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*Per the Appraisal Standards Board (ASB) of The Appraisal Foundation, the 2024 edition of USPAP has an effective
start date but no end date. Per the ASB, the needfor the standards to be updated on a regular basis has decreased.

Therefore, the 2024 edition of USPAP will be effectivefor an indeterminate number of tax years, until the next edition of
USPAP is released by the ASB.

This report is intended to satisfy the requirentents of S.B. 841, enacted fui Acts 1997,75th Leg., ch. 1039, S 22, ffictive
January I, I99B; amendedby Acts lg99,76thLeg., ch. 1295 (5.8. 1641), $ l, effectiveJanuary l,2000,whenperforming
ntassappraisalsforadvalorem(property)taxpurposes. ThisreportisaworkproductofPritchard&Abbott,Inc.,Valuation
Consultants eAA), developed on behalf of, andfor exclusive use by, P&A's valuation clients. Written permission must be
obtained be.fore reproduction of these contents or distribution to outside parties.

Includes, in part, the Written Mass Appraisal Report and Certification as promulgated by
USPAP Standards 6-1 through 6-3. This report was assembled in part with direct

reference to the 2024 Edition of USPAP as published by the Appraisal Standards Board of
The Appraisal Foundation, authorized by United States Congress as the Source of

Appraisal Standards and Appraiser Qualifications.
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POLICY STATEMENT OF'PRITCHARD & ABBOTT,INC., ON THE
UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE

Pritchard & Abbott, Inc., (P&A), a privately held company engaged primarily, but not wholly, in the ad valorem
tax valuation industry endorses Uniform Standards of Professional Appraisal Practice (USPAP) as the basis for
the production ofsound appraisals. Insofar as the statutory requirement to appraise groups (or a "universe") of
real and personal property within an established period of time using standardized procedures-and subjecting
the resulting appraisals to statistical measures-is the definition of mass appraisal, P&A subscribes to USPAP
Standards 5 and 6 (Mass Appraisal, Development and Reporling) whenever applicable in the development and
defense of values. When circumstances clearly dictate the use of single property appraisal procedures, P&A
adheres to the spirit and intent of the rernaining USPAP Standards within all appropriate, practical, and/or
contractual limitations or specifications.

This "USPAP Report" provides general information about the rather comprehensive USPAP Scope ofWork rule,
as well as the specific steps P&A takes in the actual appraisal of various property types per our contractual
obligations. This report, as well as the Biennial Reappraisal Plan that P&A provides our clients before the
appraisal season, should not be confused or conflated with an "appraisal manual" or other "how-to" guide which
may or may not exist within P&A for any particular property type we appraise.

This report discusses all additional USPAP rules that interact with the Scope of Work Rule, such as the Ethics
Rule, the Competency Rule, the Record Keeping Rule, and Jurisdictional Exception Rule, as well as USPAP
Definitions. This report, and specifically the certification page at the end, is meant to accompany our appraisals
and supporting documentation provided to clients perProperty Tax Code, Sec. 25.01(c) at the completion of each
taxyear. An appraisal season thus begins with an appraisal plan (approved by the CAD's Board of Directors) and
ends with appraisal reports. Providing these reporls is definitely part of the plan. Likewise, much of the verbiage
in this "USPAP report" is a reiteration of the Biennial Reappraisal Plan.

USPAP defines "appraisal" as the act or process of developing an opinion of value or pertaining to appraising and
related functions such as appraisal practice or appraisal services. Valuation seruices is defined as services
pertaining to an aspect of property value, regardless of the type of service and whether it is performed by
appraisers or by others. The USPAP definition of "appraiser" is one who is expected to perform valuation
services competently and in a manner that is independent, impartial, and objective. USPAP Advisory Opinion
2l: USPAP Compliance states that this expectation (by clients and intended users of appraisal reports) is the basis
that creates an ethical obligation to comply with USPAP, even if not legally required. Advisory opinions do not
establish new standards or interpret existing standards, but instead are issued to illustrate the applicability of
appraisal standards in specific situations.

The majority of property types that P&A typically appraises for ad valorem tax purposes are categorized as
unique, complex, and/or "special pulpose" properties (mineral interests, industrial, utility, and related personal
property). These categories ofproperties do not normally provide sufficient market data ofreliable quality andlor
quantity to support the rigorous use of all USPAP-prescribed mass appraisal development mandates (Standard
5: Mass Appraisal, Development), particularly with regards to some, but not all, of the ntodel calibration and
statistical per'formance testing confines. However, P&A does strive to employ all or most elements of mass
appraisal techniques with regards to the definition and identification of property characteristics and model
specification and application.

Per USPAP Advisory Opinion 32: Ad Valorem Property Tax Appraisal and Mass Appraisal Assignments,inthe
interests of equity, the scope of work in mass appraisal assignments fol ad valorem taxation can include
consideration of appraisal level (the overall proximity between appraised values and actual prices) and the
uniforrnity of property values (equity within groups of like properties). The appraiser is responsible for
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recognizing when the concepts of appraisal level and appraisal uniformity are necessary for credible assignment
results in a mass appraisal assignment for ad valorem taxation.

Residential real estate property appraisers most frequently apply mass appraisal methods within the sales
comparison (market) approach to value. Through the use of standatdizeddata collection (i.e., actual market
sales), specification and calibration of mass appraisal rnodels, tables, and schedules are possible. Through ratio
study analysis and other performance measures, a cumulative summary of valuation accuracy can thus be
produced in order to calibrate the appraisal model(s). Where sufficient data of reliable quality exists, mass
appraisal is also used for other types of real estate property such as fanns, vacant lots, and soilre commercial uses
(e.g., apafiments, offices, and small retail).

Regarding rnass appraisal reports due the client and other intended users per USPAP (Standard 6 (Mass Appraisal,
Reporting), a written report of the mass appraisal as described in Standards 6-2 is not provided for each individual
property. An individual property record or worksheet may describe the valuation of the specific property after
the application of the mass appraisal model. To understand the individual property result developed in a mass
appraisal requires the examination of all the infonnation and analysis required by Standards 6-2.

P&A will clearly state or otherwise make known all extraordinary assumptions, hypothetical conditions,
limitations imposed by assignment conditions, and/or jurisdictional exceptions in its appraisal reporls as they are
conveyed to our clients. Intended asers of our reports are typically the client(s) for which we ure under direct
contract. Altltough taxpayers or their agents who own and/or represent the subjectproperty being appraised often
receive these reports either by law or as a courtesy of the client or P&A, this receipt does not mean these parlies
automatically become Intended lJsers as defined by USPAP. A porty receiving a copy of a report in order to
satisfy disclosure reqairements does not become an intended user of tlte appraisal or ntsss appraisal unless
tlrc appraiser speciJically idenffies such purty as sn intended user. Potential other users include parties
involved in adjudication of valuation disputes (review board members, lawyers, judges, etc.), govemmental
agencies which periodically review our appraisals for various statutory purposes (such as the Texas Comptroller's
Office) and private parties who may obtain copies of our appraisals through Open Records Requests made to
governmental agencies.

USPAP does not currently address communications of assignment results prior to completion of the assignment,
thus such communications have no requirements other than to comply with the general requirements in the Ethics
Rule, the Cornpetency Rule, and the Jurisdictional Exception Rule. The client and all intended users should be
aware that mass appraisals, as opposed to most "fee" appraisals, are somewhat inherently "limited" versus
"complete" and that appraisal repotts, unless otherwise contracted for by the client, will most often be of a
"restricted" nature whereas explanations of appraisal methods and results are rlore concise versus lengthy in order
to promote brevity, clarity, and transparency to the intended user(s).

Per USPAP, the appropriate reporting option and level of information in a report are dependant on the intended
use and the intended users. Although the reporling verbiage in USPAP Standard 6 does not specifically offer or
promulgate a "Restricted Appraisal Report" such as in Standard 2 (Real Property Appraisal, Reporting) and
Standard 8 (Personal Property Appraisal, Reporting), it should be noted that: a) all mass appraisals and mass
appraisal reports deal with real and personal property in some form or fashion; and b) P&A is a private consulting
firtn, a fact which may necessitate the withholding of certain data and/or appraisal models/techniques which are
deemed confidential, privileged and/orproprietary in nature. The use of "limited" appraisals in conjunction with
"restricted" reports in no way irnplies non-compliance with USPAP. The sabstantive content of a report
determines its compliance.

P&A believes that, with its vast experience and expeftise in these areas of appraisal, all concluded values and
repofts thereof are credible, competent, understandable, uniform and consistent; and most importantly for ad
valolem tax purposes, accomplished in a cost-efficient and timely manner.
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Per previous ASB comments under Standard 6-2(b) [scope of worlc... special limiting conditionsJ

"Althouglt appraisers in ud valorem taxation should not be held accountuble.for lhnitations
beyond their control, they ure required by this specijic requirement to identify cost constraints
and to take appropriate steps to secure sufficientfunding to produce appraisals that comply
with these standards. Expenditure levels for ussessment sdministrution are a function of a
number offactors. Fiscal constraints may impact datu completeness and uccuracy, valuation
methods, and valuution sccuracy. Although appraisers should seek adequate funding and
disclose tlre impact offiscal constraints on tlte mass uppraisal process, they are not responsible
for constraints beyond their control,"

In any event, however, it is not P&A's intent to allow constraints, fiscal or otherwise, to limit the scope of work
to such a degree that the mass appraisal results provided to our clients are not credible within the context of the
intended use(s) ofthe appraisal.
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CHANGES FROM 2O2O-2I BDITION OF USPAP

The Appraisal Foundation, through its Appraisal Standards Board (ASB), constantly seeks to clarify and improve
where possible the previously published edition of USPAP. This update is the first since the adoption of the
2020-2021edition in2019, which was subsequently extended through the end of 2023.

Unlike other editions,the 2024 USPAP will be the first with an effective date but no expiration date. ASB says
having no expiration date offers "greater flexibility to thoroughly examine proposed changes and respond in a
timely manner to a changing marketplace."

Changes to the ETHICS RULE
The Board adopted a Nondiscrimination Section in the ETHICS RULE and deleted all language relating to
supported and unsupported conclusions in the Conduct section of the ETHICS RULE. There are no changes to
the Management and Confidentiality sections of the ETHICS RULE.

Transfers and Sales
The Board adopted the addition of "and other transfers," words to Standards Rule 1-5(b), Standards Rule
2-2(a)(x)(3), Standards Rule 2-2(b)(xii)(3), Standards Rule 7-5(b), Standards Rule 8-2(a)(x)(3) Standards Rule
8-2(b)(xii)(3), and Standards Rule 9-4(b).

Retired Definitions
The Board retired the definition of ASSIGNMENT ELEMENTS, MISLEADING, and RELEVANT
CHARACTERISTICS.

Modified Definitions
Tlre Board rnodified the definition of APPRAISER (adds a comment that makes it clear where the expectation that
an appraiser has an obligation to comply with USPAP comes from), PERSONAL INSPECTION (clarifies it must
be in-person by the appraiser and specifically perfonned for the appraiser's assignrnent) , and WORKFILE (can
now include documentation not necessarily to show compliance with USPAP).

Minor Edits
The Board adopted replacement of the words "a summary" with "the description" in one sentence in each of tlie
following Standards Rules: Standards Rule 2-3(c)(ii), Standards Rule a-3(c)(ii), Standards Rule 6-3(c)(ii),
Standards Rule B-3(c)(ii), and Standards Rule 10-3(c)(ii). The Board also adopted the addition of words "in
writing and" to a sentence in STANDARD 6. The Board adopted adding words to a requirement in Standards
Rule B-2(b) so that it is consistent with the exact wording in 8-2(a).

Revisions to Advisory Opinion 2
The Board adopted changes to Advisory Opinion 2, Inspection of Subject Property, in part, to reflect adopted
changes in the definition of Personal Inspection.

Retirement of Opinion 16
The ASB retired Advisory Opinion 16, Fair Housing Laws and Appraisal Reporl Content. With the removal of
a prohibition and the addition of the Nondiscrimination section of the ETHICS RULE, the guidance in this
Advisory Opinion is no longer relevant.

Creation of new Advisor)' Opinion 39
The Board adopted Advisory Opinion 39, Anti-discrirnination. This Advisory Opinion provides guidance on the
new Nondiscrimination section of the ETHICS RULE.
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Creation of new Advisory Opinion 40
The Board adopted Advisory Opinion 40, Antidiscrimination and the Research, Analysis, and Reporting of
Location Data, including Demographics, for Residential Real Property Appraisal Assignments to provide
guidance on the new Nondiscrimination section of the ETHICS RULE.
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DEFINITIONS

For tlre purpose of Uniform Standards of Professional Appraisal Practice, the following definitions apply:

APPRAISAL: (noun) the act or process of developing an opinion of value; an opinion of value. (adjective) of
or pertaining to appraising and related functions such as appraisal practice or appraisal services.

Comment: An appraisal is numerically expressed as a specific arnount, as a range of numbers,
or as a relationship (e.g., not more than, not less than) to a previous value opinion or numerical
benchmark (e.g., assessed value, collateral value).

APPRAISAL PRACTICE: valuation services performed by an individual acting as an appraiser, including but
not lirnited to appraisal or appraisal review.

Comtnent: Appraisal practice is provided only by appraisers, while valuation services are
provided by a variety of professionals and others. The terms appraisal, appraisal review, and
appraisal consulting are intentionally generic and are not mutually exclusive. For example, an
opinion of value may be required as paft of an appraisal review assignment,

APPRAISAL REVIEW: the act or process of developing and communicating an opinion about the quality of
another appraiser's work (i.e., a report, part of a report, a workfile, or some combination of these), that was
performed as part of an appraisal or appraisal review assignrnent; (adjective) of or pertaining to an opinion about
the cluality of another appraiser's work that was performed as part of an appraisal or appraisal review assignment.

APPRAISER: one who is expected to perform valuation senrices competently and in a manner that is
independent, impartial, and objective.

Comment: Such expectation occurs when individuals, either by choice or by requirement placed
upon them or upon the service they provide by law, regulation, or agreement with the client or
intended users, represent that they comply.

APPRAISER'S PEERS: other appraisers who have expertise and competency in a similar type of assignment.

ASSIGNMENT: a valuation service that is provided by an appraiser as a consequence of an agreement with a
client.

ASSIGNMENT CONDITIONS: Assumptions, extraordinary assumptions, hypothetical conditions,laws and
regulations, jurisdictional exceptions, and other conditions that affect the scope of work.

ASSIGNMENT RESULTS: An appraiser's opinions or conclusions, not limited to value, that were developed
when perfotming an appraisal assignment, an appraisal review assignment, or a valuation seruice other than an
appraisal or applaisal review.

Comment: Physical characteristics are not assignment results

BIAS: a preference or inclination that precludes an appraiser's impartiality, independence, or objectivity in an
assignment.

BUSINBSS ENTERPRISE: an entity pursuing an economic activity
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BUSINESS EQUITY: the interests, benefits, and rights inherent in the ownership of a business enterprise or a
parl thereof in any form (including but not limited to capital stock, parlnership interests co-operatives, sole
proprietorships, options, and warants).

CLIENT: the party or parties (i.e., individual, group, or entity) who engage, an appraiser by employment or
contract in a specific assignment whether directly or through an agent.

CONFIDENTIAL INFORMATION: infotmation that is either: (a) identified by the client as confidential when
providing it to an appraiser and that is not available from any other source; or (b) classified as confidential or
private by applicable law or regulation.*

*Notice: For example, pursuant to the passage of the Gramm-Leach-Bliley Act in November 1999, some
public agencies have adopted privacy regulations that affect appraisers. The Federal Trade Commission
issued two rules. The first rule (16 CFR 313) focused on the protection of "non-public personal
information" provided by conslrmers to those involved in financial activities "found to be closely related
to banking or usual in connection with the transaction of banking." These activities include "appraising
realorpersonalproperly." Thesecondrule(16CFR314)requiredappraiserstosafeguardcustomernon-
public personal information. Significant liability exists for appraisers should they fail to cornply with
these FTC rules.

COST: the acfual or estimated arnount required to create, reproduce, replace, or obtain a property.

CREDTBLE: worthy of belief.

Comment: Credible assignment results require support, by relevant evidence and logic, to the
degree necessary for the intended use.

EFFECTIVE DATE: the date to which an appraiser's analyses, opinions, and conclusions apply; also referred
to as date of value-

EXPOSURE TIME: an opinion, based on supporting market data, of the length of time that the propefty interest
being appraised would have been offered on the market prior to the hypothetical consummation of a sale at market
value on the effective date ofthe appraisal.

EXTRAORDINARY ASSUMPTION: an assignment-specific assumption as of the effective date that is used
in an analysis despite indications that the assumption could be false, and which, if found to be false, could alter
the appraiser's opinions or conclusions.

Comment: Extraordinary assurnptions presurne as fact otherwise uncerlain information about
physical, legal, or economic characteristics of the subject property; or about conditions extemal
to the property, such as market conditions or trends; or about the integrity of data used in an
analysis.

FEASIBILITY ANALYSIS: a study of the cost-benefit relationship of an economic endeavor

HYPOTHETICAL CONDITION: a condition, directly related to a specific assignment, which is contrary to
what is known by the appraiser to exist on the effective date of tl,e appraisal results, but is used for the purpose
of analysis.
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Comment: Hypothetical conditions assume conditions contrary to known facts about physical,
legal, or economic characteristics of the subjectproperty; or about conditions external to the
propeffy, such as market conditions or trends, or about the integrity of data used in an analysis.

INTANGIBLE PROPERTY (INTANGIBLE ASSETS): non-physical assets, including but not limited to
franchises, trademarks, patents, copyrights, goodwill, equities, mineral rights, securities, and contracts, as

distinguished from physical assets such as facilities and equipment.

INTENDED USE: the anticipated use(s) of assignment results as identified by the appraiser based on
cornmunication with the client.

INTENDED USER: the client and any other party as identified, by name or type, as users of the appraisal or
appraisal review report by the appraiser based on commnnication with the client.

Per Advisorv Opinion 32: In ad valorent taxatiott assignments, the client is typically tlte government or taxing
atfthoriIt thctt engages the appraiser. As defined in USPAP, the client is an intended nser. Through communicatiort
with the cli.ent, the appraiser ntay identify other intended users. A party [such as a taxpayerJ receivi.ng a copy of
a. report in order to satisfy disclosure requirements does not become an Intended user ofthe appraisal or mass
appraisal unless the appraiser specifically identifies such party as an intended user.

JURISDICTIONAL EXCEPTION: an assignment condition established by applicable law or regulation, which
precludes an appraiser from complying with a part of USPAP.

MARKET VALUE: a type of value, stated as an opinion, that presumes the transfer of a property (i.e., a right
of ownership or a bundle of such rights), as of a certain date, under specific conditions set forth in the value
definition that is identified by the appraiser as applicable in an appraisal.

Comrnent: Appraisers are cautioned to identify the exact definition of market value, and its
authority, applicable in each appraisal completed for the purpose of market value.

MASS APPRAISAL: the process of valuing a universe of properties as of a given date utilizing standard
methodology, ernploying cofirmon data, and allowing for statistical testing.

MASS APPRAISAL MODEL: a mathematical expression, tool, or formula that describes how supply and
demand factors interact in a market.

PERSONAL INSPECTION: (for an appraisal assignment) the appraiser's in-person observation of the subject
propefty performed as part of the scope of work; (for an appraisal review assignrrent) the reviewer's in-person
observation of the subj ect of the work under review, perfonned as paft of the scope of work.

Cotnment: An appraiser's personal inspection is typically limited to those things readily
obseruable without the use of special testing or equipment. Appraisals of some types of propefiy,
such as gems and jewelry, may require the use of specialized equipment. A personal inspection
is not the equivalent of an inspection by an inspection professional (e.g., a structural engineer,
home inspector, or aft conservator).

PERSONAL PROPERTY: Any tangible or intangible arlicle that is subject to ownership and not classified as

real property, including identifiable tangible obj ects that are considered by the general public as being "personal,"
such as fuinishings, artwork, antiques, gems and jewelry, collectibles, machinery and equipment; and intangible
property that is created and stored electronically such as plans for installation art, choreography, emails, or
designs for digital tokens.
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PHYSICAL CHARACTERISTICS: attributes of a property that are observable or measurable as a matter of
fact, as distinguished fi'om opinions and conclusions, which ale the result of some level of analysis or judgment.

PRICE: the amount asked, offered, or paid for a property

Cornment: Once stated, price is a fact, whether it is publicly disclosed or retained in private.
Because of the financial capabilities, motivations, or special interests of a given buyer or seller,
the price paid for a property rnay or may not have any relation to the value that might be ascribed
to that property by others.

REAL ESTATE: an identified parcel or tract of land, including improvements, if any

REAL PROPBRTY: the interests, benefits, and rights inherent in the ownership of real estate.

REPORT: any colnrnunication, written or oral, of an appraisal or appraisal review that is transmitted to the client
or a parly authorized by the client upon completion of an assignment.

SCOPE OF WORK: the type and extent of research and analysis in an appraisal or appraisal review assignment.

SIGNATURE: personalized evideuce indicating authentication of the work perforrned by the appraiser and the
acceptance of the responsibility for content, analyses, and the conclusions in the report.

VALUATION SERVICE: a service pertaining to an aspect of property value, regardless of the type of service
and whether it is perfonned by appraisers or by others.

VALUE: the monetary relationship between properties and those who buy, sell, or use those properties.

Comment: Value expresses an econornic concept. As such, it is never a fact but always an

opinion of the worth of a property at a given time in accordance with a specific definition of
value. In appraisal practice, value must always be qualified - for example, market value,
liquidation value, or investment value.

WORKFILE: documentation necessary to support an appraiser's analysis, opinions, and conclusions
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PREAMBLE

The purpose ofUSPAP is to establish requirements and conditions for ethical, thorough, and transparentproperty
valuation selices. Valuation senrices pertain to all aspects ofproperty value and include services perfonned by
appraisers and otherprofessionals including attomeys, accountants, insurance estimators, auctioneers, or brokers.
Valuation selices include appraisal, appraisal review, and appraisal consulting. The primary intent of these
Standards is to promote and maintain a high level of public trust in professional appraisal practice.

It is essential that professional appraisers develop and communicate their analyses, opinions, and conclusions to
intended users of their services in a manner that is rneaningful and not misleading. The importance of the role
of the appraiser places ethical obligations upon those who serve in this capacity. These USPAP Standards reflect
the current standards ofthe appraisal profession.

These Standards are for both appraisers and users of appraisal services. To maintain a high level of professional
practice, appraisers observe these Standards. However, these Standalds do not in themselves establish which
individuals or assignments must comply. The Appraisal Foundation nor its Appraisal Standards Board is not a
government entity with the power to tnake, judge, or enforce law. Compliance with USPAP is only required
when either the service or the appraiser is obligated to comply by law or regulation, or by agreement with the
client or intended users. When not obligated, individuals may still choose to comply.

USPAP addresses the ethical and performance obligations of appraisers through Definitions, Rules, Standards,
Statements (if any), and Advisory Opinions. USPAP Standards deal with the procedures to be followed in
performing an appraisal or appraisal review and the rnanner in which each is communicated. A brief description
of tlie USPAP Standards are as follows:

r Standards 1 and 2: establish requirements for the development and comrnunication of a real property
appraisal.

r Standards 3 and 4: establishes requirements for the development and communication of an appraisal
review.

I Standards 5 and 6: establishes requirements for the development and communication of a mass appraisal.
r Standards 7 and 8: establish requirements for the development and communication of a personal property

appraisal.
r Standards 9 and 10: establish requirements for the development and communication of a business or

intangible asset appraisal.

Section 23.01(b) [Appraisals GenerallyJ of the Texas Property Tax Code states:

"Tlte market value oJ'property shall be determined by the application of generally accepted appraisal
methods and techniques. If the Appraisal District determines the appraised value o.f a propert:t using
ntass appraisol standards, the mass apprcisal standards must comply with the Uniform Standards of
Professional Appraisal Practice.... " (underline added for ernphasis)

Consequently, USPAP Standards 5 and 6 are assumed to be applicable for ad valorem tax purposes in Texas, if
mass appraisal practices are in fact being used to appraise the subject properly. USPAP Advisory Opinion 32
suggests several USPAP standards other than Standards 5 or 6 can apply in ad valorem tax work. It appears that
an appraiser engaged in ad valorem tax work in Texas is not specifically required by law to rigorously follow
USPAP standards if in fact mass appraisal practices have not been used to appraise the subject property. The
Jurisdictional Exception Rule could then be invoked because of a contradiction between the requirements of
USPAP and the law or regulation of a jurisdiction. Please see the P&A Policy Statement on USPAP as provided
elsewhere in this repoft for a more detailed discussion regarding this matter.
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ETHICS RULE

Because of the fiduciary responsibilities inherent in professional appraisal practice, the appraiser must observe
the highest standards of professional ethics. This Ethics Rule is divided into four (4) sections:

. Nondiscrirnination;
' Conduct;
. Management;
. Confidentiality.

This Rule emphasizes the personal obligations and responsibilities ofthe individual appraiser. However, it should
be noted that groups and organizations which ure comprised of inclividual appraisers engaged in appraisal
practice effectively shale the same ethical obligations. To the extent the group or organization does not follow
USPAP Standards when legally required, individual appraisers should take steps Lhal are appropriate under the
circumstances to ensure compliance with USPAP.

Compliance with these Standards is required when either the service or the appraiser is obligated by law or
regulation, or by agreement with the client or intended users, to comply. Compliance is also reqaired when an
inclividual, by choice, represents that he or she is performing the service as un appraiser.

An appraiser must not misrepresent his or her role when providing valuation services that are outside of appraisal
practice.

Honesty, impurtiality, and professional contpetency arc required of all appraisers under USPAP Standards. To
document recognition and acceptance of his or her USPAP-related responsibilities in communicating an appraisal
or appraisal review completed under USPAP, an appraiser is required to cerlify compliance with these Standards.

NONDISCRIMINATION

An appraiser must not act in a manner that violates or contributes to a violation of federal, state, or local anti-
discrimination laws or regulations. This includes the Fair Housing Act (FHAct), the Equal Credit Opportunity
Act (ECOA), and the Civil Rights Act of 1866.

An appraiser must have knowledge of anti-discrimination laws and regulations and when those laws or regulations
apply to the appraiser or to the assignment. An appraiser must complete an assignment in full compliance with
applicable laws and regulations.

1. An appraiser, when completing a residential real property assignment, must not base their opinion of
value in whole or in part on race, color, religion, national origin, sex, disability, or familial status.

2. An appraiser, when completing an assignment where the intended use is in connection with a credit
transaction, not limited to credit secured by real property, must not base their opinion of value in whole
or in part on race, color, religion, national origin, sex, marital stahrs, age, source of income, or the
good-faith exercise of rights under the Consumer Credit Protection Act

3. An appraiser must not violate any state or local anti-discrimination laws or regulations applicable to the
appraiser or to their assignment.
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Whether or not any anti-discrimination law or regulation applies

1. An appraiser must not develop andlor report an opinion of value that, in whole or in part, is based on
the actual or perceived race, ethnicity, color, religion, national origin, sex, sexual orientation, gender,
gender identity, gender expression, marital status, familial status, age, receipt of public assistance
income, or disability of any person(s).

An appraiser rnust not base an opinion of value upon the premise that homogeneity of the inhabitants
ofa geographic area is relevant for the appraisal.

An appraiser must not perform an assignment with bias with respect to the actual or perceived race,
ethnicity, color, religion, national origin, sex, sexual orientation, gender, gender identity, gender
expression, marital status, familial status, age, receipt of public assistance income, or disability of any
person(s).

4. An appraiser must not use or rely upon another characteristic as a pretext to conceal the use of or
reliance upon race, ethnicity, color, religion, national origin, sex, sexual orientation, gender, gender
identity, gender expression, rnarital status, familial status, age, receipt of public assistance income, or
disability of any person(s), when perfonning an assignment.

If an assignment does not involve residential real property and the intended use is not in connection with a credit
transaction, the FHAct and ECOA do not apply.If the FHAct and ECOA do not apply, and no other law or
regulation prohibits the use of or reliance upol'l a protected characteristic,5 then the use of or reliance upon that
characteristic is perrnitted only to the extent that it is essential to the assignment and necessary for credible
assignment results.

CONDUCT

An appraiser must perform assignments with irnparliality, objectivity, and independence, and without
accommodation of personal interests.

An appraiser

must not perform an assignment with bias;
must not advocate the cause or interest of any party or issue;
must not accept an assignment that includes the reporting of predetermined opinions and
conclusions;
must not misrepresent his or her role when providing valuation services that are outside of appraisal
practice;
must not communicate assignment results with the intent to mislead or to defraud;
must not use or communicate a report or assignment results known by the appraiser to be misleading
or fraudulent;
must not knowingly permit an employee or other person to communicate a repoft or assignment results
that are misleading or fraudulent report;
must not engage in crirninal conduct;
must not willfully or knowingly violate the requirements of the RECORD KEEPING RULE; and must
not perform an assignment in a grossly negligent manner.

lf known prior to accepting an assignment, andlor if discovered at any time during the assignment, an appraiser
must disclose to the client, and in each subsequent report certification:

2

3
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any current or prospective interest in the subject property or parties involved; and
any seruices regarding the subject property performed by the appraiser within the three year period
irnmediately preceding acceptance of the assignment, as an appraiser or in any other capacity.

The appraiser can agree with the client to keep the mere occurrence of a prior appraisal assignment confidential.
If an appraiser has agreed with the client not to disclose that he or she has appraised a property, the appraiser must
decline all subsequent assignment that fall with the three year period. In assignments is which there is no report,
only the initial disclosure to the client is required.

Presumably all parties in ad valorem tax appraisal will be aware of the ongoing yearly nature of the appraisal
assignments performed by valuation consulting firms like Pritchard & Abbott, Inc.-i.e., it will not be
confidential-so that this particular conduct instruction is more or less a moot point (regarding the three year
period discussed) if the prior service is in fact the ad valorem tax appraisals performed in previous tax years.

MANAGEMENT

The payment of a fee, commission, or a thing of value by the appraiser in connection with the procurement of an
assignment must be disclosed. This disclosute must appear in the certification and in any transmittal letter in
which conclusions of value are stated; however, the disclosure of the amount paid is not required. Intra-company
payments to employees of groups or organizations involved in appraisal practice for business development do
not require disclosure.

It is unethical for an appraiser to accept compensation for performing an assignment when it is contingent upon
tlre reporting of apredetermined result, a direction in assignment results thatfavors the cause of the client, the
umount of avnlae opinion, the attainment of a stipalated result, orthe occurrence of a subsequent event directly
related to the appraiser's opinions and specific to the assignment's purpose.

Advertising for or soliciting ussignments in a munner that is.false, misleuding, or exsggersted is unethical.
Decisions regarding finder or referral fees, contingent compensation, and advertising may not be the responsibility
of an individual appraiser, but for a particular assignment it is tl,e responsibility of the individual appraiser to
ascertain that there has been no breach of ethics, that the assignment consulting assignment has been prepared
in accordance with USPAP Standards, and that the report can be properly certified when required by USPAP
Standards 2-3 , 4-3 , 6-3, 8-3, or 1 0-3 .

An appraiser must affix, ol authorize the use of, his or her signature to certify recognition and acceptance of his
or her USPAP responsibilities in an appraisal or appraisal review assignment. An appraiser may authorize the
use of his or her signature only on an assignment-by-assignment basis.

In addition, an appraiser must not affix the signature of another appraiser without his or her consent. An appraiser
must exercise due care to prevent unauthorized use of his or her signature. However, an appraiser exercising such
care is not responsible for unauthorized use ofhis or her signature.

CONFIDENTIALITY

An appraiser must protect the confidential nature of the appraiser-property owner relationship.

An appraiser must act in good faith with regard to the legitimate interests of the client in the use of confidential
information and in the communication of assignment results.

An appraiser must be aware of, and comply with, all confidentiality and privacy laws and regulations applicable
in an assignment.
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An appraiser rnust not disclose confidential factual data obtained from a property owner to anyone other than

1. The client;
2. Parties specifically authorized by the client;
3. State appraiser regulatory agencies;
4. Third parties as may be authorized by due process of law; or
5. A duly authorized professional peer review committee except when such disclosure to a committee

would violate applicable law or regulation.

An appraiser must take reasonable steps to safeguard access to confidential information and assignment results
by unauthorized individuals, whether such information or results are in physical or electronic form. In addition,
an appraiser must ensure that employees, coworkers, subcontractors, or others who may have access to
confidential information or assignments results, are aware of the prohibitions on disclosure of such information
or results.

It is unethical for a member of a duly authorized professional peer review committee to disclose confidential
infomration presented to the committee.

When all confidential elernents of confidential information are removed through redaction or the process of
aggregation, client authorization is not required for the disclosure of the rernaining information, as modified.
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RECORD KEEPING RULE

An appraiser must prepare a workfile for each appraisal or appraisal review assignment. A workfile must be in
existence prior to the issuance of any repoft or other communication of assignment results. A written summary
of an oral repoft must be added to the workfile within a reasonable time after the issuance of the oral repoft.

The workfile mnst include the name of the client and the identity, by name or type, of any other intended users,
and true copies of all written reports, docr"rmented on any type of rnedia. (A true copy is a replica of the report
transmitted to the client. A photocopy or an electronic copy of the entire report transmitted to the client satisfies
the requirement of a true copy.) A workfile must contain sumrnaries of all oral reports or testimony, or a
transcript of testimony, including the appraiser's signed and dated certification; and all other data, information,
and documentation necessary to support the appraiser's opinions and conclusions and to show cornpliance with
USPAP, or references to the location(s) of such other data, information, and documentation.

A workfile in support of a Restricted Appraisal Report or an oral appraisal report must be sufficient for the
appraiser to produce an Appraisal Report. A workfile in support of an oral appraisal review report must be
sufficient for the appraiser to produce an Appraisal Review Report.

An appraiser must retain the workfile for a period of atleastfive yesrs after prepuration or at least two years after
final disposition of any judicial proceeding in which the appraiser provided testimony related to the assignment,
whichever period expires last.

An appraiset tnust have custody of the workfile, or make appropriate workfile retention, access, and retrieval
alrangements with the party having custody of the workfile. This includes ensuring that a workfile is stored in
a medium that is retrievable by the appraiser throughout the prescribed record retention period. An appraiser
having custody of a workfile must allow other appraisers with workfile obligations related to an assignment
appropriate access and retrieval for the purpose of:

. submission to state appraiser regulatory agencies;

. compliance with due process of law;

. submission to a duly authorized professional peer review committee; or. compliance with retrieval arrangements.

A workfile must be made available by the appraiser when required by a state appraiser regulatory agency or due
process of law.

An appraiser who willfully or knowingly fails to cornply with the obligations of this Record Keeping Rule is in
violation of the Ethics Rule.
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COMPBTENCY RULB

An appraiser must: (1) be competent to perform the assignment; (2) acquire the necessary competency to perform
the assignment; or (3) decline or withdraw from the assignment. In all cases, the appraiser must perform
competently when completing the assignment.

BEING COMPETENT

The appraiser must determine, prior to agreeing to perform an assignment, that he or she can perform the
assignment competently. Cornpetency requires:

the ability to properly identify the problem to be addressed;
the knowledge and experience to complete the assignment competently; and
the recognition and compliance with all laws and regulations that apply to the appraiser or the
assignment.

Competency applies to factors such as, but not limited to, an appraiser's familiarity with a specific type of
property, a market, a geographic are\ or an analytical method. The background and experience of appraisers
varies widely, and a lack of knowledge or experience can lead to inaccurate or inappropriate appraisal practice.
The Competency Rule requires an appraiser to huve both the knowledge and the experience required to
perform a speciJic appraisal service competently. If an appraiser has been deemed to not have the required
competency, the following steps must be taken in acquiring competency in order for that appraiser to perform the
assignment under USPAP requirements.

For assignments with retrospective opinions and conclusions (which are allowed under certain prescribed
circumstances in property tax work), the appraiser rrust meet the requirements of this Competency Rule at the
tirne the assignment is perfonned, rather than the effective date of the appraisal.

ACOUIRING COMPETENCY

If an appraiser detetmines he or she is not competent prior to accepting an assignment, the appraiser must:

disclose the lack of knowledge and/or experience to the client before accepting the assignment;
take all steps necessary or appropriate to complete the assignment competently; and
describe, in the reporl, the lack of knowledge and/or experience and the steps taken to complete the
assignment competently.

Competency can be acquired in various ways, including, but not limited to, personal study by the appraiser,
association with an appraiser reasonably believed to have the necessary knowledge and/experience, or retention
of others who possess the necessary knowledge andlor experience.

In an assignment where geographic competency is required (certainly useful if not outright necessary in property
tax appraisal assignments), an appraiser who is not familiar with the relevant market characteristics must acquire
an nnderstanding necessary to produce credible assignment results for the specific properfy type and market
involved. Pritchard & Abbott, Inc., takes great pride in assigning and retaining appraisers who gain and then
employ local knowledge and geographic competency in their appraisal assignments.

When an appraiser determines in the course of the assignrnent that he or she lacks the required knowledge and/or
experience to complete the assignment competently, the appraiser must:
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notify the client;
take all steps necessary or appropriate under the circumstances to complete the assignment competently;
and
describe, in the report, the lack of knowledge and/or experience and the steps taken to complete the
assignment competently.

LACK OF COMPETENCY

If the appraiser cannot complete the assignment competently, the appraiser must decline or withdraw from the
assignment.
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SCOPE OF WORK RULE

For each appraisal or appraisal review assignrnent, an appraiser must:

1. Identify the problem to be solved;
2. Detetmine and perform the scope of work necessary to develop credible assignment results; and
3. Disclose the scope of work in the report.

An appraiser must properly identify the problem to be solved in order to determine the appropriate scope of work.
The appraiser must be prepared to demonstrate that the scope of work is sufficient to produce credible assignment
results.

Scope of work includes, but is not limited to:

the extent to which the property is identified;
the extent to which tangible property is inspected;
the type and extent ofdata researched; and
the type and extent of analyses applied to arrive at opinions or conclusions

Appraisers have broad flexibility and significant responsibility in detennining the appropriate scope of work for
an appraisal or appraisal review assignment. Credible assignment results require support by relevant evidence
and logic. The creclibility of assignment results is always measured in the context of the intended use.

PROBLEM IDENTIFICATION

An appraiser must gather andanalyze information about those assignment elements that are necessary to properly
identify the appraisal, appraisal review or appraisal consulting problem to be solved. The assignment elements
necessary for problem identification are addressed in the Standard 6-2:

client and any other intended users;
intended use ofthe appraiser's opinions and conclusions;
type and definition of value;
effective date ofthe appraiser's opinions and conclusions;
subject ofthe assignment and its relevant characteristics; and
assignment conditions.

This information provides the appraiser with the basis for deterrnining the type and extent of research and
analyses to include in the development of an appraisal. Similar information is necessary for problem
identification in appraisal review and appraisal consulting assignments. Assignrnent conditions include:

assurnptions;
extraordinary assumptions;
hypothetical conditions;
laws and regulations;
jurisdictional exceptions; and
other conditions that affect the scope of work.

Page 19 of 31



MASS APPRATSAL OF RESIDENTTAL PROPERTIES pER USpAp STANDARDS (2024
EDITION) EFFECTIVE JANUARY T,2024
PRITCHARD & ABBOTT, INC.

SCOPE OF WORK ACCEPTABILITY

The scope of work must include the research and analyses thatare necessary to develop credible assignment
results. The scope of work is acceptable when it meets or exceeds:

. the expectations of pafties who are regularly intended users for similar assignments; and

' what an appraiser's peers' actions would be in performing the same or a similar assignment.

Detennining the scope of work is an ongoing process in an assignment. Information or conditions discovered
during the course of an assignment might cause the appraiser to reconsider the scope of work. An appraiser must
be prepared to support the decision to exclude any investigation, information, method, or technique that would
appear relevant to the client, another intended user, or the appraiser's peers.

An appraiser must not allow assignment conditions to limit the scope of work to such a degree that the assignment
results are not credible in the context of the intended use. In addition, the appraiser must not allow the intended
use of an assignment or a client's objectives to cause the assignment results to be biased.

DISCLOSURE OBLIGATIONS

The reporl must contain sufficient information to allow intended the client and other intended users to understand
the scope of work perfotmed. Proper disclosure is required because clients and other intended users may rely on
the assignment results. Sufficient inforrnation includes disclosure of research and analyses performed or not
performed. The inforntation disclosed must be appropriate for the intended use of the assignment results.

Sufficient information includes disclosure of research and analyses perfonned and might also include disclosure
of research and analyses not performed. The appraiser has broad.flexibility and signiJicant responsibility in
tlte level of detsil and manner of disclosing the scope of work in the uppraisal report or appraissl review report.
The appraiser trray, but is not required to, consolidate the disclosure in a specific section or sections of the report,
or use a particular label, heading or subheading. An appraiser may choose to disclose the scope of work as

necessary throughout the report.
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JURISDICTIONAL EXCEPTION RULE

If any applicable law or regulation precludes compliance with any parl of USPAP, only that parl of USPAP
becomes void for that assignment. When compliance with USPAP is required by federal law or regulation, no
part of USPAP can be voided by a law or regulation of a state or local jurisdiction. When qn appruiser properly
follorvs this RuIe in disregarcling a part of USPAP, there is no violatiort of USPAP.

In an assignment involving a jurisdictional exception, an appraiser must:

. identify the law or regulation that precludes compliance with USPAP;. cornply with that law or regulation;
' clearly and conspicuously disclose in the report the part of USPAP that is voided by that law or

regulation; and

' cite in the report the law or regulation requiring this exception to USPAP compliance.

The purpose of the Jurisdictional Exception Rule is strictly limited to providing a saving or severability clause
intended to preserve the balance of USPAP if one or more of its pafts are determined as contrary to law or public
policy of a jurisdiction. By logical extension, there can be no violation of USPAP by an appraiser who disregards,
with proper disclosure, only the part or parts of USPAP that are void and of no force and effect in a particular
assignment by operation of legal authority.

It is misleading for an appraiser to disregard a paft or parts of USPAP as void and of no force and effect in a
particular assignmentwithout identifying the parl orparts disregarded and the legal authorityjustifying this action
in the appraiser's report.

"Law" includes constitutions, legislative and courl-made law, and administrative rules (such as from the Office
of the Texas Comptroller of Public Accounts) and ordinances. "Regulations" include rules or orders having legal
force, issued by an administrative agency. Instructions from s client or attorney do not establish ajurisdictional
exception.

A jurisdictional exception prevalent in Texas is that appraisers are seeking to establish "fair market value" as
defined by the Texas Property Tax Code instead of "market value" as found in the USPAP definitions section.
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USPAP STANDARDS 5 AND 6: MASS APPRAISAL, DEVELOPMENT AND REPORTING
(General Discussion)

In developing a mass appraisal, an appraiser must be aware of, understand, and correctly employ those recognized
methods and techniques necessary to produce and communicate credible mass appraisals.

Standards 5 and 6 apply to all mass appraisals of real and personal property regardless of the purpose or use of
such appraisals. It is directed toward the substantive aspects of developing and communicating competent
analyses, opinions, and conclusions in the mass appraisal of properlies, whether real propefty or personal
property. Standard 5 is directed toward the substantive aspects of developing credible analyses, opinions, and
conclusions in the mass appraisal of properties, while Standard 6 addresses the content and level of information
required in a written report that communicates the results of a mass appraisal. The reporting and jurisdictional
exceptions applicable to public mass appraisals prepared for purposes of ad valorem taxation do not apply to mass
appraisals prepared for other purposes.

A mass appraisal includes

identifying properlies to be appraised;
defining market areas of consistent behavior that applies to properties;
identifying characteristics (supply and demand) that affect the creation of value in that market area;
developing (specifying) a model structure that reflects the relationship among the characteristics affecting
value in the market area;
calibrating the model structure to determine the contribution of the individual characteristics affecting
value;
applying the conclusions reflected in the rnodel to the characteristics of the properties being appraised;
and
reviewing the mass appraisal results.

The Jurisdictionol Exception Rule muy unnly to several sections qf Stsndards 5 and 6 becaase ad valorem tax
administrqtion is subject to various state, county, nnd municinal laws.

As previously stated in the P&A Policy Statement (page2), it may not be possible or practicable for all the mass
appraisal attributes listed above to be rigorously applied to the many types of complex and/or unique properties
that P&A typically appraises. Often there are contractual limitations on the scope of work needed or required,
More prevalently, these types of properlies do not normally provide a reliable database of market transactions (or
details of transactions) necessary for statistically supportable calibration of appraisal models and review of
appraisal results. Generally these two functions are effectively accomplished through annual extended review
meetings with taxpayers (and clients) who provide data, sometimes confidentially, that allows for appraisal
models to be adjusted where necessary. Nevertheless, and not withstanding whether P&A implicitly or explicitly
employs or reports all attributes listed above, in all cases P&A at the minimum employs tenants of "generally
accepted appraisal methods" which are the genesis of USPAP Standards.

Per USPAP guidelines, P&A will make known all departures and jurisdictional exceptions when invoked (if an
appraisal method or specific requirement is applicable but not necessary to attain credible results in a particular
assignment).

The various sections of Standard 5 (development of mass appraisal) and Standard 6 (communication of the mass
appraisal results) are briefly summarized below:
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r Standard 5-1: Establishes the appraiser's technical and ethical framework. Specifically, appraisers must
recognize and use established principles, methods and techniques of appraisal in a careful manner while not
committing substantial en'ors of fact or negligence that would materially affect the appraisal results and not
give a credible estimate of fair market value. To this end appraisers must continuously improve his or her
skills to maintain proficiency and keep abreast of any new developments in the real and personal property
appraisal profession. This Standards does not imply that competence requires perfection, as perfection is
impossible to attain. Instead, it requires appraisers to employ every reasonable effort with regards to due
diligence and due care.

r Standard 5-2: Defines the introductory framework requirements of developing a mass appraisal, focusing
on the identification and/or definition of: client(s), intended users, effective date, appraisal perspective,
scope of work, extraordinary assumptions, hypothetical conditions, the type and definition of value being
developed (typically "fair market value" for ad valorem tax purposes), characteristics of the property being
appraised in relation to the type and definition of value and intended use, the characteristics of the property's
market, the property's real or personal attributes, fractional interest applicability, highest and best use
analysis along with other land-related considerations, and any other economic considerations relevant to the
property.

o Standard 5-3: Defines requirements for developing and specifying appropriate mass appraisal data and
elements applicable for real and personal property. For real property, the data and elements include: existing
land use regulations, reasonably probable modification of such regulations, economic supply and demand,
the physical adaptability of the real estate, neighborhood trends, and highest and best nse analysis. For
personal property, the relevant data and elements include: identification of industry trends, trade level,
highest and best use, and recognition of the appropriate market consistent with the type and definition of
value.

r Standard 5-4: Furlhel defines requirements for developing mass appraisal models, focusing on
development of standardized dala collection forms, procedures, and training materials that are used
uniformly on the universe of properties under consideration. This rule specifies that appraisers employ
recognized techniques for specifying and calibrating mass appraisal models. Model specification is the
formal development of a model in a statement or mathematical equation, including all due considerations
for physical, functional, and extemal market factors as they may affect the appraisal. These models must
accurately represent the relationship between property value and supply and demand factors, as represented
by quantitative and qualitative property characteristics. Models must be calibrated using recognized
techniques, including, but not limited to, multiple linear regression, nonlinear regression, and adaptive
estimation. Models may be specified incorporating the income, market, and/or cost approaches to value and
may be tabular, mathematical, linear, nonlinear, or any other structure suitable for representing the
observable property characteristics such as adaptive estimation. Model calibration refers to the process of
analyzing sets of properly and market data to determine the specific parameters of a model.

a Standard 5-5: Defines requirements for collection of sufficient factual data, in both qualitative and
quantitative terms, necessary to produce credible appraisal results. The property characteristics collected
must be contemporaneous with the effective date of the appraisal. The data collection program should
incotporate a quality control procedure, including checks and audits of the data to ensure current and
consistent records. This rule also calls for an appraiser, in developing income and expense statements and
cash flow projections, to weigh historical information and trends, current market factors affecting such
trends, and reasonably anticipated events, such as competition from developments either planned or under
constnrction. Terms and conditions of any leases should be analyzed, as well as the need for and extent of
any physical inspection ofthe properties being appraised.
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a Standard 5-6: Defines requirements for application of a calibrated model to the property being appraised.
This rule calls for: the appraiser to recognize methods or techniques based on the cost, market, and income
approaches for improved parcels; the appraiser to value sites by recognized methods or techniques such as

allocation method, abstraction method, capttalization of ground rent, and land residual; the appraiser to
develop value of leased fee or leasehold estates with consideration for terms and conditions of existing
leases, and, when applicable by law, as if held in fee simple whereas market rents are substituted for actual
contract rents; the appraiser to analyze the effect on value, if any, of the assemblage of the various parcels,
divided interests, or component parts of a property; the appraiser to analyze anticipated public or private
improvements located on or off the site, and analyze the effect on value, if any, of such anticipated
improvements to the extent they are reflected in rnarket actions.

a Standard 5-7: Defines the reconciliation process of a mass appraisal. Specifically, appraisers must analyze
the results andlor applicability of the various approaches used while ensuring that, on an overall basis,
standards of reasonableness and accuracy are maintained with the appraisal model selected (underline added
for ernphasis). It is implicit in mass appraisal that, even when properly specified and calibrated models are
ttsed, some individual value conclusions will not meet standards of reasonableness, consistency, and
accuracy. Appraisers have a professional responsibility to ensure that, on an overall basis, models produce
value conclusions that meet attainable standards of accuracy.

a Standard 6-1: Defines general requirements of a mass appraisal repoft which is required to be in writing;
no option exists for oral reports. This standard addresses the level of information required so that the report
is clearly understood (i.e., not misleading) and sufficiently qualified with any assumptions and conditions
(elements of which are further detailed in the next three sections of this report that discuss P&A appraisal
procedures with regards to specific categories of property).

Standard 6-2: Defines specific content required to be included in a mass appraisal written repoft.

Standard 6-3: Defines the cerlification of the mass appraisal written report.

The following sections of this report discuss in more detail the various elements of the development of P&A's
mass appraisals and associated written repofts as required by USPAP Standards 5 and 6, with regards to P&A
appraisal of Mineral Interests, Industrial, Utility, Related Personal Property, and Real Estate.

a

a

Page 24 of 31



MASS APPRAISAL OF RESIDENTIAL PROPERTIES PER USPAP STANDARDS (2024
EDITION) EFFECTIVE JANUARY L,2024
PRITCHARD & ABBOTT, INC,

Note; fhis section, in conjunction with any attoched or seporotely provided P&A-generoted opproisal repofts

specific to the subject property or properties, constitutes the 'moss approisal written report" as required by

USPAP Standards 6- I and 5-2. For moss oppraisol, a written report is not provided for each individual property.

An individuol proPerty record or worksheet moy describe the voluotion of o speciftc property ofter the opplicotion

of the moss opproisol model. USPAP Stqndord 6-3 (certificotion) can be found ot the end of this report. USPAP

Stondards 5-l through 5-7 (instructions ond explonotions regordingthe development, applicotion, and

reconciliotion ofmoss approisol volues),ostheyopPlyto P&Amoss approisol procedures, orediscussedbelow.

USPAP DOES NOT DICTATE THE FOR A, FORMAT, OR SryLE OF AppRArSAr REpORrt WHTCH ARE

FUNCflONS OF THE NEEDS OF USERS AND PROY'DERS OF APPRA'SAI SERY'CES. USPAP ALSO DOES NOT

A4ANDAIE THAT EACH APPRAISAL REPORI BE LENGTHY AND FUIL OF DISCLAIMERS. Reoders should note

thotoll P&A reports, unless stoted otherwise, ore of o"restricted" noturewhereos odditionol documentotion ond

detail may be avoilqble per certain Texas Property Tox Code provisions.

USPAP STANDARDS 5,6-1,6-2: MASS APPRAISAL OF RESIDENTIAL REAL ESTATE

INTRODUCTION

Definition of Appraisal Responsibilitv 6cone of Effort): The Residential Division of Pritchard & Abbott,Inc.
("P&A" hereinafter), is responsible for developing fair and uniform market values for real estate parcels within
certain Appraisal Districts. P&A contracfually provides a wide degree of professional services depending upon
each contract requirement.

P&A's typical client is a governmental entity charged with appraisal responsibility for ad valorem tax purposes,
although other types ofclients (private businesses, individuals, etc.) occasionally contract for appraisal services
which are strictly for various non-ad valorem tax purposes so that no conflicts of interest are created with P&A's
core ad valorem tax work.

P&A hereby makes the assumption that, in all appraisal assignments performed for governmental entities in
satisfaction of contractual obligations related to ad valorem tax , the client does not wish to or cannot legally
request the appraisal report not identify the client.

lntended users of our reports are typically the client(s) for which we are under direct contract. Although taxpayers
or their agents who own and/or represent the subject property being appraised often receive these reports either
by law or as a courtesy of the client or P&A, this receipt does not mean these parties automatically become
Intended Users as defined by USPAP. A party receiving a copy of a report in order to satisfy disclosure
requirements does not become an intended user of the appraisal or mass appraisal unless the appraiser
specifically identifies such party as an intended user. Potential other users include parties involved in
adjudication of valuation disputes (review board members, lawyers, judges, etc.), governmental agencies which
periodically review our appraisals for various statutory purposes (such as the Texas Comptroller's Office) and
private parties who may obtain copies of our appraisals through Open Records Requests made to govemmental
agencies.

This section of P&A's USPAP report is not applicable to any real estate property that an appruisal district
appraises outside of P&A's appraisal services, in whiclt case the appraisal district's oversll USPAP report
should be referenced.
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P&A rnakes the Extraordinary Assumption that all propefties appraised for ad valorem tax purposes are
marketable whereas ownership and title to property are fi'ee of encumbrances and other restrictions that would
affect fair market value to an extent not obvious to the general marketplace. If and/or when we are made aware
of any encumbrances, etc., these would be taken into account in our appraisal in which case the extraordinary
assumption stated above would be revoked.

P&A is typically under contract to determine current market value or "fair market value" of residential real estate
Fair market value is typically described as the price at which a propefty would sell for if:

exposed in the open market with a reasonable time for the seller to find a purchaser;
both the buyer and seller know of all the uses and purposes to which the property is, or can be, adapted
and ofthe enforceable restrictions on its use; and
both the buyer and seller seek to maximize their gains and neither is in a position to take advantage of
the exigencies of the other. [Exigencies are pressing or urgent conditions that leave one party at a
disadvantage to the other.l

For ad valorem tax purposes the effective date is usually legislatively specified by the particular State in which
we are working - for example, in Texas the lien date is January I per the Texas Properly Tax Code. For ad
valorem tax pulposes, the date of the appraisals and reporls are typically several months past the effective date,
thereby leaving open the possibility that a retrospective approach is appropriate under limited and prescribed
circumstances (information after the effective date being applicable only if it confirms a trend or other appraisal
condition that existed and was generally known as of the effective date).

P&A believes this section of this report, in conjunction with any attached or separately provided P&A-generated
report(s), meets the USPAP definition of "typical practice"; i.e., it satisfies a level of work that is consistent with:

the expectations of participants in the martet for the same or similar appraisal services; and
what P&A's peers' actions would be in perforrning the same or similar appraisal services in compliance
with USPAP.

Legal and Statutory Requirements: The provisions of the Texas Property Tax Code and relevant legislative
measures involving appraisal administration and procedures control the work of P&A as an extension of the
Appraisal District. P&A is responsible for appraising property on the basis of its market value as of January I
for ad valorem tax purposes for each taxing unit that imposes ad valorem taxes on property in the contracted
Appraisal District. The definition of Fair Market Value is provided and promulgated for use in ad valorem tax
work in Texas by the Texas Property Tax Code, and therefore as a Jurisdictional Exception supercedes the
definition of "market value" as found in USPAP definitions.

Administrative Requirements: P&A follows the standards ofthe Intemational Association of Assessing Officers
(IAAO) regarding its appraisal practices and procedures. P&A also subscribes to the standards promulgated by
the Appraisal Foundation known as the Uniform Standards of Professional Appraisal Practice (USPAP). P&A
submits annual or biannual contract proposals to the Office of the Chief Appraiser and is bound to produce mass
appraisal estimates on real estate properties within the cost constraints of said proposals. Any appraisal practices
and procedures followed by P&A not explicitly defined through IAAO or USPAP requirements are specified by
the Texas Property Tax Code or at the specific request or direction of the Office of the Chief Appraiser.
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Appraisal Resources

Personnel: The Real Estate staff consists of licensed Registered Professional Appraisers through the Texas
Department of Licensing and Regulation (TDLR), and are qualified to provide the complete range of
professional appraisal services required.

Data: Common data characteristics (within each county) for each property are collected in the field and
entered into each respective district's computer data base. This property data drives the computer-assisted
mass appraisal (CAMA) approach to valuation.

lnfonnation Systems: The mainframe systems ale augmented by the databases that reside as various
applicationsonpersonalcomputers(PC). P&Aoffersavarietyofsystemsforprovidingpropertyownersand
public entities with infonnation services. The appraiser supervising any given contract fields many of the
public's questions or redirects them to the proper division.

VALUATTON APPROACH (MODEL SPBCTFTCATTON)

Area Analysis: Data involving economic forces such as demographic, pattems, employment and income pattems,
trends in real estate property prices and rents, interest rates, availability ofpropefiy, economic and climatic factors
that may affect production of rural lands, are collected from various sollrces. Any information particular to a
given region or appraisal district helps the appraisal staff determine market conditions or trends that may affect
market value.

Neighborhood and Market Anallzsis: Neighborhood analysis involves the examination ofhow physical, economic,
governmental and social forces and other influences affect property values. The effect ofthese forces are also
used to identify, classify, and organize comparable properlies into smaller, manageable subsets of the universe
of properties known as neighborhoods. A neighborhood is defined by natural, man-made, or political boundaries
and is established by a commonality based on land users, types and age of buildings or population, the desire for
homogeneity, or similar factors.

Each neighborhood may be chanctertzed as being in a stage of growth, stability, or decline. The growth period
is a time of developrnent and construction. In the period of stability, or equilibrium, the forces of supply and
demand are about equal. The period of decline reflects diminishing demand or desirability. During decline
general properly use may change. Declining neighborhoods may become economically desirable again and
experience renewal, reorganization, rebuilding, or restoration, marked by modernization and increasing demand.
The appraisal staff must analyze whether a parlicular neighborhood is in a period of growth, stability, or decline
and predict changes that will affect future use and value, In mass appraisal applications the information can be
useful for comparing or combining neighborhoods or for developing neighborhood ratings, which are introduced
as adjustments in mass appraisal models.

Site descriptions and analysis provide a description ofthe subject property and an analysis offactors that affect
the market value of the site. Site analysis also provides a basis for allocating values to land and improvements,
for analyzing comparable sales to determine the highest and best use of the site, and for estimating locational
obsolescence. A description of the subject building and other improvements provides a basis for analysis of
comparable sales and rents; for the development of capitalization rates or multipliers; for highest and best use
analysis of the site as improved; and for estimation of reproduction or replacement cost new and physical and
functional depreciation. The analysis should show how the factors relate to the utility and marketability of the
subject property, and, ultimately, its market value. The improvement analysis and the neighborhood analysis
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focus on similar considerations; for example, whether the improvements represent highest and best use and
conform to the neighbolhood.

The improvement analysis describes relationships among items and compares them to those in competing
propefiies and to neighborhood standards. Items that will be treated as functional obsolescence in the cost
approach need through analysis. The condition of building components is particularly imporlant because it
provides the basis for estimates of effective age and remaining economic [ife.

Cr-urently P&A provides most of its real estate appraisal services in primarily rural areas, The ability to perform
detailed neighborhood and market analysis is somewhat limited in these areas where the necessary data is
sometimes nonexistent.

and Best Use Anal Highest and best use analysis is the culmination of regional, neighborhood, and
site analysis. A1l thlee are used to help the appraisal staff understand the factors affecting property values in
the market being analyzed andthe most probable use of the site in long-run economic equilibrium. Highest and
best use is the reasonable and probable use that supports the highest present value as ofthe date ofthe appraisal.
The highest and best use must be physically possible, legal, financially feasible, and productive to the maximum,
that is, highest and best use. The analysis should be done as ofthe date ofappraisal. Just as real estate values
change, the highest and best use of a property may change over time.

DATA COLLECTION/VALIDATION

Data Collection Manuals: Appraisal manuals are developed and distributed to all appraisers involved in the
appraisal and valuation of real estate properties. The appraisal manual is reviewed and revised to meet the
changing requirements of field data collection.

Sources of Data: Each District's appraisal manual and schedules are adopted and maintained by the P&A
appraisal staff. Data used to perform appraisals are generally collected with a joint effort among appraisers and
Appraisal District staff. Physical inspections are performed by the appraisers for various situations whether it be
a normal reappraisal, a reinspection requested by the District, working building permits, etc.

Data Collection Procedures: Field data collection is coordinated and organized by the field appraisers to insure
uniforrnity in appraisal technique. The staff conducts field inspections and record information on a pafticular
properly field worksheet. This data is entered into the respective computer database and serves as the basis for
the valuation.

VALUATION ANALYSIS

Cost Schedule s: P&A generally adopts existing cost schedules within each Appraisal District in which we provide
appraisal services. These schedules are maintained and adjusted as needed to reflect the cun'ent market value
conditions that are present in each respective district.

Sales Information: Sales are generally collected by the Appraisal District staff and provided to P&A appraisal
personnel for sales ratio analysis.

Statistical Analysis: Appraisers perform statistical analysis annually to evaluate whether values are equitable and
consistent with market conditions. Appraisal statistics, central tendency and dispersion generated from sales are
available for each class ofproperty. These summary statistics include mean and median ratios, standard deviation,
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and coefficient of dispersion. They provide the analysis information to determine both the level and unifomity
of the appraised values involved in the study.

Market Adiustment: Depending upon the data provided by the sales ratio analysis, market value tables may be
adjusted accordingly to reflect accurate market values within a particular class of property.

INDIVIDUAL VALUE REVIEW PROCEDURES

Field Review: P&A provides field inspections depending upon the contractual anangement with the appraisal
district. In most cases field inspections are done within the outline of the respective Appraisal District's
Reappraisal Plan.

PERF'ORMANCE TESTS

An independent test of the appraisal performance of propefties appraised by P&A is conducted by the State of
Texas Comptroller's Office through the annual Property Value Study for school funding purposes, This study
determines the degree of uniformity and the rnedian level of appraisal for real estate properlies, School
jurisdictions are given an oppoftunity to appeal any preliminary findings. After the appeal process is resolved,
the Comptroller publishes a report of the findings of the study, including in the report the median level of
appraisal, the coefficient of dispersion around the median level of appraisal and any other standard statistical
measures the Comptroller considers appropriate.
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USPAP STANDARD 6-3: CERTIFICATION

I certity that, to thc best of'my knorvlcdge and beliell

'l'hc ritatcmcnts offact contained in this rcport Brc aruc and corrcct.
'l'hc rcportcd rnalyses, opinions, rnd conclusions arc limitcd only by the reportcrl lssumptions and limiting conditions, and
arc my pcrsonnl, impartial, and unbiased professional analyses, opinions, and conclusions.
I hnvc no (or the specilicd bclorv) prcscnt or prospcctivc intcrest in thc property that is thc subject ofthis report, and I havc
no (or the spccified belorv) pcrsonnl intcrest rvith rcspect to the partics involved.
I hrve perlbrmcd no (or thc specified below) serviccs, os nn appraiscr or in any othcr capacity, rcgnrding the propcrty that
is thc subjcct of this rcport within the three-yenr pcriod immcdiatcly prcccding $cccptance of this assignmcnt.
I hrve no bias rvith re$pccl to any propcrty that is the subjcct ofthis rcport or thc partics involved rvith this assignment.
M1'cngagcmcnt in this nssignmcnt rvss not contingent upon dcveloping or reporting prcdctcrmincd rcsults.
M1' compcnsntion for completing this rssigntncnt is not contingcnt upon thc rcporting of a predetcrmincd vnluc or dircction
in valuc thrt favors the cause of thc client, the amount of the valuc opinion, the nttainment of a stipulated rcsult, or the
occurrencc ofa subsequent cvent tlircctly rclated to the intcnded usc ofthis approissl.
lVIy nnalyses, opinions, und conclusions rvere devclopcd, nnd this rcport hts bccn prcpared, in conformity rvith thc undornr
Standards ol Protessionol Appraisul Practice.
lhavc(orhavcnot,ifspeciliedbclorv)madcapcrsonal inspectionofthepropertiesthatarcthesubjcctofthisrcport. /rllr.1,
olher sigratories lo this reporl have either made or not made a personal inspectiotr ofthe properties as noted heloty.)
No onc providcd significnnt mass appraisal sssistsncc to the person signing this ccrtificstion. (Tlrc name of each individual
providing sigttificant mass appraisal assistance, if any, is stated below,)

Appr.tisat (o) Dale

lnspcctcd
Property?

Y"t N,

l)rovided Signilicant
Appraisal Assistancc?

t'".t -%

Yes
t?.t ,\t,/lJrpruisar (h)

t012412024 Yes
t'.,,r' N,Date

0 2?.
Dotc

AT Mo /l/u
Supenl s nW ll pprai se r I ) apt. Mona gcr Icr Mr

f{..Q. ' /,/*/d-
l)isttid Alun(Nar Y"t N. Y"-V

l-ist ol'othcr individuals rvho providcd signilicant rnass appraisal assistancc ilnd/or pcrsonal inspcction statenrcnt ol'any signatorics:

0- |
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A signed certification is an integral component of the appraisal report. The above certification is not
intended to disturb an elected or appointed assessor's work plans or oaths ofoffice.

o An appraiser who signs any part of the mass appraisal report, including a letter of transmittal,
must also sign this certification. This certification applies to all assignment results and well as all
contents of the appraisal report(s).

o When a signing appraiser has relied on work done by appraisers and others who do not sign the
certification, the signing appraiser is responsible for the decision to rely on their work. The signing
appraiser is required to have a reasonable basis for believing that: a) those individuals performing
the work are competentl and b) that the work of those individuals is credible.

. The names of individuals providing significant mass appraisal assistance who do not sign a

certification must be stated in the certification. It is not required that the description of this
assistance be contained in the certification, but disclosure of their assistance is required in
accordance with Standards 6-2(9). This disclosure may be in any part(s) of the report.
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