such as general public, individual property
owners, data collection companies, etc., however, these are not the intended users
under USPAP standards. taxing entity officials, the, property



owners, and the Comptroller of Public Accounts for the State of Texas are
considered other intended users of this appraisal report. Listed below are the
taxing entities located within San Patricio County and the number of accounts
within their respective jurisdiction.

Intended Use

The purpose and intended use and purpose of the appraisal is to establish market
value as of January 1, 2018, pursuant Texas Property Tax Code Section 1.04 (7)
with the exceptions of certain property owners that may have applied and
qualified for September 1 inventory appraisal. The universe of properties was
identified and analyzed exclusively for “ad valorem” tax purposes. Equity and
uniformity must also be accomplished within the universe of properties. All
taxable property was appraised at its market value as of January 1%, except as
otherwise provided by the Texas Property Tax Code (TPTC). Analyses were
performed and conclusions were achieved after the effective date, therefore, the
market value for the subject property was established in retrospect to comply
with the effective appraisal date as set by TPTC.

The market value of property shall be determined by the application of generally
accepted appraisal methods and techniques. The District determines the
market value of a property using mass appraisal standards which comply with
the 2018-2019 Edition of Uniform Standards of Professional Appraisal Practices
(USPAP).

The same or similar appraisal methods and techniques are used in appraising the
same or similar types ofproperties.

A mass appraisal system, as established by IAAQ, has three (3) main functions;
reappraisal, data maintenance; and value updates. Reappraisal consists of the
periodic re-inspection of all property within the jurisdiction. Data maintenance is
the process of capturing and valuing new construction and new subdivisions, and
any changes due to building permits. Value updating is the process of annual
adjustments applied to all properties using trending factors. WCAD is
responsible for implementing the three (3) functions of the mass appraisal system
in San Patricio County.

Equity and uniformity is measured through appraisal level and uniformity
statistics. Appraisal level statistics include the calculation of the mean, median,
and aggregate



(weighted) mean of the appraisal-to-sales ratio of the sample population of
qualified sales. Uniformity statistics are Price Related Differential (PRD),
Coefficient of Dispersion (COD), and Coefficient of Variation (COV). These
statistical measures are defined further in this report.

General Assumptions and Limiting Conditions

This appraisal report has been prepared under the following general
assumptions and limiting conditions:

1. Information furnished by third parties is assumed to be true, factually
correct, and reliable. No responsibility for its accuracy is assumed by the
appraiser. Should there be any material error in the information provided to the
appraiser; the results of this report are subject to review and revision.

2. All mortgages, liens, and encumbrances have been disregarded unless
otherwise stated within the property record. The subject property is analyzed as
though under responsible ownership and competent management.

3. It is assumed the utilization of the land and any improvements is located
within the boundaries of the property described. It is assumed that there are no
adverse easements or encroachments for any parcel that have not already been
addressed in the mass appraisal.

4. In the preparation of the mass appraisal, all inspections are made from the
exterior only. It is assumed that the condition of the interior of each property is
similar to its exterior condition, unless the appraiser has performed an interior
inspection at the request of the

property owner or received additional information from qualified sources giving
more specific detail about the interior condition.

5. It is assumed in these analyses that there were no hidden or unapparent
conditions of the property, subsoil, or structures, including hazardous waste
conditions, which would render it more or less valuable. No responsibility is
assumed for such conditions or for engineering which may be required to
discover them. No responsibility is assumed for legal matters existing or
pending, nor is opinion rendered as to title, which is assumed to be good.

6. It is assumed that properties and/or the property owners are in full compliance
with all applicable federal, state, and local use laws, zoning and environmental



regulations; unless non-compliance is noted, described, and considered in the
property record.

7. It is assumed that all required licenses, consents, or other legislative or administrative
authority from any local, state, or national governmental or private entity or organization
have been or can be obtained or renewed for any use on which the value estimate
contained in this report is based.

8. Unless prior arrangements have been made, the appraiser, by reason of this
report, is not required to give further consultation or testimony, or to be in
attendance in court with reference to the property that is the subject of thisreport.

9. No legal survey has been prepared or commissioned. Therefore, references to a
map, sketch, plat, diagram or previous survey appearing in the property record is only
for the purpose of calculating square footage and estimating the market value of the

property.

10. Unless otherwise noted, this appraisal has not given any specific consideration to
the contributory or separate value of any mineral and/or timber rights associated with
the subject real estate, as they are carried on separate accounts.

11. It is assumed that the mineral appraisal firm of Wardlaw Appraisal Group L. C.
(WAG) has fulfilled their contractual obligation by establishing fair and equitable
market values for properties as noted in their contract.

12. Disclosure of the contents of this report is governed by the laws, bylaws, and
regulations of the Texas Property Tax Code and the 2018-2019 edition of USPAP.

13. The signatories of this appraisal are Registered Professional Appraisers licensed
by Texas Department of Licensing and Regulation (TDLR). The Chief Appraiser
and Director of Appraisal Services are Certified Chief Appraisers (2008 and 2017,
respectively). The Signatories have been involved in mass appraisal valuation and/or
review of many properties. Their education and experience in valuing properties
satisfies the competency provision of USPAP. Reference Exhibit “C”.

14. This appraisal was prepared by the appraisers named herein for the exclusive use
of the client named herein. The information and opinions contained in this appraisal
set forth the appraiser’s best judgment in light of the information available at the
time of the preparation of this report. Any use of this appraisal by any other person
or entity, or any reliance or decisions based on this appraisal are the sole
responsibility and at the sole



risk of the third party. The appraiser accepts no responsibility for damages suffered
by any third party as a result of reliance on or decisions made or actions taken based
on this report.

15. This appraisal report of the subject universe of properties was prepared exclusively
for “ad valorem” tax purposes.

Jurisdictional Exceptions

USPAP defines JURISDICTIONAL EXCEPTION as an assignment condition
established by applicable law or regulation, which precludes an appraiser from
complying with a part of USPAP. In this report there are a number of instances
where the District claimed jurisdictional exception. These are listed below:

.

[

TPTC section 23.01 (c) establishes that the appraisal of residential homestead
properties shall be determined solely on the basis of its residential use value
without consideration to the properties’ highest and best use as commercial in
an area which is not exclusive to residential properties.

Properties subject to appraisal under Section 23.01(d) will be appraised based
on the requirement of section 23.01(d).

TPTC Section 23.23 establishes a limit of 10 percent in value increase in the
reappraisal of residential homestead propertics from the previous appraisal
year value.

USPAP identifies an acceptable parameter of appraisal to sales ratio between
90 to 110 percent of market value, while the State of Texas mandates
parameters of 95 to 105 percent of market value.

TPTC Section 23.51(1) and the agricultural manual as adopted by the State
provide the procedures for establishing agricultural value. Properties that
qualified for agricultural appraisal will reflect two separate values; a market
value and a special agricultural-use value. The “ag value” becomes the
taxable value.

1 TPTC Section 23.12 establishes the procedure for VIT/SIT appraisals.

Extraordinary Assumptions or Hypothetical Conditions

As of January 1, 2018, the following hypothetical condition exists:

1 Market value is established at what a property would sell for although the

property is not offered for sale.



Acerial photography has been incorporated into mass appraisal procedures;
therefore, the following assumptions are made:

The structures identified are situated on the property.
The uses of the structures as classified are accurate.
The improvement measurements are accurate.

m|
m]
m]
o The property boundary lines are accurate and reliable.

Effective Date of Appraisal

Section 23.01 of the Texas Property Tax Code establishes the effective date of
all appraisals as January 1, 2018, with the exception of certain inventories in
which the property owner elected an appraisal date of September 1, 2017.

Date of Report

This 2018 Mass Appraisal Report was prepared on is October 15, 2018
Prepared by: Robert Cenci, Chief Appraiser

Definition of Value

Market value, as defined by Section 1.04(7) of the Texas Property Tax Code,
means the price at which a property would transfer for cash or its equivalent
under prevailing market conditions if:

(1 exposed for sale in the open market with a reasonable time for the seller
to find a purchaser;

O 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

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

The Texas Property Tax Code defines special appraisal provisions for the
valuation of several different categories of property. Specially appraised
property is taxed on a basis other than market value as defined above. These
categories include agricultural and timber property (Chapter 23, Subchapters C
and D, TPTC), certain types of dealer inventory (Sections 23.121, 23.124,
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23.1241 and 23.127), and nominal (Section 23.18) or restricted use properties
(Section 23.83).

Identification of Subject Property

The subject property of this report is the entire universe of taxable property
located within San Patricio County that the District has legal jurisdictional
authority to appraise under law. The universe of taxable properties consists of
three categories: Real Property, Personal Property, and Utilities and Mineral
properties. Any taxable real and personal property discovered to be left off of
the appraisal roll will be added to the appraisal roll as prescribed under Section
25.21 of the Texas Property Tax Code.

The property rights appraised within the subject property are FEE SIMPLE
ESTATE, with the exception of leasehold interests in property exempt to the
owner of the estate or interest encumbered by possessory interest. Leasehold
interests are appraised under a statutory formula described in Section 25.07 of
the Texas Property Tax Code.

Fee simple estate as defined by The Dictionary of Real Estate Appraisal Third
Edition is “absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by governmental powers of taxation,
eminent domain, police power, and escheat”. The bundle of rights consists of six
basic rights associated with the private ownership of property. Theyare:

e The right to use

e The right to sell

e The right to rent or lease

e The right to enter or leave

e The right to give away, and

e The right to refuse to do any of these

TPTC Section 23.0! (b) establishes that “each property shall be appraised based
upon the individual characteristics that affect the property’s market value, and
all available evidence that is specific to the value of the property shall be
considered in determining the property’s market value.”



Disclosures

1. Capitalization rates used to estimate market value on income producing
properties that were adopted by the Board of Directors of the District for
2018 were developed by sources outside of the District and not by
District staff. These rates constitute the work of others that are deemed
by the Chief Appraiser to be competent to develop such rates in the
local market. The San Patricio county Appraisal District engages the
services of BURBACH & ASSOCIATES inn Corpus Christi Texas for
the purpose of developing capitalization rates for income-producing
properties in San Patricio County. The District will provide all district
records related to the adoption of these rates upon written request.

Highest and Best Use

The highest and best use of real estate as defined by The Dictionary of Real
Estate Appraisal, Third Edition, “is the reasonably probable and legal use of
vacant land or an improved property, which is physically possible,
appropriately supported, financially feasible, and that results in the highest
value. The four criteria the highest and best use must meet are legal
permissibility, physical possibility, financial feasibility, and maximum
profitability™.

Pursuant to Section 23.01(d) of the Texas Property Tax Code, ‘“The market
value of a residence homestead shall be determined solely on the basis of the
property’s value as a residence homestead, regardless whether the residential
use of the property by the property owner is considered to be the highest and
best use of the property.”

With the exception of residence homesteads, the definition of highest and best
use as outlined above still applies to appraisals conducted under the Texas
Property Tax. Highest and best use is established when parcel accounts are
created and identified by two (2) separate codes; generally, by state code and
locally by neighborhood codes. The District considers the properties’ zoning,
deed, and subdivision restrictions in the determination of highest and best use.
An appraiser's identification of a property's highest and best use is a statement of
opinion based on known facts of the property’s individual characteristics and
potential use. The State category system which sorts the properties by type
such as residential, commercial, multi-family, rural, and others is also
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considered. Neighborhood codes group properties by potential use and location.
These concepts are discussed further in this report.

MASS APPRAISAL PROGRAM

As noted above, the District allocated the work of the mass appraisal among
several areas within the appraisal department. The Residential, Commercial,
Personal Property, and Agricultural/Rural appraisers develop, calibrate, and
apply the various mass appraisal models for their respective property types.
Pritchard and Abbott, Inc. appraises all mineral and utility properties for the
District on a contractual basis.

The most basic mass appraisal model expresses the basis for calculating fair
market value (FMV) as:

LAND FMV + IMPROVEMENT FMV = TOTAL FMV

As previously noted within the Scope of Work section of this report, the division
of tasks is an essential element for the successful operation of the appraisal
district. This section of the report complies with the Scope of Work disclosure
requirements.

TPTC Section 25.18, establishes a three (2) year reappraisal cycle for the re-
inspection of all taxable real property within San Patricio County. These re-
inspections are completed by reviewing the properties through one of the
following appraisal activities:

o Physical inspections

o Aerial photography (Pictometry)
Surveys and maps

Fee appraisals and building plans

o o O

Deeds and other Legal Instruments

The reasons for re-inspections of properties include, but are not limited to,
identifying the percentage of completion of incomplete improvements, verifying
repairs made to existing improvements, on-going remodeling of improvements,
or to review the market within a general neighborhood or subdivision.

11



For Appraisal Year 2018, agricultural-use applications were mailed to property
owners due to new ownership or at the Chief Appraiser’s request of an updated
application for review of qualification status. Applications that were submitted
after the April 30" deadline incurred a penalty equivalent to 10% of the
difference in taxes between market value and special agricultural-use value.

All agricultural-use valuation applications submitted were processed, inspected,
and a determination was made by the Ag appraisal staff and the Chief Appraiser.

Several properties were identified to have ceased agricultural-use and caused a
“rollback” to be initiated accordingly.

The Commercial Property Department, as part of its appraisal function,
performs mass appraisal in accordance with the District’s Reappraisal Plan. New
commercial developments and construction projects are discovered through field
inspection and building permits. The reappraisal plan appears at the end of this
report.

As previously noted in this report, Pritchard and Abbott Company was contracted
by the District to perform the mineral and utility appraisals.

RATIO STUDY

Ratio studies were performed in accordance pursuant to the guidelines and mass appraisal
practices. The following ratios study results are provided accordingly:

FINAL RATIO STUDY

Date of Sale Date # of Median Wit Avg COD  Variance PRD

Study Range Sales Mean Mean

04/01/18 01/01/2016 - 1918 0.9677 0.9535 1.0152 18.7407 0.2415  1.0647
01/31/2018

Land Valuation

New Subdivision Plats and Re-plats

All new parcels created through plats and re-plats recorded at the County Clerk’s
office are appraised by the Commercial Department.. New residential and
commercial plats are field inspected and the phase of development is
documented.

12



Annexations

2017 annexations for Appraisal Year 2018 are reviewed for possible market
value and equity updates.

Field Inspections

Recorded and proposed plats and annexations were field inspected to determine
the phase of development as of January 1, 2018. A report was created for each
tract inspected and included observation notes and images of the property. All
photographs and notes were entered into the corresponding PACS account.
Improvements identified through the inspections were also reported to their
respective appraisal department.

Acreage Splits

New accounts for properties whose boundaries were affected by a transfer or
partition deed. All new and/or modified accounts were reviewed and appraised
based on the properties’ updated effective acres.

Land Equalization Review

Land accounts are identified during the previous year for re- inspection in the
current year. These accounts were reviewed individually due to special
circumstances, including but not limited to:

e non-conforming land schedules

e property situated within a floodplain

e verify unusable designation

* property previously valued as unusable and is now usable
¢ land adjustments which are no longer applicable

® ecqualize land values to surrounding properties

e previous years’ ARB land value adjustments

e court judgment land valuations

Land Schedules (ratio studies)

Staff completed a comprehensive reappraisal of land values for the 2018
appraisal year. Section 23.013 (b) of the Texas Property Tax Code allows for
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sales beyond 24 months to be used as a representative sample if not enough
comparable properties were sold within a 24-month period of the appraisal date.

This reappraisal of land values consisted of a market study which inciuded
analyses of confirmed land sales and deeds. An appraisal mode! for these
property types was developed and the reappraisal of commercial land through
the matrix valuation model was executed.

Residential, commercial, and rural land values were also reappraised for 2018
in accordance with the 2017-2018 Reappraisal Plan. Adjustments were
determined through the use of ratio studies for each individual neighborhood.
Adjustments were applied to the land class codes in the residential land matrix
schedule to reflect market value.

Agricultural Use Property Valuation

Section 23 of the TPTC establishes that 1and designated to agricultural use shall
receive a special appraisal and shall be appraised at its productivity value as
well as its market value. Productivity value is based on the land’s capacity to
produce agricultural products. The District wvalues agricultural land in
compliance with TPTC and “Texas Property Tax

Division’s * Manual for the Appraisal of Agricultural Land” is also utilized.

The TPTC definition of qualified open space land is “land that is currently devoted
principally to agricultural use to the degree of intensity generally accepted in the
area and that has been devoted principally to agricultural use for five of the
preceding seven years”. For property located within the city limits, the land must be
devoted principally to agricultural use continuously for the preceding five years in
order to qualify for special appraisal.

Since the productivity value is based on the land’s capacity to produce
agricultural products the appraisal district annually sends out surveys to
property owner(s) to establish income for the property (grazing, hunting,
farming, and leases), as well as typical property expenses (ex: fencing, water,
taxes, brush control, and management). This data is compiled and stored for
future analysis. The process of establishing the special valuation uses an
average of five years preceding the year of the appraisal starting the previous
year.

The Texas Compiroller of Public Accounts establishes the capitalization {cap)
rate annually for agricultural property. Some properties in San Patricio County
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are leased, therefore the District used the cash lease method of appraisal to
determine the special agricultural appraisal. The cash lease method uses
information based on an agreement between landowner and tenant to lease the
property at a fixed cash payment for a fixed period of'time.

The net-to-land value per acre is calculated by the use of the income amount per
acre minus expenses {landowner expenses)

Net-To-Land Value Per Acre = Income Per Acre - Expenses Per Acre

The net-to-land was averaged for the preceding five years to calculate an average
net- to-land factor. The averaged net-to-land factor was then divided by the cap rate
established for the year to determine a value per acre for each classification of
agricultural property. The annual productivity valuations were determined
following the guidelines as required by the TPTC.

Lmproved Property Valuation

Residential Property —

Income Approach - Residential Property - The District does not utilize the
income  approach for single family residential property. Residential properties
do not transfer for their income producing potential. Appraisers in the private
sector do not utilize the income approach to value while appraising residential
properties.

Cost Approach -

The District uses a hybrid cost-market approach when valuing residential
properties. The square-foot method is used to calculate the base cost of a
benchmark property. Some amenities or components such as open porches,
garages, and servant’s quarters are calculated as a percentage of the price per
square foot of the main structure. Other amenities such as storage rooms,
carports, and swimming pools are calculated on a fixed price per square foot.

Once the Replacement Cost New Less Depreciation (RCNLD) is calculated, the
values are adjusted through modifiers based on current sales data.

One of the responsibilities of the Analysis/‘Commercial Department is to develop
and update residential improvement cost schedules. For the 2018 Appraisal Year,
cost schedules for single family residences, condominiums, townhouses, and
manufactured homes were analyzed using M&S 3rd Quarter August 2017 as a

15



guide. After review, the results of the analyses were presented to the Residential
Review Committee. The committee decided to implement the proposed cost
schedules for single family residences as detailed in Marshall & Swift. Cost
schedules for mobile homes will be re-analyzed for the 2019 appraisal year.

Sales Approach -

The District measures the appraisal level and uniformity within the universe of
properties through the use of appraisal-to-sale ratios of arms-length sales. The
appraisal-to-sales ratio is calculated by dividing the appraisal value by the sales
price of the property.

Appraisal level statistics include the calculation of the Mean, Median, and Aggregate
{Weighted) Mean of the appraisal-to-sales ratio of the sample population of
qualified sales. Mean is the sum of the ratios divided by the total number of ratios.
Median is the midpoint, or middle ratio, when a set of ratios are sorted in ascending
order. If the number of ratios is even, the median is the average of the two middle
ratios. Aggregate (Weighted) Mean is calculated by the sum of the appraised values
divided by the sum of the sales prices.

Uniformity statistics include the calculation of the Price Related Differential
(PRD), Coefficient of Dispersion (COD), and Coefficient of Variation (COV).
PRD is the mean ratio divided by the weighted mean ratio. COD is the average
percentage deviation from the median ratio. COV is the standard deviation
expressed as a percentage of the mean.

As previously noted in the Jurisdictional Exception section of this report, the State
of Texas precludes the District from complying with USPAP acceptable
parameters  of

appraisal-to-sale ratios. The State of Texas mandates parameters of 95 to 105
percent of market value. The acceptable COD range is 5 to 15 for newer or
more homogeneous single family residential properties; less than 20 for older and
more heterogeneous single family residential properties. The acceptable PRD
range is 98% to 103%.

The median ratio and COD are the two statistical tools used by the state
comptroller auditor in the PVS and by the District in ratio studies. The median
ratio is the adopted measure of central tendency because it gives equal weight to
each ratio and is less affected by extreme ratios than the other measures. The

COD is a measure of variability, which relates to the uniformity of the ratios, and
generally, the smaller the measure of variability the better the uniformity.
Coefficient of Dispersion is also studied to indicate how rigid the ratios are in
relation to the measures of central tendency.
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The sales comparison approach is the most reliable in appraising residential
properties. Comparable sales which occurred in the preceding 24 months were
allowed in the determination of market value as established by TPTC..
Throughout the year, sales are gathered, reviewed, and coded into PACS to
perform periodic ratio studies in accordance with the District’s reappraisal Plan.

The ratio study serves a two-fold purpose: (1) to provide a final review of the
prior year Appraisals and (2) to identify areas where the appraisal performance is
not within the acceptable parameters as set by TPTC, which will be addressed
during the current appraisal year.

The study was used to analyze the impact of on land reappraisal, as well as the
impact of the District’s annual cost schedule maintenance. This study was also
used by the Residential appraisal staff for the purpose of preliminary market
value adjustments..

Based on the statistics those neighborhoods or subdivisions not within
acceptable parameters were addressed. The appraisal staff adjusted
neighborhood and subdivision modifiers appropriately.

The ratio studies presented above are based on IAAO formats which include a
series of stratifications. The statistics were stratified into the following
categories:

living area

year built

construction quality

school district

value range

neighborhood
appraisal-to-sale ratio
number of sales per month
and sale price per month

L I N o B R o A R |

In addition to sales price increases, sales activity volume and sales of existing
and new homes has also increased.

PACS Ratio Reports

PACS, the appraisal software utilized, provides for ratio reports to be prepared
in various groupings. Residential sales coded based on the nature of each sale,
whether it be a simple warranty deed or a foreclosure, multiple parcel and
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other sale types. Sale, etc. These ratios were stratified by school district or
other market area parameters established by the District.

Geographical Information

System GIS)

GIS was incorporated into the market analysis by identifying SFR, SFRN,
DC 2, bank- owned properties, residential inventory, and ownership transfers
for a 24-month period through a color-coding scheme. GIS facilitated the use of
spatial analysis which provided the visual illustration of the market activity and
other criteria noted above. For example, appraisers were able to identify
neighborhoods where most of the sales activity occurred. It also assisted in
locating areas where transfers occurred but the District was unsuccessful in
gathering sales data.

Income Approach

1. Residential Property - The District does not utilize the income
approach for single family residential property. Residential properties
do not transfer for their income producing potential. Appraisers in the
private sector do not utilize the income approach to value while
appraising residential properties.

2. Commercial Property — The District presently applies the income
approach as required by law and otherwise as deemed appropriate
according to Generally Accepted Appraisal Practice requires.
Currently the District employs the Income Approach as the primary
valuation basis on Hotels, Apartment complexes of ten or more
units, office buildings, strip malls, and retail and commercial
leasable space. The San Patricio county Appraisal District engages the
services of BURBACH & ASSOCIATES in Corpus Christi Texas for
the purpose of developing capitalization rates for income-producing
properties in San Patricio County. The District will provide all district
records related to the adoption of these rates upon written request.

Cost Approach

Th cost aprosach is used on primarily used on all other commercial type properties
in particular, on new construction initially. The hybrid cost/market practice is
employed in subsequent years and reappraisal cycles as deemed appropriate by the
chief appraiser. The objective of the commercial improvement schedules for the
2018 Appraisal Yearis to keep the cost data current, as of the latest edition of the
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Marshall & Swift (M&S) Commercial Cost Explorer publication.. The Commercial
Improvement Cost Schedule workbook is updated to analyze the schedules. Raw
unit prices, multipliers, and heating & cooling costs are updated using the latest cost
data from M&S.

After the cost data is updated with the latest information, the 2017 unit prices are
compared to the proposed 2018 unit prices by calculating the mean, median,
minimum, and maximum percentage changes.

The average unit price percentage change from 2017 is approximately 3.58%
with a median percentage change of about 1.11%. For further analysis, the unit
prices are adjusted with an 85% local economic modifier to reflect the current
economy.

Sales Comparison Approach

Sales analysis is performed by executing sales ratio reports of all commercial
sales available that occurred from 01/01/2015 to 12/31/2017.

Income Approach

The income approach measures the present worth of the future benefits of a
property by the capitalization of the net income stream over the remaining
economic life of the property. The approach involves estimating the Effective
Gross Income (EGI) of a property by deducting the appropriate vacancy and
collection losses from its estimated gross income. Applicable operating expenses
and an allowance for reserves for replacements are deducted to arrive at a Net
Operating Income (NOI), that is then capitalized into an indication of value,

Income “pro-formas™ are performed on typical income-producing properties such
as retail stores, warehouses, apartment complexes, and office buildings. The
properties are tested using gross rent, vacancy, collection loss, expenses, and
capitalization rates. local data submitted through the commercial and apartment
surveys was also solicited and considered.

Hotel and motel income and occupancy data is collected from the Texas Hotel
Performance Factbook annual report. This data is entered into a spreadsheet with
historical data for each hotel/motel
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Reconciliation

The final step in the appraisal process is reconciliation. In single-property
appraisal, reconciliation is the process of resolving the differences that result
from the application of the three approaches to value. It illustrates the values
indication via the three approaches and states an opinion as to the weight placed
on each approach. It also states the type of data used in the development of
each value and the quality of same. In general, the appraiser should use and
give the greatest weight to the approach that is most supportable, given the data
available.

In mass appraisal, reconciliation is accomplished through model testing and
measuring the quality of the values. In this final step, values generated from the
mass appraisal system are compared with a representative sample of sales
through a ratio study. In order to meet statistical appraisal standards, a value
refinement process is required. The value refinement process entails the
recalibration of appraisal models (schedules) until the values generated by the
mass appraisal system meet statistical appraisal standards. This refinement
process is accomplished through the review of the quantity and quality of data
available, data analysis, interpretation of analyses results, ratio studies, use of
scatter graphs, and other stratified analysis as previously noted within this
report.

The identification and the use of the three approaches to value used by District
staff to appraise the various property types have been noted within other sections
of this report.

The District completed the functions of the mass appraisal system, reappraisal,
data maintenance, and value updates, as outlined within this report. A final ratio
study was generated to analyze and summarize the 2018 appraised values. The
Chief Appraiser prepared taxing entity preliminary totals which were submitted
to the Appraisal Review Board (ARB) on May 18, 2018 for initiation of the
equalization (protest) phase.
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FINAL 2018 CERTIFIED MARKET AND TAXABLE

YALUES REPORTED TO THE TAXING ENTITIES

TOTAL VALUE BY TAXING ENTITY

Taxing Entity Code Market

San Patricio County GSP 13,093,848,161
San Patricio Co Drainage Dist. MUD 13,082,650,716
San Patricio County Road RSP 13,093,848,161
City of Aransas Pass CAP 611,625,172
City of Ingleside By the Bay ciB 78,446,612
City of Odem coD 91,527,957
City of Gregory CoG 85,447,640
City of Ingleside col 1,303,481,631
City of Lakeside CoL 21,643,696
City of Mathis COM 140,247,944
City of Portland CPO 1,490,724,503
City of Sinton csl 210,668,472
City of Taft CTA 96,533,544
City of Taft - DeAnnexed CTADX 21,833,188
ISD Aransas Pass SAP 724,006,991
i1SD Banquete (o) SBQ 726,756
15D Corpus Christi (o) ScC 128,269,785
ISD Gregory-Portland SGP 5,967,590,817
ISD Ingleside SIN 3,504,946,717
ISD Mathis SMA 539,149,864
ISO Odem-Edroy SOD 512,712,372
ISD Sinton SSI 950,587,233
ISD Skidmaore-Tynan (o) SST 18,825,242
ISD Taft STA 736,396,882
Nueces Co Emerg Svc. Dist 4 (o) FX 726,756
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Net Taxable

6,909,799,403
6,106,636,252
6,909,799,403
456,079,273
72,844,181
82,208,795
71,604,354
1,124,568,796
20,132,432
111,356,293
1,125,265,169
186,813,402
86,413,490
19,994,179
610,247,201
557,914
126,061,246
5,182,773,937
3,035,639,388
310,108,951
326,111,802
581,900,405
4,432,933
526,866,597
666,176




CERTIFICATION

I, ROBERT P. CENCI, CHIEF APPRAISER, and SHIRLEY MADE]J,
ASSISTANT CHIEF APPRAISER, of the San Patricio County Appraisal
District do solemnly swear that we have made or caused to be made a diligent
inquiry to ascertain all property in the District subject to appraisal by us and
that we have included in the records all property that we arc aware of at an
appraised value determined as required by law.

We certify that, to the best of our knowledge and belief:

0O

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the
rcported assumptions and limiting conditions and it is our personal,
impartial, and unbiased professional analyses, opinions, and
conclusions.

We have no present or prospective interest, other than in our personal
residence, in the universe of properties that are the subject of this report,
and we have no personal interest with respect to the parties involved.

We have no bias with respect to any property that is the subject of this
report or to the parties involved with thisassignment.

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

Our compensation for completing this assignment is not contingent upon
the reporting of a predetermined value or direction in value that favors
the cause of the client, the amount 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.

Our analyses, opinions, and conclusions were developed, and this report
has been prepared, in conformity with the Uniform Standards of
Professional Appraisal Practice and the Texas Property Tax Code.

We have made personal inspections of some the properties that are the
subject o f this report. Inspections performed by appraisal staff are
recorded within the property records.
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00 Also noted within the appraisal record are the last inspection date and
the last appraiser responsible for reviewing property characteristics used
in the determination of the market value. Departmental appraisal staff is
identified within thisreport.

t1  All Appraisers that provided significant mass appraisal assistance in the
appraisal of the subject property for the 2018 Appraisal Year are listed
below. Each appraiser has contributed to the appraisal of the universe of
property by completing their individual assignments within their
respective department. Appraisers are registered with the Texas
Department of Licensing and Regulation (TDLR):

PROPERTY TAX APPRAISER CERTIFICAT!ION
SAN PATRICIO COUNTY APPRAISAL DISTRICT APPRAISERS

TDOLR
# NAME POSITION CLASSIFICATION
60222 Cenci, Robert Chief Appraiser RPA, CTA
66769 Madej, Shirley Assis, Chief Appraiser  RPA, CTA
73506 Carvajal, Lisa Sr. Appraiser RPA
74067 Beabout, Lori ). Res. Appraiser RPA
74337 Esquivel, Noel R. Res. Appraiser Level! lll
72923 Garcia, Lorena M. Res. Appraiser RPA
72611 Sanchez, Stephanie . Res. Appraiser RPA
75364 Martinez, Damian Ag Appraiser Class Il
74761 Deleon, Frances Comm,. Appraiser Ciass Il
72185 Cadena, Lillian BPP Appraiser Class Ill
75686 Morgan, Rebecca BPP Appraiser Class |
71088 Ramon, Benjamin }. Jr. 8PP Appraiser RPA
PROFESSIONAL APPRAISAL FIRM
PRITCHARD AND ABBOTT
68599 Shannon Stary Appraiser
70598 Jason Driskell Appraiser
71361 Christopher Palermo Appraiser
65426 Cindy Fox Appraiser
72275 Patrick Horak Appraiser
74628 Coleman Chism Appraiser
73946 AlanJost Appraiser
72992 Andrew Mize Appraiser
71278 Wayne Frazell Appraiser
63468 Rodney Kret Appraiser
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o Mass appraisal involves the division of tasks, therefore significant mass
appraisal assistance was provided by departmental appraisal staff
identified on Exhibit “A™.

t3 The District contracted the appraisal firm of Wardlaw Appraisal Group L.
C. to perform mineral and utility appraisals and to represent the District in
appeals and litigation of mineral and utility properties.

00 By signing this report, we have relied on the work done by appraisal
staff and others who did not sign this certification. We are therefore
responsible for the decision to rely on their work and belicve that the
individuals performing the work are professional, ethical, credible and

competent.
- ) 1618
RbBERT P. CENCI - RPA DATE
CHIEF APPRAISE
ﬂ [o-26-18
ﬁmﬁEY R. MADEJ - RPA DATE

ASST. CHIEF APPRAISER
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CERTIFICATION OF PRITCHARD & ABBOTT COMPANY

CONTRACT APPRIASAL FIRM PROVIDING INDUSRTRAIL AND MINERAL
APPRIASAL WORK FOR THE SAN PATRICIO COUNTY APPRIASAL DISTRICT

MASS APPRAISAL OF MIUP PROPERTIES PER USPAP STANDARDS (2018-2019 EDITION) EFFECTIVE JANUARY 1, 2018
{APPLICABLE FOR TAX YEARS 2018 AND 2019) PRITCHARD & ABBOTT, INC.

USPAP STANDARDS RULE 6-2: CERTIFICATION

| certsfy that. to the best or my knowledge and belier:

- The statements of fact contained in this report arc true and correct.

The reported analyses, opinions, and conclusions arc limited anly by the reparted assumgtions and Hmiting

conditions, and are my persona), impartial, and unbiased professional analyses, opinions, and conclusions.

| have no {or the specified) present (or prospective interest in the property (hat is the subject of this report, and

| have no (or the specified) personal interest with respect to the parties involved.

| have performed no [or the services, us an appraiser or in any other capacity, regarding the property that is the

subject of this report within the three-year period immediately preceding acceptance of this assignment.

— | have no bias with respect to any property that is the subject of this report or the parties involved with this
assignment

— My engagement in this nSsignment 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 the client, the amount or 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.

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

— | have {or have not) made a personal inspection of the properties that arc the subject of this report. {f more
than one person signs the report, this certification must clearly specify which individual(s) did and which
indevidual{s) did not make a personal inspection of the appraised properly.}

— No one provided significant mass appratsal assistance to the person signing this certification. (if thera are
exceptions, the name of each individual providing significant mass appraisal assistance must be zlated.}

-1
.
4
:

7-3/-1§ v /
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List of other individuls who provided significant mass appraisal assistance Ibis assignment
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